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Ordinance No.

AN ORDINANCE OF THE CITY OF OLYMPIA, WASHINGTON, AMENDING TITLE
18, UNIFIED DEVELOPMENT CODE, OF THE OLYMPIA MUNICIPAL CODE,
RELATED TO DESIGN GUIDELINES FOR THE DOWNTOWN.

WHEREAS, the City of Olympia Comprehensive Plan update, adopted in December 2014, identified a
need for additional planning for the Downtown area; and

WHEREAS, the City Council adopted the Downtown Strategy in April 2017, which identified the need for
revisions to the Design Criteria for the Downtown in order to fully implement the Downtown Strategy;
and

WHEREAS, public outreach to identify public preferences for design and site development in the
Downtown and the formation of a technical work group began in April 2017, in order to begin creation of
new design criteria to implement the Downtown Strategy; and

WHEREAS, the City approved a Comprehensive Plan Amendment in 2018, to add Appendix B to the
Land Use and Urban Design Chapter, in order to memorialize the landmark views that were identified in
the Downtown Strategy as being important to protect; and

WHEREAS, an analysis of the landmark views to be protected identified three areas where view
protections measures would require revision to the development standards related to building heights
and design elements in order to protect the landmark view from the identified public observation point;
and

WHEREAS, staff and consultants worked with key stakeholders, the technical work group, and City staff
to develop draft design criteria that strongly reflected the character areas identified in the Downtown
Strategy in new Downtown Design Sub-Districts; and

WHEREAS, staff and the consultants developed new code language to address protection of landmark
views from public observation points identified in the Downtown Strategy and the Comprehensive Plan;
and

WHEREAS, staff and the consultants worked to better integrate Historic Preservation planning and
protection measures into the Downtown Design Criteria by including the Secretary of the Interior
Standards for the treatment of historic properties and to better integrate the design guidelines with the
historic districts and properties in and near the Downtown; and

WHEREAS, amendments to other chapters of Olympia Municipal Code (OMC) Title 18 are necessary to
maintain internal consistency within the Title; and

WHEREAS, on January 2, 2019, and September 25, 2019, the Proposed Amendments to the Downtown
Design Criteria and other related provisions of the OMC were sent to the Washington State Department
of Commerce Growth Management Services with the Notice of Intent to Adopt Development Regulation
amendments as required by RCW 36.70A.106, and no comments were received from state agencies
during the 60-day comment period; and

WHEREAS, the Olympia Planning Commission received briefings on the Proposed Amendments to the
Downtown Design Criteria and other related provisions of the OMC on March 6, 2017, June 5, 2017, June
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17, 2019, August 19, 2019, October 7 and 21, 2019, November 4 and 18, 2019, December 2, 2019, and
February 10, 2020; and

WHEREAS, the Olympia Heritage Commission received briefings on the Proposed Amendments to the
Downtown Design Criteria and other related provisions of the OMC on March 22, 2017, March 28, 2018,
and November 20, 2019; and

WHEREAS, the Olympia Design Review Board received briefings on the Proposed Amendments to the
Downtown Design Criteria and other related provisions of the OMC on February 9, 2017, March 22, 2018,
December 12, 2019, and January 9, 2020; and

WHEREAS, on December 6, 2019, the City of Olympia issued a Determination of Non-Significance
pursuant to the State Environmental Policy Act (SEPA) on the Proposed Amendments to the Downtown
Design Criteria and other related provisions of the OMC; and

WHEREAS, on January 29, 2020, notice of the public hearing for the Proposed Amendments to the
Downtown Design Criteria and other related provisions of the OMC was provided to all Recognized
Neighborhood Associations with the City of Olympia pursuant to Chapter 18.78 OMC, Public Notification;
and

WHEREAS, on January 30, 2020, notice of the public hearing for the Proposed Amendments to the
Downtown Design Criteria and other related provisions of the OMC was published in 7he Olympian
newspaper pursuant to Chapter 18.78 OMC, Public Notification; and

