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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

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 facade 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 Map
Integrated Sites & City Property

Southgate KXLY Development BERNARDO | WILLS
SWC Regal St. & Palouse Hwy | December 15, 2016 ARCRITECTS PC



architecture | interior design | landscape architecture

Context Map
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 s
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.
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City Parks Board Collaboration

Southside Sports Complex Key to the success of the KXLY development is access to the fourth-
leg 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
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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:

e Reconfiguring the impacted soccer field in the NEC of the park (46" & Regal)

e Constructing a Ribbon Park along Parks Department property fronting Regal St.

e Constructing designated non-exclusive supporting parking for the Park including accessible parking spaces and barrier-free access from
designated parking lots to the Park.

e Constructing a new replacement regulation-size turf soccer field on KXLY property directly adjacent to the park.

e Replacing existing restroom and storage kiosk.

o _ _ 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 Retail ! SE Sports Complex
license agreement. This allows the City to retain Gateway

the same number of public recreational facilities Snage/Plaza

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 Regal Street STA Bus Stop (by others) /
with the KXLY design team and Parks Department wih Terraced Seating Public At Plaza
representatives.

Artist’'s Concept Palouse Highway
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City Parks Board Collaboration

10’ Wide Multi-Modal Trail

N

Restroom/Storage

Shared Parking Facility

Bike Rack

Trail/Pedestrian
Gateway

Artist’'s Concept
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STA Bus Stop
Shelter Opportunity
Terraced Seating
Opportunity

Artist's Concept

SE Sports Complex

Artist’'s Concept

BERNARDO | WILLS

ARCHITECTS PC




architecture | interior design | landscape architecture

Site Plan
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Existing Site Conditions and Context
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Site Evolution: 01
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Site Evolution: 02
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Site Evolution: 03
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Site Evolution: Early Massing
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A. SUBJECT PROPERTY(S) DATA
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‘ 15.96 ACRES
’ B. Required BLDG Setbacks & Landscaping
! REQ'D MIN. SETBACK
‘ YARD / SITE BUILDING ADJACENT TO REQ'D MIN
LOCATION SETBACK R-ZONE LANDSCAPING
FRONT 0-FEET 10-FEET 5-FEET
Z L Y 3= SIDES 0-FEET 10-FEET 5-FEET
™ = ——— | ReAR O-FEET 10-FEET 5-FEET
T e ————— 12-FEET BACK OF  12-FEET BACK OF
E =T | STREETS g o 6-FEET
EJ 7 mq[ = { USE BUFFER - - 6-FEET + FENCE
54 < N | 10% PARKING
= < . 1 NER: INTERIOR - - AREA
| < <o N
C. BUILDING(S) AREA & REQUIRED PARKING
BUILDING INFORMATION REQUIRED PARKING
MINIMUM MAXIMUM
| BLDG NAME BLDG AREA (1/1000 SF) (1/250 SF)
GROCERY ‘A’ 48,000 SF.  48.0 STALLS 192.0 STALLS
PAD 'B' 9,300 SF 9.3 STALLS 37.2 STALLS
PAD-C 13,400 S 13.4 STALLS 53.6 STALLS
PAD-'D' 5100SF 5.1 STALLS 20.4 STALLS
PAD-'E' 12,750 SF 12.8 STALLS 51.0 STALLS
BUILDING -'F' (PARTIAL
2-STORY) 30,000 SF 30.0 STALLS 120.0 STALLS
BUILDING - 'G'
(2-STORY) 60,000 SF 60.0 STALLS 240.0 STALLS
TOTALS: 178,550 SF 179 Stalls 714 Stalls
PROVIDED PARKING: 849 Stalls
LESS 139 SOCCER COMPLEX PARKING STALLS: 710 Stalls
3.98 STALLS /
DEVELOPMENT PARKING RATIO: 1,000 SF
REQUIRED ADA PARKING (5%): 42 ADA Stalls
PARKING LOT TREES (1 INTERIOR TREE PER 6 STALLS
PER 'SMC' 17C.200.040(F)a): 142 TREES
D. PROJECT DATA
DATA \ EXISTING PROPOSED
OCCUPANCY GROUP - M, B, A2 & A3
CONSTRUCTION TYPE - TYPE-I & V-N
MAX. BLDG HEIGHT - 55-FEET
MAX. FLOOR AREA RATIO (F.AR.) - 0.5
BLDG(S) SPRINKLED - YES
SEPA REQUIRED - YES
ESTIMATED PROJECT VALUE - $0
ESTIMATED START DATE - TBD
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Concept Landscape Plan
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Concept Irrigation Plan
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Concept ‘Ribbon Park’ Plan
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Design Deviations
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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 20-
foot 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 pick-
up 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. Artist's Concept
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Design Deviation 2: Fencing and Screening

Due to the close interaction of the development with the adjacent park, the applicant
requests that the DRB recommend to the Director a design deviation to omit
sight-obscuring fencing and buffer landscaping along property lines adjacent the park
and park facilities. This design deviation will allow access and visual connection from
parking areas designated for the park to the park and other recreational facilities. A 36
to 42-inch high visually open fence is proposed to be installed along the perimeter of
park property and facilities with off-set style gates typically found at parks and other
sports fields.

The deviation will encourage the free interaction between public recreation and open
spaces and the greater Southgate District Center promoting pedestrian and multimodal
movements and visually connectivity with area recreational opportunities.

landscape architecture

Match existing sports complex, substitute 6-foot site

obscuring fencing with 36" to 42" visually open fencing. o o o =
Utilize Type-lll landscaping and/or sod in lieu of Type-I
buffer landscaping.

