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7. Urban Waterfront Rezone and Height Amendment Proposal 
 
Proponent: Capital Shores Investments, LLC 
 
Staff contact: Jan Weydemeyer, Senior Planner 
 
Proposal 
 
Rezone nine parcels totaling approximately five acres on the isthmus between 
Budd Inlet and Capitol Lake from Urban Waterfront (UW) to Urban Waterfront-
Housing (UW-H). Modify the maximum allowable building height from 35 feet to 
between 65 and 90 feet. Amend Volume Two, Chapter 1, West Bay Waterfront 
section of the Comprehensive Plan text to indicate that the area between 4th and 
5th Avenues west of Sylvester Street should be encouraged to develop in mid-rise 
(rather than low-rise) projects. Amend the Shoreline Master Program for the 
Thurston Region to specify maximum allowable heights within newly rezoned 
sections of the UW-H district. 
  

 Map Change(s)  Text Change(s)  Both 
 Amend Unified Development Code 
 Amend the Shoreline Master Program for the Thurston Region 
 Amend Comprehensive Plan Volume Two, Chapter One 

 
Description of Proposal 
 
Capital Shores Investments, LLC has applied to rezone nine parcels totaling 4.91 
acres in the isthmus area from Urban Waterfront (UW) to Urban Waterfront-
Housing (UW-H). Capital Shores Investments owns one parcel (1.55 acres) and has 
an option to purchase the adjacent parcel (0.79 acres) from the Thurston County 
Housing Authority. These parcels are located in between 4th and 5th Avenues and 
to the west of Simmons Street. The rezone area is located on the isthmus 
between the Budd Inlet and Capitol Lake, directly adjacent to the downtown core 
and includes one parcel west of the Capitol Shores property and six parcels east 
of Simmons Street, west of Water Street.  
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In addition to the rezone request, specific components of the proposal include: 
 
1. Change the existing permitted maximum height from 35 feet to 65 feet within 200 

feet of the shoreline and 90 feet in areas outside the shoreline jurisdictional area. 
 
2. Amend the Comprehensive Plan language in Chapter One, Land Use and Urban 

Design as follows:  
 

The area between Fourth and Fifth Avenues west of Sylvester Street should be 
encouraged to develop in low-rise mid-rise projects combining retail and 
residential uses. 
 

3. Amend the Thurston Region Shoreline Master Program (Section Three, Commercial 
Development, Environmental and Regulations) to specify maximum allowable 
heights within newly rezoned sections of the UW-H district. 
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Existing Land Uses 
The proposed rezone area is bounded to the west by the Deschutes waterway, to the 
north by Budd Inlet, to the south by Capitol Lake, and to the east by Water Street. 
Development in this area consists mainly of low-rise one and two story commercial 
buildings and surface parking lots, with the exception of the Capitol Center, a 108 
foot tall office building with an additional 12 feet of mechanical equipment on top. 
 
Heritage Park, consisting of 25 acres, is located directly south of 5th Avenue, and the 
Fountain Block is located to the east. From Heritage Park, one has views of Capitol 
Lake and the Washington State Capitol. Budd Inlet and the Olympic Mountains are 
visible from Percival Landing. The downtown core is within easy walking distance. 
Access to the analysis area is somewhat constrained by its location on relatively 
narrow neck of land. Nearby areas along Water Street are zoned UW-H; areas west of 
Columbia Street are zoned Downtown Business (DB). 
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Background 
 
2002 Rezone Proposal 
In 2002, City Council considered a similar proposal for a larger area that included 
these parcels. That proposal was initiated by staff and involved a rezone from UW to 
UW-H with a change in maximum heights from 35 feet to 55 feet for parcels north of 
4th Avenue and 65 feet for parcels between 4th and 5th Avenues. 
 
At that time, City Council rezoned only four blocks in the immediate vicinity between 
Water and Columbia Streets to the east and west and State Street and 7th Avenue SE 
to the north and south. Building heights in that four block area are 65 feet. (Another 
small area on Columbia Street at 9th and 10th Avenues was also rezoned to UW-H with 
a maximum building height of 75 feet.) The isthmus parcels retained the UW zoning 
and 35 foot maximum building height. 
 
Community Meeting 
On March 22nd, 2008 a public workshop was held to receive input on the current 
rezone proposal. Approximately 130 community members participated in this 
workshop, where they were asked to consider three possible alternatives and discuss 
their implications; both in small group discussions, and in a larger "townhall" style 
discussion. Many of the issues raised at that meeting are addressed in this analysis. 
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Planning Context  
This analysis section of this report examines the consistency of this proposal with 
applicable plans and policies including the State Growth Management Act, the 
Comprehensive Plan and the Olympia Municipal Code. Any subsequent development 
proposal will be subject to land use review under applicable policies and regulations, 
including but not limited to: the Olympia Municipal Code, the Shoreline Master 
Program, the State Environmental Policy Act, and the International Building Code. 
 
