Chapter 18.100
DESIGN REVIEW
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18.100.020 Statement of policy

The City Council finds that new development can have a substantial impact on the
character of the area in which it is located. Some harmful effects of one land use upon
another can be prevented through zoning, subdivision regulations and building codes.
Other aspects of development are more subtle and less amenable to exacting rules
promulgated without regard to specific development proposals. Among these are: the
general form of the land before and after development, the spatial relationships of the
structures and open spaces on adjacent land uses, and the appearance of buildings,
signs and open spaces. Such matters require the timely exercise of judgment in the
public interest by people qualified to evaluate the design of a new development.

18.100.040 Purpose

The purposes of design review are:

A. To promote those qualities in the natural environment which bring value to the
community;

B. To foster the attractiveness and functional utility of the community as a place to
live and work;

C. To preserve the special character and quality of Olympia by maintaining the
integrity of those areas which have a discernible character or are of special historic
significance;

D. To raise the level of community expectations for the quality of the built
environment;

E. To encourage originality and creativity in site planning and architecture;

F. To communicate these purposes to the applicant and to assist the applicant in
achieving these purposes;

G. To preserve and enhance property value;

H. To ensure that new developments maintain or improve neighborhood character
and livability; and

I. To consider the applicants’ needs and goals and the broader public impact of any
proposal.


http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.020
http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.040
http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.060
http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.080
http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.090
http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.100
http://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia18100.html#18.100.110

18.100.060 Projects Subject to Design Review
A. The following projects are subject to design review:

1.

2.
3.

I

= o

11.

12.

0.

Projects within designated design review districts and corridors, as shown
on the Official Design Review Map (See OMC Section 18.100.080);
Commercial projects adjacent to residential zones;
Commercial or residential projects for Heritage Register properties or those
within an historic district;
Projects with a building area greater than 5000 square feet that require a
Conditional Use Permit in a residential zone;
Multifamily projects;
Single family housing, including designated manufactured homes, on lots
less than 5000 square feet or on substandard lots;
Dwellings proposed on lots within the area depicted on Figure 4-2a, "Areas
Subject to Infill Regulations";
Master Planned Developments;
Manufactured housing parks;

Duplexes, triplexes, fourplexes, townhouses, accessory dwelling units, and
cottage housing;

All projects within scenic vistas as identified on the official maps of the
City (See OMC Section 18.100.110); and,

Signs within designated design review districts and corridors or associated
with a project that is subject to design review.

B. Exceptions: Evergreen Park PUD; interior work; and projects which do not affect
the character, use, or development of the surrounding properties, or the architectural
character of the structure, such as fences, parking lots with less than twenty (20)
spaces or minor repair or renovation of, or minor additions to, existing structures.
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18.100.080 Design Review Districts and Corridors

The following districts and corridors are hereby established as Design Review Districts
and Corridors: Downtown, Port Peninsula, High Density Corridor 1, 2, 3, and 4 (HDC),
High Density Corridor-4 Capital Mall Area, Freeway Corridor, West Bay Drive, Residential
Scale, Auto Oriented, and Infill Districts. Said districts and corridors are defined on the
"Official Design Review Districts and Corridors Map," on file with the City Clerk and
generally described in the illustration below. In the event of a conflict between this
illustration and the official map, the official map shall govern.

18.100.090 Design Review Process

All projects subject to design review shall be reviewed either by the Design Review
Board (DRB), the Joint Review Committee (JRC) or by staff as noted below. The DRB,
JRC, or staff shall provide a recommendation to the review authority. The review
authority shall give substantial weight to the recommendation of the DRB or JRC. (A
project reviewed by the JRC shall not also be reviewed by the Heritage Review
Committee.)

A. Projects subject to review by the Design Review Board or Joint Design Review
Committee, as described in OMC 18.76.180:
1. Any proposed development project located within the following design
districts:
a. Downtown District; and,
b. Residential Scale Design District.