WHEREAS, on February 10, 2020, the Olympia Planning Commission received a briefing, held a public
hearing, and began deliberation on the Proposed Amendments to the Downtown Design Criteria and
other related provisions of the OMC; and

WHEREAS, the Olympia Planning Commission completed deliberation on February 24, 2020, and
provided to the City Council its recommendation to amend multiple sections of Title 18 OMC, Unified
Development Code, as proposed; and

WHEREAS, the Proposed Amendments to the Downtown Design Criteria and other related provisions of
the OMC are consistent with the Olympia Comprehensive Plan and other chapters of Title 18 OMC; and

WHEREAS, the Proposed Amendments to the Downtown Design Criteria and other related provisions of
the OMC have been reviewed pursuant to the Rezones and Text Amendments process outlined in Chapter
18.58 OMC; and

WHEREAS, the Attorney General Advisory Memorandum: Avoiding Unconstitutional Takings of Private
Property (December 2006) was reviewed and used by the City in objectively evaluating the proposed
development regulations amendments; and

WHEREAS, Chapters 35A.63 and 36.70A RCW and Article 11, Section 11 of the Washington State
Constitution authorize and permit the City to adopt this Ordinance;

NOW, THEREFORE, THE OLYMPIA CITY COUNCIL ORDAINS AS FOLLOWS:
Section 1. Amendment of OMC 18.120. Olympia Municipal Code Chapter 18.04 is hereby

repealed and replaced as shown on the attached Exhibit A, which is hereby incorporated by
reference as though fully set forth herein.
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Section 2. Amendment of OMC 18.04.080. Olympia Municipal Code Subsection 18.04.080.1 is
hereby amended to read as follows:

18.04.080 Residential districts’ development standards

Table 4.04 identifies the basic standards for development in each residential district contained in this chapter.
The sections referenced in Table 4.04 refer to the list of additional regulations below.

I. Height.

1. Roof Projections. The following structures may exceed the height limits specified for the district
in Table 4.04 by eighteen (18) feet, provided that such structures do not contain floor space:
roof structures housing elevators, stairways, tanks, ventilating fans or similar equipment required
to operate and maintain the building; fire or parapet walls; skylights; towers; flagpoles;
chimneys; smoke stacks; wireless masts; television antennas; steeples; and similar structures.
Use of this provision must be kept to the minimum amount of space needed to accommodate
the allowed roof projection. For the UR zoning district, see view protection provisions in section

18.04.080.1.3 below for additional parameters:
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2. RMU District Height Regulations.

a. Base building heights. The base building heights allowed in the RMU District are specified
in Figure 4-5.

b. Sculptured building tops. The following sculptured building top regulations apply only

where the permitted building height is sixty (60) feet.
Buildings with sculptured tops may exceed the permitted height (60 feet) by two (2) building

stories if they meet the following conditions:

i. The gross floor area of all of sculptured stories is at least one-third (1/3) less than the
gross floor area of the first floor of the building; and

ii. The roof form is sculptured (e.g., pitched roof, hip roof, dome, chateau roof, tower,
turret, pediment, dormers, or other similar form); and
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iii. The added two (2) stories are setback from the street wall at least eight (8) feet;
and

iv.  The roof structure is designed to hide all mechanical and communications equipment
located there.

3. UR District Height Regulations. The building heights allowed in the UR District are specified in
Figure 4-5 and 45-A. Also see 18.10.060, Capitol Height District.

a. Roof Projection Allowances: If the City determines that the proposed development is
located on a site in the UR zone where use of the roof projection allowance is proposed
and that it may impact a protected landmark view (as listed in Appendix B of the Land
Use and Urban Design chapter of the Comprehensive Plan), a view analysis must be
submitted that demonstrates, as determined by the city, that the proposed roof
projection will not block or substantially impact the protected view from its designated
observation point in order to make use of the roof projection allowances of Section
18.04.080.1.

4. R4-8 District Height Regulations. Existing State Community College Education Facilities. A
maximum 60" building height is allowed with a 100" setback from adjacent residentially zoned

property.

