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1. INTRODUCTION

1.1. Purpose and Scope

The Tumwater Land Use Plan hasbeen prepared-asis an element of the City of
Tumwater's everall-Comprehensive Plan and has been prepared in accordance with
the requirements of the Growth Management Act (RCW 36.70A) and adopted
Thurston County-Wide Policies.

Gity-of Tumwater's 20-year-plan-forJand-use—This-The Land Use planElement covers
the 20 year planning period from 2602-2015 to 20222035. _As required, the Land Use
Element designates the proposed general distribution and general location and
extent of the uses of land, where appropriate, for agriculture, timber production,
housing, commerce, industry, recreation, open spaces, general aviation airports,
public utilities, public facilities, and other land uses. It also incorporates urban
planning approaches that promote physical activity.

A ho m a\ oA
a t W-a =0 P
1 \

The land use element includes population densities, building intensities, and
estimates of future population growth. It also provides for protection of the quality
and quantity of groundwater used for public water supplies. Through adoption of
the Hazard Mitigation Plan, the land use element reviews drainage, flooding, and
storm water run-off in the area and provides guidance for corrective actions to
mitigate or cleanse those discharges that pollute waters of the state, including
Puget Sound or waters entering Puget Sound.
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Thisplan-addresses-all-areas-within the present-eity limits-of Tumwater—Areas that

are within Tumwater’s the-Urban Growth Boundaries are addressed through the
Joint Plan in accordance with adopted County-Wide Policies. In—theinterest—of

stmphieity—tThe pPlan heGityhasbeen—divideds the cCity into nine—teneleven
neighborhood areas recognizing different land use planning needs.

The Land Use Maps represent the general future land use patterns that are intended
for Tumwater within the 20 year planning period. They are a graphic expression of
the policies found in Chapter 2, Land Use Policies, Designations and Definitions and
in each nNeighborhood chapter.

Each nNeighborhood chapter consists of an outline, a map and text referencing each
area on the map. The text contains a description of current land use and trends for
each nNeighborhood and sets forth policy recommendations for future land use. The
outline is meant to be used as a quick way of finding policy recommendations for
particular areas in each neighborhood. Specific information on policy
recommendations for each land use designation can be found in Chapter 2, Land Use
Policies, Designations and Definitions. The nNeighborhood maps graphically
represent

policy recommendations for future land uses for each nNeighborhood in Tumwater for
the 20 year planning period (2002+6-20222015 to 2035).

1.2 Vision and Mission Statements

The following Vision and Mission Statements provide overarching direction for the
future of the cGCity. These statements were developed through the cCity’s Strategic

Planning Process. and-are-ineluded-inthisplanbelow:

Vision Statement: Tumwater of the future will be people-oriented and highly
livable, with a strong economy, dynamic places, vibrant neighborhoods, a healthy

natural environment, diverse and engaged residents, and a living connection to its
history.

Mission Statement: In active partnership with its citizens, the City of Tumwater
provides leadership and essential municipal services to cultivate a prosperous
economy, a healthy natural environment, vibrant neighborhoods, and a supportive
social fabric.
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1.3 Growth Management Act Goals Compliance

The Growth Management Act requires that Tumwater show how the Land Use Plan
meets the relevant planning goals contained within the aAct. The following is a
listing of the applicable goals to land use and an analysis of how the Land Use Plan
helps meet these goals:

1 Urban growth. Encourage development in urban areas where adequate public
facilities and services exist or can be provided in an efficient manner.

The availability of services, including roads, water and sewer facilities, has been
expressly considered when applying all land use designations in the Land Use Plan.
The density ranges for all residential land use designations are consistent with
available or planned public facilities and services. Recently completed subarea plans
have also been incorporated into the L.and Use Plan to encourage development in
these areas where facilities and services exist including: the Littlerock Road Subarea
Plan, Brewery District Plan and Capitol Boulevard Corridor Plan.

2. Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into
sprawling, low density development.

Each residential designation in the Land Use Plan has been carefully crafted to
provide adequate density for feasible sewerage, while protecting sensitive areas as
identified by established criteria. The Land Use Plan contains goals, policies and
objectives that encourage compact, efficient urban development and encourages urban
growth to be phased outward from the urban core. These policies include minimum
density requirements, clustering in sensitive areas, overall higher residential
densities throughout the cCity, and mixed residential/commercial areas. These
policies are outlined in detail in Chapter 2. Specific goals that support the GMA goals
are outlined in Chapter 3. (Goal #2, Policy #'s 2.1 through 2.4; Goal #3, Policy #'s 3.1
through 3.7; Goal #4, Policy #'s 4.2, 4.4 & 4.5)

3. Transportation. Encourage efficient multi-modal transportation systems that
are based on regional priorities and coordinated with county and city
comprehensive plans.

The Land Use Plan contains goals, policies, and objectives that ensure coordination
with regional and local transportation plans. (Goal #5, Policy #'s 5.1 through 5.4) The
Land Use Plan also proposes residential, mixed use, and neighborhood commercial
land use designations that will encourage multi-modal, transit oriented development.
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(Chapter 2, Land Use Policies, Designations and Definitions)

4. Housing. Encourage the availability of affordable housing to all economic
segments of the population of this State; promote a variety of residential
densities and housing types; and encourage preservation of existing housing
stock.

The issues of providing affordable housing are more specifically set forth in the
Housing element of the Comprehensive Plan. The Land Use Plan plays a smaller role
in allocating sufficient land to insure an adequate supply of buildable land. Each
residential land use designation including the Mixed Use designation provides a
variety of housing types at varying densities. Each Neighborhood sub-area of the
Land Use Plan also contains sufficient variability in housing types to ensure that
housing needs can be met for all segments of the Tumwater population for the next 20
years. Additionally, the Land Use Plan, in conjunction with the Housing Plan,
includes policies and land use designations designed to ensure the provision of

affordable housing. (Chapter 5, Definitions-and-CriterialLand Supply Analysis)

The Housing Plan includes a variety of policies expressly designed to encourage
housing affordability, including but not limited to, a multitude of regulatory changes
dispersed throughout the document.

5. Economic development. Encourage economic development throughout the state
that is consistent with adopted comprehensive plans, promote economic
opportunity for all citizens of this state, especially for unemployed and for
disadvantaged persons, and encourage growth in areas experiencing insufficient
economic growth, all within the capacities of the state's natural resources, public
services, and public facilities.

The Land Use Plan ensures the provision of adequate land for commerce and industry
in the cGity. The Economic Development Plan adopted in 2010 also makes specific
recommendations for economic development in Tumwater. The Tumwater Economic
Development Plan is incorporated into the Tumwater Comprehensive Plan as a part
of the Land Use Element.

6. Property rights.; Private property shall not be taken for public use without just
compensation having been made. The property rights of landowners shall be
protected from arbitrary and discriminatory actions.
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The Attorney General is directed under RCW 36.70A.370 to advise state agencies
and local governments on an orderly, consistent process that better enables the
government to evaluate proposed regulatory or administrative actions to assure

that these actions do not result in unconstitutional takings of private property.
This process must be used by local governments that plan under the Growth

Management Act (GMA). The cGity adheres to the Attorney General’s Advisory
Memorandum: Avoiding Unconstitutional Takings of Private Property- which was
developed to provide local governments with a tool to assist them in the process of
evaluating land use actions.

7. Permits. Applications for both State and local government permits should be
processed in a timely and fair manner to ensure predictability.

The Land Use Plan does not specifically address permit processing. Project permit
processing standards are provided in Title 14 of the Tumwater Municipal Code.

8. Natural resource industries. Maintain and enhance natural resource-based
industries, including productive timber, agricultural, and fisheries industries.
Encourage the conservation of productive forest lands and productive
agricultural lands, and discourage incompatible uses.

The Land Use Plan ensures the viability of natural resource industries in Tumwater
through the identification of such lands in the Land Use Plan text and maps.
Additionally, the Conservation Plan, a part of the Comprehensive Plan, has specific
guidelines and policies that ensure the viability of natural resource industries and
activities.

9. Open space and recreation. Encourage the retention of open space and

development of recreational opportunities, conserve fish and wildlife habitat,
increase access to natural resource lands and water, and develop parks.
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The Land Use Plan, in conjunction with the Parks, and-Recreation and Open Space

Plan, designates areas of the cCity that would be appropriate for future open space
and recreation uses. The Land Use Plan reinforces the recommendations of the Parks
and Recreation Plan through the des1gnat10ns of the Land Use Plan and in goals and

10.  Environment. Protect the environment and enhance the state's high quality of
life, including air and water quality, and the availability of water.

Each designation in the Land Use Plan has been crafted to be of an appropriate
intensity for where it is applied. Areas of environmental sensitivity have been
designated as open space or have received a designation of a lower intensity than
other areas of the cCity. The Land Use Plan contains goals and policies which ensure
coordination of land use with the-Tumwater-StermwaterPlan Municipal Code Section

13.12 and the Washington State Drainage Design-and Frosion-Contrel Stormwater
Management Manual. The Tumwater Conservation Plan also contains specific
policies relating to air and water quality, water availability, and protection and
preservation of critical areas. The Land Use Plan also makes recommendations for
clustering and other creative development techniques in sensitive areas of the cCity.
(Goal #6, Policies 6.1 through 6.4; Goal #8, Policies 8.1 through 8.5; -Chapter 2, Land
Use Policies, Designations and Definitions)

11.  Citizen participation and coordination. Encourage the involvement of citizens in
the planning process and ensure coordination between communities and
Jjurisdictions to reconcile conflicts.

Section 1.5 of this plan describes the cGCity’s strategy for encouraging public
articipation in the plannin rocess. For the 20165-2035
Comprehensive Plan update, the cCity followed the strategy eutlinedsummarized in
sSection 1.5. This is discussed in more depth in the 2016 Community Engagement
Plan. The cGity developed and distributed a community survey to obtain citizen
input on Tumwater as a place to live, work, shop and play now and in the future.
The community was notified of the survey via Tumwater On Tap, a monthly
electronic newsletter, An article was published in the 2015 City Report to the
Taxpayers mailed out to all households the first two weeks of April 2015. The cCity
also posted the survey on its website and Facebook pages, and provided hardcopies
at the Community Development counter. Results of the survey are provided in
section. Another core part of community engagement strategy for the
Comprehensive Plan update was a series of community meetings called “Coffee
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Talks” designed to provide a comfortable discussion form at neighborhood meetings

and other boards, commlttees, clubs and groups across the c€1ty T—he—develepmeat—ef

12.  Public facilities and services. Ensure that those public facilities and services
necessary to support development shall be adequate to serve the development at
the time the development is available for occupancy and use without decreasing
current service levels below locally established minimum standards.

All non-open space designations in the Land Use Plan have been applied to areas that
either have adequate capacity for transportation, utilities, storm and municipal
services or will be provided with these facilities in the future concurrent with
development. The Land Use Plan will ensure concurrency through coordination with
the Capital Facilities Plan, Transportation Plan and other elements of the
Comprehensive Plan. The Land Use Plan contains goals and policies that ensure this
coordination. (Goal #1, Policy # 1.1; Goal #2, Policy #'s 2.1 through 2.4; Goal #3, Policy
#'s 3.1 through 3.7)

13.  Historic preservation. Identify and encourage the preservation of lands, sites,
and structures that have historical or archaeological significance.

The Land Use Plan designates an area of the cCity as the New Market Historic
District. This Distriet-also-extends-into-the-areaof the Deschutes River-Special - Area
Management-Plan—The New Market Historic District Master Plan was adopted by
the City Council in November of 1993. This plan provides a framework for action and
will ensure the preservation of historic and archeological resources in Tumwater.
(Chapter 2, Land Use Policies, Designations and Definitions).

14.  Shorelines of the state. The goals and policies of the Sshoreline Mmaster
Pprogram

shall be considered an element of the cCity's comprehensive plan —

The Shoreline Master Program_was —adopted in 2012fer—theThurston—Region—is

eensaieiﬂedas an element of the Comprehenswe Plan T—h&s—Sherehﬁe—M'}sser—PregPaiﬁn
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1.4 County-Wide Planning Policy Compliance

The Growth Management Act requires that comprehensive plans be consistent with
adopted County-Wide Policies.

The adopted County-Wide Planning Policies are included in this document in their
entirety in Appendix B. The following is a brief description of how the Land Use Plan
is consistent with the adopted County-Wide Policies for Thurston County:

L L-General Policies

The Land Use Plan contains goals, policies and objectives that encourage compact,
efficient urban development and encourages urban growth to be phased outward from
the urban core.

II. Urban Growth Areas

Planning for growth within urban growth areas will take place through the joint
planning process between the City of Tumwater and Thurston County. (See Policy I1T)

III.  Promotion of Contiguous & Orderly Development & Prouvision of Urban Services

In order to accommodate most of the cCounty's population and employment in urban
growth areas in ways that ensure livability, preservation of environmental quality,
open space retention, varied and affordable housing, high quality urban services at
least cost, and orderly transition of land from county to city, Thurston County and each
city and town will:

3.1  Concentrate development in growth areas by:

a. Encourage infilling ir-areas already characterized by urban growth that
have the capacity to provide public services and facilities to serve urban
development;

b. Phasing urban development and facilities outward from core areas;

c. Establishing mechanisms to ensure average residential densities

sufficient to enable the cGounty as a whole to accommodate its 20-year
population projection,

d. Designating rural areas for low intensity, non-urban uses that preserve
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natural resource lands, protect rural areas from sprawling, low-density
development, and assure that rural areas may be served with lower cost,
non-urban public services and utilities;

e. Where urban services &—and utilities are not yet available, requiring
development to be configured as urban growth areas may eventually infill
and become urban;

f. Considering innovative development techniques.

Each residential designation in the Land Use Plan and their geographic application in
the cCity meet each facet of this goal by providing for adequate density to meet the
population requirements for 20 years of growth in a sustainable manner, and use of
innovative development techniques such as clustering and Transfer of Development
Rights (TDRs) to protect natural resource areas. It has been clearly demonstrated in
the Land Use Plan that the cCity can meet its population projections over the

plannlng period. The%&nd—UseﬁPL&rkeentam%geals,—pehelesjmdﬁebjeeHves%hat

mﬁb&n—aieeas—The Jomt plannlng process w1ll also address these issues. (Goal #2,
Policy #'s 2.1 through 2.4; Goal #3, Policy #'s 3.1 through 3.7; Goal #4, Policy #'s 4.2,
4.4 & 4.5; Chapter 2, Land Use Policies, Designations and Definitions)

3.2  Coordinate Urban Services, Planning, and Standards through.:

a. Coordinated planning and implementation of urban land use, parks,
open space corridors, transportation, and infrastructure within growth
areas;

b. Identification, in advance of development, of sites for schools, parks, fire

and police stations, major storm-water facilities, greenbelts, and open
space. Acquisition of sites for these facilities shall occur in a timely
manner and as early as possible in the overall development of the area;

c. Compatible development standards &—and road/street level of service
standards among adjoining jurisdictions;

d. Development occurring within unincorporated urban growth areas shall
conform to the development standards of the associated city or town,
Explanatory comment: This provision recognizes that development short
of this requirement may cause the larger society to bear the expense of
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retrofitting the development to meet urban standards (i.e. water, sewer,
stormwater, and roadways) upon eventual annexation. This standard
will further enable the larger community to structure how growth will
occur to minimize the cost of providing the infrastructure for these service
systems;

e. Phasing extensions of urban services and facilities concurrent with
development,; and

f. No extensions of urban services and facilities, such as sewer and water,
beyond urban growth boundaries except to serve existing development in
rural areas with public health or water quality problems.

The designation of 2-4 residential units per acre in particularly unique sensitive areas
1s consistent with this policy in its entirety. Any development in areas so designated
will have services concurrent with development; and all areas of the cCity are
governed by the Urban Growth Management Agreement, which prohibits extension of
water or sewer outside the urban growth area except for public health reasons. This
goal is met.

Coordination between Tumwater and adjoining jurisdictions is accomplished through
a number of documents and agreements including the Joint Plan, the 1988
Memorandum of Understanding: An Urban Growth Management Agreement, the 1995
Memorandum of Understanding: Urban Growth Area Zoning and Development
Standards, and the County-Wide Planning Policies.

3.4  Cooperate on annexations in order to accomplish an orderly transfer of
contiguous lands within growth areas into the adjoining cities and towns.

The cGCity coordinates with existing service providers such as fire districts, utility
providers and Thurston County to ensure an orderly transfer before, during and after

annexations. Effective annexation of growth areas is encouraged in the
Comprehensive Plan. This goal is met.

IV.  Joint County & City Planning Within Urban Growth Areas
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In1995-Thurston County and the City of Tumwater adopted thea Joint Plan.
This plan, an element of the Tumwater Comprehensive Plan, creates a process
for joint planning within Tumwater's urban growth area including several
"islands" or areas that are completely surrounded by Tumuwater city limits. For
more information on Joint Plan amendments refer to the Joint Plan for the
Tumwater Urban Growth Area.

V. Siting County-Wide & State-Wide Public Capital Facilities
The Land Use Plan does not directly address the siting of County-wide and State-wide

public capital facilities. However, the Joint Planning process and the cCounty process
for siting essential public facilities address this issue.

VI. Analysis of Fiscal Impact

In order to conduct growth management planning that is fiscally realistic and
achievable, in recognition of the high costs of providing public services and facilities to

| meet the needs of existing and future population,; and in order to provide equity and
fairness with respect to who pays those costs, Thurston County and each city and town
should:

6.1 Develop financing methods for infrastructure which minimize the
taxpayer's overall burden and fairly divide costs between existing and
new development.

6.2  Cooperatively explore a method to mitigate the fiscal impact on county
government of annexation of significant developed commercial and
industrial properties.

6.3  Cooperatively explore methods of coordinating financing of infrastructure
in urban growth.

Each non-open space designation in the Land Use Plan has been crafted to ensure
that needed services can be provided at the most efficient cost to the taxpayer given
the constraints and environmental sensitivity of the land. Fiscal impacts are also
addressed through the Capital Facilities Plan. The Land Use Plan has been
coordinated with the Capital Facilities Plan and other elements of the Comprehensive
Plan.

VII.  Economic Development and Employment
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The Land Use Plan ensures the provision of adequate land for commerce and industry
in the cCity. The Economic Development Plan also makes specific recommendations
for economic development in Tumwater.

VIII. Affordable Housing

The cities, towns and county will institute measures to encourage the availability of
affordable housing for all incomes and needs and ensure that each community includes
a fair share of housing for all economic segments of the population by:

8.5  Exploring ways to reduce the cost of housing.

The Housing Element of the Comprehensive Plan is the principal policy document
concerning affordable housing. The Land Use Plan interfaces with the Housing Plan
to provide adequate suitably zoned vacant land to further the policies of the Housing
Plan. Each residential designation in the Land Use Plan, including the Mixed Use
designation, provides a variety of housing types to ensure that affordable housing is
provided for all economic segments of the Tumwater population. The Land Use Plan,
in conjunction with the Housing Plan, includes policies and land use designations
designed to ensure the provision of affordable housing. (Chapter 2, Land Use Policies,
Designations and Definitions)

The Housing Plan includes a variety of policies expressly designed to encourage
housing affordability, including but not limited to, a multitude of regulatory changes
dispersed throughout the document.

IX.  Transportation

The Land Use Plan contains goals, policies and objectives that ensure coordination
with regional and local transportation plans. (Goal #5, Policy #'s 5.1 through 5.4) The
Land Use Plan also proposes residential, mixed use, and neighborhood commercial
land use designations that will encourage multi-modal, transit-oriented development.
(Chapter 2, Land Use Policies, Designations and Definitions)

X.  Environmental Quality
In order to fulfill the responsibilities of each generation as a trustee of the environment
for succeeding generations; and to assure a safe, healthful, and productive environment

for local residents, the county, cities and towns will:

10.1 Recognize our interdependence on natural systems and maintain a balance
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between human uses and the natural environment by:

a. establishing a pattern and intensity of land and resource use in concert
with the ability of land and resources to sustain such use; and

b. concentrating development in urban growth areas in order to conserve
natural resources and enable continued resource use;

10.2 Protect ground and surface water and the waters of Puget Sound from further
degradation by adopting and participating in a comprehensive, multi-
Jjurisdictional program to protect and monitor water resources for all uses;

10.3 Protect and enhance air quality;

10.4 Minimize high noise levels that would degrade the resident’s quality of life;
10.5 Maintain significant wildlife habitat and corridors;

10.6 Preserve and promote awareness of our historic, cultural and natural heritage;

10.7 Encourage the reuse and recycling of materials and products, and reduction of
waste to the maximum extent possible.

10.8 Provide for parks and open space.

10.9 Plan for the amount of population that can be sustained by our air, land and
water resources without degrading livability and environmental quality.

Each designation in the Land Use Plan has been applied based on specific criteria
which includes the sensitivity of certain areas to environmental disturbance. These
sensitive areas have either received an open space designation or have received a
designation of a lower intensity. Additionally, most environmentally sensitive areas of
the cCity recommend that development be clustered away from the sensitive area.
Additionally, the Land Use Plan contains goals and policies that ensure coordination
of land use with the Tumwater DrainageDesign—and Irosion—Control-Manual
Stermwater—PlanMunicipal Code Section 13.12 and Washington State’s Stormwater
Management Manual. The Tumwater Conservation Plan, as a part of the
Comprehensive Plan, also contains specific policies relating to air and water quality
and water availability. The Land Use Plan also makes recommendations for
clustering and other creative development techniques in sensitive areas of the cCity.
(Goal #6, Policies 6.1 through 6.4; Goal #8, Policies 8.1 through 8.5; Chapter 2, Land
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Use Policies, Designations and Definitions)
XI. Process Policies

1. Population Projections and Urban Growth Areas
2. Review of these Policies

The Land Use Plan is designed to be a flexible document. As conditions and
circumstances change, or as regional plans and policies are amended, the Land Use
Plan can be revised accordingly.

1.5 Ongoing Review Program

Tumwater will undertake a program of ongoing review in order to monitor the
performance of the land use strategy. This program is currently being carried out
under contract by the Thurston Regional Planning Council as well as all jurisdictions
within Thurston County. This will be done principally through building permit
tracking, which is continually updated as new development occurs. In this way, the
cCity can ensure coordination with elements of the Comprehensive Plan such as
capital facilities, transportation, and lands for public purposes. The Land Use Plan is
meant to be a flexible and easily used document. As the cCity grows and changes, the
Land Use Plan will need to be revised and amended in order to reflect new
circumstances.

1.6 Amendments and Public Participation/Intergovernmental Coordination

Amendments

The Comprehensive Plan is subject to amendment in order to ensure internal and
interjurisdictional consistency of the Comprehensive Plan and with the development
regulations implementing the Comprehensive Plan. An evaluation of new conditions
will be an integral part of the amendment process.

State law allows amendment of the Comprehensive Plan once annuallyStatelaw-does
not—allow—mere—frequent—amendment—than —onee—annually, except in cases of
emergency. The process the cGity uses to amend the plan and development
regulations implementing the plan are set forth in Chapter 18.60 TMC. The Planning
Commission and City Council will individually consider concurrently all proposed
changes to the document accumulated over time since the last amendment, in order to
ascertain the cumulative impact of the proposed changes.

The Comprehensive Plan may be amended outside of the normal annual amendment
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cycle if findings are adopted by the City Council demonstrating that the emergency
meets all of the following criteria:

1) The circumstances of the emergency request, if processed within the normal
amendment cycle, will result in delays that contribute to significant imminent
impact on the community in general, or a specific neighborhood; and

2) The emergency request relates to an issue or issues of a community or
neighborhood-wide significance beyond the interests of a particular property
owner, provided that an issue pertaining to an individual property may be
considered if findings reveal that impacts to the community or specific
neighborhood would result from the individual property.

The nature of the emergency and the proposed amendment shall be presented to the
City Council, which shall decide if the proposal qualifies as an emergency. Any
proposal deemed an emergency shall proceed ahead of the normal amendment
schedule.

Public Participation/Intergovernmental Coordination Procedures

Public participation in comprehensive planning is required both as a matter of law
and policy. This public participation program affirms the cCity’s commitment to public
involvement in the planning process. The intent of this program is to ensure that city—
wide and neighborhood planning are done with the contribution of all interested
parties, including residents, property owners, business owners, neighborhood
associations and others. The cGity will make every effort to involve citizens in the
processes to develop and update the Comprehensive Plan, subarea plans, zoning and
other development regulations.

Public participation and intergovernmental coordination procedures are set forth
below to insure conformance with the State Growth Management Act, RCW 36.70A.
Specifically, these procedures are set forth to establish policy providing for early and
continuous public participation in the cCity's development and amendment of the
Comprehensive Plan and development regulations implementing the plan. Errors in
exact compliance with the established procedures shall not render the Comprehensive
Plan or development regulations invalid.

1) Before the due date for submittal of requests for Comprehensive Plan
amendments, the cCity will publish an article on cGity-controlled media and
distribute it to local news media inviting amendment requests and informing the
public of the deadline.
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2) Proposed amendments to the Comprehensive Plan and development regulations
which affect the unincorporated urban growth area will be subject to public hearings
by the Tumwater and Thurston County Planning Commissions, Tumwater City
Council and Thurston County Board of Commissioners.

3) City publications, bulk mail, direct mail, email, broadcast and print media, or the
cCity’s website should be utilized by the cCity to inform affected parties about current
or proposed plans or regulations, as well as opportunities for participation in cGCity
decision processes.

4) Procedures for providing notice of public hearings are set forth in Chapter 18.60
TMC. The cCity should have proposed amendments to the Comprehensive Plan and
development regulations available to the public for inspection at City Hall during
regular business hours beginning on the first business day following the date the
public hearing notice is published.

5) In addition to hearings and other formal opportunities for oral and written public
comment, the cCity should use various outreach techniques such as opinion surveys,
speakers programs, forums, workshops, open houses, hands—on events and task
forces.

6) The Planning Commission may request the Mayor to appoint a subcommittee of
the Planning Commission when the size, technical complexity or content of a proposed
comprehensive plan or development regulation amendment warrant. The committee
would be responsible for preparing draft planning documents and/or ordinances for
Planning Commission consideration. Subcommittee meetings would have the status of
open public meetings, which can be attended by any interested individuals or groups.

7) Adjacent local jurisdictions, fire districts, school districts, public transit agencies,
appropriate state agencies, Port of Olympia, and the Squaxin Island Tribe will be
mailed a notice of draft Comprehensive Plan and development regulation amendment
proposals prior to final adoption by the City Council, The notice will contain a
description of the amendments and methods for obtaining the draft proposal. Methods
for providing input will also be included. Whenever possible, this notification process
will be accomplished prior to Planning Commission consideration and in conjunction
with the State agency notification requirement set forth in RCW 36.70A.106.
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1.7 Overall Comprehensive Plan Connections

Figure 1 illustrates graphically the connections that the Land Use Plan must have
with the other elements of Comprehensive Plan. The connections with the
Transportation Plan and the Capitol Facilities Plan are perhaps the most important
connections. However, linkage with all of the elements of the Comprehensive Plan are
important as a whole in order to ensure orderly, cost-efficient development that is
phased outward from the urban core. All elements of the Comprehensive Plan have
been analyzed for consistency with the Land Use Plan and a determination has been
made that the Land Use Plan is consistent with all other elements of the
Comprehensive Plan.

1.8 Tumwater Community Profile

Tumwater was known as the end of the Oregon Trail. It is the oldest settlement north
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of the Columbia River. It is located at the point where the Deschutes River cataracts

into Puget Sound at its most southerly point. When the cCity was founded in 1845, it

was named New Market. In 1847 the name was changed to Tumwater, as it likened

the sound of “throbbing or noisy” water, which was expressed in the native jargon as

| Tum Chuck. The cCity's early growth and development were greatly influenced by the
close proximity to the power-generating falls of the Deschutes River, the nearby
saltwater access for transportation and communication, and the abundance of timber
in the area. The town developed on the lands around the mouth of the river, and
homes and sawmills sprang up along its banks above the original settlement.

On November 25, 1869, Tumwater was officially incorporated as a fourth class town.
In 1964, the voters of Tumwater elected to change the classification to a third class
city with a Mayor-Council form of government. In 1994, the Tumwater City Council
voted to change the classification to a code city but retain the Mayor-Council form of

government. The Mayor and seven council members are elected by the registered
voters of the cGity to staggered four-year terms.

Tumwater’s is-the-third-largest-eity-in-Thurston-County-with-an-offieial-population in
2002-2014 efwas 12;730621,939 with an additional 3,250 residing in the cGity’s Urban
Growth Area.—As of Nevember1999September 2015, the cCity ranked 5455th among

the 279281 cities in the State of Washlngton—aﬂd—w&s—ene—ef—l—lé—eede—e}aes The

1.9 Tumwater Land Use Patterns

Tumwater has-an-elongatedformof development—It-is longer from north to south
than from east to west. The cCity is contiguous with Olympia to the north and

stretches for approximately five miles to the south. The City of Tumwater is generally
spread out with vacant areas interspersed with other uses. The area of the cGity is
approximately 17.70010-3 square miles or 11,322306;610 acres.

There are several important physical features that dominate the land use pattern of
Tumwater. Among these is the Deschutes River. The Deschutes River has
historically influenced the location of Tumwater and its subsequent development. The
river and its valley is an important scenic and recreational asset to the cCity.

Interstate 5 was constructed in 1959 and resulted in the demolition of most of
| Tumwater's historic downtown area. The freeway divides the cCity into western and
eastern portions. A new City Hall was constructed in 1988, a new library was
constructed in 1995, and a new fire station was constructed in 2000 along Israel Road
| in the southern part of the cCity. It is anticipated that this area, bordered by
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Interstate 5, Tumwater Boulevard (formerly Airdustrial Way), Capitol Boulevard, and
Israel Road, will become Tumwater's new city center.

An additional influence on the development pattern of Tumwater is the Olympia
Regional Airport and New Market Industrial Campus that are located at the southern
end of the cCity. The airport is owned and operated by the Port of Olympia.

Major circulation routes in Tumwater include Capitol Boulevard, which runs south
from the City of Olympia on the east side of Tumwater; Littlerock Road, which serves

| as the major north-south route through the western portion of the cCity; Black Lake
Boulevard, which comprises a portion of the northwest boundary of Tumwater;
Tumwater Boulevard, which provides access to the southern part of Tumwater; and
Trosper Road, which is the focal point of commercial activity in the central part of
Tumwater. These circulation routes have influenced development in Tumwater to a
large degree.

1.10 Existing Land Use Distribution

In order to plan effectively for the twenty-year planning period, it is necessary to
understand existing land use distribution and trends. In order to accomplish this,
Thurston Regional Planning Council has maintained a land use database for the City
of Tumwater.

| H—is—impertant-to—nete—thattThe land use designations used to identify presently
existing land uses are not the same as those used to identify future land use on the
| Land Use Maps and in each nNeighborhood chapter.

Figures 2 and 3 illustrate the results of the inventory cCity-wide.

1.11 Land Use Distribution

~— SUMMARY OF EXISTING LAND USE IN TUMWATER (2002)

Typeof LandUse —Acreage Percentage
Residential 1581 28%
Commercial 354 6%
Industrial 458 8%
Open-Space 497 9%
Vacant 1803 30%
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Figure 2
SUMMARY OF EXISTING LAND USE IN TUMWATER (2014)
Type of Land Use Acreage Percentage
Residential 3,227 29%
Commercial 470 4%
Industrial 477 4%
Public/Institutional 2,288 20%
Parks and Open Space 1,148 10%
Vacant 1831 16%
Natural Resources 608 5%
Roads, Railroads, and Rights of Way 1,273 11%
Total 11,322 100%

Figure 2Figure 2. Summary of Existing Land Use in Tumwater

Source: Thurston Regional Planning Council data program. Airport and surrounding Port of Olympia
properties are classified as Government/Institutional. Tumwater golf course is classified in Parks and
Open Space. Brewery properties are classified as Industrial.

27



LAND USE PLAN
CHAPTER 1

CITY OF TUMWATER
EXISTING LAND USE
2002

Natural
Resources*
4%

Residential
27%

Open Space
9%

Bublic/Inst Industrial
15% 8%

CITY OF TUMWATER
EXISTING LAND USE (Acres)
2014

3500

3000 +—

2500 +—

2000 -+

1500 +—

1000 +—

500 -+

77/

Figure 3. City of Tumwater Existing Land Use
28




LAND USE PLAN
CHAPTER 1

The-seeond largest percentage of acreage is taken up by residential uses at 282930%.
Residential use is the most predominant of the built land uses.

Vacant land represents 16% of the land area, while Public/Institutional comprises the
third most predominant land use in Tumwater at $520%. The Olympia Regional
Airport takes up the majority of this acreage followed by state facilities and public
schools.

Roads, railroads and rights-of-way comprise 11% of the land area, while parks and
00pen space is the feurth-fifth most predominant land use in Tumwater at 910%.
Open space uses consists mostly of areas presently having a zoning designation such
as Greenbelt or Open Space. The Tumwater Valley Municipal Golf Course, Pioneer
Park, Barnes Lake, and Trosper Lake are currently zoned Open Space and Green
Belt.

Natural Resources are the seventh-sixth most predominant land use in Tumwater at
4%. The bulk of this land use is made up of the Jones Quarry at the northwest corner
of the cCity.

Industrial and commercial acreage is—are the fifth-seventh and eighth largest land
uses in Tumwater at 84%. A large portion of this acreage is taken up by the Port of
Olympia New Market Industrial Park and the Mottman Industrial Park.

Commrereinle s ppe e enibo g e oo bl s Tl ke e 000 Much
of the commercial uses in Tumwater are located along Capitol Boulevard between
Custer and Trosper Road, and along Littlerock Road generally south of Trosper Road.
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Table 3-1. Existing Land Use by Neighborhood (in Pereentages).,
Resources | Space | Institutional

Adrport B e = e e 0% 49% 100%

o Y Pl 402 6% 26% 20 1002
Met*%maﬂ Ee e e e — L — S
Blaghk-Lake
SE-Capitel Sty A4 Ao o Sy Bt 220 1005
el
Trokper o 4 Tt Tl 6o B2t 37 1004
Turhwater St 20 0% D o 43% 35% 100%
5

F B Bl Ol 3% 1ot 220, 1002
S
TablF 1-1. Existing Land Use by Neighborhood (in Percentages

Parks Roads
Preserves Railroads
Public/ and Open Natural and Rights

Neighborhood Residential | Commercial | Industrial | Institutional Space Vacant | Resources of Way Total
Airpprt 6% 4% 4% 64% 1% 11% 1% 8% 100%
Bredery 2% % 10% 20% 26% 11% 0% 24% 100%
Busl| Prairie 37% 2% 1% 3% 27% 20% 3% 8% 100%
Desd@utes 39% 1% 0% 0% 44% 4% 0% 12% 100%
Littlprock 36% 5% 2% 7% 5% 18% 17% 10% 100%
Mottiman/Black
Lak 30% 3% 19% 5% 2% 15% 20% 6% 100%
New|Market 12% 8% 0% 61% 0% 4% 0% 15% 100%
SE (apitol
Bou Evard 52% 10% 2% 9% 2% 8% 0% 17% 100%
SW Tumwater 10% 11% 9% 2% 4% 51% 0% 13% 100%
Trosher 47% 1% 2% 13% 4% | 22% 4% 8% | 100%
Tumlwater Hill 46% 2% 1% % 12% 11% 0% 20% 100%

Soure: Thurston Regional Planning Council data program.
L Airport and surrounding Port of Olympia properties are classified as Government/Institutional.
water Golf Course is classified in Parks, Preserves, and Open Space. Brewery properties are classified as Industrial.
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| Fable -2 dadztingband-thees v Netohborhood-tin-Aeres):

Neig—hber— Commercial | Industrial | *Natural | Open Publie Residential | Vacant | TOTAL
hedd Resoureces | Spaece | Institutional
Adrport 36 166 15 ] H08 4] ERn EE
B e 65 83 9 392 59 252 113 964
Litflerock 15 15 9 4] 82 62 184 308
Moptman S 45 e I+ I+ 2t 173 798
S e
SE[ Capitel 38 19 13 5 39 271 110 495
Blvud
Trdsper e 21 40 39 31 288 95 5b4
Paprwater frd=S 4 0 47 39 380 S sl
Hill

51 8 18] 9 127 46 66 298
Mapket

366 473 218 497 869 1553 1766 3742

‘ Table 1-2. Existing Land Use by Neighborhood (in Acres) **77{ Formatted Table
Parks, Roads
Preserves Railroads
Public/ and Open Natural and Rights

Neighborhood Residential | Commercial | Industrial | Institutional Space Vacant | Resources of Way Total
Airpprt 151 93 103 1.503 | 25 262 | 23 180 2,341
Brewer 10 33 50 96 | 129 52 118 490
Busl) Prairie 470 22 10 38 | 348 253 | 44 98 1,283
Des butes 280 5 - 0 | 316 26 [ 0 85 712
Littlérock 681 88 30 131 | 102 347 | 322 197 1,897
Mottiman/Black
Lakd 270 24 174 44 14 135 | 183 54 899
New|Market 44 29 - 216 - 13 52 355
SE (Japitol
Boulpvard 318 61 9 56 | 12 50 105 612
SW Tumwater 71 79 68 13 | 33 379 | 0 93 736
Trosper 398 7 17 109 | 33 187 | 36 65 852
Tumjwater Hill 532 28 16 81 136 128 224 1,145
Totgl 3,227 | 470 477 2,288 | 1,148 1,831 | 608 1,273 11,322
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2. POLICIES/DESIGNATIONS/DEFINITIONS

2.1 Introduction

The Land Use Plan makes specific recommendations for areas within the nine-eleven
neighborhoods within the cCity. Each neighborhood area chapter contains a map and
text identifying specific land use designations for particular areas. The purpose of this
chapter i1s to define each designation and to identify criteria for their use. These
definitions and criteria should be used to understand the Land Use Plan maps and
neighborhood text recommendations. Additionally, these definitions and criteria are

| also meant to be used in conjunction with Chapter 32, Goals/Policies/Objectives. At
the end of this chapter are definitions of the innovative housing and land use methods
discussed in the residential land use section of this chapter.

