




 

 
SECTION 2:  Applicability.  The revisions contained herein shall apply to future land 
use applications. 
 
SECTION 3:  Severability.  If any section, subsection, clause or phrase of this 
ordinance is for any reason held to be invalid or unconstitutional, such decision shall not 
affect the validity of the remaining portions of this Ordinance. 

 
SECTION 4:  Effective Date.  This Ordinance shall take effect and be in force from and 
after its passage by the City Council and approval by the Mayor, if approved, otherwise, 
as provided by law and five days after the date of posting for publication. 
 
PASSED BY THE CITY COUNCIL OF THE CITY OF BLAINE, WASHINGTON on the 
14th day of June 2021 and approved by the Mayor. 
 
CITY OF BLAINE, WASHINGTON 
 
_____________________________                          
Bonnie Onyon      
Mayor 
 
ATTESTED:     
_____________________________     
Samuel Crawford   
City Clerk    
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6. Other commercial and service uses of similar or less impact upon the 
district than uses defined above in this section, such as car washes, veterinary 
clinics, laundromats, produce sales, plant nurseries, etc. 

B. Subzone B. 

1. Retail and wholesale goods, sales and service such as duty-free 
stores; 

2. Offices such as brokerage houses; 

3. Warehouses such as bonded warehouses; 

4. Governmental facilities; 

5. Other uses approved by the review authority demonstrated to be 
directly dependent on a border location. 

C. Subzone C. 

1. Overnight accommodations, including ancillary meeting and 
convention facilities;  

2. Eating and drinking establishments; 

3. Entertainment, cultural and/or recreational facility; 

42. Other commercial services, including auto-oriented services such as 
car washes and gas stations; 

3. Bus terminals; 

54. Governmental facilities; 

65. Day care centers, assisted living facility, nursing or convalescent 
homes and health care facilities; 

76. Retail sales and service such as duty-free stores; including ancillary 
assembly and manufacture of goods on the premises if: 

a. The assembled or manufactured goods are directly related to 
and are dependent upon this use, and are available for purchase 
and removal from the premises. 

b. The outward appearance and impacts of this use with ancillary 
assembly or manufacturing activities must be no different from 
other retail uses. 

87. Offices and related business activity; 

9. Live/work spaces; 

Exhibit A - Text Amendments
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3. Applicability and Compliance. The provisions herein apply to all new 

development. Building additions must meet applicable building design standards. 

For remodels, improvements may not increase any existing nonconforming 

material or design elements. 

4. Blank Wall Treatment. Each blank wall located along a street façade (not including 

alleys) must be screened or treated in at least one (1) of the ways listed in 

subsection (b) of this section if it meets the criteria for a blank wall under 

subsection (a) of this section. 

a. A blank wall is any wall or portion of a wall that meets either of the 

following criteria: 

i. A wall or portion of a wall with a surface area of at least 400 

square feet having both a length and a width of at least 10 feet 

without a window, door, building modulation at least one (1) foot 

in depth, or other architectural feature. 

ii. Any wall or portion of a wall between four (4) feet and 13 feet 

above ground level with a horizontal dimension longer than 15 

feet without a window, door, building modulation at least one (1) 

foot in depth or other architectural feature. 

b. At least one (1) of the following techniques must be used to treat or 

screen blank walls: 

i. By the installation of a vertical trellis with climbing vines or plant 

material in front of the blank wall. 

ii. By providing a landscaped planting bed at least five (5) feet wide 

or a raised planter bed at least two (2) feet high and three (3) feet 

wide in front of the blank wall and planted with plant materials 

that will obscure or screen at least 50 percent of the blank wall 

within two (2) years. 

iii. By providing artwork, such as mosaics; sculptures or bas-relief; or 

murals consistent with BMC 17.122.160. 