5. Places of Worship. Places of worship may exceed the height limits specified in Table 4.04, except
in the State Capitol Group Height District, provided that the side yard width equals at least fifty (50)
percent of the building’s proposed height (including spires and towers).

6. Radio, Television and other Communication Towers. The height of radio, television, and other
communication towers may exceed the maximum building height allowed in the district, subject to
approval of the Hearing Examiner consistent with Sections 18.04.060_(W) and (X).

7. Tall Buildings in the MR Districts. Buildings between thirty-five (35) and forty-five (45) feet in
height are permitted in the MR 7-13 and MR 10-18 districts, subject to compliance with the following
requirements:
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FIGURE 4-5

FIGURE 4-5A
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a. The proposed building will not be located within one hundred (100) feet of the boundary of
the property under development (this may include several parcels under a single development
proposal). Exceptions to this requirement shall be granted where topography, stands of trees
(deemed appropriate for retention by the City, consistent with Chapter 16.60, Tree Protection
and Replacement), or other site features block the visibility of the section of the building above
thirty-five (35) feet in height from existing or potential residential areas (zoned and available for
residential use) adjoining the site; and

b. Existing evergreen trees, which the City deems are appropriate to the site (e.g., which do
not pose significant risks for proposed site improvements or public safety, consistent with
Chapter 16.60, Tree Protection and Replacement) are retained where possible to help screen
the building from the view of residents of dwellings abutting the property.

8. Water Towers. Water towers may exceed the height limits specified in Table 4.04.
[NOTE: Refer to Article 111, Height Overlay Districts, for additional restrictions.]
J. Private and Common Open Space.

1. Development of Open Space. Open space (e.g., private yard areas and common open space)
required by Table 4.04 shall be devoted to undisturbed native vegetation, landscaping (consistent
with Chapter 18.36, Landscaping and Screening), and/or outdoor recreational facilities. Driveways,
loading areas, maneuvering space and parking lots shall not be considered open space. Required
open space shall not be covered with impervious surfaces, except for stoops, porches, or balconies,
walkways, tennis courts, swimming pools, or similar uses which require an impervious surface. Up to
a five percent (5%) increase in impervious surface coverage may be allowed to accommodate such
hard surfaced facilities. Also see Chapter 16.60, Tree, Soil and Native Vegetation Protection and
Replacement.

2. Cottage Housing Developments. Cottage housing developments shall provide open space as
follows:

a. A minimum of two hundred (200) square feet of private, contiguous, usable, open space
shall be provided adjacent to each dwelling unit. No dimension of this open space area shall be
less than ten (10) feet provided that at least fifty percent (50%) of such open space may be
combined with soil and vegetation protection area standards.

b. A minimum of fifteen hundred (1,500) square feet or two hundred (200) square feet per
unit, whichever is more, shall be provided in common open space (i.e., available for the use of
all residents of the development). This open space shall be contained in a contiguous area with
no dimension less than thirty (30) feet. A substantial portion of such open space shall be
sufficiently level (e.g., less than five percent (5%) slope) and well drained to enable active use
in summer.

3. Mixed Density Districts. Parcels or sites accommodating multifamily housing (e.g., triplexes,
fourplexes, and larger apartment buildings) in a MR 7-13 or MR 10-18 district shall contain at least
thirty percent (30%) open space. At least fifty percent (50%) of such open space must be available
for the common use of the residents of the multifamily housing. Such open space shall be developed
consistent with Section 18.04.080(J)(1) above. This open space requirement shall be reduced to
twenty percent (20%) if the multifamily housing adjoins a park, school or open space site of at least
ten thousand (10,000) square feet in size. Impervious surface coverage limits specified in Table 4.04
shall be adjusted accordingly.