Shoreline Master Program for the Thurston Region 
A component of this proposal is to amend the Shoreline Master Program for the 
Thurston Region (SMP). Shoreline Management Act was passed by referendum in the 
State of Washington in 1972 and requires local jurisdictions to develop Shoreline 
Master Programs to encourage water-dependent uses along shorelines, to ensure that 
shoreline natural resources are protected, and to promote public access to shoreline 
resources. All potential rezone options include parcels that are located, in part or in 
whole, within the 200-foot jurisdictional area of the Capitol Lake and Budd Inlet 
shorelines. Within this 200-foot area, SMP regulations address the type of 
development and building heights. The height standard for commercial development 
is as follows: 
 

Building over thirty-five (35) feet will be allowed if they do not obstruct the view 
of substantial numbers of residences or upland properties. 

 
The standard for residential building heights within the jurisdictional shoreline  
area is: 

 
Residential structures shall not exceed thirty-five (35) feet above average grade 
unless it can be shown through the variance process that a higher structure will 
not interfere with visual access to the water from landward or adjacent properties 
(Exception: Urban Environment regulation 1.d) 

 
In 2002, the SMP was amended to specifically address a four-block area of the UW-H 
district so that a maximum height of 70 feet or less is allowed subject to the UW-H 
zoning regulations. Urban Environment regulation 1.d: 
 

On blocks located in the downtown Olympia Urban Waterfront-Housing district, 
structures may be built to a maximum height of 70 feet or less as prescribed by 
district regulations. These blocks are bounded by the center lines of the following: 
on the south by 7th Avenue, on the west by Water Street, on the east by Columbia 
Street, on the north by State Street. 

 
Consistency with the SMP regulations is normally determined at the project review 
level. If approved by the City, the SMP component of this application would be 
reviewed by the Department of Ecology (DOE) after the City has made a decision. DOE 
staff estimates that the review process for such an amendment would take between 
six and twelve months. 
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Master Plan for the Capitol Campus 
Across 5th Avenue, Heritage Park is part of the larger State Capitol Campus. The 2006 
Master Plan for the Capitol Campus offers a framework for designing and locating 
state facilities and focuses on developing its campus with harmony between buildings 
and landscaped open spaces. Two such open spaces, Heritage Park and Marathon Park 
are located on Capitol Lake. Development of Heritage Park from 1991 to 2005 
included construction of the hillside trail that leads to the Temple of Justice, one of 
the viewpoints included in this analysis. 
 
A major element of the plan is the strong organization of buildings and open space 
areas along major compass axes. The general orientation of buildings on portion of 
the campus along the west side of Capitol Lake is toward the original northern 
approach to the Legislative Building as proposed by Wilder and White in 1911. The 
Wilder and White plan called for several buildings, including the Legislative Building 
to be situated to take advantage of views to the north towards Puget Sound and the 
Olympic Mountains. The City and the State have made large investments in Heritage 
Park and the Fountain Block because combined, they preserve the key view corridor 
between the State Capitol Building and Budd Inlet.  
 
Since Comprehensive Plan application was filed, the City has purchased the Little 
DaNang Restaurant site as part of the City commitment to convert the entire Heritage 
Fountain Block into public ownership. There is one parcel remaining to acquire to 
complete the assembly of the City's land package to attain the vision of Heritage Park 
extending from Budd Inlet to the State Capitol. 
 
The State Capitol Campus Design Advisory Committee has been notified of the rezone 
application and has indicated that it will provide comments to the City. 
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Downtown Studies and Reports  
Multiple studies indicate that downtown Olympia has significant capacity to absorb 
new housing. The Percival Landing Area Housing Study, City of Olympia Downtown 
High Density Study, Waterfront Visioning Scoping Report, and Olympia East Downtown 
Development Plan all point to Downtown Olympia as an amenity-rich and desirable 
location for new housing, with adequate infrastructure to accommodate a large 
proportion of Olympia and Thurston County's regional growth. 
 
The 2004 Waterfront Visioning and Scoping Report focused on zoning and the active 
marketing of sites for new urban waterfront housing, resolving potential parking 
issues that may arise from new development Downtown, and providing a public 
education program to help inform Olympia residents about infill development. 
 
The 1999 Olympia Waterfront Park and Housing Design Charrette examined the area 
directly to the north of the analysis area. This charrette concluded that housing was 
appropriate for this area, and that an amenity such as a park would improve 
development potential. Building on this work, two housing studies were conducted in 
2001 and 2003 in this area (The 2001 and 2003 Percival Landing Area Housing Site 
Market Studies). These studies called for increased housing density, as well as a 
streamlined development review process and reduced fees. 
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The 1990 Downtown Office Potential Study provided recommendations for 
encouraging new office development downtown, leading to the development of new 
state offices locating in or near the central core of Olympia. That same year, the 
Regional and Urban Planning Design Committee (RUDAT) produced the 1990 RUDAT 
report. This report included recommendations to support the concentration of activity 
around Sylvester Park in the central business district, as well as improved pedestrian 
connections along the waterfront. The next year, The 1991 Urban Design Vision and 
Strategy recommended several pedestrian improvements for implementation across 
the City, including lighting, benches, and other pedestrian oriented streetscape 
elements. 
 