2. Any proposed building development over 5,000 square feet in gross floor
area, located within the following design districts and corridors:
a. High Density Corridors;
b. West Bay Drive District;
c. Auto Mall District;
d. Port Peninsula District;
e. Freeway Corridor; and,
f. Design Review Corridors.

3. Any multifamily building with five (5) units or more, any townhouse building
with five (5) units or more, and any multifamily development with twenty
(20) units or more.

4. All Master Planned Developments.

5. Projects with a building area greater than 5,000 square feet that require a
Conditional Use Permit in a residential zone.

B. Projects subject to review by Staff:
1. Single family dwellings on lots within the area depicted on Figure 4-2a.
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2. Minor additions or alterations to residential or commercial projects on a
Heritage Register or within a Historic District.

3. Any proposed development of 5,000 square feet or less in gross floor area,
and signs in the following design districts and corridors:
a. High Density Corridors;
b. West Bay Drive District;
c. Auto Mall District;
d. Port Peninsula District;
e. Freeway Corridor; and,
f. Design Review Corridors.

4. Any other project subject to design review not described in "A" above.

18.100.100 How to Use Design Criteria

A.

Requirements and Guidelines. Each section of the design review chapters consists
of a requirement and possibly several guidelines. Compliance with each
requirement is necessary; the guidelines provide methods to achieve compliance
with the requirement. Applicable guidelines must be incorporated into the project
design except in cases where proposed design solutions are considered by the
Board and/or staff to be equal to or better than the guidelines, and meet the
intent of the requirement. If the project does not conform to the design criteria,
the Board and/or staff will indicate the requirements that have not been met.

Illustrations. Illustrations contained within specific criteria sections are intended to
be in harmony with the text of the same section. In the event of conflict between
text and an illustration, the text shall govern.

Design Review Criteria Chapters. Design criteria are separated into chapters,
depending on whether the development is commercial or residential, and the
location or type of that development, as outlined below.

18.105 Historic Structures and Buildings within the Historic Districts. This Chapter
applies to structures listed on the Olympia Heritage Register, Washington Heritage
Register, and the National Register of Historic Places, and all structures within a Historic
District.

18.110 Basic Commercial Design Criteria. This chapter applies to all commercial projects
throughout the City that require design review, in addition to the district-specific
requirements found in the following chapters, as applicable. It also applies to projects
with a building area greater than 5,000 square feet in gross floor area that require a
Conditional Use Permit in a residential zone, to commercial projects adjacent to



residential buildings, to commercial or residential projects. The design districts are
shown on the Official Design Review Districts and Corridors.

18.120 Commercial Design Criteria - Downtown District. This chapter applies to all
commercial projects that require design review that are located in the Downtown
Design Review District. In addition, commercial projects in the Downtown Design
District may also be subject to the requirements of Chapter 18.16, Pedestrian Streets.

18.130 Commercial Design Criteria - High Density Corridors. This chapter applies to all
projects that require design review that are located in the HDC districts.

18.135 Commercial Design Criteria - Residential Scale District. This chapter applies to all
projects that require design review that are located in the Residential Scale District.

18.140 Commercial Design Criteria - Auto Oriented District. This chapter applies to all
projects that require design review that are located in the Auto Oriented District.

18.145 Commercial Design Criteria - Freeway Corridor. This chapter applies to all
projects that require design review that are located in the Freeway Corridor District.

18.150 Commercial Design Criteria - Port Peninsula. This chapter applies to all projects
that require design review that are located in the Port Peninsula design review district.
This chapter contains the only design criteria that apply to the Port Peninsula.

18.155 Commercial Design Criteria - West Bay Drive District. This chapter applies to all
projects that require design review that are located in the West Bay Drive District.

18.170 Residential Design Criteria - Multifamily. Design criteria contained in this chapter
(Sections 18.170.030 - 18.170.160) apply to all multifamily residential buildings with
five or more units and any multifamily development with twenty (20) units or more
throughout the city. Projects of this type and size are reviewed by the Design Review
Board.