4. Manufactured or Mobile Home Parks. At least five hundred (500) square feet of common open
space shall be provided per dwelling unit (see Section 18.04.060(P)(8)). At least fifty percent (50%)
of such open space shall comply with soil and vegetation protection area standards.
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5. Residential - 4 Chambers Basin District. Required open space for stormwater dispersion may be
provided in a common area or within each individual private lot of a development. All required
drainage dispersal areas shall be protected from filling and grading and all other activities which
would decrease the ability of such areas to disperse and infiltrate stormwater. Side yard setback
areas shall be designed to disperse roof runoff to the maximum extent practical. To qualify as a
"drainage dispersal tract” (required to create lots of less than one acre) such area shall be held in
common or deeded to homeowners association and otherwise conform with the requirements of
stormwater tracts as set forth in the Olympia Stormwater Drainage Manual.

Section 3. Amendment of OMC 18.06.060. Olympia Municipal Code Subsection 18.06.060.D is
hereby amended to read as follows:

18.06.060 Commercial districts’ use standards

D. Banks.

1. High Density Corridor-3 (HDC-3) Requirements. Banks which offer only drive-through service
(i.e., which serve customers exclusively in or on their vehicles) are not permitted.

2. Urban Waterfront (UW) and Downtown Business (DB) District Requirements. Drive-through
banks may be permitted with a conditional use permit if the proposed project meets the Street Edge
Development Standards of the Pedestrian Streets Overlay District, Chapter 18.16 OMC_if outside of

thea Downtown Design Sub-District or the Street Fronts standards of Chapter 18.120.220 for Dr0|ects
in %hea Downtown Design Sub District. y d

Section 4. Amendment of OMC 18.06.060. Olympia Municipal Code Subsection 18.06.060.BB
is hereby amended to read as follows:

18.06.060 Commercial districts’ use standards
BB. Wholesale Sales. The following Conditional Use Permit restrictions apply to wholesale uses:

1. Urban Waterfront (UW) District Requirements. Wholesale sales are a permitted use in those
portions of the UW District for which the use is are not withinthe-Pedestrian-Streets Overay District
{see-Chapter-18-16)-directly adjacent to a Type A or B Street (Street types are as shown in Section
18.120.140, OMC). In those portions of the UW District which are within-the-Pedestrian-Streets
Overlay-Districtdirectly adjacent to a Type A or B street, wholesale sales may be allowed as a
conditional use if the proposed project meets the Street-Edge-Bevelopment_applicable Street Fronts s
Standards of the Pedestrian-Streets-Overlay-BistrietDowntown Design Criteria, Chapter 18.120. The

proposed project may be exempted from the Pedestrian-Oriented-Street-Wall-ReguirementStreet
Fronts standards in Chapter 18.120 if:

a. The proposed design meets the intent of the Chapter; and

b. The building site presents unusual conditions which require an alternative design to
accomplish the intent.
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2. Commercial Services - High Density (CS-H) District Requirements. Permitted uses include those
which offer specialized products at wholesale to other uses permitted in this district, including, but
not limited to, office machine sales and repair services, and office supply sales.

Section 5. Amendment of OMC 18.06.060. Olympia Municipal Code Subsection 18.06.060.HH
is hereby amended to read as follows:

18.06.060 Commercial districts’ use standards

HH. Urban Waterfront Housing. Up to a maximum of 1 FAR (floor area ratio) can be made up of allowed uses
other than residential. i ee istri 5 ion

| . I I I . "!" E '

Section 6. Amendment of OMC 18.06.080. Olympia Municipal Code Section 18.06.080 is
hereby amended to read as follows:

18.06.080 Commercial districts’ development standards (General)

A. General Standards. The standards contained in Table 6.02 (Commercial Districts’ Development Standards)
relating to lot area, building setbacks, development coverage, building coverage, and building height apply to
commercial districts as indicated. They may be a minimum requirement (e.g. minimum lot size), or a maximum
allowance (e.g., maximum height). Many of the standards in Table 6.02 are summaries of more detailed
information found in Section 18.06.100, Specific Development Standards.
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18.06.080 TABLES: Commercial Districts’ Development Standards

TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS

HDC-4 and
. ADDITIONAL
STANDARD NR PO/RM GC HDC-1 HDC-2 HDC-3 HDC—'@I;?pltal REGULATIONS
MINIMUM LOT |7,200 Sg. [No minimum, [No minimum, No minimum, No minimum, No minimum, No minimum, See also
SIZE Ft. except 1,600 |except 1,600 sq.|except 1,600 = |except 1,600 = |except 1,600 sqg. |except 1,600 sq. {18.06.100(D) for
= cottage ft. minimum cottage 3,000 = |cottage 3,000 = [ft. minimum ft minimum regulations on
3,000 = zero |2,400 sq. ft. zero lot 1,600 sq.|zero lot 1,600 sq. {2,400 sq. ft. 2,400 sq. ft. existing undersized
lot 1,600 sq. |average = ft. minimum ft. minimum average = average = lots of record.
ft. minimum  |townhouse 2,400 sq. ft. 2,400 sq. ft townhouse townhouse
2,400 sq. ft. average = average =
average = townhouse 6,000 |townhouse 6,000
townhouse sq. ft. = duplex [sg. ft. = duplex
6,000 sq. ft. = 7,200 sq. ft. = {7,200 sq. ft. =
duplex 7,200 multifamily 4,000 |multifamily 4,000
sq. ft. = = other = other
multifamily
4,000 = other
FRONT YARD |See 10" maximum, |5 minimum for [0-10' See 18.130 |0-10" See 18.130 |0-10' See 18.130 [0-10' See 18.130 |1. 50" minimum
SETBACK Chapter if located in a |residential from property line
18.110, High Density |otherwise none. for agriculture
Basic Corridor; 10' buildings (or
Commercial [minimum structures) which
Design otherwise. house animals
Criteria other than pets.

2. Must comply
with clear sight
triangle
requirements,
Section
18.40.060(C).

3. Must comply
with site design
standards, Chapter
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TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS
HDC-4 and
. ADDITIONAL
STANDARD NR PO/RM GC HDC-1 HDC-2 HDC-3 HDC-4 Capital REGULATIONS
Mall
18.100.
REAR YARD 15 10" minimum; |10" minimum; 10" minimum; 10" minimum; 10" minimum; 10" minimum; 1. 50" minimum
SETBACK minimum. |Except: Except: Except: Except: Except: Except: from property line
1. Next to an |1. Next to 1. Next to an R4, [1. Next to an R4, |1. Next to single- |1. Next to single- |for agriculture
R 4, R 4-8, or |single-family use|R4-8, or R6-12 |R4-8, or R6-12 |family use or an |family use or an |buildings (or
R 6-12 district [or an R 4, R 4- |district = 15’ district = 15' R4, R4-8, or R6- [RLI, R4, R4-8, or |structures) which
=15 8, 0rR 6-12 minimum + 5' minimum + 5' 12 district = 15" [R6-12 district - |house animals
minimum + 5' |district = 15' for each bldg. for each bldg. minimum + 5' 15" minimum + |other than pets.
for each bldg. |minimum + 5" [floor above 2 floor above 2 for each bldg. 5' for each bldg. [2. Must comply
floor above 2 [for each bldg. |stories; 10 ft. stories; 10 ft. floor above 2 floor above 2 with site design
stories. floor above 2 where an alley |where an alley |stories. stories. standards, Chapter
2. Next to MR |stories. separates HDC-1 |separates HDC-2 |2. Next to MR7- |[2. Next to MR7- |18.100.
7-13, MR 10- |2. Next to MR 7-|from the above |from the above |13, MR10-18, 13, MR10-18,
18, RM-18, 13, MR 10-18, |[residential residential RM-18, RM-24 or |RM-18, RM-24 or
RM-24 or RMH [RM-18, RM-24  [district. district. RMH district RMH district
district = 10" |or RMH district |2. Next to MR7- (2. Next to MR7- |(refer to 1 above |(refer to 1 above
minimum + 5' [(referto 1 13, MR 10-18, 13, MR 10-18, if adjacent use is |if adjacent use is
for each bldg. |above if RM-18, RM-24 or |RM-18, RM-24, [single-family) = |single-family) =
floor above 2 |adjacent use is |RMH district = [or RMH district =|10" minimum + 10" minimum +
stories. single-family) = [10' minimum + |10' minimum + |5' for each bldg. [5' for each bldg.
10" minimum + |5' for each bldg. [5' for each bldg. |floor above 2 floor above 2
5' for each bldg. |floor above 2 floor above 2 stories. stories.
floor above 2 stories. stories.
stories.
SIDE YARD 15' No minimum  [No Minimum; No minimum on |No minimum on [No Minimum; No Minimum:; 1. 50" minimum
SETBACK minimum. |on interior, 10'|Except: interior, 10' interior, 10' Except: Except: from property line
minimum on |1. Nextto R 4, [minimum on minimum on 1. Next to R4, 1. Next to RLI, [for agriculture
flanking R 4-8, or R 6-12 |flanking street; [flanking street; |R4-8, or R6-12 (R4, R4-8, or R6- |buildings (or
street; Except: |district = 15' Except: Except: district = 15' 12 district = 15' |[structures) which
1. Next to R 4,|minimum + 5' [1. Next to R4, 1. Next to R4, minimum + 5' minimum + 5' house animals
R 4-8, or R 6- |for each building|R4-8, or R6-12 |R4-8, or R6-12  [for each building |for each building [other than pets.