Housing issues in the city center were addressed in the 1988 Report of the Downtown 
Housing Task Force. This report called for a variety of methods for encouraging 
housing Downtown at all income ranges. It recommended using floor area ratio 
bonuses and community block grant funds to encourage new development in the 
downtown and specified the Percival Landing area of the waterfront as an area of 
particular emphasis for new development.  
 
The 1986 Downtown Plan recommended targeting development along the waterfront, 
the creation of non-state related office uses, and increased recreation-oriented and 
commercial development. Additionally, the 1986 plan called for enhanced pedestrian 
linkages and improving streetscapes through landscaping. The 1986 Plan also 
established recommendations for setbacks for buildings, the development of a parking 
management district, the institution of a design review process, and historic 
preservation guidelines. 
 
The 1979 RUDAT Report provided guidelines for development for the Downtown and 
isthmus areas. The RUDAT provided a variety of recommendations designed to 
increase retail and office uses along the waterfront as well as improved pedestrian 
access throughout the Downtown. Later, the 1984 Central Business District Market 
Study recommended hotel uses along the waterfront and the creation of a shuttle 
circulator in the Downtown core.  
 
Issues 
 
Land Use/ Housing 
Changing the zoning from UW to UW-H will affect the type of development that 
occurs on any rezoned sites. While residential uses are permitted in the UW zone, 
most UW areas have been developed with commercial uses. Some light industrial uses 
such as warehousing, and printing facilities that are allowed in the UW zone are not 
permitted in the UW-H zone. The UW-H zone is primarily a housing zone although one 
building floor (1.0 FAR) may be occupied by retail or office uses. This has the 
potential to create a non-conforming use issue with the Capitol Center building, 
which is now vacant. 
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A key Comprehensive Plan goal is to add approximately 1,000 housing units in the 
downtown for a total of about 2,500 residential units by 2014. At present, downtown 
housing consists mainly of units that have received government funding for 
rehabilitation or are otherwise subsidized. Of the approximately 1,390 housing units 
located in the downtown area, fewer than 30 are estimated to be market rate. 
 

Table 1. Development Standards by Zone 

 UW UW-H (existing) 

Minimum Lot Area No minimum No minimum 

Front, Side, Rear 
Yard Setback 

No minimum 
 

No minimum 

Maximum Building 
Height 

Variable within zone; 35 feet in 
proposed rezone area 65 – 75 feet 

Maximum Building 
Coverage 

60% for properties between the 
shoreline and the nearest upland street.  

100% for properties not between the 
shoreline and the nearest upland street.  

100%; 75% coverage above 35 feet 
for a four block area 

Maximum 
Development 
Coverage 

100% development coverage 100% development coverage 

Additional District-
Wide Development 
Standards 

Street ends abutting the water shall be 
preserved to provide views of and 
public access to the water 

Design guidelines for pedestrian access 
and view corridors apply 

Street ends abutting the water 
shall be preserved to provide views 
of and public access to the water 

Design guidelines for pedestrian 
access and view corridors apply 

 
Views from Public Rights-of-way and Public Open Space 
The rezone area is located near some of the most scenic resources in Olympia. To the 
north are Budd Inlet and the Olympic Mountains and to the south are Capitol Lake and 
the State Capitol Building. In conjunction with the Environmentally Sensitive Overlay 
Map, design standards specify treatment of public view corridors and vistas. There is a 
public view corridor along the entire 5th Avenue frontage looking south to Capitol 
Lake and State Capitol Building. There is also a public view corridor looking north 
from 4th Avenue to Budd Inlet and the Olympic Mountains. 
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Pedestrian Environment 
Pedestrian experiences can differ greatly depending upon building heights and the 
quality of buildings on the streetface. At the ground level, buildings of low and 
moderate heights of one to four floors with active store fronts can create a general 
sense of activity and enclosure for pedestrians. This "urban room" effect is generally 
considered to be an important factor in good urban form. When heights begin to reach 
above four to six floors, it is important to incorporate stepbacks into buildings. This 
opens up the space over head, and helps to counteract the sense of overbearing bulk 
that larger buildings can create, as well as the "canyon effect" that may block sunlight 
and generate wind tunnel effects.  
 
The impact of height on the pedestrian environment can vary quite widely depending 
upon the design of the area. When good urban design principles are followed, the feel 
of the streetscape can be highly pleasing to the pedestrian. 
 
Good design requires active pedestrian-oriented uses and windows at street level, 
stepping back taller portions of buildings, providing amenities such as lights, benches, 
and awnings, discouraging an overabundance of surface parking. 
  