18.175 Residential Design Criteria - Infill and other residential. Sections 18.175.020
through 18.175.060 of this chapter apply to single-family dwellings, including
designated manufactured housing, proposed on lots within the area depicted on Figure
4-2a, on lots less than 5000 square feet, or on substandard lots, duplexes, triplexes,
fourplexes, and townhouse buildings of four (4) units or less throughout the city.
Sections 18.175.080 and 18.175.090 apply to accessory dwelling units throughout the
city. Section 18.175.100 applies to cottage development.

18.180 Residential Design Criteria - Manufactured home parks. This chapter applies only
to manufactured home parks.
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18.100.110 Submission Requirements

A.

Conceptual Design Review. Applications for review of the Conceptual Design shall
be filed with the Department as part of a land use review application on forms
provided by the Department.

Detailed Design Review. Applications for review of the Detailed Design shall be
submitted to the Department prior to or at the same time as a building permit
application on forms provided by the Department.

Combined Conceptual & Detailed Design Review. For those projects which have
had a presubmission conference, do not have any apparent environmental issues,
(such as those listed in the Critical Areas Ordinance, Title 14.10, or transportation
issues), and which do not require a public hearing, upon request by the applicant
and with the concurrence of staff, the Design Review Board may conduct both
Conceptual and Detailed Design Review of a project at the time of Land Use
Review.

Time Limitations. Except in cases where the applicant agrees to an extension of
time, the Design Review Board shall have a public meeting on an application for a
major project within thirty (30) days after an application is deemed complete
pursuant to OMC 18.72.
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Chapter 18.130

COMMERCIAL DESIGN CRITERIA HIGH DENSITY CORRIDOR (HDC)

18.130.000 Chapter Contents

Sections:

18.130.020 Building orientation.

18.130.030 Building design.

18.130.040 Surface parking.

18.130.050 Historic building types - HDC 1 & 2.
18.130.060 HDC 4 Capital Mall - Incremental expansion.

18.130.020 Building Orientation
A. REQUIREMENTS:

1.

Primary building entries, storefront windows, and building facades shall face
the street, create a continuous row of storefronts along the street frontage,
and provide direct access from the street to the building with close pedestrian
access to the nearest bus stop. In the case of multifamily housing or
townhouse projects, stoops and porches or distinctive entryways can
substitute for commercial storefront window openings.

In the case of buildings at corners of street intersections, this requirement
applies to both street frontages. An entrance at the corner would meet this
requirement.

In General Commercial and HDC-4 zones west of Yauger Way, single story or
single use commercial retail space shall not occupy more than 60,000 square
feet of enclosed building space on the ground floor, unless a development
agreement is approved. These buildings shall be designed and oriented to
provide for pedestrian and bicycle circulation throughout the site and to
adjacent buildings and properties. A building larger than 60,000 square feet
can be allowed when it is not directly adjacent to a street designated as an
“A" street in the Pedestrian Street Overlay and if a development agreement is
approved that at a minimum addresses:
1) Building orientation, massing, and use of high quality materials
2) Parking is located to the rear or side of the building, or is separated
from the street by additional retail buildings
3) Pedestrian, bicycle, and vehicular circulation on site and connections to
adjacent properties
4) Community assets, such as the multi-use trail identified in the Kaiser
Harrison Opportunity Area Plan

For HDC zones west of Yauger Way, where a local transit route does not
exist, meet with the local public transit provide to ascertain the viability of
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developing a bus stop for the site. Provide improvements for a future bus
shelter if the future route and bus stop locations are generally known and
applicable to the project site. The improvements shall be constructed to City
and transit provider standards and sized to allow for the future installation of
a transit shelter and related appurtenances, such as transit signage and
refuse collection.

5. HDC-4 exceptions: The following exceptions apply if excellent pedestrian
connections to the HDC street are provided:

a.

Building entries need not face the HDC street edge but may be located
on the corner, off a publicly accessible pedestrian plaza or on the side of
the building. All other applicable design guidelines apply.

Hotels and multifamily developments may be set back greater than 10
feet provided that the setback area does not include parking.