Figure 4 shows all of the land use designations that have been applied in the
Tumwater Land Use Plan. These designations are meant to address all existing land
uses and potential land uses that could occur in Tumwater. The number of
designations has been kept to a minimum in the interest of simplicity.

CITY OF TUMWATER LAND USE DESIGNATIONS
Residential/Sensitive Resource (2-4 DU Acre) Light Industrial
‘ Single_-Family Low Density (4-7 DU/Acre) Airport Related Industrial
‘ Single_-Family Medium Density (6-9 DU/Acre) Heavy Industrial
Multi-Family Medium Density (9-15 DU/Acre) Utilities
Multi-Family High Density (14-29 DU/Acre) Public/Institutional
Mixed Use Parks/Open Space
Neighborhood Commercial Tumwater Town Center Shereline-Environment
New Market Historic District Manufactured Home Park FumwaterFown-Genter
General Commercial Brewery District Manufactured-Home Park
Capitol Boulevard Community Cemnp cDinies
Higure4
Figure 4. City of Tumwater Land Use Designations
211 City-Wide Future Land Use Map

| The City-Wide Future Land Use Map represents the general future land use patterns
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that are desired for Tumwater within the 20 year planning period. This chapter,
Chapter 3, Goals/Policies/Objectives, and the policies in each neighborhood chapter
will implement the land use patterns on the Land Use Map. The designations and
policy recommendations for areas on the maps are based on a number of factors,
including:

» The unique physical and social/economic characteristics in the area.

> The type of existing development.

» Existing zoning regulations.

» Ownership patterns.

» The condition of existing structures.

» Subarea, district and corridor pPlans previously adopted by the cCity that

affeet-guide -land use patterns within specific areas in Tumwater. Examples
These plans include_the Littlerock Road Subarea Plan, Brewery District Plan

and Capitol Boulevard Corridor Plan-the-Besehutes-Special- AreaManagement
Plan-and-the Tumwater loeconomie Development Plan.

The City-Wide Future Land Use Map is meant to be used to evaluate individual land
use proposals and is intended to be a guide for both public and private actions
affecting the growth and development of Tumwater.

The City-Wide Future Land Use Map is not a zoning map. In many cases, more than
one zoning district would be consistent with the policy recommendations of a
particular land use designation.

Hshould-be-noted-that-dDensity ranges for the residential land use designations are
based on net density. Net density means the total number of dwelling units divided
by the net area of the site or area. Net area typically excludes streets, streams, ponds
and other water areas, and areas with environmental constraints such as flood plains,
wetlands and steep slopes. Net density can also be defined as developable land. Gross
density means the total number of dwelling units divided by the total land area of the
site or area excluding nothing. The difference between gross and net density is
critical. Roads and parking, both included in gross density, often require up to 20% of
a site.

The City-Wide Future Land Use Map is intended to indicate the type of future
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development that is desired for neighborhood areas, while allowing flexibility for
previously approved development. It is important to keep in mind that this plan
addresses a twenty-year time period. The changes that result from the policy
recommendations in this plan will likely take place slowly over time and will result in
incremental changes. In other words, these policy recommendations will not result in
drastic changes overnight.

The following section of this chapter provides specific definitions for each land use and
criteria for their use.

2.2 Residential Uses

The quality and integrity of Tumwater's residential neighborhoods defines the
character of the community and makes it unique. Ensuring that these neighborhoods
remain stable and vital is of primary importance. Residential designations in
Tumwater should provide a broad range of housing choices to meet the needs of all
people in the community.

Residential development in Tumwater should be developed with the following
guidelines:

> Residential development should provide for a dynamic mix of housing types to
accommodate the many diverse housing needs of the citizens of Tumwater.

» New residential development should provide open spaces. "Wall to wall"
development is not acceptable.

» Ensure that housing is compatible in quality, design, and intensity with
surrounding land uses, traffic patterns, public facilities and environmentally

sensitive areas.

» Ensure that new residential development promotes a reasonable diversity in
housing types.

> Support the stability of established residential neighborhoods.
» Support incentives for housing ownership in addition to rental housing.
» Enhance the appearance of and maintain public spaces in residential areas.

» Promote community involvement to achieve neighborhood improvement.
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Some neighborhood-scale commercial uses are appropriate in residential areas
to serve the needs of the local neighborhood. These uses may include
neighborhood-scale retail uses, personal services, and small professional offices,
including residences in conjunction with these businesses. These uses should be
allowed in all residential zones except those designated Residential/Sensitive
Resource. These uses should only be allowed as conditional uses to ensure that
the uses demonstrate compatibility with the existing neighborhood.
Compatibility should be achieved through the use of buildings that are sized and
designed to be residential in scale; small overall area devoted to neighborhood-
scale commercial use; and design and layout which screens residential areas
from excessive noise, lights, storage and parking areas. These uses should be
oriented primarily to pedestrian and bicycle use; uses which would result in
excessive automobile traffic should be discouraged (e.g., gas stations, drive-thru
restaurants).

Most neighborhood-scale commercial areas serving a particular neighborhood will
consist of one business. However, new neighborhood-scale commercial uses may be
considered in areas where one or more such uses already exist. In those cases,
additional businesses should be located adjacent to the existing business in small
clusters to avoid the development of commercial strips or many small businesses
strung out along transportation corridors.

Mobile and manufactured home parks which were legally established prior to
adoption of this plan should have the “Manufactured Home Park” designation applied
to them in order to ensure a sufficient supply of land for manufactured homes in
parks.

In order to meet the goals of the Growth Management Act, the Land Use Plan, and
the Housing Plan, several designations for residential land use in Tumwater have
been developed. Each of these designations has specific criteria and characteristics
related to development in each designation:

2.2.1  Residential/Sensitive Resource (2-4 DU/Acre)

The purpose of this designation is to recognize areas of unique open space character
and sensitivity to environmental disturbance such as around stream corridors, lakes
and wetlands within the city limits and Tumwater's growth area.

Residential/Sensitive Resource areas are intended to be used only for exceptional
| places within the cCity and its growth area. This designation should be applied to
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areas that are not protected by the State Shoreline Management Act and are not
already built out. These areas are where intensive urban development would
adversely affect ground or surface waters or environmental resource areas. In
addition to being of a relatively low density, development in these areas should be
clustered. Clustering means grouping or "clustering”" development onto part of a
property so that the remainder can be preserved as unbuilt open space. The intent of
clustering development in this area is to preserve open space along environmentally
sensitive areas and provide a lot configuration that allows for the preservation of the
specified amount of open space and also allows for future applied density to be
achieved over the twenty year time period. In addition to clustering, other methods of
preserving open space shall be strongly encouraged such as purchase or donation,
easements or deed restrictions, covenants, land exchanges, and transfer of
development rights as a method of preserving open space and to guide development
into less sensitive portions of the land. Densities in this designation should be 2-4
DU/Acre.

In order to protect groundwater resources from contamination by failing septic tanks
and to ensure that urban services can be provided to certain areas in a cost efficient
manner, a minimum density policy of 2 DU/Acre is recommended.

It 1s not the intent of this policy to prohibit construction on lots larger than those
required for minimum density. What is important is that the property have the
capacity to be developed at the minimum density in the future.

For example: If a property owner proposes to construct a house on a 5 acre lot and the
minimum density is 2 dwelling units per acre (%2 acre lots), they would not be
prohibited from doing so. However, the house must be sited on the 5 acre lot such that
other houses could be built on the site in the future if needed.

Soils and other natural systems should be capable of supporting densities of up to 4
dwelling units per acre with urban services without resulting in the degradation of
sensitive areas such as stream corridors, lakes, and sensitive aquifers.

The full range of urban services should be available or be planned in the near future
in accordance with the cCity's Capital Facilities Plan.

Construction activities in areas assigned this designation should only occur in the
drier months of the year in order to protect Percival Creek from sedimentation and
construction-associated runoff.

Density transfer in the Planned Unit Development overlay zoning district are not
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appropriate in this designation due to the extreme sensitivity of the area to
environmental disturbance and to provide relative density continuity between
different development sites within this density designation that may or may not
qualify for the density transfer provisions.

Accessory units should be permitted in this designation within the permitted density
on sewered lots except where the Health Department has approved septic systems.
Accessory units will provide affordable housing and extra income for homeowners.

Where clustering is used, it should be applied in the following manner in areas with
this designation:

» Clustering is recommended for development proposals in the Residential/
Sensitive Resource designation.

» Open space preserved through clustering should be at least 30% of the gross
area of the site. Of this 30%, at least half should be useable for passive
recreational purposes. Passive recreational uses include activities such as
hiking, bicycling, horseback riding, and fishing; and areas that provide access to
shorelines and other recreational uses. (Tumwater Parks and Recreation Plan)
If half (50%) of the 30% preserved for open space on a lot or development
proposal is not useable for passive recreational purposes, then an additional
amount of open space should be set aside to make the amount of area usable for
passive recreational purposes equal to the amount of open space area that is
not useable for passive recreational purposes.

Designated manufactured housing should be permitted on single lots in this
designation, subject to design standards.

2.2.2  Single-Family Low Density (4-7 DU/Acre)

The density of new development in the Single-Family Low Density designation should
be averaged over the entire site in order to reach the maximum densities required to
accommodate future population. It is not the intent of the cCity to require that lots be
of a specific size but that densities be met as an average of the overall site.

Clustering should be considered in this residential designation to protect sensitive
areas yet still accommodate residential development.
38



LAND USE PLAN
CHAPTER 32 POLICIES/DESIGNATIONS/DEFINITIONSDESIGN REVIEW

Designated manufactured housing should be permitted on single lots in this
designation, subject to design standards.

Accessory units should be permitted in this designation within the permitted density
on sewered lots except where the Health Department has approved septic systems.
Accessory units will provide affordable housing and extra income for homeowners.

However, duplexes which were legally established prior to adoption of this plan and
that are located on lands designated Single-Family Residential Low Density should be
treated as a permitted use in the implementing zoning, except where there is a
cessation of the use for three or more years. Additional dwelling units should not be
allowed to be added to existing duplex structures; however, enlargement of existing
duplex units should be permitted within the limitations established by the
implementing zoning.

2.2.3  Single Family Medium Density (6-9 DU/Acre)

The density of new development in the Single-Family Medium Density designation
should be averaged over the entire site in order to reach the maximum densities
required to accommodate future population. It is not the intent of the cCity to require
that lots be of a specific size but that densities be met as an average of the overall site.

Design review should be applied in this designation for development that is of a
greater intensity and scale than the existing and adjacent neighborhood in order to
ensure neighborhood compatibility of new development.

It is envisioned that underlying zoning in this designation would permit innovative
housing techniques such as attached single family, alley houses, z-lot and alternate
width lot housing. In order for these techniques to be used, there must be
mechanisms to ensure neighborhood compatibility and design quality. Some of the
innovative techniques that could be used in this designation include small single
family housing with alleys and zero lot line or Z-lot developments.

Clustering should be considered in this residential designation to protect sensitive
areas yet still accommodate residential development.

Accessory units should be permitted within the permitted density in this designation
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to provide affordable housing and extra income for homeowners.
Duplexes should be permitted in this designation subject to design standards. Beth
Designated manufactured housing should be permitted on single lots in this

designation, subject to design standards.

This residential designation should provide a mix of housing types in order to provide
affordable housing and ensure neighborhood stability.

2.2.4  Multi-Family Medium Density (9-15 DU/Acre)

Design review should be applied in this designation for development that is of a
greater intensity and scale thant the existing and adjacent neighborhood in order to
ensure that multi-family development is compatible with existing and surrounding
neighborhoods.

The density of new development in the Multi-Family Medium Density designation
should be averaged over the entire site in order to reach the maximum densities
required to accommodate future population. It is not the intent of the c-City to require
that lots be a specific size but that densities be met as an average of the overall site.

Detached single-family housing could be provided in the Multi-Family Medium
Density designation as long as the overall site meets the density goals of the
designation. The intent of this policy is to ensure diversity in housing types in these
areas. This residential designation is meant to provide primarily for multi-family
condominium and apartment types of structures.

Clustering should be considered in this residential designation to protect sensitive
areas yet still accommodate residential development.

Accessory units should be permitted in this designation within the permitted density
to provide affordable housing and extra income for homeowners.

Designated manufactured housing should be permitted on single lots in this
designation, subject to design standards.

Manufactured home parks should be permitted in the Multi-Family Residential
Medium Density Residential designation subject to development at cCity standards
and site plan review by the Hearing Examiner.

Additionally, Multi-Family Medium Density designated areas should be accompanied
40



LAND USE PLAN
CHAPTER 32 POLICIES/DESIGNATIONS/DEFINITIONSDESIGN REVIEW

by open space, environmental protection for sensitive areas and mass transit linkage
in order to make these higher densities viable and compatible with the community.

2.2.5  Multi-Family High Density (14-29 DU/Acre)

Design review should be applied to development in this designation to ensure that
multi-family development is compatible with existing and surrounding neighborhoods.
The Multi-Family High Density designation should be applied in areas that are
planned-for major transportation corridors and areas adjacent to the city center. The
density of new development in the Multi-Family High Density designation should be
averaged over the entire site in order to reach the maximum densities required to
accommodate future population. It is not the intent of the cCity to require that lots be
of a specific size but that densities be met as an average of the overall site.

Clustering should be considered in this residential designation to protect sensitive
areas yet still accommodate residential development.

Accessory units should be permitted in this designation only in areas of existing lower
density single family development. Minimum density requirements would preclude
accessory units within new development in this designation.

Multi-Family High Density designated areas should be accompanied by significant
open spaces, environmental protection for sensitive areas and mass transit linkage in

order to make these higher densities viable and compatible with the community.

2.2.6  Manufactured Home Park (6-9 DU/Acre)

The Manufactured Home Park &MHP)land use designation is intended to ensure
consistency with RCW 36.70A.070(2)(c) which requires sufficient land be available
for all types of housing including manufactured housing.

Manufactured home parks are permitted in this designation subject to cGCity
development standards and site plan review by the Hearing Examiner.

Designated manufactured housing should be permitted on pre-existing single lots of
record in this designation, subject to design standards.

This residential designation should help to provide sufficient land for manufactured
housing in manufactured home parks and ensure neighborhood stability.
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Uses that are incompatible or inconsistent with the goal of protecting and preserving
manufactured home parks should not be allowed.

Design review should be applied in this designation for development that is of a
greater intensity and scale than the existing and adjacent neighborhood in order to
ensure neighborhood compatibility of new development.

Manufactured Home Park designated areas should be accompanied by open space and
environmental protection for sensitive areas in order to make these areas compatible
with the community.

Subdivision and platting of properties
condominiums, should not be allowed.

for residential purposes, including

Additionally, these areas should be located along or near mass transit linkages and
close to urban services.

Figure 5 provides a summary of innovative land use techniques that are recommended
to be used in each residential designation.

INNOVATIVE LAND USE MANAGEMENT TECHNIQUES FOR RESIDENTIAL

DEVELOPMENT
Residential/S | Single- Single- Multi-Family | Multi-Family
ensitive Family Family Medium High Density
Resource Low Density | Medium Density 14-29
2-4 DU/Acre | 4-7 DU/Acre | Density 9-15 DU/Acre
6-9 DU/Acre | DU/Acre

Design Review

Revised Development
Standards

Minimum Average
Density

Clustering

Manufactured Homes
on single lots

Figure 5. Land Use Management Techniques for Residential Development
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2.3 Mixed Use (Residential Minimum 14 DU/Acre)

It is the intent of the Mixed-Use designation that there be a mixture of commercial
and residential uses in close proximity. Mixed use can include but is not limited to
mixed use buildings with retail or office uses on the first floor and residential above.

The Mixed Use designation provides an opportunity to develop areas in Tumwater
that are transit oriented and pedestrian friendly while still accommodating
automobiles, support small businesses and consumers, and provide affordable
housing and quality community design.

With architectural design and creative site planning, it is very possible to provide
fine-livable-dwelling units that are mixed in with commercial uses.

However, it is not enough to merely allow a mixing together of uses. Land use
regulations and zoning need to be altered to encourage mixed use development.
New models of mixed use development require a finer grain of mixture, to
encourage walkability and vitality. Such development concepts as urban villages,
pedestrian pockets, and neo-traditional neighborhood design rely heavily on a
mixture of uses to be successful.

Residential densities in the Mixed Use designation should be a minimum of 14
dwelling units per acre. It is expected that these densities will be difficult to reach
in the near term. However, it is in the best interest of the citizens of Tumwater
that the cCity move in the direction of reaching these goals by the end of the 20 year
planning period.

Mixed use areas, when developed with design and development guidelines have
characteristics that include:

» Transit orientation which lessens traffic impacts by providing ready access
to mass transit and provides places to work and shop adjacent to living
spaces, thus lessening the need to drive.

» The provision of affordable housing by providing more available building
lots at a lower cost.

» A pedestrian friendly environment due to wel—designedwell-designed
streets, parks and

public open spaces.
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» The provision of a sense of community and place due to quality community
design.

Areas designated Mixed Use should be developed with design and development
guidelines that promote quality community design. Design and development

guidelines can supplement zoning codes. They—are—typically—econeise—easy—to

such as industrial, warehousing and distribution, chemical handling, and those uses
which generate significant noise or are heavily truck dependent should not be
permitted in mixed use areas.

Mixed-use areas should be dense and compact. The close proximity of employment,
residential and commercial activities, and public uses will provide residents and
workers a realistic and convenient choice of walking or cycling to work, home, or
shopping, thus lessening dependence on the automobile.

Integral to the success of mixed-use areas will be good urban design. Urban design
not only refers to the appearance and attractiveness of development, but also to its
function. It is important that there be well-designed buildings to maintain
compatibility with surrounding development, as well as site design that provides for
pathways, open community spaces, and other connecting features that facilitate
easy access between developments and inspire a sense of unity.

In order to ensure that mixed use development occurs where it is desired, the cCity
should consider providing incentives for development

These could include:

> Development of detailed area master plans that address the following:
: Location, type and size of land use
Targeted residential densities
Street improvements
Location and amounts of off-street parking
Public incentives for development in focus areas
Parks and open spaces
Phasing plan for capital improvements

> Master plans should use site plans, eye level and aerial perspectives, street
sections, elevations, and text to illustrate key concepts.
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> Development of a process for coordinating multiple property ownerships in
order to provide development that is consistent and provide open space in
large enough areas as to be useful.

> Parking standards sheould be reduced in recognition of the efficiencies of
mixed use development_and benefits to stormwater management.

> Develop creative funding mechanisms to finance capital improvements and
housing such as local improvement districts, public/private partnerships,
housing funds, targeted capital facility funds and impact fees.

> Identify focus areas within areas designated mixed use that:
: Build on existing strengths and magnets, or create new ones.

Group new development to get maximum benefit from public and
private improvements or investment.

Designate focus areas as a priority for street improvements and other
capital facilities.

| > If focus areas are identified within areas designated mixed use, the cCity
could plan for the use and timing of public incentives in focus areas. Some
incentives that could be considered include:
Prepare site plans for focus areas that specify uses, development
| patterns, and improvements so that development can be expedited.

Identify, prioritize, and phase specific public street improvements in
the Capital Facilities Plan.

Conduct environmental review for focus areas so issues are resolved
and individual development permits can go forward more quickly.

| : Acquire parks and open space (if included).

| . Build transit improvements.
Waive or share impact fees for low income residential development.
Market master plans for focus areas to the development community.

Experiences from other successful communities suggest that aggressive
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marketing of focus areas by jurisdictions is needed for areas to redevelop as
envisioned. Help make the process smooth so that the maximum amount of
funds can be used on the project and not the process. If the zoning and
master plan process has been completed with interest group involvement
many of the concerns about development in the area should have already
been answered.

2.4 Neighborhood Commercial

Some non-residential uses, such as neighborhood-scale retail uses and personal
services, are appropriate in residential areas when they serve the needs of the local
neighborhood. The Neighborhood Commercial designation would allow
neighborhood scale retail uses, personal services and professional offices in
residential areas where local demand, community support and design solutions
demonstrate compatibility with the neighborhood. These uses should be limited
specifically to neighborhood retail zoning districts. Areas designated Neighborhood
Commerecial should be of a low intensity and minimally impact adjacent residential
areas. Neighborhood Commercial areas should provide a buffer area between
adjacent residential uses. This buffer should consist of landscaping and sound
barriers. Uses that produce nuisances such as light and glare; and excessive noise
and traffic should be discouraged. This buffer should also allow for bicycle and
pedestrian access to encourage the use of adjacent services without requiring a car
trip.

2.5 New Market Historic District

The Historic Commercial designation is applied in a limited area in Tumwater that
includes the Tumwater Historical Park, the Tumwater Falls Park and the site of
the Old Tumwater Brewhouse on the east side of the Deschutes River. The center
point of this area is the Old Tumwater Brewhouse. The New Market Historic
District Master Plan was adopted by the City Council in November of 1993. The
plan; includes input from the public and experts in the fields of historic area design,
and elements or provisions addressing aesthetics, vegetation, fish and wildlife
habitat, historic and prehistoric archeological significance, public access,
| environmental sensitivity, architecture and community design, traffic, and public
education. The plan is sufficiently detailed to determine whether specific proposed
structures, uses, and structural revisions are in accordance with the purposes and
intent of the District.
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All development that occurs in the area designated Historic Commercial is subject
to the standards and recommendations of the Master Plan.

2.6 General Commercial

The intent of the General Commercial designation is to support and implement the
goals of the Tumwater Economic Development Plan which was adopted in 1990.
Among these goals are the establishment of a new commercial center for the City of
Tumwater, the preservation of areas for commercial facilities which make use of the
close proximity to Interstate 5, and minimizing the undesirable impacts of such
uses on the residential neighborhoods which they serve.

The General Commercial designation has been used primarily in areas that were
previously zoned Commercial Development (CD) although other commercial areas
not zoned CD also received the designation. The General Commercial (GC)-zoning
designation, that replaced the CD zoning designation in 1995, should be the basis
for implementing zoning in areas that are designated General Commercial.

To ensure commercial development that is compatible with surrounding uses and
the general character of the community, architectural and landscaping design, and
development guidelines should apply to commercial development.

Consideration could be given to allowing mixed use structures in this designation in
order to promote development that provides affordable housing, has a transit
orientation, is pedestrian friendly, has community open space and provides a sense
of community due to quality design.

2.7 Capitol Boulevard Community

It is the intent of the Capitol Boulevard Community designation to provide for a
broad spectrum of compatible, mutually supporting uses in close proximity. Over
time, areas with this land use designation are envisioned to incrementally change
from strip commercial development and other low-intensity or non-pedestrian
oriented uses into a mixed use, pedestrian, auto and transit oriented corridor.

The Capitol Boulevard Community designation is intended to foster development
that:
e C(reates vibrant places and increases business activity, especially for
pedestrian oriented businesses.
e Increases security.
e Promotes efficient use of facilities.
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e Encourages a variety of businesses, especially those that appeal to
pedestrians and/or serve the needs of the surrounding neighborhood.

e Balances all modes of transportation by increasing access for pedestrians,
bicycles, and transit and by providing commercial services, recreation
facilities and employment opportunities near to residences, thus lessening
the need to drive.

¢ Provides affordable housing by reducing development costs and encouraging
a greater variety of housing options.

e Creates a pedestrian and bicycle-friendly environment with well

destgnedwell-designed streets and public open spaces.
e Provides a sense of community and place with quality community design.

In order to implement the goals and objectives of this land use designation,
matching zoning and special design guidelines need to be adopted as well. The
Capitol Boulevard Corridor Plan should be referenced for more in depth guidance on
this particular land use designation.
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2.8 Brewery District

The intent of the Brewery District zoning designation is to create a multi-modal
activity center. Over time, areas with this land use designation will transform from
a largely auto-oriented commercial node into a lively, walkable and economically
vibrant neighborhood center with a mixture of housing and neighborhood-serving
businesses in accordance with the Brewery District Plan, Economic and Strategic
Plans, and the Final Report for the Community Visioning Project for the Former
Olympia Brewery.

The Brewery District designation is intended to foster development that:

e Creates a stronger sense of place by facilitating pedestrian access,
establishing gathering places for residents and fostering a distinct District
identity.

e Improves transportation options, safety, and access within and across the
District.

¢ Expands economic opportunity and activity.

e Improves the function and appearance of the built environment.

e Guides redevelopment of the former brewery site and integration into the
surrounding neighborhood.

In order to implement the goals and objectives of this land use designation,
matching zoning and special design guidelines will be adopted. The Brewery
District Plan should be referenced for more in depth guidance on this particular
land use designation.

2.9 Light Industrial

To augment the role of industry in Tumwater's future, it is necessary to provide a
reasonable supply of land for a variety of uses consistent with the policies of the
Tumwater Economic Development Plan. The Light Industrial designation provides
for the location of a broad array of activities; including manufacturing, wholesale
trade, and distribution activities. The purpose of the Light Industrial designation is
to provide lands for industrial development that will allow for attraction of new
industries and expansion of existing ones while maintaining a high quality
environment.

Industrial uses should be grouped on a variety of parcel sizes in order to provide
coordinated development and sharing of facilities and services. Light industrial
areas should also have controls to establish compatibility with surrounding non-
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industrial development and to protect from nuisance-creating occurrences such as
noise, dust, odor, vibration, and air and water pollution. Additionally, areas
designated Light Industrial in Tumwater should follow the recommendations and
regulations of the North Thurston Groundwater Protection Plan.

Light industrial areas need to be located within reasonable access to truck routes,
rail, freeway. and/or air routes. Similarly, public sewer, water, and storm drainage
should either be presently available or should be easily provided during the
development process.

2.10 Airport Related Industrial

The Airport Related Industrial designation is meant to support aviation and
industrial related uses at the Olympia Regional Airport and to reflect the unique
land use activities of the Airport and associated areas. The Airport Related
Industrial designation will support the land use activities permitted in the existing
Airport Related Industry zone and discourage incompatible uses and heights.

2.11 Heavy Industrial

The Heavy Industrial designation recognizes the need for heavy industrial uses in
certain areas of Tumwater in order to provide needed materials, goods, and services
to ensure the economic vitality of the cCity and the region.

Heavy industrial uses include but are not limited to chemical processing, mining,
and mineral extraction. The Jones Rock Quarry is an example of heavy industrial
use in Tumwater. Heavy industrial uses may have impacts that are difficult to
control such as heavy truck traffic, noise, vibration, light, glare, or odors. Heavy
industrial areas should be separated from residential and commercial uses by such
methods as vegetative or lighter intensity land use buffers and should also have
controls to establish compatibility with surrounding non-industrial development
and to protect from nuisance-creating occurrences such as noise, dust, odor,
vibration, and air and water pollution. Additionally, areas designated Heavy
Industrial in Tumwater should follow the recommendations and regulations of the
North Thurston Groundwater Protection Plan.

2.12  Utilities

The Utilities designation includes those areas of land devoted to the transport and
provision of utilities such as electricity, natural gas, telephone, and other utilities.
Most of the areas receiving this designation in Tumwater are electrical utility
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easements. Utilities such as natural gas, telephone, and other utilities can be
provided within areas designated for other land uses in ways that are compatible
with other land uses. Utilities areas are also often compatible with path and trail
connections. The Tumwater Utilities Plan should be referenced for specific
recommendations and information on utility provision in Tumwater.

2.13  Public/Institutional

The Public/Institutional designation recognizes those parcels and facilities currently
in or planned for public ownership where the primary function is to provide public
services. The intent of this designation is to assure continuation and potential
expansion of acreage, facilities and services at levels consistent with population
requirements, and effected in a manner that is compatible with surrounding land
uses. Public institutional uses include but are not limited to schools, fire stations,
police stations, general government buildings, libraries,—and hospitals, and
cemeteries. Uses permitted within the Public/Institutional designation should be
based upon the Community Services {GS)-zone that was developed as a result of the
1990-Economic Development Plan.

2.14 Parks/Open Space

The Parks/Open Space designation is meant to support and implement the
Tumwater Parks Plan. The Parks/Open Space designation accommodates public
recreational pursuits, retains views and historical features, or preserves land in
essentially a natural and open state. It also provides for continuation of
agricultural uses. A site may also provide for or contain support uses consistent
with community needs, provided there is appropriate opportunity for public review
and comment.

Areas that have been designated Parks/Open Space include developed active parks,
privately operated parks, designated open space, flood plains, areas of steep slopes
or other physical constraints, golf courses, delineated wetland areas, and lakes not
under shoreline jurisdiction and watershed areas.

Specific recommendations for many Parks/Open Space designated areas are
contained in the Tumwater Parks and Recreation Plan.
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2.15 Tumwater Town Center

This designation is intended to provide for a mix of public and privately-owned
developments that will realize Tumwater's vision of a new city center. It is
envisioned to include: State and local government facilities; private commercial
developments of office, retail, and service businesses; residential; educational; civic
services; support facilities/services (i.e. child care); and public assembly facilities
and outdoor spaces.

The Tumwater Town Center is located within the City of Tumwater and is generally
bordered by Interstate -5, Tumwater Boulevard, Nicholas Street, and Israel Road.

Development within this designation should occur in a manner that is consistent
with the goals and policies of this comprehensive plan. Detailed design elements
(e.g., transportation routes, design guidelines, street standards) should be
considered for inclusion in the c€ity’s development regulations for this area.

2.16 Innovative Housing and Urban Planning Approaches Promoting Physical Activity—

Definiti

The following provides detailed descriptions of the previously-mentioned innovative
land use techniques. Some of these descriptions, such as design review and revision
of Development Standards, also apply to non-residential designations.

The intent of encouraging innovative housing techniques—inTumwater—is—toand

urban planning approaches that promote physical activity is to ensure a diverse and
dynamic mixture of housing types in the cCity. Present development patterns do

not address all of the housing needs of the community_and are generally car
dependantdependent. Most new residential development that takes place is either
very small multi-family units or very large, expensive single-family houses on large
lots. In order to address this problem, new residential development in Tumwater
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should:

» Create a sense of place, of neighborhood, and of community that builds on
what is locally unique and enduring to replace the anonymity and

placelessness-ef-urban and suburban sprawl.

» Provide a denser, richer and more equitable mixture of land uses, household
types, building types. and socioeconomic groups.

» Provide infrastructure to increased walkingability, biking, and public
transit to reduce dependence on the automobile wherever possible.

» Create more compact communities that are built so as to preserve open
space and natural systems and habitats.

3. DESIGN REVIEW

The cCity is, for the most part, a designed environment. Design will influence the
degree to which development is attractive and appealing, comfortable and safe,
compact, efficient, encourages natural and social interaction, provides most needs
within short distances, discourages environmentally disruptive influences, and is
well connected with other areas. Greater awareness and appreciation of the value
of design will continue, and the demand for development that demonstrates design
excellence will increase. This trend and the trend to plan comprehensively will
create new partnerships to achieve community goals. Public participation and
interest in design will continue to increase with greater emphasis on design in cCity
projects. With increasing density in some areas, design will become an important
factor in providing stylistic compatibility and privacy.

The Design and-development-gGuidelines ean—supplement-complement the cGity’s
zoning codes_and provide a better tool for ensuring lasting value. They-are-typically

Unlike zoning codes that can be prohibitive and exclusionary in their tone and
language, dDesign gGuidelines are illustrative and prescriptive.

They have proved very effective in promoting well--designed, mixed use new and
infill development.

The intent of design review in Tumwater is to create design and development
guidelines that_ensure lasting value through:
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YV VVVY

Infill and strengthening existing neighborhoods.
Create-liveableLivable neighborhoods.

Create-Aaffordable housing.

Create-Ddiversity in housing types and styles.
In—ecommerecial-and-mixed—use—areas—address—Sstreetscape design as

well as building and site design.

| The Design gGuidelines establish a context for development and encourage
resolution of technical planning and urban design issues such as pedestrian and

traffic circulation, stormwater runoff, landscaping and buffering, and building

location and design.

Functions of Design Review through design and development guidelines:

>
>
>
>

Establishes a community design context.

Creates community planning and urban design policy.
Assures conformance to city plans and policies.
Expedites project approval.

AThe design review process eouldaneludeincludes elements such as:

VVVVYVYYVY

>

Y

The appearance or image of a community
Street layout and design
Incorporating transit
Natural and scenic resources
Streetscape

0 Street character and liveliness

0 Pedestrian environment

0 Landscape design

0 Residence and street transition
Site Planning

0 Neighborhood character

0 Adjacent properties

0 Siting

0 Natural elements

0 Transit facilitation
Building Design

0 Architectural character

0 Character and massing

0 Architectural elements

54



LAND USE PLAN
CHAPTER 32 POLICIES/DESIGNATIONS/DERINITIONSDESIGN REVIEW

Exterior finish materials
Parking garages

Mixed use buildings
Conversions and additions
Special needs housing

O O O0OO0Oo

Design review is necessary in Tumwater to ensure that new development is
compatible with existing neighborhoods; to provide guidelines for innovative land
use management techniques; and to provide guidelines for special areas of the
cCity.

Design and-development-gGuidelines were developed as a follow on implementing
ordinance for the remaining areas of the cCity after consultation with affected
groups including citizens, builders, and cCity staff. Design standards were
developed through a process involving substantial public participation.

The goals and purpose of developingurban-the dDesign gGuidelines in Tumwater
are to encourage the development of visually sensitive developments; to encourage
developments that will contribute to the stability and integrity of a safe and
attractive neighborhood; to recognize that aesthetic considerations along with
environmental review contribute toward an enhanced environment; and to
recognize that aesthetic considerations are appropriate in order to protect property
values of adjacent properties and to ensure that developments contribute to
desirable neighborhood character.

3.1 Maximum/Minimum Densities

Minimum densities should be applied to all areas of the cCity in order to promote
more cost-efficient provision of cCity services, the provision of affordable housing,
and the encouragement of transportation modes other than the single occupancy
vehicle. Proposed development at less than the minimum density permitted should
not be allowed.
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3.2 Clustering

Cluster development 1is characterized by small pockets of fairly intense
development, surrounded by open space. Although the development is more
compact, gross density does not increase. The advantages of cluster development
are many: more efficient and less expensive provision of services; reduced
transportation costs; the protection of open space and sensitive areas; and lower
land development costs. The main purpose of clustering in Tumwater would be to
protect and preserve sensitive areas in accordance with the Tumwater Conservation
Plan. Clustering is presently permitted in Tumwater as a result of the Tumwater
Conservation Plan. It should be encouraged wherever it is necessary to protect
sensitive areas in all residential designations. Examples of clustered building types
include Z-lot developments, attached single-family or row houses, coach homes,
stacked townhouses, and townhouse mews.

3.3 Modular/Manufactured Housing

In accordance with State law, manufactured homes should be allowed anywhere
that site built single family homes are allowed.

It is the intent of this plan to promote the designation of a sufficient supply of land
for traditional mobile/manufactured home parks and to recognize that
modular/manufactured housing on single family lots and in manufactured home
parks is a viable form of housing construction.
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4. GOALS AND OBJECTIVES

4.1 Introduction

Chapter-3-of theThis Chapter of the Land Use Plan specifies goals, policies, and
objectives meant to set forth a direction for the future growth of Tumwater based on
its 20 year community vision. The goals, policies, and objectives also serve to
ensure coordination with separate Comprehensive Plan Elements, regional plans
and County-Wide Policies. Additionally, they serve as an action plan for
implementing certain recommendations within the Land Use Plan. The goals,
policies and objectives should be looked at in conjunction with Chapter 2,
Policies/Designations/ Definitions. The two chapters are meant to work together as
a whole.

4.2 Goals/Policies/Objectives
GOAL #1

Ensure that the Land Use Plan is implementable and coordinated with all
applicable cCity plans and the plans of other jurisdictions in the Thurston region.

Policy, Objective :///{ Formatted: Underline
{ Formatted: Underline
1.1 Ensure that the Land Use Plan is consistent with adopted County-
Wide Policies.
1.1.1 Ensure that the nine County-Wide Policy elements in the
County-Wide Policy Plan are implemented (Reference
Appendix B).
1.2 Encourage the creation of a new city center that is compatible with the

Land Use Plan.

1.3 Coordinate the Land Use Plan with the Port of Olympia
CemprehensiveRlanMaster Plan (201500).

1.4 Ensure consistency between the Land Use Plan and Tumwater
Historic District Master Plan.

1.5 Coordinate the Land Use Plan with the Shoreline Master Plan for the
Thurston Region.
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1.5.1 Ensure that the adoption of the "Management Unit
Regulations" chapter in Volume 2 of the Percival Creek
Corridor Plan takes place through the revision of the
cCity's Zoning.
1.5.2 Ensure that the Land Use Plan is consistent with the
recommendations of the Deschutes Special Area
Management Plan.

1.6 Coordinate the Land Use Plan with the cCity's Economic Development
Plan.

1.6.1 Implement the Goals and associated Policies, and
Objectives of the Economic Development Plan.

1.7 Ensure consistency between the Land Use Plan and the City of
Tumwater Zoning Code.

1.7.1 Implement the Land Use Plan by revising the Zoning
Code and other municipal Codes to reflect the
designations and boundaries outlined in the Land Use
Plan.

1.8 Thurston County and Tumwater, in accordance with Section
36.70A.120 RCW, shall make capital budget decisions consistent with
the comprehensive plan.

GOAL #2

Ensure that development takes place in an orderly and cost-efficient manner in
order to best utilize available land and public services, preserve open space, and
reduce sprawl.

Policy

Objective

2.1

Encourage the highest intensity growth to locate within the cGity's
corporate limits.

2.1.1 Implement the Goals and associated Policies and
Objectives of the Economic Development Plan. (1.6.1)
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2.2

2.3

2.4

2.5

GOAL #3

Reduce the inappropriate conversion of undeveloped land into
sprawling low density development.