Another important aspect of the pedestrian environment is public safety. A well 
designed pedestrian environment should have activated building fronts that provide 
"eyes-on-the-street." Many blocks in downtown serve this function, and all new 
development should continue this pattern. 
 
Sea Level Rise 
Climate change and sea level rise has become a prominent community issue and local 
efforts to evaluate the issue and respond appropriately are underway. The downtown 
is susceptible to the impacts of sea level rise. Largely built on fill, much of the 
downtown is only a foot or two above extreme high tides. Over the next 100 years, 
sea level rise in Olympia is expected to exceed global averages due to subsidence and 
its location in Puget Sound; perhaps as much as three feet in the next 100 years. 
Rising sea levels could affect stormwater and wastewater system in Olympia's 
downtown. In the near future, the City will conduct an in-depth analysis of the issue 
by establishing accurate downtown elevations, installing a GPS station to monitor 
subsidence, and modeling different rising tide and flooding scenarios. Sea level rise is 
and will continue to be an issue for decision-makers to consider with any and all 
proposals within the downtown area. 
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Economic Feasibility 
Project feasibility is assessed by analyzing various factors and market interest is 
preliminary at this stage. More information will be needed to make more thorough 
conclusions. Below are some assumptions and limitations as they relate to individual 
project feasibility: 
 

• Land price: The price of land greatly affects the feasibility of a development 
project.  

 
• Buildable square feet: The exact number of developable parcels, block sizes, 

limits on floor area ratio, and setbacks all play a role in determining the total 
buildable square feet in the area. 

 
• Development mix: The proposed mix of retail, office, residential, and parking 

for each building will have different costs and revenues associated with each. 
 

• Condo units: The number and size of condo units will help determine project 
feasibility. 

 
• Financing: Developer ability to secure both equity and debt financing for 

condos is essential for project feasibility. 
 

• Area amenities: The ability to sell units, or lease office and retail space will be 
affected by amenities provided in the surrounding area. Access to Capitol Lake 
and connectivity to downtown will be important factors. 

 
Traffic, Transportation, and Parking 
New development could have significant impacts on traffic, transportation, and 
parking. Higher intensity of residential, commercial, and office use has the potential 
to generate more local auto traffic. It can also increase the pool of potential transit 
users and drive increased transit ridership. Additionally, new development may drive 
new parking demands that will need to be considered. 
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Options 
 
Option 1. No action. Retain existing Urban Waterfront zoning and maximum building height of 35 feet. 
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Option 1. No action. Continued 
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Option 1. No action. Continued 
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Option 2. Applicant Proposal.  
 
1.  Rezone nine parcels totaling approximately five acres on the isthmus between Budd Inlet and Capitol Lake from 

UW to UW-H.  
 
2.  Modify the maximum allowable building height from 35 feet to 65 feet within the jurisdictional shoreline area and 90 feet in 

other areas.  
 
3.  Amend Volume Two, Chapter 1, West Bay 

Waterfront section of the Comprehensive Plan 
text to indicate that the area between 4th and 
5th Avenues west of Sylvester Street should be 
encouraged to develop in mid-rise (rather than 
low-rise) projects.  

 
4.  Amend the Shoreline Master Program for the 

Thurston Region to specify maximum allowable 
heights within newly rezoned sections of the 
UW-H district. 
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Option 2. Applicant Proposal. Continued 
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Option 2. Applicant Proposal. Continued 
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Option 3. Staff Alternative. 
 
1. Rezone five parcels totaling 3.92 acres west of Sylvester Street SW between 4th and 5th Avenues from UW to UW-H. Remove 

the parcels located north of 4th Avenue, the parcel located at 4th Avenue and Water Street (Traditions) and the parcel 
owned by the City (DaNang Restaurant). 

 
2. Modify the maximum allowable building heights from 35 feet to 35, 65 and 90 feet as indicated on Staff Alternative exhibit.  
 
3. Require an eight-foot building stepback above 35 feet on all building sides. A stepback will create a tiered or "wedding cake" 

effect as the building rises above the street and frame and preserve distant views along major view axes. 
 
4. Amend Volume Two, Chapter 1, West Bay Waterfront section of the Comprehensive Plan text to indicate that the area 

between 4th and 5th Avenues west of Sylvester 
Street should be encouraged to develop in high 
density housing (rather than low-rise) projects.  

 
5. Amend the Shoreline Master Program for the 

Thurston Region to specify maximum allowable 
heights within newly rezoned sections of the UW-
H district. 

 
6. Require a development agreement for the purpose 

of addressing project specifics such as: 
a. project vesting, 
b. minimum number of dwelling units, 
c. minimum number of parking stalls, 
d. a commitment to the quality of design by 

requiring future development to be 
substantially similar to what has been 
presented, 

e. timing of the development, 
f. non-conforming status of office uses, 
g. enhanced pedestrian connectivity, and 
h. view access. 
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Option 3. Staff Alternative. Continued 
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Option 3. Staff Alternative. Continued 
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Analysis Assumptions 
 
Square Footage Calculations of Retail, Office, and Residential Uses 
Based on existing development patterns in the UW zone, it is assumed that only 
negligible amounts of residential uses would be developed under Option 1. For 
Options 2 and 3, one floor of commercial uses is assumed. The figures for office and 
retail space are derived by calculating one floor of full build out of retail and office 
space and subtracting housing square footage from the total figure.  
 