10
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TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS
HDC-4 and
. ADDITIONAL
STANDARD NR PO/RM GC HDC-1 HDC-2 HDC-3 HDC-4 Capital REGULATIONS
Mall
12 district = |floor above 2 district = 15' district = 15' floor above 2 floor above 2 2. Must comply
15" minimum |stories. minimum + 5' minimum + 5’ stories. stories. with clear sight
+ 5' for each |2. Next to MR 7- [for each building |for each building [2. Next to MR7- |2. Next to MR7- [triangle
building floor |13, MR 10-18, |floor above 2 floor above 2 13, MR10-18, 13, MR10-18, requirements,
above 2 RM-18, RM-24  [stories. stories. RM-18, RM-24 or |RM-18, RM-24 or |Section
stories. or RMH district [2. Next to MR7- |2. Next to MR7- [RMH district = RMH district = 18.40.060(C).
2. Next to MR = 10" minimum |13, MR10-18, 13, MR10-18, 10" minimum + |10' minimum + |3. Residential side
7-13, MR 10- |+ 5' for each RM-18, RM-24 or |RM-18, RM-24 or |5' for each bldg. |5' for each bldg. |yards can be
18, RM-18, bldg. floor RMH district = RMH district =  [floor above 2 floor above 2 reduced consistent
RM-24 or RMH |above 2 stories. [10' minimum + |10' minimum + [stories. stories. with
district = 10" |3. Residential 5' for each bldg. |5' for each 3. Residential 3. Residential 18.04.080(H)(5).
minimum + 5' |excluding mixed |floor above 2 building floor excluding mixed |excluding mixed |[4. Must comply
for each bldg. |use structures: |stories. above 2 stories. |use structures; 5'|use structures; 5'|with site design
floor above 2 |5' except 6' on |3. Residential 3. Residential except 6' on one |except 6' on one |standards, Chapter
stories. one side of zero |excluding mixed |excluding mixed [side of zero lot. |size of zero lot. |[18.100.
3. Residential |lot. use structures: 5'|use structures: 5'
excluding except 6' on one |except 6' on one
mixed use side of zero lot. |side of zero lot.
structures: 5'
except 6' on
one side of
zero lot.
MAXIMUM Upte-35; |Upto 35, if [Upto 35, if any |The portion of a |[The portion of a |The portion of a |The portion of a |1. Not to exceed
BUILDING whiehever |any portion of |portion of the  |building within  [building within  |building within  |building within  [height limit set by
HEIGHT isHess: the building is [building is 100' of land 100’ of land 100' of land 100' of land State Capitol
within 100" of |within 100' of R |zoned for zoned for zoned for zoned for Group Height
R 4, R 4-8, or |4, R 4-8, or R 6- [maximum maximum maximum maximum District, 18.10.060,
R 6-12 12 district; density of less density of less density of less density of less for properties near
district; Up to 60 than 14 units per [than 14 units per |than 14 units per [than 14 units per |the State Capitol
Up to 60 otherwise; or up |acre is limited to |acre is limited to |acre is limited to |acre is limited to |Campus.
otherwise. to 70, if at least |35'. The portion |35'. The portion [35'. The portion |35'. The portion [2. Must comply