2.2.1 Ensure that the nine County-Wide Policy elements in the
County-Wide Policy Plan are implemented. (1.1.1)

Encourage innovative land use management techniques such as
density bonuses, cluster housing, z-lots, planned unit developments,
and transfer of development rights.

2.3.1 Consider revision of the cCity's Development Standards to
encourage innovative land use management techniques.

Ensure that new annexations adhere to the policies and objectives of
the cCity's Annexation Policy.

Encourage the development of architectural and landscape design
standards.

2.5.1 Implement Goal Nos. 5 and 6 within the Economic
Development Plan.

| Ensure that adequate public services, facilities, and publicly-owned utilities are
available to proposed and existing development.

Policy Objective
| 3.1 Coordinate development with the cGity's six-year Capital Facilities
Plan.
| 3.1.1 Ensure that the Capital Facilities Plan can be
implemented through the Land Use Plan's projected
densities.
3.2 Ensure that development is in conformance with the Comprehensive
Water Plan and Comprehensive Sanitary Sewer Plan.
3.3 All proposed development should be analyzed for anticipated impact on
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3.4

3.5

3.6

3.7

GOAL #4

services, either as an element of site plan review; or as part of
environmental impact assessment.

Preference normally should be given to providing adequate public
facilities to settled areas rather than extending new services to
sparsely settled or undeveloped areas; and to serving incorporated land
before serving unincorporated areas.

3.4.1 Ensure that the nine County--Wide Policy elements in the
County-Wide Policy Plan are implemented. (1.1.1)

Public agencies should work with developers to determine where and
when new public facilities are to be placed to permit proper
development of commercial and residential projects. This process
should be directly related to the Capital Facilities Plan and site plan
review in order to achieve concurrency.

3.5.1 Ensure that the nine County--Wide Policy elements in the
County-Wide Policy Plan are implemented. (1.1.1)

Residential and commercial development utilizing septic tanks for
sewerage disposal, which have sanitary sewer laterals readily
available, should be required to hook up to the sanitary sewer when
the system fails, needs replacement, or requires major repairs.

Residences and businesses utilizing private wells for water systems
which have cCity water service available shall be required to connect
to it when the well fails, needs replacement, or requires major repairs.

Encourage land use patterns that will increase the availability of affordable housing
for all economic segments of the Tumwater population.

Policy

Objective

4.1

4.2

Coordinate the Land Use Plan with the Tumwater Housing Plan and
fully implement the goals, policies, and objectives of the Housing Plan.

Encourage innovative techniques for providing affordable housing that
will result in an attractive product that will be an asset to the
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Tumwater community.

4.2.1 Consider revision of the cCity's Development Standards to
encourage innovative land use management techniques.
(2.3.1)

4.3 Manufactured housing should be allowed to site on individual lots
within the cCity, as well as within mobile/manufactured home parks,
to encourage affordable housing.

4.3.1 Consider methods, including creating a new zone district
and land use designation to provide sufficient land for
manufactured housing in accordance with the Growth
Management Act.

4.4 Implementing regulations should permit experimentation in newer
forms of residential development where amenities of open space,
privacy, and visual quality can be maintained or improved, and flexible
solutions to land use problems such as affordability can be achieved.
4.4.1 Consider revision of the cGity's Development Standards to

encourage innovative land use management techniques.
(2.3.1)

4.5 Higher density residential uses should be encouraged in order to
provide affordable housing. These uses should blend with the existing
character of the community.

GOAL #5

Ensure that development patterns that will encourage efficient multi-modal
transportation systems are coordinated with regional, cCity and cGCounty
transportation plans.

Policy

Objective

5.1

5.2

Ensure coordination with the Tumwater Transportation Plan.
Ensure coordination with the Thurston Regional Transportation Plan.

5.2.1 Ensure that the nine County--Wide Policy elements in the
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5.3

5.4

5.5

5.6

5.7

5.8

5.9

5.10

County-Wide Policy Plan are implemented. (1.1.1)
Ensure coordination with the Tumwater Parks and Recreation Plan.

Pedestrian and bicycle trail links with various parts of Tumwater and
within the business area should be established.

5.4.1 Ensure coordination of the Land Use Plan with the
Tumwater Parks and Recreation Plan and the Tumwater
Transportation Plan.

Provision of urban plazas and access to transit stops should be
encouraged when new construction or major renovation is proposed.
Incentives for providing such amenities should be sought.

5.5.1 Consider revision of the cCity's Development Standards to
encourage provision of these amenities. Consider
development of a cCity--wide design standards program.

The Land Use Plan should allow densities and mixes of uses that
reduce the number and lengths of vehicle trips and increase the
opportunity to use public transit and non-motorized modes of travel.

Reinforce the link between land use and public transportation by
encouraging development to occur at urban residential densities along
designated transit corridors, nodes and near commercial centers.

Ensure that proposed capacity improvements to the cCity's
transportation systems are designed to serve proposals that are
contiguous to existing development, as a means to discourage the
occurrence of "leap frog" development patterns.

Provide development incentives (such as increased density, increased
square footage, or increased height) within designated urban growth
boundaries for proposed land developments located adjacent to
transportation corridors when amenities for transit users, bicyclists,
and pedestrians are included.

Encourage land development proposals to utilize the capacity of the
existing transportation system, especially transit and non-motorized
modes.
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5.11 Encourage public and private development proposals to enhance the
street side environment to maximize comfort for the transit user and
the pedestrian.

5.12 Encourage subdivision and commercial/retail project design that
facilitates cost-effective transit and emergency service delivery.

5.13 Discourage transportation improvements, regardless of their financing
mechanisms, that would trigger premature development; that is,

development which is inconsistent with applicable comprehensive
plans and zoning.

5.14 Ensure that alternative transportation modes are included in
comprehensive plans, subdivisions and other land developments.

GOAL #6

Reduce impacts from flooding; encourage efficient stormwater management; and
ensure that the groundwater of Tumwater is protected and preserved.

Policy Objective

6.1 Ensure that new development is in conformance with the requirements
and standards of the North Thurston Groundwater Protection Plan.

6.2 Ensure that new development is in conformance with the requirements
and standards of the Drainage Design and Erosion Control Manual for
Tumwater.

6.3 Ensure coordination with the Percival Creek Comprehensive Drainage
Basin Plan.

6.4 Ensure that new development is in conformance with aquifer

| protection standards of the cCity's Conservation Plan.

6.5 Ensure the implementation of the Hazard Mitigation Plan for the

Thurston Region to reduce or eliminate the human and economic costs
of natural disasters for the overall good and welfare of the community.

GOAL #7
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Encourage the retention of open space, parks, trails and development of recreational
opportunities within Tumwater.

Policy

Objective

7.1

7.2

7.3

GOAL #8

Ensure coordination with the Tumwater Parks and Recreation Plan.

Ensure coordination of the Land Use Plan with the open space
retention and natural area preservation standards of the cGCity's
Conservation Plan.

Provide a variety of open spaces including landscaped buffers, small
parks, plazas, and other community areas to balance higher density
development and enhance the quality of living.

7.3.1 To make certain that areas of developments dedicated to
open space provide the functions intended, the cGity's
Zoning Ordinance should specify the amount of area that
must be dedicated for open space and require that it be in
a configuration that is useful for the purpose desired.

Ensure that physical limitations of the land are observed during the development

process.

Policy

Objective

8.1

Ensure that new development is in conformance with the standards

and requirements for critical areas within the Tumwater Conservation
Plan.

8.1.1 Consider implementation of the State geological study
and mapping program for the cGity. This study should
address:

» Geologic hazard areas
» Erosion hazard areas
» Landslide hazard areas
» Seismic hazard areas
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8.2

8.3

8.4

GOAL #9

» Volcanic hazard areas

The cCity should reserve the right to prohibit or set conditions on
development based on anticipated adverse environmental impact.

Development within the Shoreline Management Jurisdiction shall
adhere to the flood control policies, land use controls, and regulations
of the applicable environmental designation as described in the
Thurston Region Shoreline Master Program and adopted by the City of
Tumwater.

Ensure that new development is in conformance with the standards of
the cCity's Protection of Trees and Vegetation Ordinance.

Identify what conditions should be applied to development in residential areas.

Policy

Objective

9.1

9.2

9.3

Residential developments should be protected from excessive noise,
odors, dirt, glare, and other nuisances emanating from commercial and
industrial uses.

The Zoning Ordinance should allow for multi-family residential
development. Consideration should be given to encouraging this type of
development near centers of community services.

9.2.1 Consider revision of the cCity's Development Standards to
encourage innovative land use management techniques.
(2.3.1)

Design features of new residential areas should integrate the existing
natural systems into the layout and siting of dwelling units. Trees and
significant ecological systems, in so far as possible, should be
preserved.

9.3.1 Consider revision of the cCity's Development Standards to
encourage innovative land use management techniques.
(2.3.1)
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9.4 Implementing regulations should permit experimentation in newer
forms of residential development where amenities of open space,
| privacy, and visual quality can be maintained or improved, and flexible
solutions to land use problems can be achieved.
| 9.4.1 Consider revision of the cCity's Development Standards to
encourage innovative land use management techniques.
(2.3.1)
9.5 Private residential gated communities should not be permitted.
GOAL #10

| Identify the cCity's policies and regulations pertaining to commercial and industrial
areas and uses.

Policy

Objective

10.1

10.2

10.3

10.4

10.5

The Land Use Plan shall implement the goals, policies and objectives
of the cCity's Economic Development Plan.

Developers shall be encouraged to concentrate non-residential land
uses in integrated centers in order to insure convenient access and
prevent strip development.

Commercial, industrial. and manufacturing uses should be grouped
into centers rather than dispersed throughout the cCity. These centers
shall have a landscaped, urban park quality.

Future development of commercial, manufacturing and light industrial
areas in Tumwater should rest on a comprehensive, integrated
planning scheme incorporating performance standards regarding:

Green belts and buffering

Landscaping

Parking facilities

Other items of site design as appropriate

0o

Land use regulations should guide new industrial development into
areas and patterns that minimize heavy trucking through residential
and business areas.
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10.6

10.7

10.8

GOAL #11

Commercial and industrial structures, where practical, should be low
profile and should provide landscaping including lawns, trees and
shrubs.

Commercial and industrial land uses should be located close to arterial
routes and freeway access and rail facilities.

Neighborhood commercial uses that supply nearby residents with
everyday convenience shopping goods should be encouraged in the
cCity to reduce traffic generation. Generally these uses should be very
small, not generate excessive traffic, and be compatible with nearby
residences.

Ensure that new development is energy efficient.

Policy

Objective

11.1

11.2

11.3

11.4

11.5

11.6

Recognize the potential energy efficiencies associated with mixed use
developments and centers.

Encourage building design, orientation, and land use arrangements
that take advantage of natural land forms, existing vegetation, and
climatic features for the purpose of reducing energy demands for
heating and cooling purposes.

Where appropriate, aggressively pursue conservation and/or system
improvements as a potential means to defer the siting and
development of new facilities.

Recognize the savings in energy usage for heating and cooling purposes
associated with common wall construction.

Encourage existing and new development to use landscaping to take
advantage of the sun's warming rays in winter and to provide shade in
summer.

Recognize the potential energy savings through optimally using solar
energy and orient development sites accordingly.
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11.7 Consider the impact of new development and landscaping on the solar
accessibility of adjoining lots and mitigate wherever feasible.

11.8 Encourage development and integration of new energy technologies in

the design of new development and redevelopment which result in
energy and cost savings.

GOAL #12
Promote the preservation of sites of historical and cultural significance.

Policy Objective

12.1 Ensure coordination of the land use element with the City of
Tumwater and Thurston County historic preservation programs.

12.2 Make land use decisions that protect designated state and national
landmarks listed by the State office of Archaeology and Historic
Preservation.

GOAL #13

Protect Olympia Regional Airport from incompatible land uses and activities that
could impact present and future use of airport facilities and operations.
Regulations and/or criteria should reflect the urban environment adjacent to the
airport.

Policy Objective

13.1 Promote the safe operation of Olympia Regional Airport by
encouraging compatible land uses and activities; and discouraging uses
or activities that will impede safe flight operations or endanger the
lives of people on the ground.

13.2 Coordinate the protection of Olympia Regional Airport with Thurston
County by developing consistent implementing regulations.

4.3 Implementation Policies

Successful implementation of the concepts, goals, and policies of the Land Use Plan
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will require changes in regulations, procedures, programs, capital investments, and
other activities.

The Land Use Plan includes strategies that identify actions to achieve stated goals

and policies. The following strategies are proposed to implement the objectives of
Land Use Plan:

>

Change zoning designations, as may be appropriate, in certain areas of
the cCity to be consistent with the overall City Land Use Map, the
individual nNeighborhood maps, and policies.

Develop or modify existing zoning and land use regulations to achieve
mixed use areas, allow clustering and the use of innovative housing
techniques, and address infill.

Protect the Olympia Regional Airport from incompatible uses by
applying the development standards of the Airport Overlay Zone,
Chapter 18.32 of the zoning code. The Airport Overlay Zone addresses
three primary issues further described below: height hazards,
compatible land uses, and Airport Overlay Zone disclosure statements.
Any changes to this chapter, as may be appropriate, should be made
after consideration of the Washington State Department of
Transportation Aviation Division Publication “Airports and
Compatible Land Use, Volume 17, and other best available technical
information to the extent practical within an urban area.

Height Hazards. Prohibit structures and trees from penetrating
airspace surfaces as defined by Title 14 of the Code of Federal
Regulations Part 77, except as necessary and incidental to airport
operations.

Land Use Types and Intensities. Permit appropriate land uses that are
compatible with airport and aviation uses. Encourage contiguous open
space areas within the Airport Overlay Zone that provide functional
open space needs for aircraft in cases of an emergency. Open space
areas should be large and contiguous to other open space areas.

Disclosure Statement. Require a disclosure statement to be recorded
with the Thurston County Auditor for subdivisions, short subdivisions,
binding site plans, and building permits located within the Airport
Overlay Zone. The disclosure statement should state that the property
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GOALS/POLICIES/OBJECTIVES

is located within the Airport Overlay Zone in which a variety of
aviation activities occur. Such activities may include but are not
limited to noise, vibration, chemicals, odors, hours of operation and
other associated activities.

Develop urban design plans and development standards to address
compatibility of new development, preserve neighborhood character,
and create pedestrian-oriented transit supportive development.

Through the Joint Planning process and the County-Wide Planning
Policies for Thurston County, direct the timing and location of
development with the provision of adequate facilities and services
within Tumwater's Urban Growth Area.

Invest in public improvements to facilitate and complement private
development including streetscape improvements, public open spaces,
and other amenities.

Review and modify, as necessary, existing plans to ensure consistency
with the Land Use Plan.

Continue public involvement in the planning process so that the
decisions made regarding the growth and development of the cCity are
reflective of general community goals and sensitive to the special
interests of affected parties.

Modify the land use regulatory review, permitting, and approval
system for consistency with the Growth Management Act and adopted
plans; to ensure predictability; and to allow for the processing of
development permits in a timely and fair manner.
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5. LAND SUPPLY ANALYSIS
5.1 Introduction

The purpose of the urban area land supply analysis is to determine how much
residential, commercial, and industrial land Tumwater will need to have in order to
accommodate at least 20 years of projected growth.

Under the Growth Management Act, counties planning under the GMA are given a
20-year population forecast by the State Office of Financial Management (OFM).
These population estimates are used by the counties and the cities within them to
designate their urban growth areas. Thurston County and all of the cities and
towns within it must accommodate at least the population forecast by OFM.

| County-Wide Policy X-(Fen-) addresses population distribution in Tumwater:

Process to determine and assure sufficiency of urban growth areas to permit

///{ Formatted: Font: Not Italic

projected urban population.

1. The State Office of Financial Management growth management planning
population projection for Thurston County will be used as a minimum
amount of population to be accommodated for the coming 20 years.

2. Within the overall framework of the OFM population projection for the
cCounty—and—byAugust—1-3992 Thurston Regional Planning Council will
develop smaller area population projections based on current adopted plans,
zoning and environmental regulations and buildout trends.

3. The Urban Growth Management Subcommittee of Thurston Regional
Planning Council will review the Thurston Regional Planning Council's
smaller area population projections to assure that the minimum 20-year
population is accommodated cCounty-wide, and that urban growth areas are

///{ Formatted: Font: Not Italic

of sufficient area and densities to permit the projected urban population.

Explanatory Comment: If the smaller area projections under No. 2, above, indicate,
for example, that based on existing planning/zoning and buildout trends that one or
all urban growth areas would be full before 20 years, the cGounty and cities will be

- /{ Formatted: Font: Not Italic

in a position through the review that would take place under provision No. 3, above,
to identify needed actions, such as enlarging growth boundaries encouraging more
compact development inside growth areas, mechanisms to cut the amount of
population coming into the ¢County, etc.
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Figure 6 shows a forecast of population growth for Tumwater and its Urban Growth
Boundary. This forecast was developed by the Thurston Regional Planning Council
and is based upon a hybrid economic and demographic model._See also Figure 2.

Thurston Regional Planning Council has utilized two growth scenarios in their
forecast: current trends and full density. The current trends forecast assumes that
growth will occur as it does presently with existing zoning and development
regulations. The full density forecast assumes that development will occur in a
more compact manner than presently occurs and that more growth will be
accommodated in the cCity and its Urban Growth Area. Given the goals and
mandates of the Growth Management Act and the policies and land use
designations used in the Land Use Plan and the Housing Plan, the full density
population forecast has been used.

Bearin—mind-thattThe Land Use Plan only addresses areas that are presently
within the Tumwater city limits. Planning in the Urban Growth Area will occur
through the Joint Planning process.

TUMWATER AND URBAN GROWTH AREA 20 YEAR POPULATION
FORECAST
20152002* 20352022** Population % Increase
Population Population Increase {2015-
20352002
2022}
Tumwater 21,939 34,680 12,741
Urban Growth Area 3,250 8,203 4,954
Combined areas 25,188 42,883 17,695

Lo G
Figure 6. Tumwater Urban Growth Area 20 Year Population Forecast
* Source: Office of Financial Management, Forecasting Division—April 1 Population—of—Cities;

>

oo A

ARG COHR —oSea—40 é

1O/ 3102
** Source: The Profile, October 20022015, Thurston Regional Planning Council, and the Population
and Employment Forecast for Thurston County Final Report;1999.

The data in Figure 6 indicates that the total population forecast for
Tumwater's present city limits will be 18;566234.680 persons. Presently, in
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201502, the population within Tumwater's city limits is $2;73621,939. It can

be seen that an additional population of 5;83212,741 must be accommodated
within the city limits within the 20 year planning period.

CITY OF TUMWATER
EXISTING LAND USE

Vacant
31%

Natural
Resources*
4%

Residential
27%

Open Space
9%

Public/Inst Commercial

15% Indgos/(t)rlal 6%
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The first step in performing an urban area land supply analysis is to determine
what land uses are in the cGity through a land use inventory and land use
database. As indicated in Chapter 1, this has been completed for Tumwater by the
Thurston Regional Planning Council through the Buildable Lands Program.

5.2 Partially Used/Under Utilized Land Supply Analysis

It is particularly difficult to determine build out of partially used and under-utilized
land due to several factors such as current economic conditions, property owners
holding property from the market for an anticipated increase in value, businesses
retaining property for future expansion, and residential property owners holding
property in order to retain privacy around an existing unit. Thurston Regional
Planning Council has incorporated these factors into their buildable lands estimates
for 20022015.

5.3 Residential Developable or Re-developable Vaeant-Land Supply Analysis

It is important to know that not all of the vacant land in Tumwater is available for
development. Land might not be available for development for some or all of the
following reasons:

1. The land is undevelopable due to environmental constraints such as
geological hazards and wetlands. These constraints are clarified in the City
of Tumwater's Conservation Plan. Previously, a factor of 20% was used to
estimate the amount of this type of undevelopable land. However, due to new
data and mapping systems almost all of the environmental constraints have
been mapped and can be calculated at an acceptable accuracy level.
Thurston Regional Planning Council has done this task and incorporated it
into the 2002—Buildable Lands Report. (Buildable—Lands—Technieal
DocumentationTable12)
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Note: Thurston Regional Planning Council did not use steep slope data in
determining the 2002 Bbuildable Llands data for Tumwater due to an
unacceptable level of accuracy when applied to a parcel based city-wide map

of Tumwater. (Buildable Lands Technical Documentation; p-34-and Table 11)

2. A certain amount of vacant land is needed for roads and rights-of-ways.
Thurston Regional Planning Council has calculated that 17% of the vacant
developable land will be needed for future roads and rights-of-way.

3. A certain amount of vacant land will be developed into uses other than
residential. These uses include churches, parks, schools, and daycares; all of
which are currently allowed within residential zones. Thurston Regional
Planning Council estimates that these uses will consume varying amounts of
land w1th1n dlfferent re51dent1al zones. The-amounts—are-asfollowsMulti-

Thurston Regional Planning Council has determined that 25% of the vacant
developable land which is being held out of the marketplace for investment, future
expansion, or personal use will be available for development every five years. It is
assumed that all of this type of land will be available for development at one time or
another during the 20-year planning period.

As a general rule, land with the fewest site constraints develops first because it is
less expensive and more convenient to develop. Remaining vacant land may have
more site constraints and be more difficult to develop.

When the preceding factors are taken into consideration, there may be less land
available for development or re-development than is initially apparent. This is
shown in Fable4-1Figures 7, 8, and 9.

Figure 7. Buildable Commercial Land in Acres

Vacant or
City or Growth Area Zone Partially-used | Redevelopable® Other
City Brewery District 11 12 ~
; Capitol Boulevard Corridor 28 _
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_ Community Services 0 - _
} General Commercial 164 39 B
) Historic Commercial - 0 B
) Mixed Use 46 6 -
) Neighborhood Commercial 13 2 B
) Town Center 19 10 | Unknown?
Urban Growth Area Business Park 17 - B
) Commercial Development 6 10 _
) General Commercial 33 2 B
) Neighborhood Commercial 2 1 B
Total _ 320 111 _

! Land with moderate to high likelihood of intensifying uses.
2 Development potential not estimated for Port of Olympia's Tumwater properties and Brewery

Properties.

Zone Total and | Developed Undevelopable | Future Other Uses* | Net
Area Land Land Roads Buildable
Land

R/SR 249 50 25 30 1 133
SEL 1015 538 66 65 24 295
SEM 964 6 56 40 g 179
MM 195 125 4 16 1 50
MEH 142 S 4 10 9 o1
MU 235 101 19 2 9 gEx
BD
EBC
Total 2800 1571 154 157 50 7
/SR Residential/Sensitive R

e ) ; .
MEZHMgl'E 'lfll,!l' D 7+
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Figure 8. Buildable Industrial Lands in Acres
Vacant or
Partially- Redevelopable
City or Growth Area | Zone used 1 Other
City Airport Related Industry 0 0| Unknown?
) Heavy Industrial 4 1 B
i Light Industrial 811 131 | Unknown’
Urban Growth Area | Light Industrial 189 27 | Unknown 2
Total ) 1,004 160 )
! Land with moderate to high likelihood of intensifying uses.
? Development potential not estimated for Port of Olympia's Tumwater properties and Brewery Properties.

| 5.45  Analysis of Population Accommodation

| In order to determine whether or not the cCity has the capacity to accommodate the
projected population, an analysis of all of the proposed residential land use
designations was performed. The Mixed Use designation has been included in these
calculations to reflect the potential of this designation to accommodate residential

development. ThurstenRegional Planning Counetl-estimates—thatin Tumwater

Figure 9. Residential Land Supply and Future Development Capacity

Residential Capacity
Residential Additional
Buildable Land Residential Redevelopment
Estimate in 2014 Capacity on & Accessory
City or year 2000 Dwelling Buildable Land Dwelling Unit
Growth Area | Zone (Acres) Units (2015-Buildout) Estimate
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City Brewery District 1 36 26 221
City Capitol Boulevard Corridor 1 62 25 347
City General Commercial 6 99 76 10
City Light Industrial - 75 - -
Multi-Family High Density
City Residential 12 1053 356 0
Multi-Family Medium
City Density Residential 157 1658 1,062 -
City Manufactured Home Park 6 506 28 -
City Mixed Use 5 84 117 8
Residential/Sensitive
City Resource 149 256 414 -
Single-Family Low Density
City Residential 674 2314 2,979 6
Single-Family Medium
City Density Residential 414 3468 1,998 44
City Town Center Mixed Use 0 0 6 1
City Town Center Residential 1 165 18 14
Urban
Growth Area | Commercial Development 0 23 1 2
Urban Multi-Family Medium
Growth Area | Density Residential 67 430 387 -
Urban Residential/Sensitive
Growth Area | Resource 36 132 84 -
Urban Single-Family Low Density
Growth Area | Residential 371 604 1,507 -
Urban Single-Family Medium
Growth Area | Density Residential 108 102 695 0
Total _ 2,010 11,067 9,781 653

Source: Thurston Regional Planning

Council Data Program.

Note: This data set is updated from that used in the 2013 Buildable Lands Report: dwelling units were updated
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to 2014, and two new zoning districts were included in the analysis. Capacity estimates include reductions for
public facilities such as roads, schools, and parks as noted in TRPC's Land Supply Assumptions documentation.
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Figure 10, New Dwelling Units Required for 20 Year Planning Period.

Land Use Plan Potential New Dwelling Units
20 Year Planning Period (2015-2035)

Units Needed to Accommodate

Units at Minimum Density Buildout P
Units at Maximum Density Buildout 6563 ]
/ / v
4000 6000 8000
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Land Use Plan Potential New Dwelling Units
20 Year Planning Period (2015-2035)

2035 Population !
(without redevelopment potential) ’
(with redevelopment potential) 10,434

0 2,000 4,000 6,000 8,000 10,000 12,000

Higure 11

Figure 33-10 shows the results of the calculations graphically. The first bar of the
graph shows the number of residential units needed to accommodate projected
population growth. The second and third bars of the graph indicate the potential new
units that could be constructed. The minimum and maximum density bars are based
on the density ranges of each residential land use designation and the Mixed Use
designation.

| What the graph shows is that the cCity can accommodate the projected population
growth. Even if all development occurs at the minimum density, accommodation of all
the projected population will be possible. However, it is not expected that the majority
of development will occur at minimum densities. As population increases in the
Thurston County area and housing costs become increasingly more expensive due to
land and construction costs, it is likely that a larger market for higher density
development will occur.

Each land use designation intended for residential uses will utilize a minimum
density policy. A minimum density policy would require development to be configured
so that infill may occur in the future and would ensure that valuable urban land is not
developed at extremely low densities. The minimum density policy is one of the main
tools to accommodate future population in the Land Use Plan.
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116.1 Introduction

The Airport is located in the southern area of Tumwater generally south of
Tumwater Boulevard west of Capitol Boulevard/Old Highway 99 and east of
Interstate 5. The Olympia Regional Airport, which is owned and operated by the
Port of Olympia, takes up most of the area of the neighborhood and is important to
the economic health of Thurston County as a whole.

AIRPORT
EXISTING LAND USE (Acres)
2015

1600
1400
1200
1000
800
600
400
200

Residential Commercial Industrial Public/ Parks and Vacant *Natural Roads,

Institutional Open Space Resources Railroads, &
Right of
Way
Fogpa 2l

Figure 11. Airport Existing Land Use 2015
*Includes agriculture, forestry, and mining.
Sources: (1)Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning

Figure 24-7 indicates the proportion of land uses that exist in the neighborhood at
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this time. The most predominant use at this time is vacant land. The majority of
this land is on Port of Olympia property. The Public Institutional category includes
the George Washington Bush Middle School as well as a large amount of Port
owned property currently being used for airport operations. Commercial uses are
mostly located along Capitol Boulevard. Industrial uses make up the third most
predominant use in the neighborhood. The majority of these industrial uses are
located in the New Market Industrial Campus located west of the Airport runway.

Tumwater Boulevard serves as a minor arterial and is the main east-west
circulation link in the Airport Neighborhood. Capitol Boulevard/Old Highway 99
serves as the main north-south circulation link and is classified as a major arterial.
Center Street is classified as a major collector. 88th Avenue, Kimmie Street and
83rd Avenue SE are important circulation links in the southern portion of the
neighborhood.

Water service is available to most of the Airport Neighborhood with the exception of
areas south of the Airport runway. Additionally, water service had been extended to
serve the Bush Middle School located at the corner of Kimmie Street and 83rd Avenue
SW. Water service has also been extended along Old Highway 99 to serve the
industrial areas near 79th Avenue SE on the east side of the neighborhood.

Sewer service is available to most of the northern area of the neighborhood. Sewer
has been extended to areas just west of the Airport runway and to the areas near
79th Avenue SE on the east side of the airport. The Valley Interceptor, which runs
from Tumwater Boulevard to Bonniewood Drive to Elm Street and down the
Deschutes River Valley to the Cherry Street Interceptor, provides capacity for all of
the Airport Neighborhood. A regional sanitary sewer pump has been constructed at
83rd and Kimmie Street with force mains connecting at 76th and Center Street.

Most of the Airport is flat. Some areas in the neighborhood are low lying and have a
high groundwater level. High groundwater in some parts of this- area has been a
significant problem and is currently being considered jointly with Thurston County
to develop alternatives and potential solutions. The groundwater in the
neighborhood is the source for much of Tumwater's municipal water supply. This
resource should be protected by following the recommendations of the North
Thurston Groundwater Protection Plan, Tumwater's Conservation Plan, and the
Wellhead Protection Ordinance.

Portions of the area are in the Airport Overlay Zone. Future development of land in
the Airport Overlay Zone is subject to the overlay zone development standards in
Chapter 18.32 of the Tumwater Zoning Code. The intent of the overlay zone is to

87



LAND USE PLAN
CHAPTER 65 EAND SUPPEY ANALYSISATRPORT

protect the viability of the Olympia Regional Airport as a significant resource to the
community by encouraging compatible land uses and densities, and reducing
hazards that may endanger the lives and property of the public and aviation users.
The Airport Overlay Zone identifies a series of compatible use zones designed to
minimize such hazards.

Uses adjacent to the Airport include a mix of office, commercial retail, residential,
and public institutional uses in the Tumwater Town Center Neighborhood to the
North. To the west is the Littlerock Neighborhood that consists mostly of
commercial uses and vacant land. East of the Airport Neighborhood are commercial
and industrial uses along Capitol Boulevard/Old Highway 99 and residential uses in
the Trails End area which is presently in Thurston County. To the south of the
Airport are widely scattered residential uses with a few subdivisions and
agricultural uses.

The Port of Olympia Master Plan applies exclusively to Port owned properties within
the neighborhood and should be referenced for specific recommendations for the
Airport Neighborhood.

The City of Tumwater should work with the Port of Olympia to ensure consistency
with the Port's plans and the cCity's Comprehensive Plan.

The Tumwater Economic Development Plan sets forth land use recommendations
for the Airport Neighborhood as well. The plan recommends industrial and
commercial development along Capitol Boulevard and south of the Airport outside
of the present city limits. The Airport area itself is recommended for industrial
development. Areas not presently within the cCity are addressed in the City/County
Joint Plan.

116.2 Airport Related Industrial

The majority of the land in the Airport Neighborhood is under the ownership and
jurisdiction of the Port of Olympia which operates the Olympia Regional Airport
and the New Market Industrial Campus.

The Olympia Regional Airport and associated New Market Industrial Campus serve
as a large aviation and industrial center for the southern Puget Sound area. Uses that
could occur in the Airport area include aviation, retail, commercial, office, industrial,
educational, recreational, and agricultural uses.

The Airport area has been designated Airport Related Industrial to reflect the
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unique land use activities of the Airport and associated areas.

As part of the 2015-2035 Comprehensive Plan update, City of Tumwater is
including an area rezone requested by the Port of Olympia. This area shown in
Figure 8. All parcels in this area are owned by the Port of Olympia. The rezone
area is all within cCity limits. The east boundary is marked by Tilly Road/88th.
Southern and western boundaries are marked by the cCity limits and the northern
boundary is the right-of-way (ROW) that was formerly 88th Avenue SE. This ROW
has since been closed due to the relocation of the runway several hundred feet to the
south in the early 2000s.

The Airport area should continue to be recognized as an important economic asset to
the region as a transportation facility and industrial center. In order to assure this,
the existing Airport Related Industry zone should be preserved in its present form and
should remain in its present application generally south of Tumwater Boulevard.

Portions of this area are located in the Airport Overlay Zone. The purpose of the
overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to protect the
viability of Olympia Regional Airport as a significant resource to the community by
encouraging compatible land uses and densities; and reducing hazards that may
endanger the lives and property of the public and aviation users. The Airport
Overlay Zone identifies a series of compatible use zones designed to minimize such
hazards. New developments in the Airport Overlay Zone must comply with the
standards of the overlay zone in addition to the standards of the underlying zoning
district.
89
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Other environmental concerns, such as noise impacts on surrounding residents,
strict enforcement of public water system cross connection prohibition, and ground
and surface water contamination, have been issues brought up in this area and
deserve close scrutiny during development review and thereafter. Landscape buffers
in accordance with the adopted landscaping standards are appropriate where
industrially zoned lands abut residential.

Detailed plans for the Airport area are addressed in the Port of Olympia’s Airport
Comprehensive Plan.

6.3 Historic/Cultural Resources

A Thurston County designated historic site, the Bush Butternut Tree located at 8400
Old Highway 99 on the Bush family homestead, is located directly adjacent and south
of this area. This tree is said to be the oldest Butternut Tree in the U.S. and possibly
the world. It was planted over 170 years ago by George Washington Bush and his wife
Isabella. There are two additional historic register sites in the area. One at 8820
Old Highway 99 is the Bush Prairie Oregon Trail Marker and one at 1400 85th, also
called the Bush Interpretative Site. There is a kiosk for historic info at the
northeast corner of 88t and Old Highway 99. Development near these sites should

occur in a manner that is sensitive to and preserves the historically significant area.

Clustering and density transfer through the use of a Planned Unit Development
(PUD) should be considered.

6.4 General Commercial (GC)

Another area that has been designated General Commercial is on the northwest
side of the intersection of 88th Avenue and Old Highway 99. This intersection is
likely to become a major transportation route in the future. The designated area
currently contains some commercial uses and some residential uses. Because of its
proximity to the adjacent Olympia Regional Airport and the major road
intersection, the area is most appropriately designated commercial rather than
residential. Automobile access should be limited to a few points along the two
major roadways providing access to this area. Provision of urban plazas and access
to transit stops should be encouraged as part of development design. While
residential uses remain, commercial uses adjacent to them should be screened or
buffered to minimize adverse impacts to neighboring residences.
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6.5:6 Mixed Use (ML)

The only area in the neighborhood designated Mixed Use is on the south side of the
88th Avenue/Highway 99 intersection. The designation is Mixed Use but the zoning
Thurston County placed on the property is Single Family Medium Density Residential
(6-9DU/Acre). The general reasoning for this seeming contradiction was addressed in
the Joint Plan. The following is an excerpt from the Tumwater/Thurston County Joint
Plan for the Tumwater Urban Growth Area:

The area near the intersection of 88th Avenue and Old Highway 99 has

,,,,,,/—/[ Formatted: Font: 10 pt
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historically been a residential neighborhood that, in recent years, has begun to
transition to a mix of commercial and residential development. The area north
of the intersection should be encouraged to continue this transition because it is
more compatible with the adjacent Olympia Regional Airport (see description
under General Commercial heading below). The area south of the intersection,
however, is more appropriate for a transition to a mixed use type of
development. The Mixed Use designation would provide an opportunity to
develop and infill this area in a way that provides for affordable housing close
to needed services and quality community design. This area currently consists
of primarily single-family residential uses and, therefore, should remain in the
short term within a single-family medium density residential zoning
designation. This zoning would allow for a gradual increase in residential
densities and additional neighborhood-oriented commercial uses. The area
should be periodically evaluated for a change to a mixed use zoning designation
when development trends and market conditions warrant.

The subject area is currently being annexed and has an effective date of January 1,
2016. Due to agreements with Thurston County the zoning and land use designations
of areas being annexed must be honored for one year following the effective date of the
annexation. These agreements include the County-wide Planning Policies, the Joint
Plan, and the Tumwater Annexation Policies. The cGCity should consider revising the
zoning for this area following the one year waiting period, as scheduling allows.

6.6 Light Industrial (L)

The southernmost portion of the Airport has a commercial and light industrial area
comprised of small retail businesses, feed stores, used car lots, some industrial uses,
and a large warehouse and shipping presence.

Most of the light industrial land use is comprised of warehouse-type facilities. There
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are 33 parcels currently designated light industrial and eight industrial parcels.
There is potential for growth and/or redevelopment of these areas as the cGCity

TOWS.

6.7 Utilities

A fuel/oil pipeline is located in the southern portion of this neighborhood. This buried
pipeline is owned and operated by the Olympic Pipeline Company. The pipeline lies in
an east/west direction all the way across the bottom of the airport, roughly parallel
with 88tk and 89th Avenues. It also crosses Old Highway 99 and the Deschutes River.
Its current status is unknown but it previously supplied fuels to the tank farm at the
north east corner of Linderson Street and Tumwater Boulevard. The tank farm was
removed around 2012 by the Port of Olympia which owns the property.

Special care should be taken when designating land uses near buried pipelines.
Existing residents and property owners should be reminded of the pipeline location on
a regular basis and the importance of utilizing the “Call before you Dig” hotline (811).
In the past this particular pipeline has not been very noticeable on official cCity maps
such as Future Land Use, zoning, or other maps such as Joint Plan Land Uses. To
further ensure that the public is aware of the risks involved with buried pipelines, this
pipeline corridor should be designated Utilities and shown on the official Land Use
map for the City of Tumwater. It should also be shown on the Official zoning map for
the City of Tumwater.