Setbacks may be increased where street improvements do not exist or
where they do not provide the separation from vehicles as described in
the Development Guidelines and Public Works Standards (Street
Standards) to include the additional distance required by those standards
for sidewalk and planter strips. The setback area may not include
parking.

B. GUIDELINES:
1. Locate service and delivery entries in the rear whenever possible.

2. On transit routes, site design should accommodate transit bus stop zones as
may be needed, including:

a.
b.
C.

d.

in-lane bus stop(s) or possible stop pullout(s),

ADA accessible pedestrian pathways,

shelter and/or provision for cover to help reduce pedestrian exposure to
the elements, and

other amenities such as such as lighting, benches, or information kiosks.

3.  Where a transit route does not exist, meet with the local public transit provider
to ascertain the viability of developing a bus stop for the site.
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FIGURE 18.130.020-B

18.130.030 Building Design

REQUIREMENT: Where visible to pedestrians, walls over thirty (30) feet in length
shall be modulated and building elements shall be articulated. Orient buildings and
locate windows to provide privacy, to the extent practical, both within the project
and to the adjacent residential neighborhood.

A.

GUIDELINES:

1.

2.
3.
4

No !

Provide vertical and horizontal modulation in the facade;

Provide features that identify a clear base to the building;

Provide recessed entries;

Provide awnings, canopies, marquees, building overhangs, or similar forms of
pedestrian weather protection. Such elements should be at least four and one
half (4-1/2) feet wide and cover at least eighty (80) percent of the length of
buildings, including entries, which abut a pedestrian walkway, subject to
Section 18.06.080, Commercial Development Standards.

Use fenestration;

Vary roof lines; use dormers;

Provide porches or balconies.
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FIGURE 18.130.030-A

FIGURE 18.130.030-B

18.130.040 Surface Parking

A. REQUIREMENT: Locate parking behind or on the side of buildings. On corner lots,
parking shall not be located on the corner. Minimize curb cuts and provide
landscaping, berms and/or low walls for screening.

(See also Section 18.38.200, Parking Facility Location.)
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FIGURE 18.130.040-A

FIGURE 18.130.040-B



FIGURE 18.130.040-C

18.130.050 Historic Building Types - HDC 1 and HDC 2

A.

REQUIREMENT: In HDC 1 and 2 districts, buildings shall include similar details to
one of the historic building types as found on the corridor and in the adjacent
neighborhoods. Orient buildings and locate windows to provide privacy, to the

extent practical, both within the project and to the adjacent residential

neighborhood. In the case of multifamily housing or townhouse projects, stoops
and porches or distinctive entryways can substitute for commercial storefront

window openings.

GUIDELINES:
1. Craftsman design may include:

a.

b
(o
d.
e

Wide pitched roofs with broad overhangs;

Visible structural detail such as rafter tails and knee brackets;
Heavy porch columns;

Deep covered porches;

Broad, horizontal lines.

2. Vernacular design may include:

Q

b
(o
d

Gable roof;

Horizontal clapboard exterior material;
Vertical windows;

Minimal detailing.

3. Tudor design may include:

Q

b.
C.
g

Steeply pitched gabled or hipped roofs and cross-gables;
Stone, stucco or brick (sometimes with decorative patterns);
Arched doorways;

Tall, vertical proportions.
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FIGURE 18.130.050-C (Tudor)

18.130.060 HDC 4-Capital Mall —Incremental Expansion

A. Pedestrian Streets - 4th Avenue West and Kenyon Street. (Pedestrian Street
Requirement does not apply to existing mall vehicular circulation.)

1.

Building Frontages. Buildings are required to front the sidewalk and be a
minimum of 20 feet in height. The building facades shall convey an urban
character and include significant retail office storefronts at the ground level.
(Building frontage requirement does not apply to below grade structures.) No
less than 60% of the street-level building facade, between 2 feet and 8 feet
above grade, shall be transparent storefront. Mixed-Use development,
including residential and office uses, is encouraged on upper levels. Variations
from the setback are allowed in order to encourage unique storefront building
design features, and to create plazas. Canopies, arcades and/or colonnades
shall be provided as overhead weather protection.

