
Ordinance No.

AN ORDINANCE OF THE CrTY OF OLYMPTA, WASHINGTON, RELATTNG TO
BUILDING HEIGHTS IN HIGH DENSITY CORRIDOR ZONES AND AMENDING
SUBSECTION 18.06.100.4 OF THE OLYMPIA MUNICIPAL CODE.

WHEREAS, the Land Use & Environment Committee of the City Council received a briefing on the
proposed zoning text amendment relating to building heights in high densiÇ corridor zones on August 27,
2015 and referred the matter to the Olympia Planning Commission; and

WHEREAS, the Olympia Planning Commission received a briefing on the proposed zoning text
amendmentand held a public hearing on October L9,2015, and deliberated on November 2,2015; and

WHEREAS, following the public hearing and deliberations, the Planning Commission recommended
amending Subsection 18.06.1004 of the Olympia Municipal Code; and

WHEREAS, pursuant to the State Environmental Policy Act (SEPA), the City issued a Determination of
Non-significance on the proposed zoning text amendment on March 16, 2016; and

WHEREAS, no appeal of the SEPA Determination of Non-significance was submitted; and

WHEREAS, this Ordinance is consistent with the City of Olympia Comprehensive Plan, Land Use and
Urban Design policy 13.7, applicable to the areas zoned as HDC-I and HDC-2; and

WHEREAS, this Ordinance meets the goals and requirements of the Growth Management Act; and

WHEREAS, Chapter 354.63 and 36.70 RCW and Article 11, Section 11 of the Washington State
Constitution authorize and permit the City to adopt this Ordinance; and

WHEREAS, this Ordinance is supported by the staff report and materials associated with this Ordinance,
along with other documents on file with the City of Olympia, including but not limited to documents
relating to Community Development and Planning file 15-0131; and

WHEREAS, this Ordinance is also supported by the professional judgment and experience of the City staff
who have worked on this proposal; and

WHEREAS, City Staff are known to the City Council, and staff's curriculum vitae shall be part of the record
in support of this Ordinance;

NOW, THEREFORE, THE OLYMPTA CrTY COUNCTL ORDATNS AS FOLLOWS:

Section 1. Amendment of OMC 18.06.100. Olympia Municipal Code subsection 18.06.100.A
is hereby amended to read as follows:

38"t6.100 Commercial districts' development standards--Specific

A. Height

1. Roof structures for the housing of elevators, stairways, tanks, ventilating fans and similar

equipment required to operate and maintain the building, fire or parapet walls, skylights, towers,
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flagpoles, chimneys, smoke stacks, wireless masts, T.V. antennas, steeples and similar structures

may be erected above the height limits prescribed in this Title, provided that no roof structure,

feature or any other device above the prescribed height limit shall be allowed or used for the

purpose of providing additional floor space. This height exception does not apply to the additional

story provision for residentialdevelopmentdescribed in OMC 18.06.100.4.6. Provided, further, that

no roof structure or architecturalfeature shall be erected more than eighteen (18) feet above the

height limit of the district, whether such structure is attached to it or free-standing.
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2. Urban Waterfront (UW) District.

Allowed building heights in the Urban Waterfront (UW) District are specified in Figure 6-

Bonus for residential development.

i. In the area labeled sixty-five (65) feet on Figure 6-2, up to two additional stories

may be built, if the project is located in the downtown, if the added stories are stepped

back from the street wall at least eight (B) feet, and if floor area equal to the amount

from the added stories is provided for residences:

(a) In the same building--i.e., it is a residential or a mixed use building; or
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(b) With commercial and residential uses in separate buildings on the same site;

or

(c) With commercial and residential uses on separate sites within the Urban

Waterfront (UW) district.

ii. Occupancy. Housing provided under this bonus provision as part of a mixed use

project must receive an occupancy permit at the same time as, or in advance of,

issuance of an occupancy permit for non-residential portions of the project.

iii. Conversion. Housing provided under this bonus provision shall not be converted to

commercial use.

iv. Source of housing units. Housing provided under this bonus provision may be:

(a) New construction,

(b) Adaptive reuse of a formerly non-residential structure, or

(c) Rehabilitation of existing housing.

c. West Bay Drive building height and view blockage limits.

i. In order to retain public and private view access to Budd Inlet from hillside sites

above West Bay Drive, the maximum building height ín the West Bay Drive poñion of

the Urban Waterfront (UW) District labeled " 42'-65' " on Figure 6-2 shall be up to a

maximum of 42feet, except as provided in subsections (iii) and (iv) below.