Omit fencing and landscaping at joint use parking areas = =
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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.
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DA Criterion 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."
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DA Criterion 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.

n

I Existing Tree Plan

'18 ON-SITE PONDEROSA PINES
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DA Ciriterion 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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RETAIL-A

ANCHOR GROCERY

Regal Street - Perspective View

Regal Street - Perspective View - NEC
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Overall Elevation - West

T.0. Wall
30-0"

T.0. Wall
208"
T.0. Wall
14'-0"
B.O. Head
10'-0"

Finish Floor
0-0"

Elevation - West SCALE: 1" =10"-0"

T.0. Wall
228"

<

Finish Floor
0-0"

Retail-A Character Elevation - 1 EoARSREEI [0



RETAIL-B

SMALL / MEDIUM RETAIL

Concept Massing - NWC

Concept Massing - SEC

Concept Massing - NEC
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RETAIL-C

SMALL / MEDIUM RETAIL

NEC (Regal) - Perspective View

Detail - West Detail - NWC
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RETAIL-D

SMALL / MEDIUM RETAIL

NEC - Perspective View

NWC - Perspective View NWC - Perspective View
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landscape architecture

DA Criterion 5.4: Community Plaza e e

EXISTING DESIGNATED
DISTRICT 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."

SECONDARY PLAZA OR PUBLIC
SPACE OPPORTUNITIES
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DA Criterion 5.5: Viewscape

"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
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
space(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 element(s)."”
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cn | landscape architecture

"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 though the property shall be
designed where ever possible, to facilitate connections to the prope11ies 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.”

DA Criterion 5.6: Long-Term Urban Development Zl
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Kit of Parts

Southgate KXLY Development BERNARDO | WILLS
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Part C/Solution: Kit of Parts -Themed

Site furnishings with natural,
whimesical character repre-
sentative of grassland and
Palouse.

Craftsman style lighting provides
historical significance and reflects
the South Hill architectural char-
acter.

Southgate
13

Integrated Site Plan BERNARDO | WILLS

ARCHITECTS PC

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



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

Southgate
Integrated Site Plan 1 1

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



Kit of Parts—Themed Pedestrian Lighting
Southgate Integrated Site Plan

Parkway Square Pedes-
trian 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

Southgate
Integrated Site Plan

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

Southgate
Integrated Site Plan 1 3 3
Regal Street & Palouse Highway | Revised Final Submittal | May 31, 2013 "



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

Southgate
Integrated Site Plan 1 3 4

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



Kit of Parts—Hardscape Treatment—Paver Accents

Southgate Integrated Site Plan

Pacific Slate Finish-

Classic 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- s/s” (40mm): approx. 20lbs/ft2 (98kg/mz)
2" (50mm): approx. 25Ibs/ftz (122kg/m2)

2- 3/s” (60mm): approx. 28Ibs/ft2 (140kg/mz)

3-1/¢" (80mm): approx. 37Ibs/ftz (188kg/mz)

Manufacturer

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

Southgate
Integrated Site Plan

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



Kit of Parts—Hardscape Treatment—Col ored 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 Admixturesfor Color-Conditioned® Concrete
CHROMIX L Admixturesfor Color-Conditioned® Concrete are formu-
lated for use with the CHROMIX®-It Liquid Color Dispensers. High-
quality CHROMIX L Admixtures are mixed liquid dispersions devel oped
exclusively for use in concrete and provide consistent, permanent, fade-
resistant 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:
Manufacturer

L. M. Scofield Company or equal
6533 Bandini Blvd.

Los Angeles, CA 90040

(800) 800-9900

Southgate
Integrated Site Plan

Regal Street & Palouse Highway | Revised Final Submittal | May 31, 2013
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Part C/Solution: Kit of Parts - Landscaping

Use of plant color to create con- Below: Example of plaza/seatwall used with drought-resistant plantings and natural

Sustainable landscaping used to accentuate trail/walk crossings through parking ’ ¢ : 4
sistency and uniformity. materials.

lot.

Native, drought-resistant plantings used to enhance nodes along multi-modal trail. Sustainable Landscapes: Combination of native and adaptive shrubs used with ornamental grasses.

Southgate
Integrated Site Plan BERNARDO | WILLS 1 4
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Part C/Solution: Kit of Parts - Landscape Tree Plantings

Narrative:

The landscape plantings have been selected to create ‘areas of en-
hancement’ 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 park-
ing 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 prop-
erty perimeter where the formal on-site landscaping transitions to more
natural and existing off-site vegetation and taller, more intense buffer-
ing is appropriate .

Shrub plantings will also consist of native and adapted plant selections
2 5 8 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 land-
scape 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 equip-
ment to be optimized.

Legend:

. 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
Legend:

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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Site Massing
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View From Regal & Palouse Looking West

View From Regal St. looking South

Southgate KXLY Development BERNARDO | WILLS
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View From Target Center Main Driveway Looking West

View From Target Center 2"d Driveway into Proposal’s Main
Regal St. Access

Southgate KXLY Development BERNARDO | WILLS
SWC Regal St. & Palouse Hwy | December 15, 2016 ARCRITECTS PC
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View From Regal St. Looking NW TO ‘AirPort Parking”

View From Proposal Looking East Through Plaza
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