Interim Surface Parking Allowance. Interim surface parking is allowed along
4th Avenue W and Kenyon Street as long as minimum 20 foot sidewalk /
landscape area (see required sidewalks below) is provided. The area within
60 feet of the sidewalk/landscape link should be planned for future infill
development. The planning of this area shall be reviewed by the Design
Review Board for consistency with Pedestrian Street requirements, other
design standards and street slope conditions along 4th Avenue W. and
Kenyon Street.



3. Required Sidewalks. 15 foot sidewalk with street trees when building faces
street; (Staff note: Current major commercial collector street standards
include a 10 foot sidewalk. Urban designers suggest that a wider sidewalk is
necessary where a retail/commercial storefront is combined with a canopy
and street tree.) 20 foot linkage when parking lot faces the street. The
linkage will include a 10 foot sidewalk and a 10 foot landscaped planter. See
street cross section illustrations. (This allows for development of full street
improvements when buildings are developed that face the street edge.)

Building Focal Points. A focal point, including tower elements and entryway
features shall enhance street intersections, plaza areas and mall entry points.
(Renovation of existing mall entries shall not be required when minor renovations -
such as a new coat of paint or new signage - or interior remodeling by tenant or
anchor store are constructed within existing building envelope.) Renovated
exterior entry and new mall entries shall include significant entry features, retail
facades, display windows and streetscape elements to enhance the pedestrian
experience, improve safety, and encourage walking between uses in the area.

Transit Facility. A Transit stop or facility shall be integrated into the Capital Mall
Area. It shall be located to provide a direct link to the shopping mall while
supporting transit plans for the area. Transit stop or facility location can change as
mall area expansion occurs over time. Transit routing through the site to the
facility shall be designed to reduce conflicts with customer vehicles and parking.
Transit stops will: a) be a short walking distance to the significant building
entrance, b) be located at a safe and attractive location, ¢) be weather protected,
d) include amenities such as benches and illumination, e€) have adequate space to
accommodate transit arrivals and departures and, f) be efficiently integrated into a
transit route.

Significant Building Entry. At the north side of the mall a significant entry shall be
provided. (Development of this site feature is required when expansion on the
north side of the Capital Mall Area meets or exceeds a cumulative total of 100,000
SF of new floor area). It is recommended that the Significant Building Entry be
oriented toward Kenyon Street. The design of this entry shall include a tower
element that is visible from intersection of Black Lake Blvd. and Capital Mall Drive.
This element is allowed to extend up to 30 feet beyond the height limit. The
feature tower shall be subject to Design Review Board approval based on design
appropriateness and compatibility with overall shopping center renovation design.

Urban Plaza. An urban plaza shall be located in the general area shown on the
attached diagram. (Development of this site feature is required when expansion on
the north side of the Capital Mall Area meets or exceeds a cumulative total of
100,000 SF of new floor area.) The plaza shall be integrated with a Significant
Building Entry.



Pedestrian Linkages. Increments of new development, including parking lot
expansion, shall include landscaped illuminated walkways or paths that link the
new mall development to surrounding commercial development, allowing people to
walk or bike through parking areas safely and conveniently. (Pedestrian linkages
shall be added and integrated into any parking lot expansion consistent with UDC
Chapter 18.36 Landscaping and Screening regulations.) The intent is that
pedestrian linkages and parking lot improvements be made incrementally as
building improvements are made--not to require the entire mall parking lot to be
improved at once but in proportion to the amount of mall area being developed.

Site Access Points. These would create an urban block pattern along 4th Avenue
by locating intersecting streets or pedestrian paths between buildings. (The Site
Access Point may be connected to parking or internal circulation in the mall, but
not impose block pattern to the mall as long as adequate vehicle and illuminated
pedestrian connections are maintained to the surrounding High Density Corridor
street network.) These shall be developed incrementally when buildings are added
in the Capital Mall area and when 4th Avenue street improvements are made.
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FIGURE 18.130.060-B
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