This estimate of the types of land uses that could be expected in the rezone area 
based is on zoning parameters, on the market demand, and on nearby amenities. 
Although limited industrial uses are allowed in Option 1, it is anticipated that land 
values are high enough to preclude industrial uses.  
 
Residential Unit Size 
It is difficult to determine residential unit sizes without specific design programs for 
the parcels under consideration. In interviews with developers and experts in similar 
markets in Oregon and Washington, it was determined that an average housing unit 
size in similar markets with comparable locational amenities would be approximately 
850 square feet. Some units may be smaller studio or one bedroom condominiums, 
while others may be larger townhome or loft style apartments. However, the 
variation in size is captured by using an overall estimate of 850 sq feet per unit. 
 
Trip Generation 
Trip generation rates for each land use type are derived from the Institute of 
Transportation Engineers (ITE) Trip Generation Manual (7th Edition). The rates are 
expressed as vehicle trips entering and leaving a property during the PM peak hour. 
Reduced trip rates for options with housing are indicative of the potential for 
residents to shop and work without making vehicle trips. Trips for office and 
downtown retail are calculated per 1,000 square feet. 
 
Parking Distribution 
Specific parking allocations are distributed according the type of development (retail, 
housing, etc.). This would not change for parcels rezoned from UW to UW - H. For the 
purposes of this analysis it is assumed that 1.5 parking spaces per residential unit 
would be allocated, while retail/office/industrial uses were allocated 3.5 spaces per 
1000 square feet of space. These assumptions are consistent with the pattern of 
parking availability in downtown Olympia and other similar markets. 
 
An additional factor impacting parking provision in the rezone area is the Pedestrian A 
and Pedestrian B designations for 4th and 5th Avenues respectively (OMC 18.16). 
Water Street is also designated as an "A" street. The Pedestrian A designation does not 
allow surface parking lots, and require that 75 percent of street frontage be "useable 
space." For this reason, it is assumed that parking in the rezone area would be 
provided through the construction of structured parking. This method of parking 
provision has been included in calculations of the specific land use program for each 
option. 
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Table 2. Land Use Program by Option 

 
 Total Sq. Ft. Residential 

Sq. Ft. 
Residential 
Units 

Office/ Commercial 
Sq. Ft. 

Option 1 
Existing Zoning 

178,625 N/A N/A 86,375 

Option 2 
Applicant Proposal 637,039 489,950 478 147,089 

Option 3 
Staff Alternative 478,209 349,700 341 128,509 

 
Analysis  
 
Consistency with Applicable Policies and Regulations 
Growth Management Act 
The State of Washington Growth Management Act encourages compact urban 
development. Goal 1: Urban Growth states that jurisdictions should "encourage 
development in urban areas where adequate public facilities and services exist or can 
be provided in an efficient manner." Goal 2: Reduce Sprawl states that jurisdictions 
should "reduce the inappropriate conversion of undeveloped land into sprawling, low-
density development." 
 
Option 1. No Action: This option would continue the pattern of low rise development 
and surface parking in the analysis area. It would do little to accommodate additional 
regional growth, and would not contribute to sprawl reduction.  
 
Options 2 and 3. Applicant Proposal/Staff Alternative: By increasing density in the 
urban core, this option would help to accommodate Olympia's share of regional 
growth, and would cluster development in the urban core, rather than at the fringe. 
These options are generally consistent with the Growth Management Act. 
 
County-wide Planning Policies 
The County-wide Planning Policies were adopted in 1992 by the City of Olympia and 
other jurisdictions in Thurston County to provide for coordinated and consistent 
growth patterns. Similar to the GMA and the Comprehensive Plan, the County-wide 
Planning Policies encourage compact development in areas with existing public 
services and the provision of housing to accommodate expected growth.  
 
Option 1. No Action: This option would continue the pattern of low rise development 
and surface parking in the analysis area. It would do little to accommodate additional 
regional growth, and would not contribute to sprawl reduction.  
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Options 2 and 3. Applicant Proposal/Staff Alternative: By increasing density in the 
urban core, this option would help to accommodate Olympia's share of regional 
growth, and would cluster development in the urban core, rather than at the fringe. 
These options are generally consistent with County-wide Planning Policies. 
 
Comprehensive Plan  
 
Land Use/Downtown Vitality 
The Land Use Chapter of the Comprehensive Plan contains numerous goals aimed at 
preserving environmental quality by establishing land use patterns that enable less 
reliance on automobiles and concentrated, intense development and redevelopment 
in central locations. Concentrated intense development can benefit the environment 
by reducing urban sprawl, particularly if the development includes or consists of 
housing. The land use chapter emphasizes the need to create downtown market-rate 
housing as a way to contribute to the variety of downtown housing that is now 
predominately geared to low-income households. This is a key ingredient to the 
formula of creating a vital, lively downtown. 
 