A natural gas pipeline is located in the southern portion of Tumwater and the Urban
Growth Area. It traverses two neighborhoods including the airport neighborhood and
the SW Industrial Area. This buried pipeline is owned and operated by the Williams
Gas Pipeline Company. The pipeline lies roughly in an east/west direction. It crosses
93rd Avenue in the vicinity of Hart Road, crosses Kimmie Road around 91st Avenue,
and then continues in a westerly direction under Interstate -5 to a natural gas gate
station on the west side of fInterstate -5. From the gate station it continues westerly
towards Grays Harbor County.

Special care should be taken when designating land uses near buried pipelines.
Existing residents and property owners should be reminded of the pipeline location on
a regular basis and the importance of utilizing the “Call before you Dig” hotline (811).
In the past this particular pipeline has not been very noticeable on official cCity maps
such as Future Land Use, zoning, or other maps such as Joint Plan Land Uses. To
further ensure that the public is aware of the risks involved with buried pipelines, this
pipeline corridor should be designated Utilities and shown on the official Land Use
map for the City of Tumwater. It should also be shown on the Official zoning map for
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the City of Tumwater.
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137.1 Introduction

The Brewery Neighborhood is located in northeastern Tumwater. The City of
Olympia forms the northern boundary; Interstate 5 and Highway 101 serve as the
western boundary; “M” Street is the southern boundary; and Cleveland Avenue and
the cemetery form the eastern boundary. This is the oldest part of the cCity, and
includes the site of the original settlement of the town New Market. The dominant
features of this neighborhood are the Deschutes Falls and the site of the former
Olympia brewery.

BREWERY NEIGHBORHOOD
EXISTING LAND USE (Acres)
2014

160
140
120
100
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40
0 - T T T T T
Residential Commercial Industrial Public/Inst Parks and Vacant Roads,
Open Space Railroads, &

Rights of
Way

Figure 27
Figure 14. Brewery Neighborhood Existing L.and Use

Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning Area
July 2010 analysis.

137.1.2 Existing Land Use Proportions

Figure 26-10 illustrates the existing proportion of land uses currently located within
the Brewery Neighborhood. Industrial is the most common land use in the
neighborhood at 40%. The former brewery properties account for all of the uses
considered industrial. Open space, at 23%, is represented mostly by areas along the
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Deschutes River including the northern end of the golf course, Tumwater Historical
Park, the area north of Interstate 5 and Highway 101 at the southern end of Capitol
Lake, and Tumwater Falls Park (privately owned but open to the public) which
contains a Washington State fish hatchery and fish ladder. At 17% the
public/institutional category is comprised mainly of the cemetery located at North
Street and Cleveland Avenue. Commercial uses account for 9% of the Neighborhood
and are located mainly in the Tumwater Square area which is east of Capitol
Boulevard and north of Custer and North Streets. Vacant land at 8% and
residential at 3% consume minor amounts of the neighborhood.

437.1.3 Surrounding Land Uses

To the north of the Brewery Neighborhood are Capitol Lake and the City of
Olympia. Areas east of the neighborhood consist of established residential uses in
both the Deschutes Neighborhood and in the City of Olympia. To the south are the
Tumwater Valley Golf Course and Pioneer Park, both of which lie within the
Deschutes River valley. Interstate 5 and Highway 101 are the western boundaries
of the Neighborhood, beyond which lies mostly single family homes on urban sized
lots in the Tumwater Hill Neighborhood.

437.1.4 Transportation Routes

Capitol Boulevard, a major arterial, serves as the main north/south corridor in the
Brewery Neighborhood. Other major roads in this area include Cleveland Avenue,
Custer Way, North Street, and Deschutes Way which are classified as minor arterials.

There is a northbound Interstate -5 off-ramp that exits into the neighborhood at the
Deschutes Way/”E” Street intersection. Also, a northbound Interstate -5 on-ramp is
located at the north end of the neighborhood where Deschutes Way crosses
underneath Interstate -5. An entrance to northbound Highway 101 is located near the
intersection of Deschutes Way and Simmons Road (Simmons Road has been closed to
vehicles and is now a pedestrian route).

137.1.5 Utilities

Most of the Brewery Neighborhood is well supplied with water and sewer. The
construction of the Valley Interceptor has resulted in improved availability of sewer
service to this neighborhood, especially in areas to the south. It has also reduced the
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likelihood of significant damage to the sewer line due to its relocation away from the
steep slopes north of Custer and west of Capitol Boulevard where large landslides
have broken the lines in 1965 and 1996. However, a smaller landslide in 2008

damaged an existing sewer lift station near the Old Brewhouse. (Source: Natural Hazards
Mitigation Plan-2009)

The majority of the Deschutes River valley is within an aquifer sensitive area as
designated by the North Thurston Groundwater Protection Plan. The cCity has
several wells in the valley south of the Palermo neighborhood and at the northern end
of the Tumwater Valley Municipal Golf Course. The Cities of Tumwater, Olympia, and
Lacey paid for the water rights associated with the brewery before they were required
to be relinquished to the State due to non-use. As a result, the three cities currently
have joint ownership of the water rights including of a number of wells, tanks,
properties, and other drinking water infrastructure. This infrastructure is mainly
located at the southern end of the brewery properties and the northern end of the golf
course. Approximately one third of Tumwater’s drinking water currently comes from
wells in this area. As the water rights and infrastructure that were purchased from
the brewery are put into use, this area will likely produce far more than half of the
cCity’s drinking water.

137.1.6 _The Brewery Properties

The brewery properties include the Main Brewery south of Custer Way, the
Warehouse Area east of Capitol Boulevard, the RST Cellars building on the north
side of Custer Way, and the historic Old Brewhouse.

1. The Main Brewery:

This group of buildings was the heart of the brewery. The main brewery
consists of the properties and buildings south of Custer Way and west of
Capitol Boulevard. There are several large buildings in this area which are
quite visible from Interstate -5, Capitol Boulevard, Tumwater Falls Park, and
many other locations in the vicinity. The Main Brewery also borders natural
and scenic areas such as the Tumwater Falls, Tumwater Falls Park, the fish
hatchery, and the river canyon downstream. These factors (visibility and
adjacent land uses) should be taken into consideration when future land uses of
the site are discussed. A thorough analysis of the possibility of reuse or
replacement of the buildings would also be beneficial for discussions about
future land uses at this site.
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Main Brewery from Tumwater Falls Park. August 2010. Photograph by David Ginther

2. The Warehouse Area:
The Warehouse Area was the bottling and keg operations portion of the
brewery. It is located on the east side of Capitol Boulevard. Six buildings cover
an area roughly nine acres in size (~400,000 square feet). The largest of these
six buildings covers almost seven acres (~300,000 square feet). All of these
buildings are located within the Deschutes River valley which was filled in by
the brewery in order to construct the buildings. The Deschutes river was
straightened at the same time as well. This location has been identified by the
Washington State Department of Natural Resources as an area of high
liquefaction hazard. Liquefaction is the change in soil from a solid state to a
liquefied state during an earthquake which often causes severe settling and
collapse of structures. Also, a large portion of this area is within the floodplain.
Seasonal flooding regularly goes well beyond the extent of the official mapped
floodplain, inundating areas all the way to the base of the valley hill sides. This
has occurred during a number of floods including but not limited to 1974, 1996,
2006, 2007, and 2009. Special care should be taken when contemplating future
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land uses for this particular area due to the flooding and earthquake hazards.

Figure 2. Looking East at Olympia Brewing Company Warehouse at the End of E Street at Deschutes River,
January 15, 1974 (Photo Courtesy of The Daily Olympian)

The above photograph is from p.5 of the Flood Insurance Study for City of Tumwater
produced by the Federal Emergency Management Agency dated April 3, 1984.

3. The RST Cellars Building:

This building is located adjacent to the historic Schmidt House on the north
side of Custer Way. The name of this building comes from the letter
designations of the three fermentation and finishing cellars contained within
the building (the “R”, “S”, and “T” cellars)*. There are also a large number of
other cellars within the main brewery buildings on the south side of Custer
Way. This property has changed ownership several times since the brewery
closed and is currently under different ownership than the rest of the brewery
properties. In 2006 one of the previous owners removed the fermentation tanks
from the building. In doing so, the back wall of the building had to be removed.
The building is still missing its back wall.
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RST Cellars building August 2006. Photo by John Darnall.
*Source: Paul Knight-Former Olympia Brewmaster. Interviewed by Carla Wulfsburg August 5,
2010.

4. The Old Brewhouse:
In 1906 the Olympia Brewing Company, owned by Leopold Schmidt,
completed construction of what is now called the "Old Brewhouse". This
iconic six-story structure was designed in a simplified Italianate style. The
red brick building incorporated arched windows, bracketed cornices, Tenino
sandstone facing and trim, and the signature square central tower crowned
with a copper roof. The Old Brewhouse served as the proud centerpiece of the

Schmidt family brewing operation until Prohibition began in Washington in
1916.
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= - ; £y 8
Olympia Brewing Company Brewhouse c. 1910. Photo courtesy of Henderson
House Museum, City of Tumwater - HHM #150. In this photograph the 1896
Capital Brewing building can be seen to the left of the “Old Brewhouse”.

The Old Brewhouse is seen by tens of thousands of people every day from
Interstate 5 and is one of the community's most iconic structures. It has
influenced the design of many new buildings in the region including
Tumwater's City Hall, Fire Station, and the Library. The importance of the
structure was recognized in 1978 when the property was placed on the
National Register of Historic Places. For specific recommendations regarding
future plans for this structure refer to the New Market Historic District
Master Plan (1993), the Old Brewhouse Long Range Plan (1996), the Old
Brewhouse Environmental Site Assessment (1997), and the Old Brewhouse
Estimated Market Value Report (1997).

| 137.1.7 Environmental Constraints
Nearly all of the Tumwater valley is a floodplain for the Deschutes River, and
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consequently is very unsuitable for any but the lowest intensity of development. It is
subject to frequent flooding and seasonal high water tables. It's rich, alluvial soils,
although excellent for agricultural purposes, present severe limitations for roads,
buildings, and septic tanks. Moreover, the underlying geology contributes to severe
settling problems. The hillsides along the edge of the valley are generally steep and
unstable, with the same soil limitations as the valley.

Areas of potential slope instability within the Brewery Neighborhood have been
mapped by the State Department of Natural Resources (DNR). Areas south of Bates
Street and west of Cleveland Avenue are subject to very steep slopes that all but
preclude any type of development in these areas. Structures located in such areas
may experience settlement sufficient to cause failure.

There have been a number of landslides within this neighborhood. A slide in 1902
demolished several of the brewery buildings that were located east of the Old
Brewhouse*. Slides in this same area have also occurred in 1965, 1996, 2001, and
2008 and have caused significant damage, mainly to infrastructure such as sewer
lines**. The slides in 1965 and 1996 both ruptured main sewer lines resulting in
untreated waste water flowing directly into the Deschutes River and Capitol Lake.
*Source: 75 Anniversary Olympia Brewing Company Booklet~1971

**Source: Natural Hazards Mitigation Plan for the Thurston Region-2009

After the 2001 Nisqually earthquake, the Department of Natural Resources (DNR)
mapped liquefaction hazard areas in Tumwater. The entire river valley southeast of
Capitol Boulevard has been identified as an area of high liquefaction hazard. Aerial
photos from the 1930’s and the early 1950’s (Henderson House Museum Collection
No. 78 and No. 80) show that the area where the brewery warehouses are now
located was once part of the Deschutes River channel. The river was relocated, the
area filled, and the warehouses were built on top of the fill. Special care should be
taken when examining potential land uses within this area. The Tumwater section
of the Natural Hazards Mitigation Plan (2009) should be referenced for more
information regarding natural hazards, including landslides and liquefaction,
within this area. The Natural Hazards Mitigation Plan (2009) also includes maps of
steep slopes and liquefaction hazards as well as documentation regarding landslides
within this neighborhood.

There are additional environmental constraints throughout the neighborhood
including high groundwater flooding areas on the southern portion of the brewery
properties and near the Old Brewhouse, riparian habitat areas along the Deschutes
River, and shoreline areas throughout the length of the river and along the
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southern portion of Capitol Lake. Impacts to these sensitive areas should be
considered when proposing future land uses within this neighborhood.

137.1.8 Supporting Plans/Documents

Shoreline Master Program (2014):

///{ Formatted: Underline

The Shoreline of the Deschutes River is a “shoreline of the state” and is subject to
the requirements of the City of Tumwater Shoreline Master Program. The purposes
of the Shoreline Master Program are to:

A. Guide the future use and development of the City of Tumwater’s shorelines in
a positive, effective, and equitable manner consistent with the Washington
State Shoreline Management Act of 1971 (Revised Code of Washington (RCW)
90.58) as amended; and

B. Promote the health, safety, and general welfare of the community by
providing long range, comprehensive policies, and effective, reasonable
regulations for use and development of City of Tumwater shorelines; and

C. Ensure, at minimum, no net loss of shoreline ecological functions and
processes; and

D. Plan for restoring shorelines that have been impaired or degraded in the past;
and

E. Adhere to the policies contained in RCW 90.58.020 for shorelines of the state.

Brewery District Plan (2014):

The Brewery District Plan envisions the transformation of a largely auto-oriented
commercial area that incorporates Capitol Boulevard, Cleveland Avenue and Custer
Way between Carlyon Avenue and E Street into a lively, walkable and economically
vibrant neighborhood center with a mixture of housing and neighborhood-serving
businesses. The Brewery District Plan provides detailed guidance for future land
uses, multi-modal transportation improvement projects, and development in both
the public and private realms within the district. The district plan should be
consulted and referenced along with this chapter of the land use plan.

Strategic Plan (2010):

The Strategic Plan has goals and action strategies for the brewery property and
vicinity. Goal #2 of the Strategic Plan is to create dynamic and vibrant places for
residents and visitors, one of these places being the brewery area. The following
excerpt details the vision for the area:
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“The vision for this key community opportunity is a dynamic, highly utilized*_—{ Formatted: Font: Not italic

public space with commercial, residential, and community gathering uses. \[Formatted: Indent: Left: 0.5"

Given its setting, the property has potential to serve as a regional draw,
perhaps featuring destination-retail or entertainment uses.”

The first step for the brewery vicinity is to define the area. The plan outlines the area
to be considered the Brewery Neighborhood in the following excerpt:

“While much of the old Tumwater was removed by the construction of I—5,*><///{ Formatted: Font: Not Italic

the area around the Brewery property contains the remnants of the old \[Formatted: Indent: Left: 0.5"

downtown and looks and functions like a historic core for the City. Called the
Brewery Neighborhood, it is the area generally bounded by 2nd Avenue, the
cemeteries on Cleveland Avenue, Historical Park, and M Street. The area
provides a mix of commercial, office, retail, restaurant, residential, and civic

uses, and draws both freeway activity as well as activity from the ¢Gity’s Old ~—{ Formatted: Font: Not Italic

Town Center facility, the Tumwater Square retail area that is anchored by
Safeway, the regional cemeteries, and the close proximity to Olympia.”

The catalyst for creating a dynamic and vibrant Brewery Neighborhood is the
redevelopment of the brewery properties as described in the following Strategic
Plan excerpt:

“Redevelopment of the brewery site would result in significantly greater+._—{ Formatted: Font: Not Italic

employment and intensity of activity in the area. The neighborhood provides \[Formatted: Indent: Left: 0.5"

opportunities for mixed use development, additional commerce, investment in
civic infrastructure for gathering places and pedestrian improvements,
entertainment uses, pedestrian—oriented development, and preservation of

the remaining historic center of the ¢Gity.” ~—{ Formatted: Font: Not Italic

| The pPlan gives the following guidance regarding land uses and land use planning
within the neighborhood:

“Given the challenges of the site, however, the cCity adopts a flexible*. —{ Formatted: Font: Not Italic

approach to future uses on the site, with the clear restriction of uses such as \[Formatted: Indent: Left: 0.5"

pure heavy industrial or warehousing that would squander the property’s Formatted: Font: Not Italic

potential. Key strategies include immediate reconsideration of zoning to
prohibit undesirable uses, engaging proactively to assist the property owner
in marketing the site, establishing an integrated plan connecting the brewery
properties to adjacent areas, and potentially assisting development through
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public infrastructure investment or creative partnerships. All of these efforts
should be designed to facilitate the use of this extraordinary site in ways
befitting its history and potential.”

In 2010, the City of Tumwater was able to utilize federal grant money (via Thurston
Regional Planning Council) to begin a visioning process for the Brewery properties.
This process will eventually result in the adoption of a subarea plan for the Brewery
Neighborhood. This is one of the first steps in implementing the recommendations
of the Strategic Plan. The Strategic Plan should be referenced for further

| recommendations in this neighborhood. _{ Formatted: Font: Century Schoolbook

Economic Development Plan (2010):

The Economic Development Plan was adopted in 2010 and replaced the previous plan
which was adopted in 1990. This plan contains specific guidance and direction for land
use planning within the Brewery Neighborhood.

| The pPlan gives the following guidance specifically for the Brewery properties located
west of Capitol Boulevard (the Main Brewery and the RST Cellars Building):

“The parcels west of Capitol Boulevard on the north and south sides of Custer+._—{ Formatted:

Font: Not Italic

Avenue hold the possibility of a retail, entertainment, or cultural destination, Formatted:

Indent: Left: 0.5"

as well as office or residential uses_[...] The location along and overlooking \[ Formatted:

Font: Not Italic

the Deschutes River, with high visibility from the freeway and close —{Formatted

: Font: Not Italic

proximity to the ¢City’s Historic District, makes this a very unique economic { Formatted

: Font: Not Italic

o A )

and community development opportunity.”

| The pPlan gives the following guidance specifically for the Brewery properties located

east of Capitol Boulevard (the Warehouse Area):

“The parcels East of Capitol Boulevard have the potential to once again serve+._—{ Formatted:

Font: Not Italic

as a center of light industrial employment. The cCity will encourage Formatted:

Indent: Left: 0.5"

appropriate uses that benefit from rail access, contribute to the community’s \{ Formatted:

Font: Not Italic

(N N N

employment base, and coexist with nearby residents.

“The site’s environmental characteristics will affect redevelopment+—{ Formatted:

Indent: Left: 0.5"

opportunities in this area, particularly on land between the railroad track 1 Formatted:

Font: Not Italic

and Capitol Boulevard as this area is entirely within the established 100-year

floodplain. Existing c€ity zoning regulations do not allow new structures _{ Formattea:

Font: Not Italic

within the 100-year floodplain.
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“The area between Capitol Boulevard and the railroad track is also within+_—{ Formatted: Font: Not Italic

shoreline jurisdiction of the cCity’s existing and proposed Shoreline Master

Program, and is subject to the cCity’s fish and wildlife habitat protection

standards. It is likely that shoreline restoration/vegetation enhancement and
a riparian habitat buffer will be required in this area when redevelopment of
the property occurs, consistent with the cGity’s Draft Shoreline Master

Formatted: Indent: Left: 0.5"

\\""[ Formatted: Font: Not Italic

\\{ Formatted: Font: Not Italic

///{ Formatted: Font: Not Italic

J o

Program and adopted critical areas ordinance.

“Property east of the railroad track is to a lesser extent also impacted by the

///{ Formatted: Font: Not Italic

environmental restrictions noted above. Winter storms have on occasion
resulted in flooding of the Deschutes River across the river valley easterly to
the toe of the bluff, well beyond the 100-year floodplain boundary. Flooding
occurred most recently in December 2007 and January 2009 and should be a
consideration in determining appropriate uses for this area.”

| The pPlan gives the following guidance specifically for the Brewery properties located
adjacent to Cleveland Avenue (southeastern portion of the Warehouse Area):

The

“Five former brewery properties are located west of Cleveland Avenue on the*x/{ Formatted: Font: Not Italic

bluff above the Deschutes River Valley. Existing zoning for four of the parcels
is Light Industrial. The southern-most parcel is zoned Single Family Low
Density Residential. The two largest parcels are approximately 5 and 6 acres
in size and contain well fields and a water reservoir. These parcels were
recently purchased by the cities of Olympia, Lacey, and Tumwater for their
water rights. Two one-acre parcels are located adjacent to Cleveland Avenue
and are undeveloped. Given the proximity of residential uses, this Plan
recommends zoning changes that would prohibit incompatible uses in this
area.”

| The pPlan gives the following guidance specifically for the Old Brewhouse:

Formatted: Indent: Left: 0.5"

“The historic brewery complex was built beginning in 1905 across the river<._—{ Formatted: Font: Not Italic

from the residential center of early Tumwater. In 1921, the brewery closed
and the site was sold. The Olympia Brewery purchased the site in 1965 for
storage, and the structure has remained in private ownership since that time.

This pPlan and the Strategic Plan recommend the c¢City to continue to

\ﬂ Formatted: Indent: Left: 0.5"

///{ Formatted: Font: Not Italic

explore strategies to acquire and stabilize the Old Brewhouse, and to seek
public/private partnerships for its rehabilitation.”

Economic Development Plan (2010) should be referenced for further
111
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recommendations in this neighborhood.

Tumwater Transportation Plan:

The 2025 Tumwater Transportation Plan incorporated the results and
recommendations of a traffic study done for the brewery vicinity which was called the
Cleveland Avenue/Custer Way Strategy Area Transportation Plan. The main
improvement suggested for the brewery vicinity is the “E” Street extension. The
building of this road would connect Capitol Boulevard with Cleveland Avenue via “E”
Street. This new road would cut across the river valley and across the southern
portion of the warehouse area of the Brewery before climbing the hill to Cleveland
Avenue. The study determined that this was one of the ways to improve
transportation within the brewery vicinity. The 2025 Transportation Plan should be
referenced for further information. This project has also been incorporated into the
2010-2015 Capital Facilities Plan for Tumwater and the 2011-2016 Transportation
Improvement Plan for Tumwater.

The 1992 Railroad Right-of Way Preservation and Use Strategy for the Thurston
Region:

The 1992 Railroad Right-of Way Preservation and Use Strategy for the Thurston
Region contains recommendations for the Union Pacific rail line that runs through
the Deschutes valley. The plan indicated that in 1992 this line received heavy use
and was not in danger of being abandoned. Due to the closure of the brewery, a
more current assessment of this particular line should be done and used to help
guide decisions on future uses for this railroad line.

Tumwater Parks and Recreation Plan:

The Tumwater Parks and Recreation Plan has goals for the future of the Old
Brewhouse including acquisition and rehabilitation, among others. Some of the more
extensive goals for redevelopment the Old Brewhouse, as listed in the Parks Plan, will
face some large hurdles in regards to infrastructure, topography, environmental, and
financial issues. For example, the Parks Plan (in 2007) estimates the cost of
acquisition, rehabilitation, and redevelopment of the Old Brewhouse at $19.4 million.
The Parks plan should still be referenced in regards to goals for possible future
acquisition and redevelopment of the Old Brewhouse site.

New Market Historic District Master Plan:

The New Market Historic District includes Tumwater Historical Park, the Henderson
House, the Crosby House, Tumwater Falls Park and the site of the Old Brewhouse on
the east side of the Deschutes River. The center point of this area is the Old
Brewhouse. The Historic Master Plan includes input from the public and experts in
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the field of historic area design, elements or provisions addressing aesthetics,
vegetation, fish and wildlife habitat, historic and prehistoric archeological
significance, public access, environmental sensitivity, architecture and community
design, traffic, and public education. The Historic District Master Plan is sufficiently
detailed to determine whether specific proposed structures, uses, and structural
revisions are acceptable and appropriate in the district. All development that occurs in
the area designated New Market Historic District would be subject to the standards
and recommendations of the Historic Master Plan. The New Market Historic District
Master Plan should be referenced for specific land use recommendations in this area.

Currently there are twelve structures or places within the Brewery Neighborhood that

are on historic registers (either local, State, or national). These include the following:
1. The Old Brewhouse

2 Crosby House Museum

3 Henderson House Museum

4 Schmidt House

5. Whiting House

6. Anderson House

7 Flagg House

8 Lila Orff House

9. Blanchard House

10.  Capitol Boulevard Bridge over the Deschutes

11. Lower Custer Way Bridge (Boston Street Bridge)

12. Tumwater Historic District

137.2 Single-Family Residential Low Density (4-7 Dwelling Units/Acre)

The row of homes along the west side of Capitol Boulevard north of Custer Way
should remain in a Single-Family Low Density designation to reflect the current use of
the area and to preserve and protect these homes. Three of the homes in this row of
residential structures are currently on the historic register. These include the
Anderson, Whiting, and Flagg houses.

Besides the properties along the northern portion of Capitol Boulevard, there are only
two other properties within the Brewery Neighborhood with the Single Family
Residential-Low Density Residential designation. These two vacant properties,
totaling approximately five acres, are located north of Roberts St. and west of
Cleveland Avenue. The larger of these two properties, which fronts on Cleveland

Avenue, is-part-of the-breweryholdingsis city owned. These properties are adjacent to
both the single family neighborhood to the south and the industrial designated
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properties of the brewery to the north. The future “E” Street connection to Cleveland
Avenue may be located in this general area.

137.3 Single- Family-Residential Medium Density Residential (6-9 Dwelling Units/Acre)
Desi .

There are very few properties within the Brewery Neighborhood with the Single
Family Residential-Medium Density Residential designation. There is a small area
adjacent to the northeast corner of the cemetery that has this designation. However, it
appears these properties are owned by either the cemetery or organizations associated
with the cemetery. At some point in the future the land use designation for these
properties should be evaluated to determine if a change to the Public/Institutional
designation would be appropriate.

The only other properties in the neighborhood with this designation are several homes
located at the west ends of Carlyon Avenue and Vista Street near Fairfield Street.
These lots are directly adjacent to other similar residential lots that happen to be in
the City of Olympia. These lots should remain with the Single Family Residential
Medium Density Residential designation in order to protect the quiet residential
atmosphere, promote neighborhood stability and continuity and maintain consistency
with the adjacent well-established residential neighborhood.

137.4 Mixed Use Designation

The property to the west of the Deschutes River and east of Capitol Boulevard, lying
south of extended "E" Street and north of "M" Street, is situated on a bluff overlooking
the Deschutes River and the former brewery warehouse area. This area would be
appropriate for mixed use development. The mixed use designation for this area would
also help to create a high density corridor along Capitol Boulevard. Any development
within this area should be subject to strict access controls to avoid the adverse impacts
that individual driveway accesses would have on Capitol Boulevard. The City of
Tumwater Shoreline Master Program_should be referenced for recommendations and
policies for the valley floor in this area.

Mixed use areas, when developed with design and development guidelines, should be
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consistent with the objectives and goals of Section 2.2 of Chapter 2 of the Land Use
Plan.

New development in the above-mentioned areas should take place with strict land use
controls and design standards. Incompatible uses such as industry, warehousing and
distribution, chemical, noise generators and those uses that are heavily truck-
dependent should not be permitted.

137.5 Brewery District Designation

The Brewery District designation has been applied to the area identified on the
Brewery Neighborhood Future Land Use Map and in Figure 26-10 and is based on
the Brewery District Plan adopted by the City Council in 2014. A Brewery District
Zone will be created that consists of seven subdistricts. Zone district design and
development standards will transform the Brewery District over time from a largely
auto-oriented commercial node, into a lively, walkable, and economically vibrant
neighborhood center with a mixture of housing and neighborhood-serving
businesses in accordance with the goals and objectives of the Brewery District Plan.
Additionally, the Brewery District Zone is intended to provide for a mix of uses
within the former brewery properties consistent with the cGity’s Economic
Development Plan, Strategic Plan and the Final Report for the Community
Visioning Project for the Former Olympia Brewery.
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Knoll. The location overlooking the Deschutes River, with high visibility from
the freeway and close proximity to the historic district, makes this a unique
economic and community development opportunity. A mixture of uses is
desirable to create a vibrant sense of place that appeals to pedestrians and
creates a community focal point for Tumwater and the surrounding area. A
broad mix of uses should be allowed in this subdistrict, including but not limited
to retail, personal and professional services, restaurants, educational,
entertainment, lodging, and residential.

Valley. Existing industrial buildings located adjacent to rail access make this
area ideal for light industrial uses that do not create compatibility issues with
other land uses, and for certain kinds of commercial uses that are most
appropriately located as neighbors of industrial uses.

Bluff. Vacant land overlooking the valley and in close proximity to residential
development to the south and east makes multifamily residential a possibility. A
minimum net density of ten units per acre should be applied to promote the
efficient use of land and to provide a density pattern that will support public
transit in the long term.

Triangle. Given its proximity to surrounding residential neighborhoods and the
former brewery properties, excellent transit service, and its visibility and access

| from Interstate -5 and major urban corridors, the Triangle has the potential to
transform into a highly pedestrianized neighborhood center with a broad
mixture of uses, including medium-density housing and community-serving
commercial uses. New development in the Triangle should be a mixture of uses
with buildings up to 5 stories in height. Active ground floor uses should be
encouraged that engage the sidewalk, particularly along Cleveland Avenue
“Main Street”.

Deschutes. Referred to as the South Focus Area in the Brewery District Plan,
this subdistrict benefits from excellent freeway access as well as high volumes of
pass-by traffic (which may increase upon completion of the E Street extension),
and consequently, this area may experience increased development pressure in
the future. Given its relative isolation from surrounding residential areas and
the remainder of the Brewery District, new development in the Deschutes
Subdistrict will likely remain dependent upon automobile access for its success.
Such new development may include a mixture of office and retail uses, as well as
housing (which may be desirable adjacent to the park). Design and development
standards should improve the character of development in this area as well as

| 116



LAND USE PLAN
| CHAPTER 713 BREWERY NEIGHBORHOOD

the appearance of this important gateway into the Brewery District, with a focus
on decreasing the visibility of surface parking areas and improving building
frontage conditions along key rights-of-way. This subdistrict extends further
south than the South Focus Area depicted in the Brewery District Plan. The
extension of this subdistrict to Linwood Avenue ensures that land on both sides
of Capitol Boulevard at this southern gateway into the Brewery District will be
developed in accordance with consistent development and design standards.

Bates Neighborhood North. Referred to as the Bates Neighborhood Periphery
in the Brewery District Plan, development located in this subdistrict should
create a transition between the small-scale, residential character of development
in the Bates Neighborhood South and the higher-intensity commercial area in
the Triangle and along Capitol Boulevard. Buildings may provide commercial-
style elements and site development patterns, including large ground-floor
windows, articulated architectural bays, and masonry facades, and may reach up
to four stories in height.

Bates Neighborhood South. Referred to as the Bates Neighborhood Interior
in the Brewery District Plan, new development in this subdistict should reflect
and be compatible with the detached, single-family structures currently seen in
this area. While uses within these structures may be commercial or residential,
buildings in this area should continue to be residential in character, mirroring
not only surrounding building heights, but also providing site development and
building design elements (including setbacks, landscaping, building materials,
and architectural elements) that are consistent with the surrounding residential
character. New development should be limited to a maximum height of three
stories.

| 137.6 New Market Historic District

The New Market Historic District designation has been applied to the area
including the Tumwater Historical Park, the Tumwater Falls Park and the site of
the Old Brewhouse on the east side of the Deschutes River. All development that
occurs in this area should be subject to the standards and recommendations of the
New Market Historic District Master Plan.

| 137.7 Light Industrial Designation

A 4.5-acre parcel on west side of Cleveland Avenue has historically been used for
office-related light industrial uses. The Light Industrial designation will allow these
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uses to continue.
137.8 Public/Institutional Designation

The area east of Cleveland Avenue and south of North Street is a large cemetery
complex. It is well maintained, provides much needed open space, and is a valuable
cultural and historical resource for Tumwater. The designation of Public/Institutional
supports the continued use of this area as a cemetery.

There are a few small properties associated with the cemetery located at the northeast
corner of the cemetery. These properties do not have the Public/Institutional
designation. In the future a change in land use designation should be considered for
these properties to make their current land use consistent with their land use
designation.

7.9 Parks/Open Space

There are several developed parks and open space areas in the Brewery Neighborhood
that are also within the Deschutes River Special Area Management Plan. These
include:

» Tumwater Historical Park - a 17 acre public park on the western shore of the
south basin of Capitol Lake.

» Tumwater Valley Municipal Golf Course - an eighteen hole golf course open to
the public, with a driving range, pro-shop, and restaurant. The golf course also
doubles as a well field for municipal drinking water wells.

There is a small triangular parcel of land west of Sunset Way and east of Fairfield
Road that is owned by the cCity and provides community open space. This parcel
should be preserved as open space in the form of a park. According to Tumwater
Ordinance #329 (April 6, 1954), Mr. Fred Carlyon donated this small triangular parcel
of land to the City of Tumwater. The donation and the ordinance both specified that
the property was donated for the purpose of being used as a park. It was also specified
that the property would be known and designated as “Coralie Carlyon Park”. The last
requirement was that the City of Tumwater would not erect or authorize the erection
of any utility poles on the property.

The area north of Highway 101 and south of Deschutes Parkway consists of heavily
wooded steep slopes. Due to its topography and isolation, uses other than open space
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would not be viable in this area. This area should continue to be preserved and
protected as open space. The Parks/Open Space designation best achieves this goal.

The New Market Historic District Master Plan, and the Tumwater Parks Plan should

be referenced for specific recommendations and policies for parks and open space in
areas that are under shoreline jurisdiction.
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8.1 Introduction

The Bush Prairie Neighborhood is located in the south eastern area of Tumwater. The
eastern, northern and southern boundaries of the neighborhood are marked by the
Deschutes River and adjacent greenbelt and open space.
The western boundary is generally the back side of the
industrial areas along Old Highway 99.

The Neighborhood —and—is named after George
Washington Bush, an American pioneer and one of the
first multiracial (Irish and African-American) non-
Amerindian| settlers in what would later become the
state of Washington.- The original Bush Prairie
homestead. settled in 18545, is located in the southwest
corner of the neighborhood. The site is accessed by 84th
Avenue SE and the current property owners eurrently
operates—as a small community supported agriculture

(CSA) farm.

This neighborhood, part of one of the largest annexations in the cCity’s history, was
added in January 2016. I+The annexation added approximately 16% (3.000 people) to
the total population of Tumwater.

Bush Prairie Neighborhood is primarily single family residential. The southern and
eastern portions of the neighborhood include several large subdivisions built in the
last three decades. These areas tend to have the typical winding suburban streets
combined with cul-de-sacs. The central and northwestern portion of the neighborhood
is relatively under-developed. As water and sewer are extended into these areas, the

area will likely change significantly and transition to more of a suburban/urban
density and style of development.

The neighborhood contains approximately 13 miles of streets and roads. Arterial
street access routes include: Old Highway 99. Henderson Boulevard, 734 Avenue SE,

Tumwater Boulevard, and 79th Avenue SE. North-South street connectivity is limited
in this neighborhood with Henderson Boulevard providing as the primary route.
There are numerous opportunities-is-an-epportunity for path and trail connectivity to
improve overall circulation in the area.

Comment [ML2]: Use Native American
instead? Amerindian isn’t incorrect
but not a common term. Might
confuse most people.
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sewer—systems— The City of Tumwater already provides water service to the
majority of the developed parcels in the area. As of 2016, there are approximately
1,000 cGity water service customers within the neighborhood. About half of the
water customers also have cGity sewer services. The areas that utilize on-site
septics include the under-developed portion of the neighborhood in the central and
northwest portion as well as some of the older residential subdivisions such as the
aptly named Bush Prairie subdivision located on Arab Drive.

Because this area is part of the Deschutes River Watershed, the Thurston County On-

Site Sewage Management Plan adopted in 2014 recommended that the area be
included in a designated sensitive area and considered for designation as part of a
marine recovery area. The majority of the neighborhood is considered to be within a
critical aquifer recharge area. ——The neighborhood also contains several lakes

including Munn Lake, Lake Susan, and-Trails End Lake, and a shallow water body
historically called Swamp Lake (on 73*¢ Avenue).
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BUSH PRAIRIE NEIGHBORHOOD
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8.22 —Residential/Sensitive Resource (2-4 Dwelling Units/Acre)

One portion of this neighborhood that has been designated Residential/Sensitive
Resource surrounds a pond known as Swamp Lake which is located just south of

73rd Avenue and east of Bonniewood Road. A stream and associated wetland
system runs northward from Swamp Lake, eventually connecting to the Deschutes
River. This designation is appropriate to ensure the protection of the sensitive
environmental resource present in this area and because the current lack of sewer
service within the Swamp Lake vicinity.
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8.2—3 Single -Family Residential-Low Density
Units/Acre)

Comment [ML3]: Do we need
residential in the title? David
removed it in the summary of this
section but not here or in his

Theis—developable portion of this neighborhood is primarily Single-Family Llow additions.
Ddensity Reesidential. The Eastside Annexation Report generated by the City of

Tumwater found that given the number of platted lots awaiting construction, it is

reasonable to project that approximately 200 more residences could be constructed
in the Bush Prairie Neighborhood in the near future (within 5 years). The majority
of these w111 be buﬂt within two subd1v151ons the qlhe%e—&re—%-—a%e&s—w&t—hm—bhe—UGA

ivisi i . Deschutes Rlver H1 hland

and Deschutes Heights. There are approximately 150 vacant lots in these two
subdivisions.

Several areas within the eastern subarea are suitable for the [Single Family

Comment [ML4]: Changed to match
zoning code phrasing

patterns, natural and physical constraints, and consideration of Olympia Regional
Airport operations. Currently the general core of the neighborhood is designated
Single Family Low Density Residential with the exception of the Trails End Lake
which is a private religious camp and is designated Parks/Open Space.

The area west of Henderson Boulevard, south of the Deschutes River and north of

the Bonneville Power transmission lines also is appropriate for the Single -Family
Low Density Residential designation. This area is on a bluff overlooking the
Deschutes River Valley; and is partially developed with low -density residential

development.

An area in the vicinity of Monaco Drive and Tumwater Boulevard is also designated

for single —-family residential development. Portions of this area contain wetlands
associated with a stream which flows into the Deschutes River. A low density

residential designation is appropriate in this general vicinity due to the existing

land use pattern, the proximity to sensitive areas, and the nearby airport approach
zones which are west of this area.