¡i. In order to retain public view access of Budd Inlet from street level in the West Bay

Drive portion of the Urban Waterfront (UW) District labeled " 42'-65' " on Figure 6-2,

view blockage shall be limited as follows:

(a) Views of the water will be defined as area without obstruction by buildings or

major structures measured between 45 and 90 degrees to West Bay Drive, as

illustrated in Figure 6-24.

(b) Said view blockage shall be limited to 45 percent of the views of the water

from West Bay Drive by buildings or major structures located between West Bay

Drive and the mean high water line.

J



(c) Exceptions are provided in subsections (iii) and (iv) below

iii. Development shall be subject to the alternate standards for building height and

view blockage, if alternate waterfront view access is provided through public amenities

as follows:

Limits on Horizontal View Blockage
Amenity Provided

and Height

Waterfront Trail 70o/o up to 42 ft., OR

45o/o up to 65 ft.

Expanded Waterfront Trail Corridor Facility (or small 50o/o up to 42 ft., OR

waterfront park area). 45o/o up to 50 ft.

Both 0olo up to 65 ft.

Any development over 42 feet shall be required to include a minimum of 20o/o of the usable building

area for residential purposes.

iv. Criteria for approval of alternate waterfront view access.

(a) Waterfront Trail

(1) Trail right-of-way consistent with City trail standards shall be dedicated to

the City.

(2) The trail shall be designed consistent with City standards and

requirements/ or as otherwise approved by the Olympia Parks, Arts and

Recreation Department. Because the trail passes by different land uses, it may

take a different character in different locations, for reasons of safety, privacy, or

environmental protection.

(3) The developer shall design, build, and dedicate the facility to the City

(4) An analysis of recreation needs shall be provided by the Olympia Parks,

Arts and Recreation Department. An analysis of environmental impacts,

hazardous waste risks, and engineering issues sufficient to determine the design

and location for the trail facility shall be approved by the Olympia Parks, Arts

and Recreation Department but provided by the developer. All analysis shall be

complete prior to approval.
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(b) Expanded Wate¡front Trail Corridor Facility or Small Waterfront Park

(1) The developer shall build and dedicate the facility and its site to the City

(2) The expanded waterfront trail corridor facility or small park area shall be

designed consistent with City and other applicable government standards and

requirements/ or as otherwise approved by the Olympia Parks, Arts and

Recreation Depaftment. The expanded waterfront trail corridor facility or small

park may vary in size from City park standards and could include additional

right-of-way for the expanded trail, landscaping, habitat enhancement, benches,

lighting, parking, restrooms, garbage receptacles, telephones, interpretive signs

and other park facilities.

(3) An analysis of environmental impacts, hazardous waste risks, trail

improvements, and engineering issues sufficient to design the expanded

watefront trail corridor facility or small park area shall be approved by Olympia

Parks, Arts and Recreation Department but provided by the developer. All

analysis shall be complete prior to approval.

(4) The expanded waterfront trail corridor facility or small park shall have a

publicly accessible connection to West Bay Drive, designed, constructed, and

dedicated for public use by the developer.

v. The view blockage rules shall be applied on a project-wide basis and not for each

lot or parcel in a project, thus allowing projects providing more views on some lots to

have more view blockage on other lots as long as the overall project meets the view

blockage requirements.
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Figure 6-2 Urban Waterfront and Urban Waterfront Height Limits
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FIGURE 6.2
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(see OMC 18.06.100)
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FIGURE 6.24

Calculating View Blockage ¡n a poÉ¡on of the Urban WateÉront District along West Bay

Drive.