Option 1. No action. The existing zoning would continue the pattern of low rise 
development and surface parking in the analysis area. There would be little increase 
in population density to support downtown commercial activities. It would not 
contribute to the reduction of sprawl or increase downtown vitality. 
 
Option 2. Applicant proposal. This option at full build out would extend the downtown 
core and bring mixed use development and market rate housing to the urban center 
directly adjacent to the major public amenities such as Heritage Park, the Fountain 
Block and the waterfront. Residents would provide a base of customers for downtown 
commercial uses. Taller buildings have the potential to generate a more varied and 
interesting urban form and a sense of energy and enclosure, while the increased 
residential density could result in a livelier street environment. 
 
Option 3. Staff alternative. Similar to Option 2, this alternative would extend the 
downtown core and bring mixed use development and market rate housing to the 
urban center. Due to removal of several parcels from this alternative, lower heights 
of buildings near the Deschutes waterway and building stepbacks, the development 
would be provide approximately one-third less housing space. Residents would provide 
a base of customers for downtown commercial uses. Buildings that step up from low 
to tall will generate a more varied and interesting urban form with a sense of energy 
and enclosure. The increased residential density could result in a livelier street 
environment.  
 
Housing 
The first goal of the Housing Chapter is to meet the current and future need for 
housing. A rezone to UW-H with a height increase that would create more density is 
particularly responsive to policies that encourage compact growth patterns, provision 
of housing and accommodation of future growth.  
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Option 1. No action. This option would not encourage development of housing.  
 
Option 2. Applicant proposal. At full build-out, this option would bring significant new 
market rate housing units to a central location and diversify the variety and type of 
downtown housing. This option is consistent with Comprehensive Plan Goals in regard 
to housing and would yield the highest potential for residential space. 
 
Option 3. Staff alternative. At full build-out, this alternative would bring significant 
new market rate housing units to a central location and diversify the variety and type 
of downtown housing. This option is consistent with Comprehensive Plan Goals in 
regard to housing. 
 
Views 
Numerous policies in the Comprehensive Plan concerning view protection underscore 
the fact that views of major landmarks such as the Olympic Mountains, Budd Inlet, 
the Capitol Building, Capitol Lake contribute to the scenic qualities of the City. Views 
are also considered also to be important to the historic nature of the City. View 
protection policies include: 
  

• Protecting view corridors from designated viewing points. Viewing points shown 
on the Environmentally Sensitive Overlay map include:  

 
o Heritage Park looking south and southeast to Capitol Lake and the State 

Capitol Building, and Mount Rainer;   
 

o the western terminus of the isthmus looking north to Budd Inlet and the 
Olympic Mountains;   

 
o and the northern shore of the isthmus looking north to Budd Inlet and 

the Olympic Mountains. 
 

• Avoiding vacation of platted street rights-of-way that abut the water, and  
 
• Providing direction for siting waterfront public buildings. 

 
The Environmentally Sensitive Overlay map also designates the following view 
corridors:  
 

• a section of 4th Avenue at Simmons Street looking north, and  
 

• 5th Avenue looking south. 
 
Prominent views from vantage points that are not specifically protected by City plans 
or regulations include those from Marathon Park or Heritage Park looking north. Those 
views are included in this analysis for a full disclosure of view impacts in the vicinity 
of the rezone area. 
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Option 1. No action. For the pedestrian, any development of a building would 
obstruct views across the block on which it's located. Views from designated viewing 
points and corridors would not be affected by development with a maximum height of 
the 35 feet. Distant views would not be significantly affected by buildout conditions. 
 
Option 2. Applicant proposal. This option would result in impacts to views from 
Heritage Park looking north and all views from 4th and 5th Avenues except where the 
north/south streets provide view corridors. For the pedestrian, any development of a 
building would obstruct views across the block on which it's located. Views from 
designated viewing points and corridors would remain protected. The lower building 
heights along the western edge of the Isthmus would mitigate the impacts on views 
from some distant vantage points. 
 
Option 3. Staff alternative. Like option 2, this alternative would result in impacts to 
views from Heritage Park looking north and all views from 4th and 5th Avenues except 
where the north/south streets provide view corridors. For the pedestrian, any 
development of a building would obstruct views across the block on which it's located. 
Requiring stepbacks in the built form would serve to frame and define some views. 
Reduction in height in the western portion of the Isthmus as well as building 
stepbacks would mitigate impacts to views. 
 

Excerpt from Environmentally Sensitive Areas Map 
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Transportation/Pedestrian Environment 
The Comprehensive Plan encourages compact development clustered in areas served 
by multi-modal transportation options as a means to reduce single occupancy driving 
and promote bicycle and pedestrian use.  
 