Other areas designated Single -Family Low Density Residential include: 1) the area
on both sides of Munn Lake including the Deschutes River Highlands subdivision
which has over 300 lots; 2) the Bush Prairies subdivision along Arab Drive located
west of Trails End Drive; 3) the subdivisions of Park Ridge, Deschutes Ridge, and
Deschutes Heights which all border the river and the bluff along the river.
Development in these areas should be of a lower density to ensure a careful regard
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for the sensitivity of the environment and to ensure neighborhood compatibility.

8.4  Single- Family Residential - Medium Density Residential i i 6-9 Dwellin

Units/Acre)

Three areas have been designated Single- Family Residential-Medium Density
Residential. One is located in the vicinity of the intersection of Henderson
Boulevard and 65t Avenue, another in the vicinity of the intersection of Trails End
Drive and Arab Drive, and the last one is on Tumwater Boulevard.

The two areas located on Henderson Boulevard/65th Avenue and Trail's End Drive

[Arab Drive contain a mixture of housing types, including single- family homes and

duplexes. These neighborhoods are established and should be encouraged to infill
with similar, compatible types of residential uses in order to provide a mixture of

housing types for all income levels in the eastern subarea.

Some portions of the area near Henderson Boulevard and 65th Avenue are adjacent
to lakes and wetland areas, and development in this area should be designed with
regard for these considerations.

The area near Trail's End and Arab Drive abuts an area of light industrial
development. Landscaping, screening, and buffering shall be required to protect the
residential development from possible adverse impacts and to visually separate the
different uses. In situations such as this, careful placement of required open space

areas should also be utilized to help minimize impacts between incompatible uses.

The area along Tumwater Boulevard is currently undeveloped but is adjacent to the
airport approach zones for the Olympia Regional Airport. Uses which tend to induce
large gatherings of people, such as churches, theaters or schools, and above-ground

flammable storage tanks should be prohibited because of potential catastrophic
results of a single plane accident. Strong light sources such as flood lights, glare

producing uses such as metal roofs, and smoke/steam sources or open burning
should also be prohibited because of possible effects on pilot visibility during takeoff
and landing. All residential development should be closely evaluated in terms of
safety to the home to be constructed, the impact of noise, and the potential impact
on airport operations. New residents should be aware they are within an airport
approach area, and new homes should be constructed with additional sound
proofing to mitigate noise from aircraft.
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8.54—3 Mixed Use DesignationMultif-Family Medium Density Residentaial (9-15 Dwelling
Units/Acre)

There oo Multifamil dontial | ¢ Teails Bnd Drive which

There are three areas with this land use designation in the neighborhood. The first
one is in the north and is 10 acre undeveloped property on Henderson Boulevard

abutting the Bonneville Power Administration transmission lines. This property is
adjacent to the Thunderbird Villa manufactured home park on the west.

A second area near the intersections of Henderson Boulevard with 73rd Avenue and

Trail's End Drive is designated Multif-Family Residential Medium Density. This
area contains some multiffamily development currently. The remainder of this

area 1s primarily vacant, with a portion occupied by single- family residences. A
Community Development Block Grant is currently being used to extend these

services to an apartment complex in this area. The complex is owned by the
Thurston County Housing Authority. It is expected that this area will transition

into multiffamily residential development in the future, especially due to the recent
sewer and water service extension into this area.

During an annexation on Durell Road that occurred in the mid--2000s the City
Council directed staff to integrate a requirement for a connection between Durell
Road and Henderson Boulevard into the Comprehensive Plan. The cGounty was
unable to do general updates to the Joint Plan since that time but since the area is
eurrently beinghas been annexed (effective date January 1, 2016) then the issue can
be addressed in the neighborhood chapter. The possible location for this road
connection could be at the southern eastern most property in the area designated
Multif-Family Medium Density on Henderson Boulevard. The connection could be
between the end of Durell Road and Henderson. It could also help to provide on-
street parking as well as a larger separation of uses between the future multi-
family and the adjacent industrial use (currently a storage facility). This connection

would also help with access for the other homes and businesses on Durell road
which can, at times, have difficulty accessing Old Highway 99 due to traffic volumes

and higher speeds.

A third area designated multi-family medium density is located along the south side of
79th Avenue east of Old Highway 99. It is bordered by a light industrial designation to
the west, light industrial/commercial to the north, and low -density residential to the
east and south. Originally this was a 37 acre property that was intended for a mix of
apartments and single -family homes to provide a transition from the light industrial
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designation to the lower density residential areas, hence the Mmulti-Ffamily
Mmedium Ddensity designation and zoning. However, in 2001 Thurston County
enacted a six month interim rezone for the site. The action changed the zoning for the
site from Multi-Family Medium Density (9-15 Dwelling Units/Acre) to Single -Family
Medium Density (6-9 Dwelling Units/Acre) which allowed the developer to vest
entirely with single--family homes (T'C Ordinance#12544). As a result, the site was
fully built out in the early 2000s without the intended density or variety of housing as
previously envisioned.

A Thurston County designated historic site, the Bush Butternut Tree located at 8400
Old Highway 99 on the Bush family homestead, is located directly adjacent and south
of this area. This tree is said to be the oldest Butternut Tree in the U.S. and possibly
the world. It was planted over 170 years ago by George Washington Bush and his wife
Isabella. Development near this site should occur in a manner that is sensitive to and

reserves this historically significant area. Clustering and density transfer through
the use of a Planned Unit Development (PUD) should be considered.

m— v B
Bush Family Home

[ 0

The southern tip of this third area is within the approach zone for the Olympia
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Regional Airport's east-west runway. Protection of this airspace is vital to the
continued operation of the Airport and to prevent development that is incompatible
with airport operations. This is for both the safety of the members of the community
as well as for ensuring a community asset such as the airport is protected. To ensure
that new residents of this area are aware they are close to an airport and protect
public health and safety, the cGity’s airport overlay zone should apply within this
area. New residential development should be constructed using noise abatement
measures to mitigate noise from aircraft.

Where multi-family residential development abuts the commercial or light industrial,
landscaping, screening and buffering should be used to protect the residential
development from possible adverse impacts and to visually separate the different
uses. Multi-family development should be subject to specific multi-family urban
design standards, which would assure compatibility of the development with the
surrounding neighborhoods.

These areas will provide alternative housing types in the neighborhood. Providing for
a variety of housing options will help enable citizens of various income levels to find
appropriate housing in the Tumwater area. These areas are located in close proximity
to possible job centers along Old Highway 99, at the Tumwater Town Center, and the
New Market Industrial Campus. The intention of these locations is to provide
opportunities for housing close to places of employment, reducing the need for long,
single-occupancy vehicle commute trips.

8.6 Neighborhood Commercial (NC)

This designation is intended to provide small scale commercial services to surrounding
residential areas to help reduce automobile trips and enhance neighborhoods. In the

Bush Prairie Neighborhood, this designation has been applied to two locations. Both
are on Tumwater Boulevard with one west of Monaco Drive about a block and one at

the intersection of Henderson Boulevard and Tumwater Boulevard. This intersection
has a large amount of traffic going to and from Tumwater via Henderson
Boulevard/Olympia. As traffic volumes rise and the nearby housing sites are
developed, this site could become a viable location for a small commercial use that
serves the nearby residents as well as those passing through. Some of the properties
with this designation currently have businesses on site such as a mower shop, an
upholstery/auto repair shop. as well as a drive through espresso stand. These uses
were established prior to their annexation to the c¢Gity in the late 2000s. Surrounding
residential development is likely to increase in density, raising the need for
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neighborhood commercial uses in the area.

Commercial uses in this area should be buffered from adjacent residential
development, using landscaping, walls, or other appropriate means. The intent of this
buffering is to ensure that residential areas are not adversely impacted by noise, light,
or traffic that may be associated with commercial development.

Residents in the southern half of the neighborhood do not have any areas designated

Neighborhood Commercial-NG)y-within a reasonable walking distance (15 minutes).

Some consideration should be given to adding a NCNeighborhood Commercial land

use designation somewhere along Old Highway 99 in the adjacent AIRPORTirport
neighborhood.

8.7 General Commercial (GC)

The area containing the property commonly known as The Trails End Arena on
79th Avenue east of Old Highway 99 has been designated General Commercial.
This 22 acre site has served in the past as a center of equestrian events, including
stables, and as a dining/entertainment facility. The facility closed in the early 2000s
and has been vacant since that time. The City of Tumwater purchased the property
in 2015 and is currently considering a variety of uses for the site. It is expected that
the site planning may eventually lead to changes in designation and zoning to
accommodate municipal purposes and community needs. Talks of the possible uses
of the site have included things such as parks, both active and passive, as well as a
public works shop. At this point it is unknown exactly what the future holds for the
property. Care should be taken to ensure that future uses of this property are
screened and buffered to protect residences from adverse impacts. Existing trees
and other vegetation with landscaping and aesthetic value should be preserved
where practical.

8.8 84 Light Industrial-and Industrial LD

North of Swamp Lake, between Tumwater Boulevard and 734 Avenue is an area
designated light industrial. This designation is appropriate here due to its close
proximity to the airport runway and the restrictions imposed by the Airport Overlay
regulations. Some of these properties are through lots and touch both 73*d Avenue
and Tumwater Boulevard. These represent opportunities for additional road
connections within a neighborhood with few north/south connections. As
development occurs in this area a road connection shall be made between 734
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Avenue and Tumwater Boulevard. One property in particular may represent the
best chance at getting a road through based on it wide width, through lot
configuration, and past use as a wrecking and junk yard.

One additional site that is designated light industrial is the historic Bush family
homestead. A Thurston County designated historic site, including the Bush Butternut

Tree, is located at 8400 Old Highway 99 on the Bush family homestead. This tree is
said to be the oldest Butternut Tree in the U.S. and possibly the world. It was planted

over 170 years ago by George Washington Bush and his wife Isabella. The site is
currently used as a CSA (Community Supported Agriculture) farm and residence.
Unfortunately the original home is long since gone. However, the site still has the
original Butternut Tree and archeological surveys have yielded historic artifacts over
the years. Agriculture is a permitted use in the Light Industrial zone and the

residential use on the site would fall under a pre-existing non-conforming use category
so operations and use of the site could continue after annexation. Annexation of the

site was processed with the Eastside UGA annexation in 2014-2015 and had an
effective date of January 1, 2016. Development near this site should occur in a manner

that is sensitive to and preserves this historically significant area. Clustering and
density transfer through the use of a Planned Unit Development (PUD) should be

earlier mention

considered. /{Comment [ML5]: Total repeat from

Where this light industrial area is adjacent to the planned residential development,
landscaping, screening, and buffering should be used to protect the residential
development from possible adverse impacts and to visually separate the different
uses.

8.95 Parks/-and-Open Space{PS)

Almost a third of the land area of the Bush Prairie Neighborhood is parks, preserves,
or open space due to the proximity to the Deschutes River within the floodplain.
Besides the river valley and floodplain, the other areas designated Parks/Open Space
include the religious camp at Trails End Lake and the other water bodies within the

neighborhood.

8.106 Public/Institutional Designation{(PhH

There is currently no area within the neighborhood with this designation, however,
some areas warrant consideration for a change to this designation in the future. In
2015 the City of Tumwater purchased the defunct Trails End Arena Complex located
on 79th Avenue. Future plans for the property are currently being discussed. Some
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possibilities include parks and recreational opportunities and a public works shop

facility. This site is currently designated and zoned General Commercial. The
designation should be changed in the future to reflect ¢City ownership and could be
either Public/Institutional or Parks/Open Space or a combination of both. The cCity

and the cCounty have agreements in place to not change zoning or land use
designations for one year after an annexation so changes will not be possible in 2016.
Re-examination of the current land use designations and zoning should be done in
future years as planning for the site matures and the one year moratorium on changes
expires (2017).

8.11 Shoreline Environment (SE)

Two areas within the neighborhood are currently designated Shoreline Environment.
These include Munn Lake and the floodplain area on the south side of the Deschutes

River west of Henderson Boulevard. The Ccity and the cCounty have agreements in

place to not change zoning or land use designations for one year after an annexation
so changes will not be possible in 2016. Re-examination of the current land use
designations and zoning should be done in the future when the one year moratorium
on changes expires (2017). The likely most appropriate land use designation would be
Parks/Open Space (PS). A change such as this would not negate the application or

jurisdiction of the Shoreline Management Program or any other applicable critical
area/floodplain regulations.

8.127 Utilities Designation-(UT)

The Bonneville Power Administration transmission lines traverse the norther portion
of the neighborhood in an east/west direction just north of 65th Avenue. Development

under and near these transmission lines is subject to easements and restrictions
imposed by BPA. Some opportunities may present themselves and could be worth
exploring in regards to trails, recreation, or other types of connections and land uses
that would be a benefit for the neighborhood and the public.
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9.1 Introduction

The Deschutes Neighborhood is located in the northeastern area of Tumwater. The
City of Olympia forms a complicated northern and eastern boundary and the bluffs of
the Deschutes River and the cCounty form the southern boundary. The dominant
feature of this neighborhood is the Deschutes River valley. Recreation and open space
uses, including Pioneer Park and the Tumwater Valley Municipal Golf Course, are the
main uses in the valley. The northern and eastern portions of the neighborhood are
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| composed mainly of single- family and duplex residential uses.

DESCHUTES NEIGHBORHOOD
EXISTING LAND USE (Acres)
2014
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Figure 15. Deschutes Nighborhood Existing Land Use ~_{ Formatted: Font: Century Schoolbook

Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning Area
July 2010 analysis.

| Figure 22-115 illustrates the existing proportion of land uses in the Deschutes
Neighborhood. Open space and residential are the dominant land uses in the
neighborhood at 53% and 38% respectively. The open space categories are taken up
mostly by the golf course and other areas along the Deschutes River including
Pioneer Park. Vacant land covers approximately 8% of the neighborhood.
Commercial uses at 1% consist of the small group of business on Cleveland Avenue
north of Ensley Lane as well as a small neighborhood convenience store located at
the corner of North Street and Hoadly Street.

Major roads in this area include Henderson Boulevard, Yelm Highway, Cleveland

Avenue, and North Street which are classified as minor arterials. South Street and
Hoadly Street are classified as major collectors.
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Nearly all of the Tumwater valley is a flood plain for the Deschutes River, and
consequently is very unsuitable for any but the lowest intensity of development. It is
subject to frequent flooding and seasonal high water tables. It's rich, alluvial soils,
although excellent for agricultural purposes, present severe limitations for roads,
buildings, and septic tanks. Moreover, the underlying geology contributes to severe
settling problems. The hillsides along the edge of the valley are generally steep and
unstable, and also have soils with severe limitations for roads, buildings, and septic
tanks. These problems are also present on the hillsides above Tumwater Falls and the
Deschutes Basin.

Areas of potential slope instability and settlement within the Deschutes
Neighborhood have been mapped by the State Department of Natural Resources.
Structures located in such areas may experience settlement sufficient to cause
failure. Those lands, identified within the planning area, that may be subject to
some settlement are generally south of the railroad, while severe ground settlement
may occur in a small area immediately north of the railroad.

Most of the Deschutes Neighborhood is well supplied with water and sewer, except for
the homes along Delta Lane and Hartman Street. These have cCity water, but not
sewer. As new, vacant lots are developed and in the event of annexations,
improvements to the utilities in this area will become desirable.

The majority of the Deschutes River valley is within an aquifer sensitive area as
designated by the North Thurston Groundwater Protection Plan. The cCity has
several wells in the valley south of the Palermo neighborhood and on the Tumwater
Valley Municipal Golf Course some of which were previously part of the well field for
the Brewery.

The construction of the Valley Interceptor has resulted in improved availability of
sewer service to this neighborhood, especially in areas to the south.

To the north of the Deschutes Neighborhood are the Brewery Neighborhood, Capitol
Lake and the City of Olympia.

Areas east of the neighborhood consist of large lot residential uses and former
agricultural uses including the Briggs Nursery which is now being developed as a
mixed use urban village in the City of Olympia. Mostly agricultural and large lot
residential uses exist to the south of the Deschutes Neighborhood.

Portions of the neighborhood are in the Airport Overlay Zone. Future development
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of land in the Airport Overlay Zone is subject to the overlay zone development
standards in Chapter 18.32 of the Tumwater Zoning Code. The intent of the overlay
zone is to protect the viability of the Olympia Regional Airport as a significant
resource to the community by encouraging compatible land uses and densities; and
reducing hazards that may endanger the lives and property of the public and
aviation users. The Airport Overlay Zone identifies a series of compatible use zones
designed to minimize such hazards.

9.2 Deschutes River Special Area Management Plan

The most influential supporting plan for the Deschutes Neighborhood is the
Deschutes River Special Area Management Plan. This plan should be referenced for
specific recommendations for areas in the Deschutes River valley and surrounding
areas. The Deschutes River Special Area Management Plan supplements and amends
the Shoreline Master Program for the Thurston Region. The "Use Regulations and
Standards" of the plan are implemented under authority of the Washington Shoreline
Management Act. The plan is an addition to zoning and other City of Tumwater
regulations that apply to the area.

The Deschutes River Special Area Management Plan directly governs only the
shorelines, as defined by the aAct, which lie along the Deschutes River and within the
City of Tumwater between Interstate 5 and Henderson Boulevard. However,
recommendations are included for adjacent lands of special importance, including the
remainder of the valley floor and overlooking bluffs, shorelines of other jurisdictions
within the area, and Tumwater's portion of the Capitol Lake shoreline downstream
from Interstate 5.

It should be noted that as of 2010 a new City of Tumwater version of the Shoreline
Master Program is being drafted and reviewed. This new plan will replace the
Deschutes River Special Area Management Plan and Tumwater’s adopted portions of
the Shoreline Master Program for the Thurston Region. The City of Tumwater
Shoreline Master Program should be referenced for recommendations regarding
shorelines after its expected adoption date in late 2011.

9.2.1 Deschutes River Riparian Habitat Plan

The Deschutes River Riparian Habitat Plan recommends appropriate means for
preserving, protecting, enhancing and restoring plant, fish and wildlife habitat
associated with the Deschutes River. The Habitat Plan addresses existing and
potential riparian habitat throughout the shoreline area from Henderson Boulevard to
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Interstate 5. It includes a study of the ecology of the river as an integrated unit. The
plan includes elements addressing indigenous plants and animals, the hydrologic
function of the river, river hydraulics, private and public access, water quality,
channel migration, wetlands, a recommended planting list and maintenance
provisions. The Deschutes River Riparian Habitat Plan should be referenced for
further recommendations in this area.

It should be noted that as of 2010 a new City of Tumwater version of the Shoreline
Master Program is being drafted and reviewed. This new plan will replace the
Deschutes River Riparian Habitat Plan and Tumwater’s adopted portions of the
Shoreline Master Program for the Thurston Region. The City of Tumwater Shoreline
Master Program should be referenced for recommendations regarding shorelines after
its expected adoption date in late 2011.

9.3 Other Plan Recommendations

The 1992 Railroad Right-of-Way Preservation and Use Strategy for the Thurston
Region contains recommendations for the Union Pacific rail line that runs through
the Deschutes valley. The plan indicated that in 1992 this line received heavy use
and was not in danger of being abandoned. Due to the closure of the brewery, a
more current assessment of this particular line should be done and used to help
guide decisions on future uses for this railroad line.

9.4 Single- Family Residential- Low Density Residential (4-7 Dwelling Units/Acre)

The residential neighborhood located west of Henderson Boulevard and south of the
Yelm Highway, also known as the Farm, is an area of large, well-established single-
family homes. The existing quiet residential atmosphere should be protected by the
Single- Family Low Density designation.

The small residential neighborhood located east of Henderson Boulevard on 53rd
Avenue, including Arlington Estates and the Ridge at Clearwater, is a quiet
residential area that should be preserved. The Single- Family Low Density
designation is appropriate for this area given the existing land use.

The area south of the Farm—farm and north of the railroad tracks has severe
limitations for development. It is probable that, with the availability of sewer and
water to the area on the valley floor below the Farmfarm, development pressures will
occur. Residential development in this area could take place through clustering as
recommended in the Tumwater Conservation Plan. Because the majority of the area
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near the Deschutes River is protected by the stringent land use regulations of the
Shoreline Management Act, this area would not meet the criteria required for
application of the Residential/Sensitive Resource designation.

Areas west of Cleveland Avenue and south of Yelm Highway have been designated
Single- Family Low Density to reflect the current use of the area. It is unlikely that
higher densities could be supported in this area due to steep slopes and the proximity
of the area to the Deschutes River valley. Portions of this area are located in the
Airport Overlay Zone. The purpose of the overlay zone in Chapter 18.32 of the
Tumwater Zoning Code is to protect the viability of Olympia Regional Airport as a
significant resource to the community by encouraging compatible land uses and
densities, and reducing hazards that may endanger the lives and property of the
public and aviation users. The Airport Overlay Zone identifies a series of compatible
use zones designed to minimize such hazards. New developments in the Airport
Overlay Zone must comply with the standards of the overlay zone in addition to the
standards of the underlying zoning district.

9.5 Single- Family Residential Medium Density Residential (6-9 Dwelling Units/Acre)

The residential areas east of Cleveland Avenue and north of Yelm Highway form a
well-established and stable neighborhood in Tumwater. This area should and will
remain residential in character, continuing to in-fill with residential uses on the good
building sites that are still vacant. It is anticipated that over a twenty year time
period densities will increase in this area. In order to protect the quiet residential
atmosphere, promote neighborhood stability and continuity and provide a variety of
affordable housing types, the Single- Family Medium Density designation would be
appropriate in this area.

9.6 Mixed Use

The properties north of Ensley Lane which are currently occupied by a credit union,
dental clinic, chiropractic center and insurance company are designated mixed use.
These uses should be allowed to continue. The Mixed Use designation would allow this
to occur. Any expansion or replacement of existing buildings in this area should be of a
scale and appearance that is compatible with, and adequately buffered from, the
adjoining residential area. If the SEPA analysis during development review discloses
a greater need for buffering than is required by the existing cCity landscaping
ordinance, then the SEPA responsible official should issue appropriate SEPA
conditions to address these concerns.
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Mixed use areas, when developed with design and development guidelines, should be
consistent with the objectives and goals of Section 2.2 of Chapter 2 of the Land Use
Plan.

New development in the above-mentioned areas should take place with strict land use
controls and design standards. Incompatible uses such as industry, warehousing and
distribution, chemical, noise generators, and those uses that are heavily truck-
dependent should not be permitted.

9.7 Neighborhood Commercial

The neighborhood store on the corner of Hoadly and North Streets, which provides a
day to day service for residents in the surrounding area has been designated
Neighborhood Commercial to protect and encourage the present use of the site. This
area has been designated Neighborhood Commercial, in part to provide for less
intensive commercial uses and to help minimize traffic conflict and circulation
problems which have affected this area. The development of additional commercial
areas along North Street would not be appropriate due to limitations for traffic
circulation and the residential character of the area.

The Neighborhood Commercial designation would allow neighborhood scale retail
uses, personal services and professional offices in residential areas where local

| demand, community support, and design solutions demonstrate compatibility with the
neighborhood.

In any area where commercial development is adjacent to residential areas,
landscaping, screening, and buffering should be used to protect the residences from
possible adverse impacts. Existing trees and other vegetation with landscaping and
aesthetic value should be preserved where practical. Whenever local commercial
development is located adjacent to major streets, ingress and egress should be from
the lesser of the intersecting arterials. The intent of buffering Neighborhood
Commercial uses from adjoining residential areas is to ensure that residential areas
are not impacted by noise, light and glare, and excessive traffic.

Provision of urban plazas and access to transit stops should be encouraged when
new construction or major renovation is proposed. Incentives for providing such

amenities should be sought.

| 9.8  Public/Institutional Designation
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There is presently a grange building on the corner of Yelm Highway and Henderson
Boulevard that has not been utilized in quite some time. The Washington State
Grange organization has been actively marketing the property for sale for the last few
years. The building is quite old and appears to be deteriorating at a rapid pace. The
future land use of this site should be reconsidered in the near future.

9.9 Utilities Designation

A small area south of Delta Lane/Yelm Highway/Cleveland Avenue/Hartman Street
intersection has been designated Utilities. Future utility facilities should be developed
in accordance with the policies contained within the Utilities Plan.

9.101 Parks/Open Space

The area west of the Deschutes River and east of the Palermo neighborhood presently
has the Parks/Open Space designation applied to it. At this time, a portion of the site
is used as a golf course. The Parks/Open Space designation is appropriate for this area
given the constraints to development due to steep slopes and the proximity of the area
to the Deschutes River valley. The use of the site as a golf course is likely to continue.
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However, should development be proposed in this area, special care should be taken to
use the established tree preservation and replacement requirements in the Tumwater
Municipal Code to minimize impacts to steep slopes and to buffer development of the
subject property from adjoining residential areas.

Portions of this area are located in the Airport Overlay Zone. The purpose of the
overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to protect the
viability of Olympia Regional Airport as a significant resource to the community by
encouraging compatible land uses and densities, and reducing hazards that may
endanger the lives and property of the public and aviation users. The Airport
Overlay Zone identifies a series of compatible use zones designed to minimize such
hazards. New developments in the Airport Overlay Zone must comply with the
standards of the overlay zone in addition to the standards of the underlying zoning
district.

There are several parks and open space areas that are within the Deschutes River
Special Area Management Plan. Those within the Deschutes Neighborhood include:

» Tumwater Valley Municipal Golf Course - an eighteen hole golf course open to
the public, with a driving range, pro-shop, and restaurant. The golf course
doubles as the site of the municipal well field.

> Pioneer Park— - an 85 acre cCity-owned regional park west of Henderson
Boulevard.
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: ton—The City of Tumwater
Shoreline Master Program should be referenced for recommendations regardin

The Deschutes River Special Area Management Plan should be referenced for specific
recommendations and policies for parks and open space in areas that are under
shoreline jurisdiction.

It should be noted that as of 2010 a new City of Tumwater version of the Shoreline
Master Program is being drafted and reviewed. This new plan will replace the
Deschutes River Special Area Management Plan and Tumwater’s adopted portions of
the Shoreline Master Program for the Thurston Region. The City of Tumwater
Shoreline Master Program should be referenced for recommendations regarding
shorelines after its expected adoption date in late 2011.
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710.1 Introduction

The Littlerock Neighborhood is generally bounded on the north by the
Trosper/Littlerock Road commercial area, , to the east by Interstate 5, to the west by
Black Lake Belmore Road and the Black Lake Elementary School, and to the south by
the present city limit boundary south of the Doelman farm and the Black Hills High
School.

The eastern portion of this neighborhood can expect intensive commercial
development within the near future. As a result, this area will probably experience
significant future growth. Because of this anticipated growth, the potential exists for
great changes in the character of this neighborhood. A subarea plan for the Littlerock
neighborhood was completed in 1997 and updated in 2006 to provide a more detailed
plan for this neighborhood. The updated Littlerock Road Subarea Plan should be
referenced as a refinement of this chapter, particularly for the eastern side of the
neighborhood lying along Littlerock Road.

Figure 20-16 illustrates the proportions of land uses that are presently within the
Trosper-Littlerock Neighborhood.

LITTLEROCK NEIGHBORHOOD
EXISTING LAND USE (Acres)
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Figure 16. Littlerock Neighborhood Existing L.and Use
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Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database—kLand—Use-byPlanningArea
2010-6

The largest single land use in the neighborhood is residential which covers 41% of
the neighborhood. The second most dominant land use is open space at 26%. Vacant
land is the third largest land use in the neighborhood at 19%. The majority of the
public/institutional category (7%) is taken up by the Black Lake Elementary School,
the Tumwater Middle School, and the Black Hills High School. After the
public/institutional category, the next most predominant land uses are commercial
at 5% and industrial uses at 2%.

Littlerock Road, a minor arterial, serves as the major north-south transportation
corridor in this neighborhood. Major east/west transportation routes include the
66th Avenue/70th Avenue corridor. Trosper Road and Israel Road—provide an east-
west link to other areas of the cCity. Tumwater Boulevard, presently a major
arterial, connects the neighborhood with industrial uses near the Tumwater
Airport. Both Trosper Road and Tumwater Boulevard link the Littlerock
Neighborhood to the Tumwater Town Center located north of Tumwater Boulevard,
south of Trosper Road and east of Interstate 5. The Glenwood Drive residential area
and Gold Creek access Littlerock Road from the west.

For future road alignments in the area of the Black Hills High School, refer to the
Black Hills Subarea Study which was adopted into the Transportation Plan in 2003.
This detailed plan analyzes the existing transportation system in the area and
provides guidance for future road projects.

For future road alignments in the Littlerock Subarea (along Littlerock Road and I-
Interstate 5) refer to the Littlerock Road Subarea Plan which was updated and re-
adopted into the Comprehensive Plan in 2006. This detailed plan analyzes the
existing transportation system in the area and provides guidance for future road
projects.

Perhaps the most important transportation improvement planned for the Littlerock
Neighborhood is a minor arterial (Tyee Drive) that will run from Trosper Road to
Tumwater Boulevard (and eventually further to the south) roughly parallel to and
between Interstate 5 and Littlerock Road. The road would open up vacant land
available for commercial and mixed use development while reducing impacts along
Littlerock Road itself.

There is a pedestrian bridge that crosses Interstate 5, connects to Bishop Road, and

150



LAND USE PLAN
CHAPTER 130 BREWERY NEIGHBORHOODLITTLEROCK NEIGHBORHOOD

leads to the Tumwater Middle School. This bridge is the only non-vehicular
Interstate 5 crossing in Tumwater and provides an important pedestrian link
between eastern and western areas of the cCity. Additionally, the bridge will
eventually provide an important commuting link between sState offices and other
businesses expected to locate in the Tumwater Town Center. This bridge is
identified as a part of Trail T8 in the Cities of Lacey, Olympia, and Tumwater
Urban Trails Plan. The Tumwater Parks and Recreation Plan has included the
recommendations of this plan relating to this trail linkage. The Tumwater
Transportation Plan identifies on-street linkages for trails in the Littlerock
Neighborhood. The corridor along Bishop Street should be preserved for this trail
linkage.

The Littlerock Road Subarea Plan describes a possible future trail location between
Bishop Road and Tumwater Boulevard, generally located between the commercial and
residential areas. The pPlan also includes an illustration of the possible route of this
future trail. As the area along this route develops, open space dedications, when
possible, should be located along this general route. Locating the open space in this
manner will allow the eventual development of this pedestrian link and also provide
more of a buffer between the commercial and residential areas.

The Tumwater Transportation Plan and the Littlerock Road Subarea Plan make
specific recommendations for transportation improvements in the Littlerock
Neighborhood. These documents should be referenced for these specific improvement
recommendations.

There is an existing Burlington Northern Railroad line bisecting the western
portion of the neighborhood from north to south. This line is a candidate for possible
future use as a recreational trail. Thurston County has acquired the southern
portion of this railroad and plans to convert it into a recreational trail.

The Tumwater Parks and Recreation Plan and the Littlerock Road Subarea Plan
makes specific recommendations for trails, open space and parks within the Littlerock
Neighborhood. These documents should be referenced for specific recommendations
that affect the Littlerock Neighborhood.

The Littlerock Subarea Plan is the key document for guidance in the eastern
portion of the Littlerock Neighborhood. This Plan should be referenced first for
goals and actions related to future land use and infrastructure planning within the
eastern portion of the neighborhood.
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The Tumwater Strategic Plan (2010-2014) also has specific goals and action
strategies for the eastern portion of the Littlerock Neighborhood. The following is
an excerpt from the pPlan:

“The vision for this area is to create a mixed use “village” atmosphere that is
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transit-oriented and pedestrian-friendly in the south/central portion of the
subarea in the vicinity of the Israel Road/Littlerock Road intersection and
along Littlerock Road south to Tumwater Boulevard, with commercial areas
concentrated along Interstate -5 to provide vibrant retail opportunities for

///{ Formatted: Font: Not Italic

Tumwater and surrounding residents.

Key strategies for advancing this vision focus on infrastructure investment
and planning, including the Littlerock Road street improvement project and
Tyee Drive planning.”

The Tumwater Strategic Plan should be referred to for additional specific goals for
the eastern portion of the Littlerock Neighborhood (see Action Strategy “D” on p.19
of the Strategic Plan).

Economic Development Plan (2010):

The Economic Development Plan was adopted in 2010 and replaced the previous plan
which was adopted in 1990. This plan contains specific guidance and direction for land
use planning within the Littlerock Neighborhood. The following is an excerpt from the
Economic Development Plan:

“Capitol Boulevard and the Littlerock Road Subarea are important short-
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term economic development opportunities, as they are changing and hold
significant potential for development and redevelopment. Both areas are
located near entrances to the ¢Gity from I-nterstate 5 and their development
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will help to define Tumwater’s image in the region. City guidance and
support via targeted infrastructure investment are important priorities of
this Plan to ensure that these opportunities are fully realized.”

Both the Economic Development Plan and the Strategic Plan stress the importance
of infrastructure improvements within the Littlerock Road Subarea. Some of these
projects are already well underway, such as the Littlerock Road street improvement
project. The Tyee Drive extension has been completed from Trosper Road to Bishop
Road. The following is an excerpt from both pPlans:

“l. Use public investment and development regulations to encourage
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development of a village-like area in the south/central portion of the Subarea
» Complete the Littlerock Road street improvement project
> Do planning for the Tyee Drive extension
» Revise development regulations to identify gateways and transition
areas, including boundaries between zoning districts for the Subarea
» Consider an additional review of the Subarea Plan to identify and plan
for a unique street plan
» Consider adopting a street plan for the Subarea that includes east-
west connector roads between Littlerock Road and Tyee Drive
> Consider adopting more specific building design guidelines for the
Littlerock Road Subarea, consistent with possible adoption of a village-
like area in the south/central portion of the Subarea
2. Seek opportunities to enhance the connection between the Subarea and
neighboring areas”,
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The Economic Development Plan (2010) should be referenced for further
recommendations in this neighborhood.

Most of the vacant land within the eastern portion of the Littlerock Neighborhood has
very few development limitations because of level topography and a stable underlying
geology. Inversely, the western portion of the nNeighborhood has several very large
wetlands and areas of high groundwater flooding.

City water and sewer service is available to most areas of the Littlerock Neighborhood
at this time. The Capital Facilities Plan identifies water and sewer extension along
the north-south collector road route as a high priority.

Uses that surround the Littlerock Neighborhood include residential uses to the north,
low density residential uses in the cCounty to the west, Interstate 5 to the east, and
mostly vacant and scattered residential areas in the cCounty to the south.

There is a large "island" of c€ounty land west of Littlerock Road. This area includes
the neighborhood accessed by Glenwood Drive. The Littlerock Neighborhood is also
adjacent to cCounty areas to the south. Land use planning within this area is
addressed through the Joint Plan. Another smaller “island” is located on Littlerock
Road between the cemeteries and Tumwater Middle School. When feasible, these
islands should become part of Tumwater.

Portions of this neighborhood have seasonally high groundwater that can result in
groundwater flooding in places. The Littlerock Road Subarea Plan, the Salmon Creek
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Comprehensive Drainage Basin Plan, and the Tumwater Stormwater Comprehensive
Plan should be referenced for specific recommendations that affect groundwater,
stormwater, and drainage issues within the Littlerock Neighborhood.

All uses within the Littlerock Neighborhood should follow the guidelines for
groundwater protection set forth in the Northern Thurston County Groundwater
Management Plan.

Following are discussions of each land use designation as they are applied by this
plan in the eastern portion of the Littlerock Neighborhood. The Littlerock Road
Subarea Plan should be referenced to supplement this information.

710.2 Residential/Sensitive Resource Designation-(2-4 Dwelling Units/Acre)

The area in the vicinity of Kirsop Road has been designated Residential/ Sensitive
Resource (2-4 Dwelling Unit/Acre) to ensure that the unique open space character and
environmental sensitivity of the extensive wetlands is protected from the effects of
intensive urban development. Although these large wetlands drain to both Black Lake
and Trosper Lake, theses drainages lack sufficient stream flow to be under the
protection of the Shoreline Management Act and, therefore, lack the special protection
measures afforded by the aAct.

There are two urban farms located within this neighborhood and within this
designation. One is an unnamed blueberry farm on the western portion of 54th Avenue
and the other is Kirsop Farms on Kirsop Road (Kirsop Farms also has a secondary
location on Littlerock Road near the Black Hills High School). While an urban area is
generally not conducive to large scale farming, there is certainly a role for smaller
scale urban farms and community gardens. Because of the importance of food access,
food security, and overall environmental sustainability, there is a role for Tumwater
in encouraging a wide range of farming and gardening within Tumwater. For further
information on agriculture the Conservation Element of the Tumwater
Comprehensive Plan should be referenced.

710.3 Single- Family Residential-Low Density Residential Designation—(4-7 Dwelling
Units/Acre)

Several areas within this neighborhood are suitable for the Single Family
Residential-Low Density Residential designation because of existing development
patterns and natural and physical constraints. The Single Family Residential-Low
Density Residential designation best accomplishes the goals of preserving the
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existing neighborhoods while providing for development that is sensitive to the
inherent limitations of the topography.

There is a very small area within the city limits located on the west side of
Littlerock Road and south of the Tumwater Middle School that has been designated
Single- Family Residential-Low Density Residential to reflect the existing uses
surrounding the site. Another small but similar area is located behind the school
and has been designated Single Family Low Density for the same reasons. Most of
the adjacent area (Glenwood Drive) west of Littlerock Road is under the jurisdiction
of Thurston County. Please refer to the Tumwater/Thurston County Joint Plan for
land use planning information for that area.

The area on the north side of 70th Avenue is characterized primarily by low, urban
density single family development. These are established neighborhoods and should
be protected and preserved. In order to protect the residential atmosphere, and
promote neighborhood stability and continuity, this area is designated Single
Family Residential-Low Density_Residential. This area includes the single family
development on Miner Drive (Gold Creek) and a number of single family
subdivisions on the north side of 70th Avenue.