Exhibit A - Text Amendments
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d. Concrete block. Any concrete block, masonry unit or cinder block wall 

which is visible from a street (not including alleys) must contain one (1) or 

more of the following features or elements: 

i. Use of textured blocks with surfaces such as split-faced or 

grooved. 

ii. Use of colored mortar complementary to the color of the blocks. 

iii. Use of other surface material such as bricks, glass blocks, or tile as 

a significant feature of the wall. 

e. Special Conditions and Limitations for the Use of Cementitious Wall Board 

Paneling/Siding. 

i. Cement board paneling/siding is not allowed on the ground floor 

of nonresidential and mixed-use buildings where adjacent to a 

sidewalk. 

ii. Where cement board paneling/siding is the dominant siding 

material, the design must integrate a mix of colors and/or 

textures that are articulated consistent with windows, balconies, 

and modulated building surfaces and are balanced with facade 

details that add visual interest from the ground level and adjacent 

buildings. 

f. Special Conditions and Limitations for the Use of Exterior Insulation and 

Finish System (EIFS). Such material/finishes may be used as a decorative 

accent cladding material if incorporated with other permitted materials 

and compliant with the following: 

i. On buildings of three or more stories, EIFS is limited to no more 

than 15 percent of the total facade area and may not be the 

primary cladding material. On buildings two stories or less, EIFS is 

limited to 40 percent of the total facade area. 

ii. EIFS must feature a smooth or sand finish only. 

Exhibit A - Text Amendments
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iii. EIFS must be trimmed in wood, masonry, or other material and 

must be sheltered from weather by roof overhangs or other 

methods. 

iv. EIFS is not allowed on the ground floor of nonresidential and 

mixed-use buildings. Concrete, masonry, or other durable 

material must be used between the EIFS and the ground plane on 

residential buildings. 

g. Special Conditions and Limitations for the Use of Vinyl Siding, Asphalt 

Siding, Aluminum Lap Siding, Stucco Pebble Siding, Siding Grade Plywood, 

and Unembellished Concrete. 

i. The subject materials are not allowed on nonresidential and 

mixed-use buildings. 

ii. Where the subject materials are the dominant siding material 

(residential buildings only), the design must integrate a mix of 

colors and/or textures that are articulated consistent with 

windows, balconies, and modulated building surfaces and are 

balanced with facade details that add visual interest from the 

ground level and adjacent buildings. 

h. Prohibited Materials. The following materials may not be used on any 

exterior surface which is visible from any area beyond the subject 

property: 

i. Mirrored glass and other highly reflective materials. 

6. Lighting.  

a. General. 

i. Lighting trespass that spills over onto neighboring residential 

properties or causes glare on adjacent streets is prohibited. The 

maximum illumination level at the property line abutting 

residential properties shall not exceed 0.1 foot-candles. 
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ii. Lighting design should include the installation of timers, photo 

sensors, and other energy-saving devices. 

b. Facade Lighting. Facade-mounted lighting fixtures that wash the face of 

the building are encouraged. Shielded, full cut-off fixtures shall be used 

with illumination not exceeding 5.0 foot-candles. Up lights should be 

avoided but can be used discretely if necessary. 

c. Yard Lighting. Low-level (bollards or recessed) lighting fixtures shall be 

installed for interior walkways. Pole-mounted lights may provide 

additional lighting as necessary. 

d. Parking Lighting. Parking area and walkways must be lit. Commercial 

properties that are adjacent to residential areas shall reduce the lighting 

in their parking lots to an average of 0.2 foot-candles one hour after 

closing. Light trespass standards also apply. 

 

 

17.24.120 Appeals. 

Appeals of a final decision shall be submitted pursuant to BMC 17.06.180, Appeals. (Ord. 
2673 § 2, 2007) 
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PROPOSAL NAME: Highway Commercial Zoning District, Subzone C

APPLICANT: Community Development Services

FILE NO.: Permit #2021013

SITE LOCATION: The Highway Commercial Zoning District, Subzone C, located north
and east of downtown Blaine and generally bound by C Street on the
north side, F Street on the south side, 4th Street on the east side and
Semiahmoo Bay on the west side

PROPOSAL: Amend theHighway Commercial Zoning District Subzone C
development standards contained in Blaine Municipal Code Sections
17.24, 17.124, and 17.126. Amendments include revisions to permitted
and conditional uses, setbacks, building height, parking, access, design,
and landscape standards.