Option 1. No action. At full build-out, there would be an estimated increase of more 
than 420 peak hour vehicle trips. This represents the number of trips that were 
anticipated in the EIS for the 1994 Comprehensive Plan, therefore, no additional 
impact is anticipated. Minimal improvement in the pedestrian environment would be 
realized at full build out.  
 
Option 2. Applicant proposal. At full build out, this option would cluster higher 
intensity mixed use development in the rezone area close to transit options and 
within easy walking distance of downtown services. There would be a small but 
insignificant increase in evening p.m. peak trips (460 trips). Substantial improvement 
in pedestrian environment would be realized at full build out as infill is would create 
a more continuous pedestrian environment. This option promotes multi-modal 
transportation uses, and is generally consistent with City of Olympia's Comprehensive 
Plan Goals and Policies for Transportation. 
 
Option 3. Staff alternative. At full build out, this option would cluster higher intensity 
mixed use development in the rezone area close to transit options and within easy 
walking distance of downtown services. There would be a small reduction in the 
number of peak pm automobile trips compared to that anticipated in the 
Comprehensive Plan (360 trips). Substantial improvement in pedestrian environment 
would be realized at full build out as infill is would create a more continuous 
pedestrian environment. This option promotes multi-modal transportation uses, and is 
generally consistent with City of Olympia's Comprehensive Plan Goals and Policies for 
Transportation. 
 
Option 1: Trip Generation 
178,625 Total Square Feet at Full Build Out 

Use Type Square 
Feet 

Number 
of Units 

Basic Rate 
PM Peak 

Trips 
Generated 

New Trips 
Percentage 

New 
Trip 
Rate 

New Trips 
Generated 

Commercial  178,625             

Downtown 
Retail  119,082  2.59 308 n/a n/a 308 

Admin. Office 
(0-99,999 sq ft.) 

59,543   2.00 119 n/a n/a 119 

Total new trips       427 
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Option 2: Trip Generation 
637,039 Total Square Feet at Full Build Out 

Use Type Square 
Feet 

Number 
of Units 

PM Peak 
Trip Rate 

Trips 
Generated 

New Trips 
Percentage 

New 
Trip 
Rate 

New Trips 
Generated 

Housing  
(Downtown, 
Multi-Family) 

489,950 478 0.41 196 100% 0.41 196 

Commercial  147,089             

Downtown 
Retail  

98,059   2.59 254 70% 1.81 177 

Admin. Office 
(0-99,999 sq ft.) 49,030   2.00 98 90% 1.80 88 

Total new trips       461 

 
Option 3: Trip Generation 
478,209 Total Square Feet at Full Build Out 

Use Type Square 
Feet 

Number 
of Units 

PM Peak 
Trip Rate 

Trips 
Generated 

New Trips 
Percentage 

New 
Trip 
Rate 

New Trips 
Generated 

Housing 
(Downtown, 
Multi-Family) 

349,700 341 0.41 134 100% 0.41 134 

Commercial  128,509             
Downtown 
Retail  85,673   2.59 222 70% 1.81 155 

Admin. Office 
(0-99,999 sq ft.) 42,836   2.00 86 90% 1.80 77 

Total new trips       372 

 
Olympia Municipal Code 
OMC 18.59 provides the following five criteria to be used in the evaluation of a rezone 
request. 
 
1. Be consistent with an approved amendment to the future land use map 
 
2. Be consistent with the City of Olympia Comprehensive Plan 
 
3. Maintain health, safety, and welfare 
 
4. Be warranted in order to achieve consistency with the Comprehensive Plan, or 

because of a need for additional property in the proposed land use district 
classification, or because the proposed zoning classification is appropriate for 
reasonable development of the subject property. 

 
5. Not be materially detrimental to uses or property in the immediate vicinity of the 

subject property. 
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Options 2 and 3. Applicant Proposal/Staff Alternative: These options would require an 
amendment to the future land use map. These options would not affect health, 
safety, or welfare, and would not be materially detrimental to property in the 
vicinity. They would help achieve consistency with the Comprehensive Plan, and help 
to assure that the zoning and height classifications are reasonable for development of 
the subject property in a manner generally consistent with Comprehensive Plan goals 
and policies. 
 
Economic Analysis of Development Potential 
Interviews with developers and contractors were conducted in Oregon and Washington 
to determine current construction costs for mixed-use development. These developers 
and contractors have experience in similar markets to the proposed Olympia rezone 
area. They suggested that wood frame construction hard costs currently range from 
$170 - $180 per sq. ft. Steel and concrete hard construction costs range from $200 - 
$225 per sq. ft. In each case 35 percent of hard costs need to be added to cover soft 
costs (e.g., design and engineering, permits, etc). 
 
Given these construction costs, the developers estimated that it would be necessary 
to sell condo units at around $500 per sq. ft., in order to generate sufficient 
development profit. There may be demand for units at that price, assuming quality 
development that creates a vibrant space that people want to be in, as well as a more 
general market conditions for condo units at the higher-end of the price spectrum. 
However, this demand can be considered relatively shallow under current market 
conditions, and would be fulfilled relatively quickly. 
 