A large area along the entire western end of the neighborhood has been designated
Single Family Low Density. This includes most of the area west of the power line
easement which runs north-south from Littlerock Road to the substation on Trosper
Road. The Black Lake Park and Black Hawk subdivisions as well as a large portion of
the Doelman farm are within this area. The Doelman farm has been envisioned to
develop as an urban village and has had a number of different land use designations
placed on the property in order to facilitate this development vision for the property.
Refer to the Multi-Family Medium Density section of this chapter for more
information on the Doelman urban village.

Where the Single Family Residential-Low Density Residential designation abuts an
area designated Light Industrial (such as on Belmore Street) landscaping, screening
and buffering should be used to protect the residential development from possible
adverse impacts and to visually separate the different uses.

710.4 Single Family Residential Medium Density Residential (6-9 Dwelling Units/Acre)

The area along the south side of 70th Avenue west of Littlerock Road was once
characterized by rural residential single- family development. However, within the
last decade several hundred new single family homes have been built in this area.
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The lots for these homes are relatively small and are consistent with the Single
Family Medium Density designation. This area should remain residential in
character, continuing to in-fill as densities increase over time. In order to maintain
the residential atmosphere and provide a variety of affordable housing types, the
Single Family Residential-Medium Density Residential designation is appropriate
for this area.

The small area on the north side of 70th Avenue (south of Miner Drive) near Littlerock
Road is also an appropriate location for this designation. This area is characterized by
older single family homes on large deep lots. As redevelopment of these lots occurs, the
Single Family Medium Density designation would allow for platting of these lots. This
would allow densities to increase over time and provide a variety of housing types in
close proximity to urban services.

The area designated Single Family Residential-Medium Density Residential that is
west of the Black Hills High School is a portion of a large area under one ownership
known as the Doelman farm. This property extends from Littlerock Road west to
the Burlington Northern railroad corridor, and has received a mix of land use
designations. The portion of this property designated Single Family Residential
Medium Density Residential should receive a planned unit development overlay
zone to ensure its consistency with the overall development of this property. A more
detailed discussion of policies for development of this property is contained near the
end of the next section, Multi-Family Residential- Medium Density Residential.

The area west of Littlerock Road south of Tumwater Boulevard has been designated
Single Family Residential-Medium Density Residential. This area has some rural
residential uses and a small single family subdivision. It should be encouraged to
infill with similar, compatible types of residential uses in order to provide a mixture
of housing types for all income levels in this portion of the subarea. This area is
close to the high school just west of Littlerock Road, and to a node of commercially
designated land on the west side of Littlerock Road. Littlerock Road also is
anticipated to be a primary transit route in this area. It is important to provide a
mixture of housing types close to these needed services.

710.5 Multi-Family Residential Medium Density Residential (9-15 Dwelling Units/Acre)

The area on the east side of Littlerock Road generally between the Bishop Road
area and Israel Road consists of primarily residential development. Currently, this
area 1s a mixture of single and multi-family residential development. The
residential character of this area should be protected and allowed to infill and
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slightly increase in density. This is consistent with the recommendations of the
Littlerock Road Subarea Plan to provide for housing in close proximity to planned
commercial and mixed use development to the north, east, and south, and to
provide a transition between those areas and the single- family residential areas
and the middle school to the west. The Multi-Family Residential-Medium Density
Residential designation would best accomplish these goals.

Several areas of Multi-Family Residential—Medium Density Residential
development have been located along Littlerock Road. Two of these areas are close
to the high school just west of Littlerock Road, and to a node of commercially
designated land on the west side of Littlerock Road. Littlerock Road is anticipated
to be a primary transit route in this area. It is important to provide a mixture of
housing types close to these needed services. To accomplish this, Multi-Family
Residential- Medium Density Residential areas are interspersed with Single Family
Residential-Medium Density Residential along this portion of Littlerock Road.
These areas contain existing multi-family and single family uses.

Where multi-family residential development abuts general commercial,
landscaping, screening, and buffering should be used to protect the residential
development from possible adverse impacts and to visually separate the different
uses.

Additional multi-family housing units will be provided close to employment centers
through the designation of a Multi-Family Residential-Medium Density Residential
area on the west side of the intersection of Tumwater Boulevard and Littlerock
Road. This area currently is adjacent to a manufactured home park and other
residential uses.

An area north of the Laurel Park mobile home park has been designated Multi-
Family Residential-Medium Density Residential to help provide a variety of
affordable housing types within the neighborhood.

An area west of Littlerock Road near the Black Hills High School has also been
designated Multi-Family Residential- Medium Density Residential. This is a portion
of a large area under one ownership and known as the Doelman farm. This property
extends from Littlerock Road west to the Burlington Northern railroad corridor, and
has received a mix of land use designations. These include Mixed Use, Multi-Family
Residential- High and Medium Density, Single Family Residential-Low and Medium
Density, Utilities and Public Institutional. In the past, this property has been a part
of the Doelman dairy farming operation, and has been used primarily for growing
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feed and winter cattle storage. Land use designations have been assigned to this
property with the purpose of creating a framework for the development of a mixed
use "village" which would provide a variety of housing types close to needed
services, such as commercial establishments, a high school. and a transit route
along Littlerock Road.

To facilitate the development of the Doelman property according to this stated
purpose, it is recommended that the multi-family designated portions of the
property be developed as a Pplanned Uunit Ddevelopment (PUD). It is also
recommended that development near the several wetland areas and utility
transmission corridors on the property also receive an overlay zone to ensure they
are developed under PUD standards. The PUD standards require public hearings
for any development that would be proposed for these areas. Clustering and density
transfers using a PUD approach should be considered where limitations for
development exist. This land, developed as a PUD, could be ideally suited for cluster
construction of small lots with large open spaces of undeveloped area to preserve
natural features and avoid siting residences close to high-voltage utility
transmission lines.

Special attention should be paid during the design review process to maintaining a
similar quality and appearance of construction throughout the "village" envisioned
for the Doelman property.

Multiple access routes should be provided for automobile, transit, pedestrian, and
bicycle transportation into the Doelman property from Littlerock Road; 81st, 70th
and 66th Avenues; and Kirsop Road to ensure adequate traffic circulation through
the "village". Within the village, pedestrian and bicycle routes should be
emphasized to encourage their use. Street patterns should provide for numerous
circulation routes through the village, and should be designed to discourage
automobile travel at speeds that are not compatible with safe pedestrian use. A
pedestrian/bicycle trail should be encouraged in the Burlington Northern railroad
corridor in the western portion of the property.

The Black Hills Subarea Transportation Plan was completed in 2003 through a
joint effort between the Doelman family, the City of Tumwater, Thurston County,
the Tumwater School District and nearby residents. This plan has been integrated
into the Tumwater Transportation Plan and should be referenced for specific
transportation recommendations for this particular area.

The Tumwater Strategic Plan and the Economic Development Plan should be also
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referenced for guidance regarding the future development of the Doelman
properties.

All multi-family development in Tumwater should be subject to specific multi-
family urban design standards, which would assure compatibility of the
development with the surrounding neighborhoods.

710.6 Multi-Family Residential High Density Residential (14-29 Dwelling Units/Acre)

One area is designated Multi-Family Residential-High Density Residential in the
neighborhood. That area is south of the high school (Public Institutional designation
just west of Littlerock Road), and is a portion of a large area under one ownership
known as the Doelman farm. This property extends from Littlerock Road west to
the Burlington Northern railroad corridor; and has received a mix of land use
designations. The portion of this property designated Multi-Family Residential
High Density Residential should receive a Pplanned Uwunit Ddevelopment (PUD)
overlay zone to ensure its consistency with the overall development of this property
and to avoid adverse impacts to wetland areas in this area. A PUD overlay zone
would also allow clustering of housing units away from overhead high-voltage
transmission lines which bisect this area. A more detailed discussion of policies for
development of this property is contained near the end of the previous section,
Multi-Family ResidentialMedium Density Residential.

Multi-family development should be subject to specific multi-family urban design
standards, which would assure compatibility of the development with the
surrounding neighborhoods.

710.7 Mixed Use Designation

The south/central portion of the subarea in the vicinity of the Israel Road/Littlerock
Road intersection and along Littlerock Road south to Tumwater Boulevard is
recommended for a Mmixed Uuse designation. This general area provides an excellent
opportunity for Tumwater to create a mixed use urban village. An overlay zone was
placed on part of this area in order to require a residential component to be a part of
any commercial development. This overlay was applied as a result of the guidance
from the Littlerock Road Subarea Plan. The Littlerock Road Subarea Plan should be
referred to for more information on this Mixed Use zone overlay (see Section 3.3 on
p.13 of the pPlan). The Littlerock Road Subarea Plan provides detailed discussion of
the potential for this area, and its recommendations for land use designations in this
area have been incorporated into this plan to ensure their implementation.
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One other Mixed Use area is on the west side of Littlerock Road south of the Black
Hills High School. This area is a portion of a large area under one ownership known
as the Doelman farm. This property extends from Littlerock Road west to the
Burlington Northern railroad corridor, and has received a mix of land use
designations. This designation is included as part of this mix of land uses in order to
provide and/or serve the needs of the surrounding neighborhood and to provide a
variety of affordable housing. A more detailed discussion of policies for development

of this property is contained near the end of a previous section, Multi-Family
Residential Medium Density Residential.

The Mixed Use designation provides an opportunity to develop areas in Tumwater
that are transit oriented and pedestrian friendly while still accommodating
automobiles, support small businesses and consumers, and provide affordable housing
and quality community design. With construction techniques and creative site
planning, it is very possible to provide fine, livable dwelling units that are next to,
behind, or above commercial uses.

Mixed use areas, when developed with design and development guidelines, should be
consistent with Section 2.2 of Chapter 2 of the Land Use Plan.

Mixed Use in this area should be developed with design and development
guidelines. Incompatible uses such as industry, warehousing and distribution,
chemical, noise generators, and those uses that are heavily truck-dependent should
be discouraged in this area.

710.8 General Commercial Designation

The areas along the west side of Interstate -5 from the vicinity of the
Trosper/Littlerock intersection to south of Tumwater Boulevard are designated
General Commercial. These areas are characterized by the exposure to the freeway
and the northern portion of this area already has intense commercial development
including a Costco, Fred Meyer, Home Depot, Albertsons, Wal-Mart and a number of
other smaller businesses.

An overlay zone was placed on some of the General Commercial properties between
Israel Road and Tumwater Boulevard area in order to limit the size of commercial
buildings consistent with the Littlerock Road Subarea Plan. The Littlerock Road
Subarea Plan should be referred to for more information on this General Commercial
zone overlay (see Section 3.3 on p.13 of the pPlan).
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The Tumwater Economic Development Plan, adopted by the Tumwater City Council
in November of 1990 (completely rewritten in 2010), the Tumwater Strategic Plan
(2010), and the 1997 Littlerock Road Subarea Plan (substantially updated in 2006),
laid the foundation for development in a majority of the area within the eastern
portion of the Littlerock Neighborhood. These plans should be referred to for specific
guidance and recommendations for the eastern portion of the Littlerock
Neighborhood, particularly those areas located within the Littlerock Road Subarea.

The Tumwater Strategic Plan (2010-2014) has specific goals and action strategies
for the eastern portion of the Littlerock Neighborhood. The following is an excerpt
from the pPlan:

«l

“The vision for this area is to create a mixed use “village” atmosphere that is
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transit-oriented and pedestrian-friendly in the south/central portion of the
subarea in the vicinity of the Israel Road/Littlerock Road intersection and
along Littlerock Road south to Tumwater Boulevard, with commercial areas
concentrated along Interstate -5 to provide vibrant retail opportunities for
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Tumwater and surrounding residents.”

The Tumwater Strategic Plan should be referred to for additional specific goals for
this portion of the Littlerock Neighborhood (see Action Strategy “D” on p.19 of the
Strategic Plan).

The Economic Development Plan provides guidance for the portion of the
Neighborhood that is within the Littlerock Road Subarea. The following is an excerpt

from the Economic Development Plan:

S“Capitol Boulevard and the Littlerock Road Subarea are important short-
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term economic development opportunities, as they are changing and hold
significant potential for development and redevelopment. Both areas are
located near entrances to the ¢City from I-interstate 5 and their development

will help to define Tumwater’s image in the region. City guidance and
support via targeted infrastructure investment are important priorities of
this Plan to ensure that these opportunities are fully realized.”

The Economic Development Plan (2010) should be referenced for further
recommendations in this neighborhood.

The Littlerock Road Subarea Plan stresses the importance of infrastructure
| 161

///{ Formatted: Font: Not Italic

\W\"\'[ Formatted: Font: Not Italic




LAND USE PLAN
CHAPTER 130 BREWERY NEIGHBORHOODLITTLEROCK NEIGHBORHOOD

improvements within the Littlerock Road Subarea. Some of these projects are
already well underway, such as the Littlerock Road street and utility improvement
project. The Tyee Drive extension has been completed from Trosper Road to Bishop
Road.

The Littlerock Subarea Plan should be referenced for further recommendations
regarding future land use, infrastructure improvements, transportation, and
implementation strategies in the eastern portion of this neighborhood.

In accordance with the guidance from the aforementioned plans, the properties
along the west side of I-nterstate 5, from the vicinity of the Tumwater Boulevard/I-
nterstate 5 intersection to the area in the vicinity of the Trosper Road/Littlerock
Road intersection, have been designated General Commercial.

As commercial uses locate in this neighborhood, they should be designed so as to
create as little impact as possible to residential uses on the west side of Littlerock
Road. Please refer to the Littlerock Road Subarea Plan for recommendations
regarding mitigation of commercial impacts on residential uses.

| 710.9 Neighborhood Commercial Designatien

This designation is intended to provide small scale commercial services to
surrounding residential areas to help reduce automobile trips and enhance
neighborhoods. This designation has been applied to two properties located near the
intersection of 70th Avenue and Kirsop Road. Currently an auto repair business is
operating in this location on one of these properties. This Neighborhood Commercial
location will likely become a focus of activity in the future as residential
development continues in the area, raising the need for neighborhood commercial
uses in the area. In the future the use at this site should transition to a more
neighborhood oriented type of commercial use.

One other area designated Neighborhood Commercial is located at the northwest
corner of Israel Road and Littlerock Road. This site has been developed in accordance
with the requirements of the Neighborhood Commercial designation and zone district
and currently has a number of small professional service businesses on the site.

Commercial uses in these areas should be buffered from adjacent residential
development, using landscaping, walls, or other appropriate means. The intent of
this buffering is to ensure that residential areas are not adversely impacted by
noise, light, or traffic that may be associated with commercial development.
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710.10 Light Industry Designation

The only area designated light industrial in the Littlerock Neighborhood is located
south of the Bonneville Power Administration (BPA) transmission station at the
northern end of Belmore Street. This area contains an existing industrial use next
to the railroad tracks; a pipe manufacturing company. Due to the fact that Belmore
Street is currently a dead end street, the site is currently accessed from 66th
Avenue. The adjacent property to the north is also designated Light Industry.
Belmore Street needs to be extended to 54t Avenue and/or Trosper Street. The
Belmore Street connection will help to reduce impacts to established residential
neighborhoods on 70th Avenue as trucks travel to and from the freeway system. It
will also help to improve traffic circulation within the general area which is
constrained by large areas of wetlands, the railroad tracks, and Black Lake. This
connection has been a goal listed in the Tumwater/Thurston County Joint Plan
before the area was annexed to Tumwater in 2008.

This industrial area has rail access, which is expected to continue to the north and
could be advantageous to industrial development. The railroad tracks help to
provide a buffer to the residential uses to the west; however, light industrial uses
adjacent to residential areas also should be buffered from adjacent residential
development using required setbacks, landscaping, walls or other appropriate
means. The intent of this buffering is to ensure that residential areas are not
adversely affected by noise, light, dust, traffic or other impacts that may be
associated with industrial development.

710.112 Parks/Open Space Designation

The areas at the northwest and southeast ends of Miner Drive consist mainly of
wetlands that drain into Trosper Lake and eventually into Percival Creek. Due to the
critical areas present in these areas, uses other than open space would not be viable in
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these areas. These areas should continue to be preserved and protected as open space.
The Parks/Open Space designation best achieves this goal.
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3 —The Shoreline Master Program should be referenced for more specific

land use recommendations and regulations for these areas.

=]

710.123 Public/Institutional Designation

The Tumwater Middle School located on the west side of Littlerock Road south of the
Bonneville Power easement has been designated Public/Institutional to reflect the
current use of the site. Black Lake Elementary School (on Black Lake Belmore Road)
and Black Hills High School have also been designated Public/Institutional. These
uses are expected to continue for at least the next 20 years.

There are three cemeteries within the Littlerock Neighborhood located west of
Littlerock Road, north of the Bonneville Power easement. These include Olympic
Memorial Gardens that is privately owned and the Union and Calvary Cemeteries
that are owned and maintained by the cCity. The Union and Calvary Cemeteries are
in need of some type of restoration and improvement. A cemetery master plan has
been completed for these properties to direct and clarify a restoration effort. These
cemeteries are a valuable historical and cultural resource and should be preserved
and maintained.

107.1413 Utilities Designation

A segment of a Bonneville Power easement crosses the Littlerock Neighborhood south
of the Olympic Memorial Gardens Cemetery in an east/west direction. Another set of
power transmission lines traverse the western portion of the neighborhood in a
north/south direction ending at the main Bonneville Power Administration substation
on 54th Avenue (in the Trosper Neighborhood). These easements have been designated
Utilities to reflect this use. The Utilities Plan will provide information on future utility
improvements, if any, that are planned for this neighborhood.

A property west of Littlerock Road, south of Israel Road, has been designated Utilities
to ensure consistency with the Utilities Plan. This property, owned by Puget Sound
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Energy, is the site of the Prine substation. Tumwater will work with Puget Sound
Energy to effectively plan for and implement the siting of electrical facilities while
mitigating any potential impacts to the environment through the environmental
review process. Future electrical facilities should be developed in accordance with the
policies contained within the Utilities Plan.

‘ 710.1514 Manufactured Home Park (6-9 Dwellling Units/Acre)

There are two manufactured/mobile home parks within this neighborhood. In
accordance with the goals of Growth Management Act and this Comprehensive Plan,
these areas have been designated specifically for manufactured home parks in order
to provide sufficient land for manufactured housing. The designation shall be applied
to the Velkommen mobile home park and the Laurel Park mobile home park.

165



LAND USE PLAN
CHAPTER 130 BREWERY NEIGHBORHOODLITTLEROCK NEIGHBORHOOD

166



LAND USE PLAN

CHAPTER 113 BREWERY NEIGHBORHOODMOTTMAN
| 611. MOTTMAN Formatted: Font: Bold ]
Formatted: List Paragraph, Numbered + Level:
. 1 + Numbering Style: 1, 2, 3, ... + Start at: 1 +
| _‘1' —EL—Introductloq Alignment: Left + Aligned at: 0.25" + Tab
after: 0.5" + Indent at: 0.5"
N .
r — Location Formatted: Font: Century Schoolbook, Bold ]
> — Existing proportions of land uses Formatted: Font: Century Schoolbook ]
> — Transportation/circulation Formatted: Font: Century Schoolbook ]
> — Water and sewer availability/environmental constraints Formatted: List Paragraph, Bulleted + Level: 2 J
> — Uses adjacent to Mottman - Black Lake Neighborhood + Aligned at: 0.75" + Indent at: 1"
> - Supporting plans/documents Formatted: Font: Century Schoolbook, Bold

Formatted
2. ~H—Single Family Residential —Low Density Residential (4-7+/ [ Formatted: Font: Century Schoolbook, Bold
Dwelling Ul‘litS/ACI‘e)‘ /{ Formatted: Font: Century Schoolbook
Formatted: Font: Century Schoolbook
> ; — Bush Mountain > \f—{ Formatted
LfArea north of Sapp Road Formatted: Font: Century Schoolbook, Bold
> — Areas west of Burlington Northern Santa Fe Railway Formatted
right of way

Formatted: Font: Century Schoolbook, Bold

Formatted: Font: Century Schoolbook

AN

3. ~H-—Light Industrial Designation

Formatted: Font: Century Schoolbook

/{ Formatted

Mottman Business Park -
Mottman Industrial Park

Areas along east side of Black Lake Boulevard
Area west of Black Lake Boulevard

Formatted: Font: Century Schoolbook, Bold

Formatted

‘\7 ‘Y |Y/ lY/

Formatted: Font: Century Schoolbook, Bold

Formatted: Font: Century Schoolbook

Formatted: Font: Century Schoolbook

| 4. ~H—Heavy Industrial Designation,

—Area west of Black Lake Boulevard

Formatted

Formatted: Font: Century Schoolbook, Bold

lY/

Formatted

Formatted: Font: Century Schoolbook, Bold
\\\£ Formatted: Font: Century Schoolbook
Bonneville Power easement \i[ Formatted: Font: Century Schoolbook
-

| 5. B Utilities Designation

Puget Sound Energy easement
Puget Sound Energy Mottman substation

Formatted

|Y/ ‘V [V

Formatted: Font: Century Schoolbook, Bold

Formatted

| 6. ~B-—Shoreline Designation,

— | Formatted: Font: Century Schoolbook, Bold
\[ Formatted: Font: Century Schoolbook

» ——Area between Black Lake Boulevard and the Burlington\

L

Northern Santa Fe Railway right of way

Formatted: Font: Century Schoolbook

Formatted

IlsuElulisnululseululiseululisusuls

163



LAND USE PLAN
CHAPTER 113 BREWERY NEIGHBORHOODMOTTMAN

7. -5—Plans  Associated with  the  Mottman/Blaek— Lake« _—{Formatted: Font: Century Schoolbook, Bold

Formatted: List Paragraph, Numbered + Level:
1 + Numbering Style: 1, 2, 3, ...
Alignment: Left + Aligned at: 0.25" + Tab
after: 0.5" + Indent at: 0.5"

Formatted: Font: Century Schoolbook, Bold

\ \fFormatted Font: Century Schoolbook

Formatted: Font: Century Schoolbook

Formatted: List Paragraph, Bulleted + Level: 2
+ Aligned at: 0.75" + Indent at: 1"

NeighborhoodArea

N
> ; — Transportation Plan *\\
> — Parks and Recreation Plan
> — Economic Development Plan
» ———— Northern Thurston County Groundwater Management \

Plan \

» ————— (Conservation Plan {
> — Shoreline Master Plan for the Thurston Region
> — Tumwater Stormwater Comprehensive Plan Update
> Drainage Design and Erosion Control Manual for

Tumwater
—————1992 Railroad Right of Way Preservation and Use
Strategy for the Thurston Region

Y

611.1 Introduction

The—Mottman/Black—akeNeighborhood is located in the northwest area of

Tumwater. The area is characterized primarily by industrial, large lot residential,
and shoreline environment uses.

Figure 18-173 illustrates the division of land uses as they presently exist in the
Mottman/Black—Take Neighberhood. Residential uses are the largest in this
neighborhood followed by natural resources, industrial, vacant, and commercial
uses. The natural resource category i1s a relatively large category in this
neighborhood because the Jones Quarry mining operation is classified as a natural
resource land use.
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Figure 17. Mottman Existing Land Use
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*Includes agriculture, forestry, and mining.
Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning Area.

The area between Black Lake Boulevard and the Burlington Northern Santa Fe
Railway right of way is greatly influenced by the Black Lake drainage area that
flows from the lake into Percival Creek.

Black Lake Boulevard functions as a minor arterial roadway and supports almost
all of the north/south traffic connecting the Black Lake area to the City of Olympia
and Highway 101.

RW Johnson Boulevard forms the eastern boundary of the neighborhood and
functions as a major north-south transportation route from Sapp Road. South of
Sapp Road is the Bush Mountain residential development.

City water service is available to the Mottman Industrial Park, the Mottman
Business Park, and the Bush Mountain residential development. Most of the
planning area west of the Burlington Northern Santa Fe Railway right of way is
outside of the Tumwater water service area and is served by wells.
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At this time, sewer service is only available to the Mottman Industrial Park and the
Mottman Business Park. Areas that are not served by cCity sewer utilize
individual septic tanks and drain fields. Soil characteristics throughout the
neighborhood indicate both slight and severe limitations of the land for use with
septic tanks.

Land uses surrounding the Mottman/BlaekLake Neighberhood include residential
subdivisions in the City of Olympia on the north, South Puget Sound Community
College within the City of Olympia, low density residential development in
Tumwater to the east, and low density residential development in the vicinity of
Black Lake within Thurston County to the south. Mostly vacant land is located to
the west.

Several rights of way and easements run through the—Mottman/Black—Lake
Neighborhood. These include a large Bonneville Power easement south of the
neighborhood, a Puget Sound Power and Light Company easement running west of
Bush Mountain Drive SW, and a Burlington Northern Santa Fe Railway right of
way running north to south, west of the Mottman Industrial Park.

The 1995 Joint Plan for Tumwater and Thurston County indicates that low density
residential uses of 4-7 dwelling units per acre-and, rResidential/sensitive resource
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uses of 2-4 units per acre and light industrial uses are planned for the area south of
the Mottman-BlaekTake Neighborhood. Areas west of the-Mottman-BlaekTake
Neighborhood are designated as Light Industrial and Heavy Industrial, and low
density residential.

The 1992 Railroad Right of Way Preservation and Use Strategy for the Thurston
Region makes the following recommendations for the Downtown Olympia to West
Bay Industrial Area and Belmore Line run by Burlington Northern Santa Fe
Railway which runs west of the Mottman Industrial Park:

» Maintain for freight use.

» Passenger rail is an option if the rail corridor to the east is procured for
movement of commuters or tourists.

» If ever threatened with abandonment, maintain for recreational use.

» Look into the possibility for joint use/rail and trail or tourist trolley/bike
path.
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» Increase freight use at Mottman and West Bay. (Port, EDC)

All uses throughout the—Mottman/Black—TLake Neighborhood should follow the
guidelines for groundwater protection set out in the Northern Thurston County

Groundwater Management Plan.

611.2 Single- Family Residential-Low Density Residential Designation (4-7 Dwelling
Units/Acre)

The Bush Mountain residential development is located in the southern portion of
the—Mottman/Black—TakeNeighborhood and is characterized by single- family
homes on lots of 5 acres or larger in size. The Single- Family Residential-Low
Density Residential designation is appropriate in this area due to the nature of
existing residential uses in this area.

The area north of Sapp Road consists of scattered low density residential
development that is currently rural in character. The designation of Single- Family
Residential-Low Density Residential would be appropriate in this area because of
its location and proximity to proposed urban facilities. This area should be buffered
from light industrial uses to the north. Recommendations for a buffer in this area
are contained in section 5.3.

The areas of land west of the Burlington Northern Santa Fe Railway right of way
outside of the Shoreline designation have been designated Single- Family
Residential- Low Density Residentialresidential. More intensive residential uses are
not likely in this area due to the constraints of being adjacent to or surrounded by
wetland areas; and the unavailability of sewer and water service to the area.
Because this area is protected by the stringent land use regulations of the Shoreline
Management Act, this area would not meet the criteria required for application of
the Residential/Sensitive Resource designation. It is envisioned that residential
uses will eventually be phased out in the area that is completely surrounded by the
Shoreline designation. Park or open space would be an appropriate long term use of
this area.

611.3 Light Industrial Designation

Light Industrial uses at the Mottman Industrial Park and the Mottman Business
Park are the predominant activity in the—Mottman/Black—lakeNeighbeorhood.

These activities are vital to the economic well-being of Tumwater and the Thurston
Region. Light industrial uses should be protected and encouraged to locate in this
area. To this end, areas receiving the Light Industrial designation should be
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planned for a continuation of commercial/ industrial/warehouse uses.

Care must be taken, however, to protect existing residential uses which exist within
and adjacent to the planning area from undue impacts from industrial uses through
the use of buffering and other means where possible.

Several commercial/industrial/warehouse/equipment yard businesses currently
exist along both sides of Black Lake Boulevard, including auto body repair shops,
painting shops., and motorcycle and marine sales businesses. The Light Industrial
designation is appropriate for areas on the east side of Black Lake Boulevard
outside of the Shoreline jurisdiction due to these existing uses.

The Tumwater Economic Development Plan recommends industrial development
for the general Mottman_area/BlackLake-area. The Light Industrial designation
supports industrial growth in this area.

The area northwest of Black Lake Boulevard was formerly used for mining but has
been reclaimed. The Light Industrial designation would be appropriate for this
area because of its proximity to the Mottman Industrial Park and its proximity to
heavy industrial uses to the south.

The Puget Sound Energy has a sub-station within the area of the-Mottman/Blaek
Lake Neighborhood that is designated Light Industrial. This sub-station is needed
to meet commercial load growth within the twenty year planning period. A sub-
station is an appropriate use in this area given the Light Industrial and utilities
designation and the need to provide for service as population increases in
Tumwater. Tumwater will work with Puget Sound Energy to effectively plan for
and implement the siting of electrical facilities while mitigating any potential
impacts to the environment through the environmental review process. Future
electrical facilities should be developed in accordance with the policies contained
within the Utilities Plan.

611.4 Heavy Industrial Designation

The area west of Black Lake Boulevard contains an area that is presently being
used for the mining of high quality basalt rock. The Conservation Plan identifies
this area as being a mineral resource area classified as MR-2. MR-2 is a
designation used by the Washington State Department of Natural Resources to
identify areas where known mineral resources exist.

Mineral extraction as a use should be preserved in this area and the designation of
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Heavy Industrial best supports this use. As portions of this area are mined,
reclamation of mined areas should take place, and lighter intensity industrial uses
such as warehousing and light manufacturing should be encouraged to locate in
reclaimed areas.

The City of Tumwater should work with the cCounty and the City of Olympia in
their planning of land use adjacent to Tumwater in order to assure compatibility
with adjacent land uses. This should occur through the cCounty-wide planning
process, consistent review of each jurisdictions plans, and ongoing communication
between jurisdictions.

611.5 Utilities Designation

There are three areas in the-Mottman/Black Lake Neighborheod that should receive
the designation of Utilities. These are the Bonneville Power easement just north of
Black Lake, the Puget Sound Energy Company easement which runs south of Sapp
Road through the Bush Mountain neighborhood, and the Puget Sound Energy
Mottman sub-station located north of Black Lake Boulevard. These areas have
been designated Utilities to ensure consistency between the Land Use Plan and the
Utilities Plan and to ensure continued use of these areas as a part of Tumwater's
electrical distribution system.
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Port of Olympia Comprehensive Plan

12.1  Introduction

The New Market Neighborhood is located in the southern area of Tumwater
generally north of Tumwater Boulevard, south of Dennis Street, west of
Bonniewood Drive, and east of Interstate 5. This neighborhood includes Tumwater
Town Center, Tumwater City Hall, the City Library. and the cCity headquarters
fire station. Tumwater High School and the Peter G. Schmidt Elementary School
are also located in this neighborhood.
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Figure 18. New Market Neighborhood Existing Land Use

Sources: (1)Thurston Regional Planmng Councﬂ (TRPC) Bulldable Lands Database--Land Use by
Plannmg Area. (2 A ob data

A variety of land uses exist in this neighborhood. Tumwater High School, Peter G.
Schmidt Elementary School, New Market Vocational Skills Center, Tumwater City
Hall, and the Tumwater Timberland Library represent public institutional uses.
Commercial uses are mostly located along Capitol Boulevard. Two professional
office developments, Point Plaza East and Point Plaza West, are located along
Capitol Boulevard between Israel Road and Dennis Street. Another professional
office development, Town Center East, is currently under construction on land
bordered by Capitol Boulevard, Israel Road and Nicholas Street. The sState-owned
Labor and Industries building is located south of Israel Road between Linderson
Way and Interstate 5. The Tumwater Office Properties development is under
construction on the parcel of land directly south of the Labor and Industries
building. The First Church of the Nazarene is located north of Israel Road between
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Linderson Way and Interstate 5.

Several properties owned by the Port of Olympia are developed with either light
industrial or professional office uses. A United Parcel Service shipping facility is
located on New Market Street. A Shell fuel storage facility is located at the
intersection of Tumwater Boulevard and Linderson Way. Cleanwater Lane is
developed with professional office buildings leased to the State of Washington.

Residential uses are primarily located along Israel Road. Both multi-family
developments and single- family dwellings exist in this area.

Tumwater Boulevard serves as a minor arterial and is the main east-west
circulation link in the New Market Neighborhood. Capitol Boulevard serves as the
main north-south circulation link and is classified as a major arterial. Other
important circulation links include Israel Road and Linderson Way.

Water and sewer service are available to the neighborhood. The Valley Interceptor,
which runs from Tumwater Boulevard to Bonniewood Drive to Elm Street and down
the Deschutes River Valley to the Cherry Street Interceptor, provides increased
capacity for all of the New Market Neighborhood. This area is expected to hook up
to a 10” to 15” inch gravity main along Tumwater Boulevard to the Valley
Interceptor.

Most of the New Market Neighborhood is flat. Some areas are low lying and have a
high groundwater level. The groundwater in the neighborhood is the source for
much of Tumwater's municipal water supply. This resource should be protected by
following the recommendations of the North Thurston Groundwater Protection
Plan, Tumwater's Conservation Plan, and the Wellhead Protection Ordinance.

Portions of the neighborhood are in the Airport Overlay Zone. Future development
of land in the Airport Overlay Zone is subject to the overlay zone development
standards in Chapter 18.32 of the Tumwater Zoning Code. The intent of the overlay
zone is to protect the viability of the Olympia Regional Airport as a significant
resource to the community by encouraging compatible land uses and densities, and
reducing hazards that may endanger the lives and property of the public and
aviation users. The Airport Overlay Zone identifies a series of compatible use zones
designed to minimize such hazards.

Uses adjacent to the New Market Neighborhood include single- family residential
uses to the north in the SE Capitol Boulevard Neighborhood. To the west is the
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Littlerock Neighborhood that consists mostly of commercial uses and vacant land.
Northeast of the New Market Neighborhood are commercial uses along Capitol
Boulevard. The Port of Olympia New Market Industrial Campus is to the south and
consists of light industrial uses.

The City of Tumwater should work with the Port of Olympia to ensure consistency
with the Port's plans and the cCity's Comprehensive Plan.

The Tumwater Economic Development Plan sets forth land use recommendations
for the New Market Neighborhood as well. The plan recommends commercial and
community services development along Capitol Boulevard. The Capitol Boulevard
Corridor Plan should be referenced for more detailed guidance for areas along
Capitol Boulevard north of Israel Road.

12.2  Single Family Residential- Medium Density Residential Designation—(6-9 Dwelling
Units/Acre)

The area south of Dennis Street and along 6th Avenue SW is a part of Tumwater's
downtown neighborhood. This area forms a well-established and stable neighborhood
in Tumwater. This area should and will remain residential in character, continuing to
in-fill with residential uses on the good building sites that are still vacant. It is
anticipated that, over the twenty-year planning period, densities will increase in this
area. In order to protect the residential atmosphere, promote neighborhood stability
and continuity and provide a variety of housing types, the Single- Family Medium
Density designation would be appropriate in this area.

12.3  Multi-Family Residential High Density Residential (14-29 Dwelling Units/Acre)

The development of the Tumwater Town Center will result in the need for additional
housing for employees and their families expected to locate near the center.

The area west of Capitol Boulevard and north of Israel Road that includes the Indian
Creek Condominiums and the Sunset Apartments has been designated Residential
Multi-Family High Density Residential to reflect the existing use of the site and to
support housing for the proposed town center.

The area of the First Church of the Nazarine, located north of Israel Road and west
of Linderson Way, has been designated Residential-Multi-Family High Density
Residential. The multi-family designation in this area would support the future
housing needs of the town center.
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12.4  Capitol Boulevard Community Designation

The area north of Israel Road was included in the Capitol Boulevard Corridor Plan.
This area includes several large office complexes leased by the State, a US Post
Office, and a church/daycare. The area has been designated Capitol Boulevard
Community consistent with the Capitol Boulevard Corridor Plan. The Capitol
Boulevard Corridor Plan should be referenced for more detailed information
regarding land use and development within this area.

Portions of this area are located in the Airport Overlay Zone. The purpose of the
overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to protect the
viability of Olympia Regional Airport as a significant resource to the community by
encouraging compatible land uses and densities; and reducing hazards that may
endanger the lives and property of the public and aviation users. The Airport
Overlay Zone identifies a series of compatible use zones designed to minimize such
hazards. New developments in the Airport Overlay Zone must comply with the
standards of the overlay zone in addition to the standards of the underlying zoning
district.

12.5 Light Industrial Designation

The area northwest of the intersection of Israel Road and Bonniewood Drive has been
designated Light Industrial. Most of this area is vacant.

The Olympia Regional Airport has played an ever-increasing role in the development,
or lack of development, in this area. The main runway routes aircraft directly over the
south end of this area, either taking off or landing, depending on the wind conditions.
As a result, the noise impacts and possible safety hazards have made this area less
than ideal for residential use. The land use trend has been away from residential use,
especially in the areas closest to the runway. The Port of Olympia itself has purchased
a large amount of property that was in the clear zone. They are likely to develop it for
tree farming and associated uses. These properties could also be used as public open
space. Future plans for this area are addressed in the Port of Olympia Airport Master
Plans.

All of the area designated Light Industrial is in an area of special concern because it is
part of the land over which aircraft fly when taking off or landing at the Olympia
Regional Airport. Portions of this area are located in the Airport Overlay Zone. The
purpose of the overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to
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protect the viability of Olympia Regional Airport as a significant resource to the
community by encouraging compatible land uses and densities, and reducing hazards
that may endanger the lives and property of the public and aviation users. The
Airport Overlay Zone identifies a series of compatible use zones designed to minimize
such hazards. New developments in the Airport Overlay Zone must comply with the
standards of the overlay zone in addition to the standards of the underlying zoning
district.

12.6  Public/Institutional Designation

Tumwater High School, located west of Center Street and north of Israel Road, and
Peter G. Schmidt Elementary School located east of Capitol Boulevard and south of
Dennis street have been designated Public/Institutional to reflect the current use of
the sites. The use of the site as a school and school-related activity is expected to
continue in this area for at least the 20-year planning period. This area was
included in the planning for the Capitol Boulevard corridor and the Capitol
Boulevard Corridor Plan should be referenced for further guidance on land uses in
this area.