REVIEW PROCESS: Legislative, Type III decision

PUBLIC HEARING BODY: City of BlainePlanning Commission

PUBLIC HEARING DATE: ThePlanning Commission held a public hearing onMay 13, 2021and
May 27, 2021, on the application fora Zoning Text Amendment.The
hearing was heldremotely, with opportunity for Planning
Commissioners and members of the public to participate via
telephone or computer. A verbatim recording of the hearing is
available in the City Clerk's Office.Theminutes of the hearing and the
exhibits are available for public inspection in theCommunity
Development Services Department.

PUBLIC COMMENT: The applicant’s representative,Alex Wenger, addressed the Planning
Commissionand recommended approval of the Zoning Text
Amendment.

COMMUNITY DEVELOPMENT
SERVICES RECOMMENDATION:Approve.

PLANNING COMMISSION
RECOMMENDATION: The Planning Commission recommends the City Council approve the

Zoning Text Amendmentbased on findings of fact containedherein.

A. Findings of Fact

PLANNINGCOMMISSION

RECOMMENDATIONTO THECITY

COUNCIL
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1. OnFebruary 2, 2021, the Community Development Services Departmentinitiated the zoning text
amendment process, as provided for in Section 17.04.030.A(Application materials available

here:https://www.ci.blaine.wa.us/1050/Highway-Commercial-Subzone-C );

2. On February22, 2021, the Community Development Services Director presented the application
as part of the 2021 Zoning Text Amendment Work Program and the City Council initiated the
proposed amendments; as authorized in Section 17.04.030.D, under Resolution 1843-21.

3. In March and April 2021, the Department met the procedural requirements of SEPA; the
Washington State Department of Commerce; and local public noticing as demonstrated in the
Staff Report dated May 6, 2021and updated May 21, 2021(Staff report is available here:

https://www.ci.blaine.wa.us/DocumentCenter/View/17298/Attachment-3_Highway-
Commercial-C-Text-Amendment)

4. On March 11 and April 22, 2021, thePlanning Commission conducted Work Study Sessions to
discuss the proposed amendment.

5. On May 13, 2021, the Planning Commission held aduly-noticedpublic hearing toaccept public
testimony concerning the proposed amendment(Public Hearing recording available here:

https://www.ci.blaine.wa.us/DocumentCenter/View/17268/GMT20210514-
010207_Recording).

6. At the May 13, 2021 public hearing, the Planning Commission continued the hearing to allow
public testimony on changes requested by the Planning Commission. The hearing was continued
to the regularly scheduled May 27, 2021 Planning Commission meeting.

7. On May 27, 2021, the Planning Commission continued the public hearing to accept any
testimony concerning the proposed amendment (Public Hearing recording available here:
https://www.ci.blaine.wa.us/DocumentCenter/View/17296/GMT20210528-010416_Recording).

8. On May27, 2021, the Planning Commission deliberated on the amendmentand voted to
recommend approval of the proposed code amendment.

B. Recommendation

ThePlanning Commission recommends that the City Council approve the proposed amendments tothe
Highway Commercial Zoning District, Subzone C.
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Commission Vote Support Oppose Absent Abstain

Calvin Armerding, Chair �9

Kevin Owen, Vice Chair �9

Steve Hruitford �9

Jerry Marczynski �9

Jessica H. Stone, PhD �9

James Bring �9

Total 4 0 2 0

CITY OF BLAINE PLANNING COMMISSION

____________________________________________6/1/2021
J. Calvin Armerding, Chair Date

____________________________________________6/1/2021
Stacy Clauson, Secretary Date
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