3. Commercial Services-High Density. The maximum building height allowed is one hundred

(100) feet. Provided, however, that no building or structure may exceed seventy-five (75) feet in

height without conditional review and approval by the Hearing Examiner. Approval of structures

exceeding seventy-five (75) feet in height shall meet the following criteria:

a. The building design shall be compatible with or enhance the physical characteristics of

the site, the appearance of buildings adjacent to the site and the character of the district.

b. The síte plan shall facilitate efficient and conven¡ent circulation, shall include landscaping

that creates a pleasing appearance from both within and off the site and shall be an asset to

the community at large.

c. Enhancement of public view access or direct publíc access to usable open space areas

shall offset any potential upland view loss which may occur as a result of the proposal.

4. Downtown Business District.

a. Building height allowed outright in the DB zone is seventy-five (75) feet,

!

l



b. Bonus for residential development.

c. Enhancement of public view access or direct public access to usable open space areas

shall offset any potential upland view loss which may occur as a result of the proposal.

i. Buildings may exceed the height allowed outright (75 feet) by up to two (2) stories,

if the added stories are stepped back from the street wall at least eight (B) feet, and if

floor area equal to the amount from the added stories is provided for residences:

(a) In the same building--i.e., it is a residential or a mixed use building; or

(b) With commercial and residential uses in separate buildings on the same site;

or

(c) With commercial and residential uses on separate sites within the Downtown

Business (DB) zone.

¡i, Occupancy. Housing provided under this bonus provision as part of a mixed use

project must receive an occupancy permit at the same time as, or in advance of,

issuance of an occupancy permit for non-residential portions of the project.

iii. Conversion. Housing provided under this bonus provision shall not be converted to

commercial use.

iv. Source of housing units. Housing provided under this bonus provision may be

(a) New construction,

(b) Adaptive reuse of a formerly non-residential structure, or

(c) Rehabilitation of existing housing

5. Urban Waterlront - Housing.

a. Allowed building heights in the Urban Waterfront-Housing District are specified in Figure

6-2.

b. Required step backs and placement of step backs over 35 feet on specific blocks are

specified in Figure 6-2.

6. High Density Corridor (HDC - 1 and HDC - 2)
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a. Building height allowed outright in the HDC-1 and HDC-2 zones as outlined in OMC

18.06.080, Table 6.02.

b. Additional story for residential development.

i. Additional story can only be allowed for those development that do not provide a

mechanical "penthouse" room as allowed under the provisions of OMC 18.06.100.A.

However, the additional story can be occupied with both residential development and

mechanical equipment.

ii. Buildings may exceed the height allowed outright in OMC 18.06.080, Table 6.02, by

one (1) story. The additional story cannot exceed fourteen (14) feet above the

maximum allowable height requirement as specified in OMC 18.06.080, Table 6.02.

iii. The additional story must be stepped back at least eight (B) feet from any abutting

street or any abutting residential zoning district. See OMC 18.06.100.8.2.

iv. Housing provided under this additional story as paft of a mixed use project must

receive an occupancy permit at the same time as, or in advance of, issuance of an

occupancy permit for non-residential portions of the project.

v. Housing provided under this additional story provision shall not be converted to

commercial use. Except that the residential units may conduct business activities under

the provision for home occupations. See OMC 18.04.060.I.

vi. Housing provided under this bonus provision may be

(a) New construction;

(b) Adaptíve reuse of a formerly non-residential structure, or

(c) Rehabilitation of existing housing

vii. This additional storv is not available and will not be approved within 100 feet of a

designated historic district.

Section 2. SeverabiliW. If any provision of this Ordinance or its application to any person or
circumstance is held invalid, the remainder of the Ordinance or application of the provisions to other
persons or circumstances shall remain unaffected.

Section 3, Ratification. Any act consistent with the authority and prior to the effective date of this
Ordinance is hereby ratified and affirmed.
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Section 4. Effective Date, This Ordinance shall take effect five (5) days after publication, as provided
by law.

MAYOR

ATTEST:

CITY CLERK

APPROVED AS TO FORM:

€/^ N ¡rneh'Pr DcA
CITY ATÏORNEY

PASSED:

APPROVED:

PUBLISHED:
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