12.7 Tumwater Town Center Designation

The citizens of Tumwater envision a future downtown on 190-acres of the New
Market Neighborhood bordered by Interstate 5, Tumwater Boulevard, Nicholas
Street, and Israel Road. This chapter of the Land Use Plan offers a framework for a
mixed-use, urban density, transit-supported community services center, a true
downtown for a city whose urban nucleus was decimated by freeway construction in
the late 1950s. This area is called the Tumwater Town Center, and represents a
component of the New Market Neighborhood.

The vision for this area includes creation of a downtown and community gathering
place,; a broad mix of uses.; clustered development to create a critical mass for
public transportation,; and continuing responsiveness to regional goals for growth
management and environmental protection.

In addition to the major goal of replacing the town center lost by the construction of
Interstate 5, other goals of the Tumwater Town Center plan are to:

e Create a mixed-use town center consisting of commercial developments of office,
retail and service businesses.; residential.; educational.; civic services,; support
facilities.; and public assembly facilities.
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e Site and develop new professional office facilities to build a “critical mass” of
employment, which is critical to encouraging high-capacity public transit and
discouraging the use of single-occupant vehicles.

e Create open space and park areas to preserve the area’s natural resources and
beauty.

Portions of this area are located in the Airport Overlay Zone. The purpose of the
overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to protect the
viability of Olympia Regional Airport as a significant resource to the community by
encouraging compatible land uses and densities; and reducing hazards that may
endanger the lives and property of the public and aviation users. The Airport
Overlay Zone identifies a series of compatible use zones designed to minimize such
hazards. New developments in the Airport Overlay Zone must comply with the
standards of the overlay zone in addition to the standards of the underlying zoning
district.

This plan is distinguished by nine elements:

1——Land Use - The Tumwater Town Center is envisioned to include a mix of
land uses: state facilities,; private commercial developments of office, retail and
service businesses,; residential,; educational,; civic/community services,; support
facilities/services (i.e., child care),; public assembly.; open spaces,; and parking. A
vibrant mixture of activity, with people potentially present 24 hours a day, is
anticipated. Land uses that reinforce this activity are encouraged.

Tumwater Town Center is divided into four subareas. Each of these subareas is
described below. Supporting policies provide a framework to guide future development
of the Tumwater Town Center.

Mixed Use. The goal of the Mixed Use Subarea is to provide mixed retail, office and
residential uses at a level of intensity sufficient to support transit services and to
provide a focus for the town center. A broad mix of land uses should be allowed,
including retail, offices, services, restaurants, entertainment, lodging, community
facilities, and residential. The following percentages represent a desirable mix of
ground floor land uses for this subarea. These percentages are intended to monitor
the development of the entire Mixed Use Subarea over time. It is not the intent to
apply these percentages to individual development proposals.

Office — 45%
Retail — 40%
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Mixed Use Policies

Residential — 15%
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Consider use of incentives and zoning requirements for mixed use
developments that incorporate retail or office uses on the ground floor with
services or housing on upper stories.

New Market Street is designated as the main street for the Tumwater Town
Center. Encourage retail uses along this street. Consideration should be
given to adopting zoning code requirements for ground floor retail as a
component of land development projects on New Market Street to promote
development of a concentrated shopping area that serves as an activity,
people oriented focus to the town center.

Buildings should be oriented toward the street and other public spaces.
Where a lot is adjacent to more than one street, and one of the streets is New
Market Street, buildings should be oriented toward New Market Street.
Building facades should provide visual interest to pedestrians. Street level
windows, minimum building setbacks, on-street entrances, landscaping, and
articulated walls should be encouraged.

» Encourage public and private sector cooperation in providing capital

investment, such as parking and street improvements that contribute to
encouraging new business to locate in the town center.

«*f*{ Formatted: No bullets or numbering

Initiate a capital improvement strategy to implement pedestrian and street
improvements, gateway and other beautification projects, and parks and
other civic facilities in the town center. Refer to the action items identified in
the Tumwater Town Center Street Design Plan as a starting point in
developing such a strategy.

Among the existing uses in this area are an underground petroleum pipeline
and-abeve- and underground petroleum storage tanks (Shell), a United Parcel
Service distribution facility, and a fabrication and assembly facility. Removal
and relocation of the Shell petroleum facilities will be necessary for the
maturation of the Tumwater Town Center. New zoning standards for the
town center should allow the distribution, fabrication, and assembly facilities
to remain as conditional uses. Future additions or expansions of these
facilities of up to 50% of the existing floor space should be allowed subject to
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design and development standards to ensure compatibility with the
surrounding area.

Professional Office. The goal of this subarea is to provide an area for large
professional office buildings in close proximity to transit and arterial and collector
roadways. This subarea is intended to provide for employment growth in
professional, business, health and personal services.

Professional Office Policies «__—{ Formatted: Underline
Formatted: Indent: First line: 0.25"
+> Encourage retention, location and expansion of professional, ﬁnancialk*TFormatted: Bulleted + Level: 1 + Aligned at:
and commercial office land uses for personal and business services. 0.25" + Indent at: 0.5
+> Provide opportunities for complementary retail uses within offices— | Formatted: Bulleted + Level: 1 + Aligned at:
0.25" + Indent at: 0.5"
structures.
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Civic. Existing civic land uses include the Tumwater City Hall, Tumwater
Timberland Library and the new Tumwater Headquarters Fire Station. The goal of
this subarea is to provide civic uses that provide identity and focus for the Tumwater
Town Center.

Civic Policies ****‘[ Formatted: Tab stops: 0.25", Left

» Encourage development of buildings and public spaces within the Civic
Subarea that can provide civic functions.

Residential. The goal of the Residential Subarea is to provide for a high quality,
high density living environment within walking distance of jobs, shopping, and
public transportation.

)

Residential Policies *****{ Formatted: Indent: First line: 0.25"
+> Encourage the development of housing in the Tumwater Town Center <+ | Formatted: Indent: Left: 0.25", Bulleted +
t t busi tiviti dtoi th italit fth Level: 1 + Aligned at: 0.5" + Indent at: 0.75",
o support business activities and to increase the vitality of the area. Tab stops: Not at 0.5"
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> Encourage a mix of housing choices to create variety in residential*w Formatted: Indent: Left: 0.25", Bulleted +

opportunity and to maintain a jobs/housing balance within the Tumwater Tab stops: Not at 0.5"

Level: 1 + Aligned at: 0.5" + Indent at: 0.75",

Town Center, to make the town center a “people place” in the early morning,
daytime and evening hours.
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4> Encourage a variety of well-designed housing styles. < | Formatted: Bulleted + Level: 1 + Aligned at:
0.5" + Indent at: 0.75", Tab stops: Not at 0.5"
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pleasing, private, safe and comfortable housing through design and open P

space.

4> Apply development standards and guidelines to promote aesthetically****{ Formatted: Bulleted + Level: 1 + Aligned at: }

2.—Density and Scale - The area should consist of multi-story buildings that
will define a new town center for Tumwater. The density should be greatest along
New Market Street. Such density is needed to accommodate predicted future use
demands and create the development pattern. Further, the density is desirable to
create a critical mass of potential transit ridership.

3——Architectural Character - Creation of an urban character (not rural or
suburban) is key. Buildings should front directly on designated main streets where
possible. Overhangs and awnings could provide pedestrian protection and link
individual buildings. Parking should not disrupt building activity and should be
located unobtrusively. Design review guidelines should be developed for this area to
facilitate its future development as a town center. Adoption of urban development
standards (e.g. wide sidewalks, zero setbacks and public plazas) should also be
considered. Encourage the installation of benches, kiosks and other street furniture
that provide a unifying element and aid in developing the pedestrian scale of the
area.

4.—Landscaping and Open Space — A plaza, central square or commons
should be provided as a gathering place in the Tumwater Town Center. Visual
pedestrian features, e.g., fountains, sculptures and other focal points that will draw
people to this type of facility should be considered. A centrally located site that
could be re-developed as a plaza is the current cCity maintenance shop site located
south of City Hall.

The Tumwater Parks and Recreation Plan calls for a neighborhood park to be
developed in a central location within the downtown area. The plan specifically calls
for this park to be oriented toward passive recreation. A potential site for a
neighborhood park should be identified.

Open space corridors with trails should be provided throughout the Tumwater Town
Center area. Specific routes for trails/walkways should be identified. Routes should
connect other open space or landscaped areas. Connection of land uses provides for
activity throughout the town center at all times of the day and night. Existing city
open space and landscaping standards should be required for new developments

181



LAND USE PLAN
CHAPTER 123 BREWERY NEIGHBORHOODNEW MARKET NEIGHBORHOOD

locating in the city center area. Funding alternatives for public open space areas
should be explored.

Consolidation of open space areas in the Tumwater Town Center into a specific area
may be considered as an alternative to providing small pockets of open space
throughout the town center.

5——Lighting and Signage - Lighting and signage should provide a consistent
and distinguishable character to the area. Architectural features and focal buildings
will define primary destinations and access points. Signage and lighting should add
to those features by providing information, orientation, and safety. Of particular
importance will be transit signage. Transit shelters and other facilities should be
consistent with the city center character and meet the needs and standards of
Intercity Transit. Lighting must not create any navigational hazards for the
Olympia Regional Airport.

6.—Circulation — The Tumwater Town Center Street Design Plan identifies
locations, alignments and streetscape designs for town center streets. This plan
incorporates three types of streets: Main Street (New Market Street), Green Streets
(71st and 73rd Avenues) and Connector Streets (additional north-south streets).
The street plan provides for numerous multi-modal transportation connections into
and through the area. New Market Street and other north-south streets identified
in the street plan should be extended to permit circulation route alternatives
between Tumwater Boulevard and Israel Road; 71st and 73rd Avenues should be
extended to provide east-west street connections linking the town center to
Linderson Way to the west, and Cleanwater Lane and Capitol Boulevard to the
east. Streets through the area in both north-south and east-west directions will
encourage growth of retail services, housing, and commercial/residential mixed use
projects. The streets should also enhance transit service alternatives and increase
pedestrian activity. Walkways throughout the Tumwater Town Center should be
wide and generous to provide pedestrian-friendly access and circulation.

F—Utilities - All utilities are available to the area. Electrical power, natural
gas, water, storm drainage and sanitary sewer systems will require upgrading and
extension to complete the utility service system. The concept for distribution follows
existing and new public rights-of-way.

The subsurface conditions in the area are significant to the Tumwater Town
Center’s development. Groundwater is at relatively shallow depths, typically about
10 feet. Surface materials are highly permeable and will require significant storm
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drainage retention/detention systems as part of the area’s development. Options for
addressing storm drainage should be explored. One alternative is to provide a
regional storm drainage facility on property located outside of the neighborhood.
Another option is to incorporate storm drainage facilities into the design of
individual developments. Design and aesthetic standards should be developed to
ensure the facilities are safe (i.e. not too steep) and aesthetically pleasing. Utility
improvements are envisioned to be concurrent with proposed development.

8—Street design - The Tumwater Town Center Street Design Plan identifies
design standards for town center streets. Its principle elements are summarized
below. Please refer to the street design plan for specific standards for each street.

Main Street

///{ Formatted: Font: Not Bold, Underline

New Market Street will form the town center’s activity spine, linking public
facilities at the north to mixed-use and retail business at the south. It is envisioned
as a traditional main street, with curbside parking and small retail on the first floor
of zero-setback mixed-use buildings. In order to attract businesses and customers
along this corridor and to interface with fast-paced Tumwater Boulevard, the
southern part of the town center should develop as larger retail stores, with
excellent visibility and access from Tumwater Boulevard.

New Market Street will provide an excellent pedestrian environment with extended
sidewalks (curb bulbs) at intersections and mid-block crosswalks. Small-scale street
trees, street furniture, landscaping and accent paving will enhance the pedestrian
experience.

East/West Green Streets

///{ Formatted: Font: Not Bold, Underline

The east/west green corridors (71st and 73rd Avenues) will be the opposite of the
main street in character. The wide right-of-way (ROW) will be mainly dedicated to
landscaping and pedestrian and bicycle traffic. The corridors will provide the
residences and offices with an attractive setting and connect them to the highly
active main street. With heavy, informal landscaping, these corridors will provide a
more peaceful promenade environment, a unique feature in a town center of this

////{ Formatted: Font: Not Italic

size.

Connector Streets

///{ Formatted: Font: Not Bold, Underline
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Connector streets that provide convenient access and, in some cases, on-street
parking complete the proposed street grid. In terms of design character, these
streets serve to unify the town center with uniform street trees and paving.

A

////{ Formatted: Font: Not Bold, Underline

Gateways

Gateways are recommended at the intersections of Israel Road/Capitol Boulevard,
Israel Road/New Market Street, New Market Street/Tumwater Boulevard,
Tumwater Boulevard/Linderson Way, and Linderson Way/Israel Road. Gateways
should reflect the traditional character of the town center’s public buildings, and the
general design should be adaptable to the configurations of the different
intersections.

Streetscape Elements

////{ Formatted: Font: Not Bold, Underline

Streetscape elements will provide both continuity and variety. Street lights as
described in the Tumwater Town Center Street Design Plan, colored crosswalk
pavements, concrete sidewalks, and standardized street furniture finished in
Tumwater’s signature dark green color will be the unifying elements. To provide
variety, the main street will feature special accent pavements, small-scale street trees,
raised planters, banners, and trellises. Contrasting informal landscaping and gently
curving sidewalks will give the green streets a more campus-like character

9.—Parking - Parking alternatives should be explored. On-street parking should
be accommodated in the Tumwater Town Center. The cCity should work with
Intercity Transit to identify possible sites for the eventual construction of a transit
center. One or more parking garages should be considered. Possible sites, funding
options, and design features (e.g. first floor retail) should be evaluated.
Development standards for surface parking lots and parking garages will be
developed in the design review guidelines for the area. Several concepts the cCity
should consider are provided below.

> _Limit the amount of street front surface parking lots, with no surface parking****{ Formatted: Bulleted + Level: 1 + Aligned at:

lots on New Market Street.
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» _Limit curb cuts to minimize the apparent width of parking lots.
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)
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» Adopt design guidelines that will apply to parking structures that face the
street, unless such structures are located underground.
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» Require parking structures to be located behind building.
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» Allow parking structures to be located along the street if the ground floor is

utilized for retail use.
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Restrict surface parking lots on corners so that buildings are the dominant
features of the intersection.

> . ////{ Formatted: Font: Century Schoolbook

» Require parking facilities to be designed so that access is from an alley or
from a street at locations that do not conflict with pedestrian circulation.

> ////{ Formatted: Font: Century Schoolbook

> Maximize on-street parking for customer (short term) use to provide a
pedestrian-friendly environment; develop standards for on-street parking
areas.
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813. CAPITOL BOULEVARD NEIGHBORHOOD
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813.1 Introduction

The SE Capitol Boulevard Neighborhood is located east of Interstate 5, south of "M"
Street, and north of the Olympia Regional Airport. The eastern boundary of the
neighborhood generally follows the bluff overlooking the Deschutes River and includes
the Thunderbird Mobile Estates mobile home park.

SOUTHEAST CAPITOL BOULEVARD NEIGHBORHOOD
EXISTING LAND USE (Acres)

2014
350
300 A~§
250 A_§
200 —\
P\
100 ~—§
50 Aﬁ\‘.
0 h . I /) . .
Residential Commercial Industrial Public/ Parks and Vacant Natural Roads,
Institutional Open Space Resources Railroads &
Rights of
Way

Figure 19. Southeast Capitol Boulevard Neighborhood Existing L.and Use

//{ Formatted: Font: Century Schoolbook

*Includes agriculture, forestry, and mining.
Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning Area.

Figure 21-195 illustrates the existing proportion of land uses in the SE Capitol
Boulevard Neighborhood. Residential uses are by far the largest use. Most of the
residential uses in this neighborhood consist of well-established, single- family
homes with only a small proportion of higher density uses, such as apartments.
Vacant land is the next most predominant use. Portions of the neighborhood are in
the Airport Overlay Zone. Future development of land in the Airport Overlay Zone
is subject to the overlay zone development standards in Chapter 18.32 of the
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Tumwater Zoning Code. The intent of the overlay zone is to protect the viability of
the Olympia Regional Airport as a significant resource to the community by
encouraging compatible land uses and densities; and reducing hazards that may
endanger the lives and property of the public and aviation users. The Airport
Overlay Zone identifies a series of compatible use zones designed to minimize such

- /{ Formatted: No underline

hazards.

Commerecial uses consist mostly of businesses along Capitol Boulevard. Lastly, most
of the industrial category consists of the Dart Container Corporation located at the
corner of Israel Road and Bonniewood Drive.

Capitol Boulevard, which is classified as a major arterial in the Tumwater
Transportation Plan, serves as the major transportation corridor in the SE Capitol
Boulevard Neighborhood. Linderson Way, classified as a major collector, serves as an
additional north-south corridor along the west side of the neighborhood. Israel Road,
also classified as a major collector, provides east-west circulation in the neighborhood.
Tumwater Boulevard, classified as a minor arterial, provides an additional east-west

///{ Formatted: Font: Century Schoolbook

link in the neighborhood. Trosper Road and Lee Street also provide important east-
west access to the SE Capitol Boulevard Neighborhood.

Sewer service is available to most areas of the SE Capitol Boulevard Neighborhood.
Water service is available to all of the developed areas of this neighborhood.

The SE Capitol Boulevard Neighborhood has few limitations for development with the
exception of the hillsides and ravines along the eastern edge of the neighborhood.
There one finds steep, heavily wooded slopes and low-lying areas subject to flooding
and seasonal high water tables, with severe settling problems from the under-lying
geology, and soils offering severe limitations for roads, buildings, and septic tanks.
This neighborhood also includes a small cluster of homes on the flood plain of the
Deschutes River, off of "M" Street, known as the Palermo neighborhood. This area is
subject to flooding and seasonal high water tables, has severe settling problems, and
soils with severe limitations for roads, buildings, and septic tanks.

Land uses surrounding the SE Capitol Boulevard Neighborhood include residential
and office/light industrial uses to the south, open space and rural residential uses to
the east, Interstate 5 to the west, and open space and commercial uses to the north.
The proposed Tumwater Town Center is located to the southwest and will have a
substantial impact on development within the neighborhood. This area is planned
to be a major civic and employment center in Tumwater and will develop as
Tumwater's central urban core.

190




LAND USE PLAN
CHAPTER 13 BREWERY NEIGHBORHOODCAPITOL BOULEVARD NEIGHBORHOOD

The Olympia Regional Airport is located to the south and an airport overlay zone
extends northerly from the airport to cover a portion of the SE Capitol Boulevard
Neighborhood. New developments in the Airport Overlay Zone must comply with
the standards of the overlay zone in addition to the standards of the underlying
zoning district.

The Capitol Boulevard Corridor Plan, the Tumwater Strategic Plan and the
Tumwater Economic Development Plan make—specific recommendations for the
commercial area along Capitol Boulevard. These recommendations are outlined in
more detail in the description of areas with the Capitol Boulevard Community
designation.

The SE Capitol Boulevard Neighborhood is outside of the jurisdiction of the Deschutes
River Special Area Management Plan. However, there are a few areas in the
neighborhood that, if developed inappropriately, could have an adverse effect on the
Deschutes River and the goals of Deschutes River Special Area Management Plan.

These special areas of concern include the bluffs overlooking the river and the
Palermo residential neighborhood. The Palermo neighborhood is well established and
unlikely to change in the near future. However, the bluffs overlooking the river are,
for the most part, undeveloped. The Deschutes River Special Area Management Plan
makes recommendations for this bluff area.

813.2 Single- Family Residential-Low Density Residential Designation—(4-7 Dwelling
Units/Acre)

Several areas within the SE Capitol Boulevard Neighborhood are suitable for the

| Single-_ Family Residential—Low Density Residential designation because of
constraints placed on the eastern portion of the neighborhood as a result of
operations at the Olympia Regional Airport and constraints in the Deschutes River
valley.

The Palermo neighborhood is an area of about 50 single family homes located in the
northern part of the SE Capitol Boulevard Neighborhood, north of the Tumwater
watershed in the Deschutes valley. This neighborhood should be preserved and
protected and the Low Density Residential designation best accomplishes this goal.

The area east of Elm Street from East "V" Street to East Dennis Street has been
| designated Single- Family Residential-Low Density Residential. Portions of this area
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are located in the Airport Overlay Zone. The purpose of the overlay zone in Chapter
18.32 of the Tumwater Zoning Code is to protect the viability of Olympia Regional
Airport as a significant resource to the community by encouraging compatible land
uses and densities; and reducing hazards that may endanger the lives and property
of the public and aviation users. The Airport Overlay Zone identifies a series of
compatible use zones designed to minimize such hazards. New developments in the
Airport Overlay Zone must comply with the standards of the overlay zone in
addition to the standards of the underlying zoning district.

The area north of "V" Street, south of "T" Street, and east of Bell Court has been
designated Single- Family Residential-Low Density Residential. This area is located
on the bluff of the Deschutes River and is subject to environmental constraints
including steep slopes and unstable soils. In light of this, a lower density residential
designation would be appropriate for this area.

There are steep slopes and other environmental constraints along the eastern edge of
these areas. Development should be of a lower density in these areas with strict
development controls to insure a careful regard for inherent limitations of topography
and to assure neighborhood compatibility.

The area surrounding the Thunderbird Villas mobile home park on the north, west,
and south is appropriate for the Single Family Residential-Low Density Residential
designation. This area is already bordered by some existing Ssingle Ffamily Liow
Ddensity Rresidential developments such as Silver Ridge on the west and the
Monaco subdivision on the south. In addition the area contains some
environmentally sensitive areas. Development in these areas should be of a lower
density to ensure a careful regard for the sensitivity of the environment and to
ensure neighborhood compatibility. For the most part, the airport overlay
designation generally does not apply in this area.

The area south of Dennis Street, east of Peter G. Schmidt Elementary School, has
been designated Single- Family Residential-Low Density Residential due to its
location in the Airport Overlay Zone.

813.3 Single- Family Residential- Medium Density Residential Designation—(6-9 Dwelling
Units/Acre)

The residential areas east of Capitol Boulevard; and north of Dennis Street, form a
well-established and stable neighborhood in Tumwater. This area should and will
remain residential in character, continuing to in-fill with residential uses on the good
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building sites that are still vacant. It is anticipated that over a twenty year time
period, densities will increase in this area. In order to protect the quiet residential
atmosphere, promote neighborhood stability and continuity, and provide a variety of
affordable housing types, the Single-_Family Medium Density designation would be
appropriate for these areas. Portions of this area are located in the Airport Overlay
Zone. The purpose of the overlay zone in Chapter 18.32 of the Tumwater Zoning
Code is to protect the viability of Olympia Regional Airport as a significant resource
to the community by encouraging compatible land uses and densities; and reducing
hazards that may endanger the lives and property of the public and aviation users.
The Airport Overlay Zone identifies a series of compatible use zones designed to
minimize such hazards. New developments in the Airport Overlay Zone must
comply with the standards of the overlay zone in addition to the standards of the
underlying zoning district.

Two areas, one located on Tumwater Boulevard; southeast of the Silver Ridge
residential subdivision, and the other area on Henderson Boulevard northwest of
the intersection of Henderson Boulevard and 68tk Avenue SE, have been designated
Single Family Medium Density. The close proximity to the businesses and job
opportunities available in the Tumwater Town Center and the neighboring
Neighborhood Commercial areas make both these areas logical locations for
moderately dense single family homes.

The area located between Interstate 5 and Capitol Boulevard, north of Dennis Street
and south of West "V" Street is also an area of well-established single- family homes.
In order to protect the residential atmosphere, promote neighborhood stability, and
continuity and provide a variety of affordable housing types, the Single- Family
Medium Density designation would be appropriate for this area.

Where commercial development is adjacent to residential areas, landscaping,
screening, and buffering should be used to protect the residences from possible
adverse impacts. Existing trees and other vegetation and landscaping of aesthetic
value should be preserved wherever possible. The overall intent of these measures
should be to visually separate the residential from the commercial uses and aid in
discouraging through traffic from using the residential streets.

There are approximately 90 homes (~200 residents) within the residential area that is
accessed via West “X” Street. West “X” Street is the only access point for all of these
homes. For health and safety reasons, as well as convenience for the residents of the
neighborhood, a second access point to this particular neighborhood is necessary. 7th
Avenue should be improved and connected between 65th Way and West “Y” Street

193



LAND USE PLAN
CHAPTER 13 BREWERY NEIGHBORHOODCAPITOL BOULEVARD NEIGHBORHOOD

either through a cCity project or when development occurs adjacent to the site. Steps
should be taken to ensure the adjacent commercial uses to the west do not utilize this
road on a regular basis. Steps can include, but are not limited to, restricting the
adjacent commercial access points on the 7th Avenue frontage to gated emergency
access only. Additional recommendations for this area are contained within the
Capitol Boulevard Corridor Plan.

The area south of the Bonneville Power easement, east of Linderson, should be
preserved in order to buffer the residences to the south from commercial uses. This

area contains mature trees and vegetation that would provide a suitable natural
buffer.

Many of the single-_family areas within the SE Capitol Boulevard Neighborhood
will probably experience pressures for higher density in the future as the need for
housing increases in this area of Tumwater as a result of the development of the
Tumwater Town Center. The Tumwater Town Center will result in a significant
increase in the number of people working in the area. These people will probably be
interested in obtaining housing near where they work. It is expected that pressures
for commercial conversion of property will decrease due to the availability of large
areas of vacant commercially-zoned properties to the west along Littlerock Road.

813.4 Multi-Family Residential Medium Density Residential (9-15 Dwelling Units/Acre)

A 24 unit multi-family development (six four-plexes) is located north of the Peter G.
Schmidt Elementary School on a two acre property. In 2013, the adjacent two acre
property was developed with 24 townhomes by the Housing Authority of Thurston
County. This area was designated Multi-Family Residential-Medium Density
Residential to provide higher density residential near schools, services, and
transportation routes (including bus service routes). Additionally, a 10 acre parcel of
land located directly to the east of the Thunderbird Villa mobile home park on
Dennis Street has been designated Multi-Family Residential-Medium Density
Residential.

These two areas designated multi-family medium density will help to provide
alternative housing types. Providing for a variety of housing options will help
enable citizens of various income levels to find appropriate housing in the
Tumwater area. These two areas are located in close proximity to possible job
centers along Old Highway 99, at the Tumwater Town Center, and the New Market
Industrial Campus. The intention of this location is to provide opportunities for
housing close to places of employment, reducing the need for long, single-occupancy
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vehicle commute trips.

Multi-family development should be subject to specific multi-family urban design
standards, which would assure compatibility of the development with the
surrounding neighborhoods.

813.5 Multi-Family Residential-High Density Residential Designation—(14-29 Dwelling
Units/Acre)

The area located east of Linderson Way, south of Lee Street SW, is comprised of
several apartment complexes. This area has been designated Multi-Family
Residential-High Density Residential to reflect the current use of the area. This
area is likely to continue to provide needed housing in Tumwater. Most of this area
has been fully developed with dense multi-family apartment uses as planned.

813.6 Capitol Boulevard Community Designation

Capitol Boulevard serves as the major commercial area in the SE Capitol Boulevard
Neighborhood. Many types of commercial uses exist here including motels, fast food
restaurants, auto parts stores, specialty stores, and hardware stores. The Capitol
Boulevard Community designation has been applied along the Capitol Boulevard
corridor between “M” Street at the north and Israel Road at the south. The Capitol
Boulevard Corridor Plan (2013) provides detailed guidance for future land uses,
transportation projects, and development in both the public and private realms within
the corridor. The corridor plan should be consulted and referenced along with this
chapter of the Land Use plan.

The Capitol Boulevard Community designation has been applied to the properties
currently occupied by the Washington State Department of Transportation, Region
3 located on the east side of Capitol Boulevard south of Lee Street. The Washington
State Department of Transportation has indicated they may vacate this site in the
future. The Capitol Boulevard Corridor Plan and the Tumwater Economic
Development plan (2010) should be referenced for guidance related to this site.

The 2010 Tumwater Economic Development and Strategic Plans make the following
recommendations for the Capitol Boulevard corridor:

USupport the transformation of Capitol Boulevard from Southgate to Town

////{ Formatted: Font: Not Italic

Center by pursuing opportunities to enhance the visual appeal of the
corridor, improving the vehicular and non-vehicular transportation system,
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and encouraging business revitalization and site redevelopment.” [Economic

Development Plan Goal #6C p.25], - Formatted: Font: Not Italic
“Capitol Boulevard: Redevelopment opportunities along this important —{ Formatted: Font: Not Italic
corridor should be aggregated and promoted collectively, describing the

attractive characteristics of the area, including access to I-nterstate 5, —{Formatted: Font: Not italic

commute volumes, and proximity to neighborhoods, as well as the
community’s desire for a dynamic and walkable business district.” [Economic
Development Plan p.33]

“Capitol Boulevard and the Littlerock Road Subarea are important short- ///{ Formatted: Font: Not Italic

term economic development opportunities, as they are changing and hold
significant potential for development and redevelopment. Both areas are

located near entrances to the cCity from I-nterstate 5 and their development :7://{ Formatted: Font: Not Italic
will help to define Tumwater’s image in the region. City guidance and  {Formatted: Font: Not italic

support via targeted infrastructure investment are important priorities of
this Plan to ensure that these opportunities are fully realized.” [Economic
Development Plan p.61]

///{ Formatted: Font: Not Italic

“Continue to invest in transportation improvements throughout the cCity, —{Formatted: Font: Not italic

enhancing vehicular and non-vehicular access and addressing traffic flow.
Create better bike and pedestrian connections to enable residents to more
easily access businesses along Capitol Boulevard and at Town Center”
[Strategic Plan p.11]

///{ Formatted: Font: Not Italic

“While Capitol Boulevard functions as a major arterial, carrying heavy traffic

around and through the cCity, there are opportunities to improve its visual _—{ Formatted: Font: Not Italic

appeal and economic functioning through infrastructure enhancement and
the development of attractive places in key nodes near residential
concentrations.

Key strategies include identifying opportunity sites and supporting them
through infrastructure investment, streetscape improvement and
beautification efforts, and design standards.” [Strategic Plan p.16]

The Capitol Boulevard Corridor Plan implements the guidance and goals of both the
Strategic Plan and the Economic Development Plan and should be consulted for
guidance on land use and development within the Capitol Boulevard corridor.

Wherever commercial uses are being constructed adjacent to residential uses, there is
a potential for incompatibility and conflict. Where commercial development is
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adjacent to residential areas, buffering that can include landscaping and screening
should be used to protect the residences from possible adverse impacts. Existing trees,
other vegetation and landscaping of aesthetic value should also be preserved wherever
possible. The overall intent of these measures should be to visually separate the
residential from the commercial uses and aid in discouraging through traffic from
using the residential streets.

813.7 General Commercial Designation

There is a commercial area in the SE Capitol Boulevard Neighborhood located east of
Interstate 5 along Linderson Way. An earlier comprehensive plan from the 1960's
foresaw multi-family development along Linderson Way, from Lee Street all the way
to Israel Road. The lack of sewers was probably a factor in the potential development
of this area; and residential development has not occurred. The impacts associated
with Interstate 5, including noise and air pollution, may have helped to make
Linderson Way, which borders directly on the freeway, less than desirable for
residential development. Consequently, the area has been zoned Commercial.
Presently, the area consists of mostly commercial warehousing uses.

The commercial areas along Linderson Way should be subject to enhanced buffering
requirements and other techniques aimed at protecting the adjacent residential
neighborhoods. Existing trees and vegetation in this buffer enhancement area should
be retained whenever possible. Also, additional plantings should be called for in areas
of the buffer which possess substandard buffering properties when development
permits are issued. The Capitol Boulevard Corridor Plan should be reference for
guidance on access to and from this area.

Because of obvious freeway-related air quality and noise impacts, these properties
should be given a zone classification which will allow business/commercial uses
which will not be detrimental to nearby residential development and may actually
help to soften the freeway impacts. Extremely dense buffering and/or landscaping
should be provided to protect the surrounding residential uses from possible
impacts of the commercial land uses.

813.8 Light Industrial Designation

The area south of Dennis Street and east of Bonniewood Drive has been designated
Light Industrial to reflect existing zoning and current land uses. Most of this area is
vacant. However, the Dart Container Corporation located on the corner of Bonniewood
Drive is the only manufacturing operation located in this area.
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The Olympia Regional Airport has played an ever-increasing role in the development,
or lack of development, in this area. The main runway routes aircraft directly over the
south end of this area, either taking off or landing, depending on the wind conditions.
As a result, the noise impacts and possible safety hazards have made this area less
than ideal for residential use. The land use trend has been away from residential use,
especially in the areas closest to the runway. The Port of Olympia itself has purchased
a large amount of property that was in the clear zone. They are likely to develop it for
tree farming and associated uses. These properties could also be used as public open
space.

Most of the area designated Light Industrial is in an area of special concern because it
is part of the land over which aircraft fly when taking off or landing at the Olympia
Regional Airport. Portions of this area are located in the Airport Overlay Zone. The
purpose of the overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to
protect the viability of Olympia Regional Airport as a significant resource to the
community by encouraging compatible land uses and reducing hazards that may
endanger the lives and property of the public and aviation users. The Airport
Overlay Zone identifies a series of compatible use zones designed to minimize such
hazards. New developments in the Airport Overlay Zone must comply with the
standards of the overlay zone in addition to the standards of the underlying zoning
district.

There is a stream/wetland south of Dennis Street on the eastern boundary of this
area. Much of this area is under Port of Olympia ownership and it is unlikely to be
developed intensively. However, should this area be developed with light industrial
uses, existing wetland areas should be protected.

The area south of Dennis Street, where an industrial designation is adjacent to a
residential area, should be buffered with landscaping and screening to protect the
residences from possible adverse impacts. Existing trees and other vegetation with
landscaping and aesthetic value should be preserved where practical. The intent of
buffering 1Light iIndustrial uses from adjoining residential areas is to ensure that
residential areas are not impacted by noise, light and glare, and truck traffic.

Additionally, industrial traffic generated as this area is developed should be restricted

from accessing Dennis Street in order to protect residential uses along Dennis Street
from traffic impacts.
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813.9 Utilities Designation

A large segment of a Bonneville Power easement crosses the SE Capitol Boulevard
Neighborhood from Interstate 5 east to Henderson Boulevard. This area has been
designated Utilities to reflect this use. The Utilities Plan will provide information
on future improvements, if any, that are planned for this easement. Future
electrical facilities should be developed in accordance with the policies contained
within the Utilities Plan. The Capitol Boulevard Corridor Plan should also be
referenced for guidance regarding future land use of properties within this area.

813.10 Parks/Open Space Designation

The Tumwater water shed is an area, located south of the Palermo neighborhood in
the Deschutes valley that is owned by the City of Tumwater. The area contains
several wells and is an important open space resource in the cCity. The Parks/Open
Space designation would best preserve this area.

Two small pocket parks are located in the SE Capitol Boulevard Neighborhood. “V”
Street Park is located at the end of “V” Street, west of Capitol Boulevard. Palermo
Park is located on “O” Street, east of Capitol Boulevard. These parks should be
preserved. The Parks/Open Space designation best accomplishes this goal.

The Capitol Boulevard Corridor Plan and the Parks and Recreation Plan contains
additional recommendations regarding parks, urban trails and open space in this
neighborhood.

13.11 Neighborhood Commercial,

This designation is intended to provide small scale commercial services to surrounding
residential areas to help reduce automobile trips and enhance neighborhoods. This
designation has been applied to two locations on Tumwater Boulevard. Surrounding
residential development is likely to increase in density, raising the need for
neighborhood commercial uses in the immediate area.

Commercial uses in this area should be buffered from adjacent residential
development, using landscaping, walls, or other appropriate means. The intent of this
buffering is to ensure that residential areas are not adversely impacted by noise, light,
or traffic that may be associated with commercial development.

813.12_Manufactured Home Park Designation,
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There is one large mobile home park within this neighborhood. In accordance with the
goals of providing a sufficient supply of land for manufactured homes, the
Manufactured Home Park designation has been applied to the Thunderbird Village
mobile home park located on the east end of Dennis Street.
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14.1 Introduction

kff‘i Formatted: Normal

The SW Tumwater Industrial Area is located in the vicinity of the Interstate -5 and

93rd Avenue interchange or Exit 99. Currently most of the area is vacant land that is
envisioned as light industrial development in the future. The eastern boundary of the
area is marked by Kimmie Street SW running north and south, and the western
boundary is marked by Blomberg Street SW. The northern boundary is the Regional

Airport and the southern boundary is the cGity 1Limits.

SW TUMWATER INDUSTRIAL AREA
EXISTING LAND USE (Acres)
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Transportation within the area is two primary routes, 934 Avenue running east and
west and the Interstate 5 corridor running north and south. Several other collectors
extend from 93*d.  Interstate 5 bisects the subarea in a generally north-south
direction. Other major north-south corridors include Kimmie and Blomburg, which
extend to the south from the Olympia Regional Airport area.
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14.2 Light Industrial (LD

The Tumwater Economic Development Plan, an element of the Tumwater
Comprehensive Plan, makes several recommendations for portions of this area. The
Land Use Plan incorporates these Economic Development Plan recommendations.
For the area immediately south of the Olympia Regional Airport, the Economic
Development Plan recommends Industrial/Commercial land uses, with specific
preferred land uses being the following:

. Wswholesale

. Wwarehouse
. Iindustrial
. Hheavy equipment

The Economic Development Plan also recommends industrial/commercial uses for
the vicinity of the Interstate 5 - 93rd Avenue interchange. North of the interchange
area, the plan also recommends industrial/commercial uses, except for low density

residential along the west side of the iInterstate in areas containing
environmentally sensitive conditions.