Commercial (office and retail) rent for the proposed development in Olympia is likely 
to be in the range of $25 to $30. This rent is probably achievable, based on 
comparable projects in similar markets and the rents currently achieved in nearby 
developments in Olympia, such as the Marketplace development adjacent to the 
Olympia Farmer's Market. 
 
Development Scenarios 
Based on the assumptions for construction costs, and achievable rent/sale prices, and 
floor area, an estimate of economic feasibility and developer interest for 
development of housing at three different heights: 35, 65, and 90 feet is as follows: 
  

• 35 foot building height  
- Low feasibility 
- Low interest from private developers 
- Low demand for market rate residential products 

  

• 65 foot building height 
- Moderate feasibility.  
- Moderate interest from private developers 
- Moderate demand for market rate residential products 

  

• 90 foot building height 
- Moderate feasibility.  
- Moderate to Moderately-high interest from private developers 
- Moderate to Moderately-high demand for market rate residential products 
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Summary of Analysis 
 
Under the current zoning, the area will continue to develop into low-rise office or 
commercial space with associated parking. Commercial uses would not contribute 
greatly to the pedestrian environment or create of more market rate housing in the 
downtown, which is a primary goal of the Comprehensive Plan. 
 
The applicant proposal is consistent with key land use, housing, transportation, and 
sustainability goals and policies, and presents an economically viable opportunity to 
develop market rate housing. It would contribute to the development of a dense 
mixed-use, pedestrian friendly urban environment. There are, however, impacts 
associated with views, particularly those from distant vantage points. 
 
Increasing height allowances in the rezone area is a particularly sensitive issue. Any 
building development, even at low heights, would obstruct views across blocks for 
pedestrians in the immediate vicinity. Views of the State Capitol Building and Capitol 
Lake would be preserved from Heritage Park and from 5th Avenue under all 
development scenarios. Views of Budd Inlet are preserved from Percival Landing 
boardwalk. The north/south streets on the isthmus, including Sylvester, Simmons and 
Brenner Streets will provide view corridors to the State Capitol Building and Capitol 
Lake. Utilizing these view corridors would provide some distant vistas from the south 
and east shores of Capitol Lake looking north.  
 
The staff alternative leverages the efficacy of the view corridors by requiring building 
stepbacks and reducing heights at the western terminus of the isthmus, thereby 
opening the views corridors. Like the applicant proposal, the staff alternative is 
consistent with policies to provide opportunities to develop housing in a sustainable 
and economically viable manner. The City would likely gain market rate housing units 
in the downtown, thereby creating a measure of balance between existing lower 
income housing and newer housing for middle or high income residents. It would 
contribute to the development of a dense mixed-use, pedestrian friendly urban 
environment and produce a larger local customer base that would support downtown 
businesses. There would be a small reduction in the number of peak pm automobile 
trips than that anticipated in the Comprehensive Plan. Finally, the impact on views in 
this option is mitigated to a great extent by stepping the buildings up gradually from 
the west and including building stepbacks to maximize view corridors. 
 
There are often competing and conflicting goals and objectives in the Comprehensive 
Plan. Staff finds that, on balance, the need for additional market rate housing and its 
potential positive effect on downtown outweighs the impacts on views. 
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Staff Recommendation 
 
1. Rezone five parcels totaling 3.92 acres west of Sylvester Street SW between 4th 

and 5th Avenues from UW to UW-H. Remove the parcels located north of 4th 
Avenue, the parcel located at 4th Avenue and Water Street (Traditions) and the 
parcel owned by the City (DaNang Restaurant). 

 
2. Modify the maximum allowable building heights from 35 feet to 35, 65 and 90 feet 

as indicated on the Staff Alternative Exhibit. 
   

 
 
3. Require an eight-foot building stepback above 35 feet on all building sides. A 

stepback will create a tiered or "wedding cake" effect as the building rises above 
the street and frame and preserve distant views along major view axes. 

   
4. Amend Volume Two, Chapter 1, West Bay Waterfront section of the Comprehensive 

Plan text to indicate that the area between 4th and 5th Avenues west of Sylvester 
Street should be encouraged to develop in high density housing (rather than low-
rise) projects.  

 
5. Amend the Shoreline Master Program for the Thurston Region to specify maximum 

allowable heights within newly rezoned sections of the UW-H district. 
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6. Require a development agreement for the purpose of addressing project specifics 
such as: 
 
a. project vesting, 
 
b. minimum number of dwelling units, 
 
c. minimum number of parking stalls, 
 
d. a commitment to the quality of design by requiring future development to be 

substantially similar to what has been presented, 
 
e. timing of the development, 
 
f. non-conforming status of office uses, 
 
g. enhanced pedestrian connectivity, and 
 
h. view access. 
 

Planning Commission Recommendation 
 
To be determined 

 
 