11
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TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS

HDC-4 and

the lesser of 60’
or the height
allowed in the
abutting district.
Up to 60
otherwise.
Provided that
one additional
story may be
built for
residential
development
only.

the lesser of 60’
or the height
allowed in the
abutting district.
Up to 60’
otherwise.
Provided that
one additional
story may be
built for
residential
development
only.

the lesser of 60'
or the height
allowed in the
abutting district.
Up to 60’
otherwise; or up
to 70', if at least
50% of the
required parking
is under the
building; or up to
75, if at least
one story is
residential.

the lesser of 60'
or the height
allowed in the
abutting district.
Up to 60’
otherwise; or up
to 70', if at least
50% of the
required parking
is under the
building; or up to
75, if at least
one story is
residential. See
18.130.060
Significant
Building Entry
tower exemption
(allows an
additional 30" for
a tower element
at Capital Mall).
Up to 75' for
HDC-4 zoned
properties where

. ADDITIONAL
STANDARD NR PO/RM GC HDC-1 HDC-2 HDC-3 HDC-4 Capital REGULATIONS
Mall

50% of the of a building of a building of a building of a building with site design

required parking |within 50" of land |within 50' of land [within 50 of land |within 50" of land |standards, Chapter

is under the zoned for a zoned for a zoned for a zoned for a 18.100.

building; or up |maximum maximum maximum maximum 3. HDC-1 and

to 75', if at least |density of 14 density of 14 density of 14 density of 14 HDC-2 additional

one story is units per acre or |units per acre or |units per acre or |units per acre or [story must comply

residential. more is limited to|more is limited to|more is limited to|{more is limited to|with OMC

18.06.100.A.6. 4.
In a Downtown
Design Sub-
District, see
18.120.220 and
18.120.440 for
upper story step
back requirements.

12
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TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS

STANDARD

NR

PO/RM

GC

HDC-1

HDC-2

HDC-3

HDC-4 and
HDC-4 Capital
Mall

ADDITIONAL
REGULATIONS

the proposed
project provides
for the
development of
replacement
dwelling units in
a development
agreement and
the project site is
all or part of an
area of 40 acres
or more that was
in contiguous
common
ownership in
20009.

MAXIMUM
BUILDING
COVERAGE

45%

70%, except
55% for
residential
only
structures

70%; or 85% if
at least 50% of
the required
parking is under
the building.

70% for all
structures

70% for all
structures

70% for all
structures, 85%
if at least 50% of
the required
parking is under
the building.

70% for all
structures. 85%
of the site if at
least 50% of the
required parking
is under the
building. On
redeveloped
sites, 85% if at
least 50% of
new required
parking is under
the building or in
a structured
parking form.

For projects in the
GC and HDC-4
zones west of
Yauger Way,
limitations of
building size per
18.06.100(C) and
18.130.020 apply.
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TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS
HDC-4 and
. ADDITIONAL
STANDARD NR PO/RM GC HDC-1 HDC-2 HDC-3 HDC-4 Capital REGULATIONS
Mall
85% for HDC-4
zoned properties
where the
proposed project
provides for the
development of
replacement
dwelling units in
a development
agreement and
the project site is
all or part of an
area of 40 acres
or more that was
in contiguous
common
ownership in
20009.
MAXIMUM 50% 70% 85% 85% for all 85% for all 85% for all 85% for all See OMC
IMPERVIOUS structures structures structures structures 18.06.100(D).
SURFACE
COVERAGE
MAXIMUM 60% 85%, except
HARD 75% for
SURFACE residential
structures
ADDITIONAL |Maximum |Building floors |Building floors |Building floors Building floors Building Floors  |Building floors For properties in
DISTRICT- building above 3 above 3 stories |above 3 stories |above 3 stories |above 3 stories |above 3 stories  [the vicinity of the
WIDE size (gross |stories which [which abut a which abut a which abut a which abut a which abut a Bevwntewn-of
DEVELOPMENT |sq. ft.): abut a street |[street or street or street or street or street or Kaiser Road and