The recommendations of the Economic Development Plan are reaffirmed by the
Light Industrial land use designations in this plan. The southern subarea includes
several features that provide a supportive and attractive environment in which
businesses could locate. These include good access to Interstate 5 at the 93rd

Avenue interchange, close proximity to the Olympia Regional Airport, availability of

a variety of large and small parcels for different types of businesses, primarily flat
topography, and the prospect of municipal utilities available in the future. The area

also has some potential constraints to this type of development, including areas
with sensitive aquifers, poor drainage, and the existence of wetlands. The portions
of the area that are designated Light Industrial are those that can most likely take
advantage of the favorable conditions for industrial/commercial development while

avoiding significant adverse impacts to the environmentally sensitive features in
this subarea.

The Light Industrial designation has been applied to several properties on the east
side of Interstate 5. south of 93rd Avenue, that currently take direct access off of

101st Avenue and Nunn Road. In order to ensure that any industrial uses on these
properties do not impact residential uses that abut them to the south, industrial
development can only occur if direct road access is provided from 93rd Avenue or
Kimmie Road.
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It is recommended that all areas designated Light Industrial west of Interstate 5 <« { Formatted: Justified

and north of 93rd Avenue in this area be provided automobile access from 93rd
Avenue. An network of internal connections and shared access between parcels and
developments should also be required. This would be the most advantageous access
for these uses because it provides convenient ingress and egress from the
iInterstate.

Access to light industrial uses should be avoided along Blomberg Road north of 93rd
Avenue because of potential conflicts of truck traffic with the residential
neighborhood in this area. An access road parallel to and east of Blomberg Road,
north of 93rd Avenue, is recommended to provide access to the light industrial uses
west of Interstate 5. Once this access is provided, use of Blomberg Road by
industrial traffic should be curtailed.

Light industrial uses adjacent to residential areas should be buffered from adjacent
residential development, using required setbacks, landscaping, walls, or other

appropriate means. The intent of this buffering is to ensure that residential areas
are not adversely affected by noise, light, dust, traffic or other impacts that may be
associated with industrial development.

14.3 Single- Family Residential Low Density Residential (4-7 Dwelling Units Per Acre

Off of Kimmie Street between 83rd and 88th Avenues there is a small strip of
land designated Single Family Low Density. The designation was applied in this

area based on prior use when the first comprehensive and joint plan was adopted in
the early 1990s. The lots are relatively large (greater than 1 acre usually) and have
single family homes one them. Development in this area is difficult due to period of
high groundwater flooding.

14.4 Utilities

A natural gas pipeline is located in the southern portion of Tumwater and the Urban
Growth Area. It traverses two neighborhoods including the airport neighborhood and

the SW Industrial Area. This buried pipeline is owned and operated by the Williams
Gas Pipeline Company. The pipeline lies roughly in an east/west direction. It crosses

93rd Avenue in the vicinity of Hart Road, crosses Kimmie Road around 91st Avenue,
and then continues in a westerly direction under Interstate -5 to a natural gas gate
station on the west side of Interstate -5. From the gate station it continues westerly
towards Grays Harbor County.
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Special care should be taken when designating land uses near buried pipelines.
Existing residents and property owners should be reminded of the pipeline location on
a regular basis and the importance of utilizing the “Call before you Dig” hotline (811).
In the past this particular pipeline has not been very noticeable on official cCity maps
such as Future Land Use, zoning, or other maps such as Joint Plan Land Uses. To
further ensure that the public is aware of the risks involved with buried pipelines, this
pipeline corridor should be designated Utilities and shown on the official Land Use

map for the City of Tumwater. It should also be shown on the Official zoning map for
the City of Tumwater.
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154.1 Introduction

The Trosper Neighborhood is generally located in the center of Tumwater, west of
Interstate 5. The boundaries of this neighborhood are very complex due to past
annexation activity. Additionally, there are several "cCounty islands" that further
complicate the boundary.

TROSPER NEIGHBORHOOD
EXISTING LAND USE (Acres)
2014
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Figure 21. Trosper Neighborhood Existing L.and Use
*Includes agriculture, forestry, and mining.
Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning Area.

Figure 191621 illustrates the many diverse types of land uses that presently exist
in the Trosper Neighborhood. Residential is the dominant use and includes many
different types of residential uses including single- family homes, mobile home
parks, condominiums, and apartments. The second most dominant use is vacant
land. A small amount of commercial uses are located on 2rd Avenue. The open space
category includes areas along the shore of Trosper Lake and along Percival Creek.
The public/-institutional category includes the Michael T. Simmons Grade School
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located at the corner of Linwood and 2nd Street. The Beehive Industrial Park
located on the north side of Trosper Road and the area in the vicinity of the
Bonneville Power Administration facility at the west end of 54th Avenue are the
neighborhood's industrial areas. The Bonneville Power Administration facility,
located on Trosper Street between 49th Avenue and 54th Avenue, and the associated
power transmission line easements are designated Utilities.

Trosper Road serves as the major transportation corridor in this neighborhood.
Trosper Road is an arterial roadway that is used primarily to carry traffic between the
Black Lake area and Tumwater. 49th Avenue, Trosper Street, and 54th Avenue are
urban collectors that become Trosper Road as it nears the eastern side of the
neighborhood. Littlerock Road/2rd Avenue functions as a minor arterial and serves
commercial development adjacent to Interstate 5. Linwood Avenue and Lake Park
Drive function as major collector roads in the neighborhood and serve mainly
residential uses.

City water and sewer services are presently available to most of the areas in the
neighborhood. However, there are some large parcels of vacant land, especially in
the western portion of the neighborhood, which will require extension of sewer lines.

Land uses surrounding the Trosper neighborhood include mostly residential and
vacant uses to the west and north and commercial uses to the south and east.

The Trosper Neighborhood surrounds several peninsulas and small islands of land
that are not within the city limits. It is desirable that these areas be annexed into the
cCity in order to ensure efficient service delivery. However, annexation of these
properties will probably occur slowly as individual property owners request to be
annexed to the cCity. These areas are addressed through the Joint Planning process
between the City of Tumwater and Thurston County.

The Tumwater Transportation Plan makes specific recommendations for
transportation-related improvements in this neighborhood. This document should be
referenced for further information on these proposed improvements.

The Tumwater Parks and Recreation Plan should be referenced for recommendations
for trails and parks within the Trosper Neighborhood.

The Tumwater Stormwater Comprehensive Plan makes specific recommendations
and proposes capital improvements for these areas. The recommendations of these
plans should be followed by new development in this area.

211



LAND USE PLAN
CHAPTER 135 BREWERY NEIGHBORHOODTROSPER NEIGHBORHOOD

All uses within the Trosper Neighborhood should follow the guidelines for
groundwater protection set forth in the Northern Thurston County Groundwater
Management Plan.

154.2 Residential/Sensitive Resource (2-4 Dwelling Units/Acre)

The area west of Rural Road south of Sapp Road has been designated Residential/
Sensitive Resource (2-4 Dwelling Units/Acre) to ensure that the unique open space
character and environmental sensitivity of Percival Creek is protected from the effects
of intensive urban development. Most of the southern portion of Percival Creek lacks
sufficient stream flow to be under the protection of the Shoreline Management Act
and, therefore, lacks the special protection measures afforded by the aAct. However,
Percival Creek connects two areas of the c¢Gity that are under the protection of the
Shoreline Management Act: Trosper Lake and the Black Lake Drainage
Ditch/Percival Creek Lower Reach. Areas in the 100 year flood plain have been
designated Parks/Open Space to ensure consistency with the Tumwater Conservation
Plan. Areas outside of the 100 year flood plain, however, should receive a land use
designation that would be low intensity yet still allow for development to be developed
on sanitary sewer in order to protect Percival Creek and the groundwater in this area.

This designation is also appropriate for a large area west of Lambskin Street along
the south side of 54th Avenue. This area includes a relatively large amount of
sizeable wetlands associated with Fishpond Creek which drains into Black Lake
and Trosper Lake.

154.3 Single- Family—Residential Low Density Residential Designation—(4-7 Dwelling
Units/Acre)

West of the Beehive Industrial Park and east of the Bonneville Power Administration
facility is a sparsely developed residential area. This area is on the southern flank of
Bush Mountain and drains into the large area of wetlands on the south side of 54th
Avenue. Some surface and ditch flooding has occurred adjacent to this area (near the
54th Avenue/Kirsop Road intersection) during heavy storm events due to runoff. This
area should remain in a residential use and has been designated Single- Family
Restdential-Low Density Residential to help minimize the impacts of development on
the adjacent areas.

The area west of the railroad tracks is currently developed with a rural level of
development. This area has been designated Single- Family Residential-Low Density

212



LAND USE PLAN
CHAPTER 135 BREWERY NEIGHBORHOODTROSPER NEIGHBORHOOD

Residential to reflect the surrounding lower density uses in the cCounty. As this area
is develops, 54th Avenue should be extended across the railroad tracks and connect
with Black Lake-Belmore Road and 49th Avenue. Transportation connections in these
areas will help to reduce impacts of development on established residential
neighborhoods. It will also help to improve traffic circulation within the general
area which is constrained by large areas of wetlands, the railroad tracks, and Black
Lake.

The area in the vicinity of Louise Street and Fiesta Street, south of Trosper Road and
north of Trosper Lake, consists of established single- family residential dwellings.
Given the nature of the existing uses in this area and its location near Trosper Lake,
this area has been designated Single- Family Residential-Low Density Residential.
The parcel of land west of Louise Street and north of Trosper Lake has been
designated Single- Family Residential-Low Density_Residential. It can be expected
that lower density residential uses in this area will eventually transition to higher
density uses over a twenty year time period partially as a result of adjacent higher
density uses to the north, south and east. This issue should be re-examined as the
Land Use Plan is updated

154.4 Single- Family Residential Medium Density Residential Designation—(6-9 Dwelling
Units/Acre)

The area east and north of the Beehive Industrial Park, has been designated Single-
Family Residential Medium Density Residential. It is anticipated that this area will
develop slowly due to the need for the extension of roads, water and sewer, and
topographical limitations for construction such as poorly drained soils and low
areas. Most of the property is presently vacant. As the remaining portion of this
area 1s developed, it should be buffered from industrial uses in the Beehive
Industrial Park. Clustering and density transfer should be considered where
limitations for development exist.

The area west and north of Barnes Lake forms a well-established and stable
neighborhood in Tumwater. This area should and will remain residential in character.
It is anticipated that over a twenty year time period densities will increase in this
area. In order to protect the quiet residential atmosphere, promote neighborhood
stability and continuity and provide a variety of affordable housing types, the Single-
Family Medium Density designation would be appropriate in this area.

To protect the residential character of this neighborhood, physical buffers should be
established to minimize the impact of the commercial development along Trosper
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Road. These buffers should be provided as new commercial development occurs. These
buffers could take many forms, but their overall intent should be to visually separate
the residential from the commercial uses and aid in discouraging through-traffic from
using the residential streets.

154.5 Multi-Family Residential Medium Density Residential Designation—(9-15 Dwelling
Units/Acre)

The area south of Barnes Lake is dominated by the Barnes Lake Park condominium
development. The Multi-Family Residential Medium Density designation best reflects
this current use and will serve as an appropriate designation for the future. To protect
the residential character of this neighborhood, physical buffers should be established
to minimize the impact of the commercial development along Trosper Road. These
buffers could take many forms, but their overall intent should be to visually separate
the residential from the commercial uses and aid in discouraging through-traffic from
using the residential streets.

In the vicinity of Schoth Road, south of Trosper Road, are some duplexes and a few
single-_family homes that have deteriorated over the years. This area has been
designated Multi-Family Residential-Medium Density Residential as it is envisioned
that these uses will transition to higher density residential uses as development in the
area increases.

The area east of Barnes Lake and west of 2nd Avenue is an area that is transitioning
from older single- family large lot residential uses to multi-family uses. This trend is
likely to continue in the future, and the Multi-Family Residential-Medium Density
Residential designation would best anticipate this trend.

Clustering and density transfer through the use of a Planned Unit Development
(PUD) should be considered where limitations for development exist in this area. The
land, developed as a PUD, could be ideally suited for cluster construction of small lots
with large open spaces of undevelopable area.

154.6 Multi-Family Residential - High Density Residential Designatien—(14-29 Dwelling
Units/Acre)

The area generally east of Rural Road, south of Central Avenue (48th Avenue), and
north of Trosper Road is best suited for the Multi-Family Residential-High Density
Residential designation due to its proximity to the central part of the cCity, the
availability of urban services and intensive commercial development that is expected
to take place along Littlerock Road.
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Presently, there are a number of mobile home parks located adjacent to this area
along the eastern boundary and south of Trosper Road. City water and sewer service
is available from existing lines along Rural and Trosper Roads. A 150 unit residential
senior living center is on 6 acres in this area on the north side of Trosper Road. This
use 1s compatible with Multi-Family Residential—High Density Residential
designation.

Clustering and density transfer through the use of a Planned Unit Development
(PUD) should be considered where limitations for development exist in this area. The
land, developed as a PUD, could be ideally suited for cluster construction of small lots
with large open spaces of undevelopable area.

145.7 Mixed Use Designation

The area between 2nd Avenue and Interstate 5 is an older neighborhood area that
has transitioned from residential uses to a mix of commercial uses and residences.
These uses should be allowed to continue. The Mixed Use designation would allow
this to occur.

The Mixed Use designation would provide an opportunity to develop areas in
Tumwater that are transit-oriented and pedestrian friendly while still accommodating
automobiles, support small businesses and consumers, and provide affordable housing
and quality community design.

New development in the above-mentioned areas should take place with strict land use
controls and design standards. Incompatible uses such as industry, warehousing and
distribution, chemical, noise generators, and those uses that are heavily truck-
dependent should not be permitted. Additionally, uses that would be incompatible
with the adjacent school, such as bars, taverns, and adult entertainment, should be
restricted in this area.

154.8 General Commercial Designation

There is a small area of General Commercial near the southern end of 2rd Avenue,
adjacent to the commercial areas discussed in the Littlerock Neighborhood chapter
and the Littlerock Road Subarea Plan. This area has a couple of small businesses
including a restaurant between 2nd Avenue and Interstate 5. The Washington State
Department of Transportation also has a facility in this area that is adjacent to the
southern end of Barnes Lake.
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In any area where commercial development is adjacent to residential areas,
landscaping, screening, and buffering should be used to protect the residences from
possible adverse impacts. Existing trees and other vegetation with landscaping and
aesthetic value should be preserved where practical. The overall intent of these
measures should be to visually separate the residential uses from the commercial uses
and aid in discouraging through-traffic from using the residential streets.

Whenever local commercial development is located adjacent to major streets, ingress
and egress should be from the lesser of the intersecting arterials.

154.9 Light Industrial Designatien

The area known as the PBeehive Industrial Park@ located north of Trosper Road has

begun development into industrial and commercial type establishments. The area has
good access to Interstate 5 via the Trosper Road interchange. However, the industrial
area 1s somewhat isolated and surrounded by large vacant parcels and prime
residential areas. The Beehive Industrial Park may be preserved and protected by a
Light Industrial zone designation with additional restraints applied for buffering and
visual protection as the area is developed. The industrial district should confine the
industrial and commercial activities within the zone boundaries, and further
expansion or growth of the zone or additions of similar uses within this area should be
discouraged.

Some areas of the Beehive Industrial Park are subject to severe septic limitations;
however, sewer service is available on the south side of Trosper Road across from
the Industrial Park.

In addition, industrial uses in this area are subject to the Aquifer Protection Zone
Overlay of the Tumwater Zoning Code and regulations and requirements of the
Northern Thurston County Groundwater Management Plan. These regulations should
be adhered to for affected industrial operations.

Another area designated light industrial is located near the Bonneville Power
Administration (BPA) transmission station on Trosper Street. This area contains an
existing industrial use next to the railroad tracks; a pipe manufacturing company.
However, most of the manufacturing activity occurs on an adjacent property to the
south (in the Littlerock Neighborhood) and is accessed from Belmore Street via 66th
Avenue. The northern parcel of this pipe manufacturing operation is currently used
for product storage. This northern parcel has frontage on 54th Avenue. Belmore
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Street needs to be extended to 54th Avenue and/or Trosper Street. The Belmore
Street connection will help to reduce impacts to established residential
neighborhoods on 70t Avenue as trucks travel to and from the freeway system. It
will also help to improve traffic circulation within the general area which is
constrained by large areas of wetlands, the railroad tracks, and Black Lake. This
industrial area has rail access, which is expected to continue to the north and could
be advantageous to industrial development. The railroad tracks help to provide a
buffer to the residential uses to the west; however, light industrial uses adjacent to
residential areas also should be buffered from adjacent residential development
using required setbacks, landscaping, walls, or other appropriate means. The intent
of this buffering is to ensure that residential areas are not adversely affected by
noise, light, dust, traffic or other impacts that may be associated with industrial
development.

154.10 Public/Institutional Designation

The Michael T. Simmons Grade School located south of Linwood Avenue and west of
2nd Avenue has been designated Public/Institutional to reflect the current use of
the site. Additionally, the North End Fire Station is located on the southwest corner
of 2nd Avenue and Linwood Avenue SW. These uses are expected to continue in this
area for at least the next 20 years.

154.11 Utilities Designation

Several large electrical transmission line easements traverse the western half of the
neighborhood. These lines lead to the large Bonneville Power Administration facility
located on Trosper Street between 54th Avenue and 49th Avenue. This area has been
designated Utilities to reflect this use. The Utilities Plan will provide information on
future improvements, if any, that are planned for this facility and its associated
easements.

The Puget Sound Energy company presently operates the Barnes Lake sub-station
west of 2nd Avenue and north of Trosper Road. This area has been designated
Utilities to ensure consistency between the Land Use Plan and the Utilities Plan and
to ensure continued use of the site as a part of Tumwater's electrical distribution
system. Future electrical facilities should be developed in accordance with the policies
contained within the Utilities Plan.
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154.123 Parks/Open Space Designation

Percival Creek crosses the Trosper Neighborhood in two areas: the area south of
Sapp Road and the area west of Tumwater Meadows Condominiums. Percival Creek
is considered a major salmon stream of naturally-occurring species. It should also be
noted that Percival Creek is the primary source of freshwater supply to the Percival
Cove Salmon rearing pond which is owned and operated by the Washington State
Department of Fish and Wildlife.

Percival Creek, which is part of the 100-year floodplain, is presently zoned Open
Space. The majority of Percival Creek lacks sufficient stream flow to be under the
protection of the Shoreline Management Act. However, Percival Creek connects two
areas of the cCity that are under the protection of the Shoreline Management Act:
Trosper Lake and the Black Lake Drainage Ditch. Additionally, the Tumwater
Conservation Plan contains specific regulations for development in wetland areas that
would also protect Percival Creek and its associated wetlands. Percival Creek must
continually be protected - not to prohibit uses, but to see that activities adjacent to the
creek are compatible with the stream environment. The Parks/Open Space
designation is conducive to achieving these goals in areas within the 100 year flood
plain.

Barnes Lake is a relatively shallow lake with areas of marshlands along its edge,
subject to seasonal high standing water. Barnes Lake was originally under
Shoreline jurisdiction. However, the Department of Ecology removed this
designation in 1987 because the lake was remeasured-measured again and found to
be less than 20 acres in size, which is the minimum size for a body of water to be
included under Shoreline jurisdiction. Additionally, the shores of Barnes Lake are
subject to severe settling problems.

As one of the Trosper Neighborhood's most important assets, the shoreline and waters
of Barnes Lake should be protected. The Parks/Open Space designation would best
achieve this goal as the lake is not under Shoreline jurisdiction. Most of the property
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surrounding Barnes Lake is developed with residential uses ranging from apartments
and condominiums to single family homes. Because of this, areas surrounding Barnes
Lake would not meet the criteria for application of the Residential/Sensitive Resource
(2-4 Dwelling Units/Acre) designation.

154.134 Manufactured Home Park (6-9 Dwelling Units/Acre)Designation

There are three manufactured/mobile home parks within this neighborhood. In
accordance with the goals of Growth Management Act and this Comprehensive Plan,
these areas have been designated specifically for manufactured home parks in order
to provide sufficient land for manufactured housing. The designation shall be applied
to the Eagles Landing, Western Plaza, and Tumwater Mobile Estates.
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> Tumwater Stormwater Comprehensive Plan Update

Drainage Design and Erosion Control Manual for

v

Tumwater

| 160.1 Introduction

The Tumwater Hill Neighborhood is located in the northwestern part of Tumwater
generally south of Highway 101, east of RW Johnson Boulevard, west of Interstate 5
and north of Linwood Avenue and Sapp Road with the exception of a small area
south of Linwood Avenue. This is one of the oldest neighborhoods in the cCity.
Commanding views of Capitol Lake and the Tumwater Valley distinguish the area.
The Tumwater Hill Neighborhood received a large proportion of new residential
development in Tumwater in the 1990s, including several large multi-family
developments.

Figure 231722 illustrates the proportion of existing uses in the neighborhood. The
designations of existing uses are based on the categories of land use developed for the
inventory and are not related to the designations of the Land Use Plan which are
intended to guide development for the twenty year planning period.
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Figure 22. Tumwater Hill Neighborhood Existing Land Use __—{ Formatted: Font: Century Schoolbook

Source: Thurston Regional Planning Council (TRPC) Buildable Lands Database--Land Use by Planning Area.

Residential is the most dominant use at 43%. Residential uses in this neighborhood

| consist of a diverse mixture of multi-family, single— family, and duplex uses. As the
graph indicates, vacant land is the second largest category. Much of this land is on
Tumwater Hill. There are also large areas of vacant land in the southern area of the
neighborhood. The public institutional category at 7% is comprised of such uses as

| water tanks, stormwater detention ponds, and other municipal facilities.
Commercial (8%) and industrial uses (2%) consist of small, scattered commercial
areas and an industrial area that is part of the Mottman Industrial Park.

One of the most important improvements recommended by the Northwest Quadrant
Traffic Study is the extension of Crosby Boulevard to Sapp Road. This extension is
expected to affect land use and development in the Tumwater Hill Neighborhood
considerably. Work on the extension is expected to begin in the near future.

Circulation routes in the Tumwater Hill Neighborhood consist of Mottman Road, RW

Johnson Boulevard, Sapp Road, Linwood Avenue, 7th Avenue, Barnes Boulevard,

| Ferry Street, and Irving Street, which are all classified as major collectors. 2nd
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Avenue, which parallels Interstate 5, is classified as a minor-arterial.

A potentially important impact of development in the Tumwater Hill Neighborhood
would be an increase of traffic volume on streets within the Tumwater Hill area.
Current traffic patterns and flows should be studied so that it will not be a detriment
to the livability of the neighborhood. Streets should be designed to allow all lot owners
adequate access to their properties without encouraging outside commercial traffic.

Most of the developed portion of this neighborhood is well provided with water and
sewer lines. Some improvements may be anticipated for the future when capacity
needs increase as new vacant lots are built on; and as land west of the hill is
developed.

The Tumwater Hill Neighborhood is dominated by Tumwater Hill which has
significant land capability problems including steep slopes (grades of 15% - 35% and
up) with underlying geology that contributes to severe slope instability on its western,
southern, and northeastern slopes. On all sides the hill also has soils or bedrock
exposures with severe limitations for buildings, roads, and septic tanks. Soil types also
pose limitations for septic tanks along the foot of the hill, but these limitations can be
overcome through the provision of sewers.

Because the Tumwater Hill area possesses a unique view of the surrounding
Tumwater environment, efforts should be made to protect and enhance this valuable
resource. Building heights and landscaping heights should be carefully checked in
order to protect the scenic view for the citizens already living in this area. This unique
area may require different height standards than others that do not have the same
view opportunities.

A northern portion of the neighborhood, which is located within the City of Olympia,
should be recognized as an area that could have a substantial impact on surrounding
City of Tumwater properties. The cCity should take every opportunity to be aware of
project development on the Olympia properties and to participate in project review to
insure that Tumwater interests are continually protected.

To the west of the Tumwater Hill Neighborhood is the Mottman Industrial Park that
is in the Mottman/Black Lake Neighborhood. Mostly vacant and large lot residential
uses exist to the south within the Trosper Neighborhood. To the east of the Tumwater
Hill Neighborhood are Interstate 5 and the Deschutes River.

The Tumwater Hill Neighborhood has a number of parks, open space, and other areas
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that may be suitable for a parks-and-epen-spaceParks/Open Space designation. The
Tumwater Parks and Recreation Plan makes specific reference to these areas within
the Tumwater Hill Neighborhood and should be referenced for further details and
recommendations.

106.2 Residential/Sensitive Resource (2-4 DPUDwelling Units/Acre)

The area north of Sapp Road, east of RW Johnson Boulevard, south of Somerset Hill
Drive, and west of Crosby Boulevard; has been designated Residential/Sensitive
Resource (2-4 DUDwelling Units/Acre) to ensure that the unique open space
character and environmental sensitivity of Percival Creek is protected from the
effects of intensive urban development. Most of Percival Creek lacks sufficient
stream flow to be under the protection of the Shoreline Management Act; and,
therefore, lacks the special protection measures afforded by the aAct. However,
Percival Creek connects two areas of the cGity that are under the protection of the
Shoreline Management Act: Trosper Lake and the Black Lake Drainage
Ditch/Percival Creek Lower Reach. Areas in the 100 year flood plain have been
designated Parks/Open Space to ensure consistency with the Tumwater
Conservation Plan. Areas outside of the 100 year flood plain, however, should
receive a land use designation that would be low intensity yet still allow for
development to be developed on sanitary sewer in order to protect Percival Creek
itself and the groundwater in the area.

106.3 Single- Family Residential-Low Density Residential Designation—(4-7 DPUDwelling
Units/Acre)

The south slope of Tumwater Hill is affected by severe topographic, geologic, and soil
limitations for roads and development. Strict controls will be needed if hillside
development is to safely occur. Without them, there will be an extreme hazard of
slides, erosion, and consequent siltation downstream. Because of these environmental
hazards, the overall intensity of development on these hillsides will have to remain
quite low in order to minimize the need for the removal of trees and ground cover,
terracing, major road projects, or other significant slope disturbances. Although this
area 1s subject to environmental hazards from steep slopes and soil erosion, it does not
meet several of the criteria needed for the application of the Residential/Sensitive
Resource designation (2-4 Dwelling Units/Acre). Consequently, the Single- Family
Low Density designation would be appropriate for this area.

The area in the vicinity of Woodland Drive has been designated Single- Family Low
Density to reflect the current use of the site.
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The area generally south of Linwood Avenue and east of Sapp Road may be best
suited for a low density zone classification to conform to the predominant current use
of the land. Care must be taken, however, to include adequate screening and buffering
as an integral part of the development of the higher density residential property to the
south of this property so that the homes in the area can be reasonably protected from
the possible adverse impacts of intensive development near them.

106.4 Single- Family Residential- Medium Density Residential Designation—(6-9 Dwelling
Units/Acre)

The area east of RW Johnson Boulevard, south of Mottman Road, is known as the
Firland development. This development consists of mostly new houses on small lots.
Phase II of the Firland subdivision has been constructed east of RW Johnson
Boulevard and south of Somerset Hill Drive. The Single- Family Medium Density best
reflects the existing and proposed use of this area. Existing and future residential uses
in this area should be protected from impacts from industrial uses through the use of
buffering and other means where possible. Additionally, truck traffic should be
discouraged from traveling through these residential areas.

The area of Somerset Hill Drive, west of Crosby Boulevard, is a well-established,
single-_family neighborhood with some duplex development. The Single- Family
Medium Density designation would best reflect the current use of this area and would
allow for possible future infill that is compatible with the existing neighborhood. Areas
adjacent to the Parks/Open Space designation of Percival Creek would not meet the
criteria established for application of the Residential/Sensitive Resource Designation
(2-4 Dwelling Units/Acre).

The residential areas of the Tumwater Hill Neighborhood west of Interstate 5 form
a well-established and stable neighborhood in Tumwater. This area should and will
remain residential in character, continuing to in-fill with residential uses on the
good -building sites that are still vacant. It is anticipated that, over a twenty year
time period, densities will increase in this area. In order to protect the quiet
residential atmosphere, promote neighborhood stability and continuity, and provide
a variety of affordable housing types, the Single- Family Medium Density
designation would be appropriate in this area.

160.5 Multi-Family Residential Medium Density Residential Designation—(9-15 Dwelling
Units/Acre)

The Tumwater Hill Neighborhood possesses several recently constructed apartment
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developments. These include Breckenridge;loecated at the northeast corner of Barnes
Boulevard and Crosby Boulevard,; Somerset Hill, Jeeated at the top of Tumwater Hill
on both sides of Barnes Boulevard.; and Westridge, located east of Somerset Hill Drive
and west of Crosby Boulevard. The Multi-Family Medium Density designation at a
maximum density of 15 dwelling units per acre would be appropriate for this area
given existing uses; and environmental and infrastructure constraints of the
surrounding area.

It is recommended that undeveloped areas with the Multi-Family Medium Density
designation be subject to design standards to ensure that multi-family development
is compatible with existing and surrounding neighborhoods; and to provide
guidelines for innovative land use management techniques. Sections 2.2.4 and 2.2.5
of the Land Use Plan address the issue of design standards.

106.6 Multi-Family Residential High Density Residential Designation-(14-29 DUDwelling
Units/Acre)

The area south of Highway 101, east of the Crosby Boulevard interchange, is well
suited to the Multi-Family High Density designation due to its proximity to the
freeway and existing and proposed uses on the site. Provision of urban plazas and
access to transit stops should be encouraged when new construction or major
renovation is proposed in this area. Incentives for providing such amenities should be
sought. The area south of the intersection of Crosby Boulevard and Somerset Hill
Drive has also been designated Multi-Family High Density to reflect the surrounding
uses.

160.7 Neighborhood Commercial Designation

Non-residential land uses in the specific area facing 2rd Avenue, south of Clark Street,
adjacent to and north of Bates Street, and including the Old City Hall, are desirable.
The site is affected by steep slopes, highway noise from Interstate 5 and traffic from a
recently improved off-ramp from Highway 101 and the Custer Way bridge. As a result
of these constraints, residential uses on the site cannot be considered practical. The
site would be appropriate for such uses as community services or offices. Existing
residential uses south of the site should be preserved and protected. Uses that may
result in generation of high traffic volumes should be discouraged.

The area near the intersection of Barnes Boulevard and Crosby Boulevard is
suitable for a neighborhood commercial use. The Neighborhood Commercial
designation would allow neighborhood-scale retail uses, personal services, and
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professional offices in this area where local demand, community support, and design
solutions demonstrate compatibility with the neighborhood.

In any area where Neighborhood Commercial development is adjacent to residential
areas, landscaping, screening, and buffering should be used to protect the residences
from possible adverse impacts. Existing trees and other vegetation with landscaping
and aesthetic value should be preserved where practical. Whenever local commercial
development is located adjacent to major streets, ingress and egress should be from
the lesser of the intersecting arterials. The intent of buffering Neighborhood
Commercial uses from adjoining residential areas is to ensure that residential areas
are not impacted by noise, light and glare, and excessive traffic.

106.8 General Commercial Designation

The area east of RW Johnson Boulevard, and north of Somerset Hill Drive has been
designated General Commercial. The area is well suited to commercial use as a
result of its ability to serve nearby residential areas in northwest Tumwater. The
Olympia School District has a bus storage and maintenance facility in the southern
part of this site. A buffer of trees on the eastern side, north of the bus facility and
adjacent to the Firland subdivision, should be preserved in order to protect the
subdivision from noise and other impacts from commercial uses. During site plan
review for the subject property, special care should be taken to use the established
tree preservation and replacement requirements to buffer development of the
subject property from the adjoining residential area. If the SEPA analysis during
development review discloses a greater need for buffering than is required by the
existing cCity landscaping ordinance, then the SEPA responsible official should
issue appropriate SEPA conditions to address these concerns.

The Crosby Road and Highway 101 interchange is appropriate for the General
Commercial designation due to its location adjacent to Highway 101. Commercial
development is a natural use for the immediate interchange area.

The site of the former TAMARC Rehabilitation Center is appropriate for the
General Commercial designation. Any expansion or replacement of existing
buildings in this area should be of a scale and appearance that is compatible with,
and adequately buffered from, the adjoining residential area. If the SEPA analysis
during development review discloses a greater need for buffering than is required
by the existing cCity landscaping ordinance, then the SEPA responsible official
should issue appropriate SEPA conditions to address these concerns.
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The area east of Percival Creek and north of Mottman Road is appropriate for
commercial development. Presently, a tavern and a commercial warehouse operation
exist on the site. This area is adjacent to Percival Creek on two sides. Care should be
taken to protect these areas. Additionally, the portion of Percival Creek on the
northern side is under the jurisdiction of the Shoreline Master Plan for the Thurston
Region that severely restricts land uses within the creek area.

In any area where commercial development is adjacent to residential areas,
landscaping, screening, and buffering should be used to protect the residences from
possible adverse impacts. Existing trees and other vegetation with landscaping and
aesthetic value should be preserved where practical. Whenever local commercial
development 1s located adjacent to major streets, ingress and egress should be from
the lesser of the intersecting arterials.

Provision of urban plazas and access to transit stops should be encouraged when
new construction or major renovation is proposed. Incentives for providing such
amenities should be sought.

106.9 Light Industrial Designation

The area south of 21st Avenue Southwest and north of Percival Creek is presently
used as a Washington State Department of Transportation maintenance and storage
facility. The Light Industrial designation has been applied to this site due to its access
to the freeway and its proximity to the Mottman Industrial Park.

The area south of Percival Creek, east of RW Johnson Boulevard and north of
Mottman Road, is part of the Mottman Industrial Park. This area should be
developed with commercial, industrial and warehouse uses. Care must be taken,
however, to protect existing and future residential uses which exist within and
adjacent to the Tumwater Hill Neighborhood from impacts from industrial uses
through the use of buffering and other means where possible. Additionally, truck
traffic should be discouraged from traveling through residential areas.

160.10 Utilities Designatien

The Puget Sound Energy easement located in the southwestern portion of the
neighborhood and the substation west of 7th Street and south of Ferry Street have
been designated Utilities to ensure continued use as such. Future electrical
facilities should be developed in accordance with the policies contained within the
Utilities Plan.
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| 160.112 Public/Institutional Designation

The Tumwater Hill Elementary School is located south of Barnes Boulevard and
east of Crosby Boulevard. The site has been designated Public/Institutional to
reflect the current and probable future use of the site as a school.

The "C" Street water tanks located at the end of "C" Street; and the Mottman Hill
water tank located south of the Tumwater Overlook Park are actively used for water
storage by the Tumwater Public Works Department. There is some discussion in the
City of Tumwater's Water Plan to abandon the "C" Street location in favor of a new
location. Currently, there is no recommendation other than the present use for both of
these areas. In light of this, the site has been designated Public/-Institutional.

North of Linwood Avenue and east of Sapp Road is an area owned by the City of
Tumwater known as the Linwood property. Presently, this 19 acre site has a home
and a barn on it. There has been discussion of using the site for stormwater detention
ponds. As a result of existing ownership by the cCity and possible future use of the site
for stormwater detention ponds, the site has been given the Public/Institutional
designation.

The Mottman stormwater detention pond is owned by the City of Tumwater and is
actively used for stormwater detention. Therefore, the site has been designated
Public/Institutional.

The former Thurston County Juvenile Department and Youth Service Center has
been designated Public/-Institutional to reflect the former use of the site.
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The National Guard Armory at the corner of 2nd Avenue and Linwood Avenue has
been designated Public/Institutional to reflect the current use of the site.

160.1312 Parks/Open Space Designation

The Tumwater Hill Neighborhood has excellent opportunities for the provision of
parks and open space. The Tumwater Parks and Recreation Plan should be referenced
for specific recommendations for Parks/-and-Open Space within the Tumwater Hill
Neighborhood.

The Tumwater Overlook Point Park is a small pocket park located north of the
Mottman Hill water tank and provides an excellent view of the Olympia area and the
southern Puget Sound. The view from this point should be protected. This area has
been designated Parks/Open Space to continue the existing use.

The Tumwater Hill Park is a 9.4 acre neighborhood park planned to be developed
south of the Tumwater Hill School. This park will be a very important addition to the
Tumwater Park system. Accordingly, the Parks/Open Space designation has been
applied to this area.

A neighborhood park is located at 5th and Bates Street. The Parks/Open Space
designation has been applied to this area to reflect the current use of the site.

The portion of the creek drainage between Desoto and Bates Streets and east of 5th
Avenue known as Desoto Canyon is owned by the City of Tumwater. This area could
be used as a scenic and natural trail system in the near future. The Parks and Open
Space Plan should be referenced for specific recommendations in this area.

There is a small pocket park located at 5th and Hayes Street. At this time, this use is
expected to continue. In light of this, the Parks/Open Space designation would be
appropriate for the area.

Percival Creek crosses the Tumwater Hill Neighborhood in two areas: the area north
of Mottman Road and the area between the City of Olympia "island" and Sapp Road.
Percival Creek is considered a major salmon stream of naturally occurring species. It
should also be noted that Percival Creek is the primary source of freshwater supply to
the Percival Cove Salmon rearing pond which is owned and operated by the
Washington State Department of Fish and Wildlife.
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Percival Creek, which is part of the 100-year floodplain, is presently zoned Greenbelt.
However, most of Percival Creek lacks sufficient stream flow to be under the
protection of the Shoreline Management Act. However, Percival Creek connects two
areas of the cCity that are under the protection of the Shoreline Management Act:
Trosper Lake and the Black Lake Drainage Ditch. Additionally, the Tumwater
Conservation Plan contains specific regulations for development in wetland areas that
would also protect Percival Creek and its associated wetlands. Percival Creek must
continually be protected; not to prohibit uses, but to see that activities adjacent to the
creek are compatible with the stream environment. The Parks/Open Space
designation is conducive to achieving these goals in areas within the 100 year flood
plain.

As development occurs, the cCity should make every effort to preserve corridors for

trails and connections between park and open space areas, and, also, for bike trails as
outlined in the Parks and Recreation Plan.
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