14
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TABLE 6.02
COMMERCIAL DISTRICTS’ DEVELOPMENT STANDARDS
HDC-4 and
. ADDITIONAL
STANDARD PO/RM GC HDC-1 HDC-2 HDC-3 HDC-4 Capital REGULATIONS
Mall
STANDARDS 3,000 for |or residential |residential residential residential residential residential Harrison Ave NE,
single use; |district must |district must be |district must be |district must be |[district must be |district must be [also see Pedestrian
6,000 for |be stepped stepped back a |[stepped back a |stepped back a |stepped back a |[stepped back a |Streets Overlay
mixed use. |back a minimum of 8  |minimum of 8 minimum of 8 minimum of 8 minimum of 8 District, Chapter
minimum of 8 |feet (see feet (see feet (see feet (see feet (see 18.16.
feet (see 18.06.100(B)). |[18.06.100(B)). |18.06.100(B)). |18.06.100(B)). [18.06.100(B)). |For retail uses over
18.06.100(B) |In a Downtown 25,000 square feet
and Figure 6- |Design Sub- in gross floor area,
3). District, see see Section
Ina Chapter 18.120 18.06.100(G)
Downtown for upper story Large Scale Retail
Design Sub- [stepbacks. Uses. EXCEPTION:
District, see Section
Chapter 18.06.100(G) shall
18.120 for not apply to motor
upper story vehicle sales. In a
stepbacks. Downtown Design
Sub-District, see
Chapter 18.120.

NR = Neighborhood Retail
GC = General Commercial

LEGEND

PO/RM = Professional
Office/Residential Multifamily
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HDC-1=High Density Corridor-1
HDC-2=High Density Corridor-2
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TABLE 6.02
COMMERCIAL DEVELOPMENT STANDARDS
ADDITIONAL
STANDARD MS uw UW-H DB CS-H AS REGULATIONS
MINIMUM LOT (7,200 Sq. Ft. No minimum. No minimum. No minimum. 7,200 Sq. Ft. if bldg. |No minimum.
AREA height is 35' or less.
12,500 Sq. Ft. if
bldg. height is over
35"
FRONT YARD |10' maximum. No minimum; however, [No minimum._In |No minimum._In a |[No minimum. 30" minimum |1. 50" minimum
SETBACK see Chapter 18.100 for |a Downtown Downtown Design for buildings; |from property line
design guidelines for Design Sub- Sub-District: 12’ 15' for other |for agriculture
pedestrian access and District: 12’ from [from the curb on structures buildings (or
view corridors._In a the curb on Type |Type A and B except signs [structures) which
Downtown Design Sub- |A and B Streets, |(Streets, 10’ from house animals
District: 12" from the 10’ from curb for |curb for Type C other than pets.
curb on Type A and B Type C Streets. |Streets. 2. Must comply
Streets, 10’ from curb for with clear sight
Type C Streets. triangle
requirements,
Section
18.40.060(C).
3. See Design
Guidelines, Chapter
18.100.
REAR YARD 15" minimum; No minimum; however, [No minimum. No minimum. 5" minimum if 15" minimum. 50" minimum from
SETBACK If nextto a see Chapter 18.100 for building has 1 or 2 property line for
residential zone, |design guidelines for stories. agriculture
15" minimum plus |pedestrian access and 10" minimum if buildings (or
5' for every story |view corridors. building has 3 or structures) which
over 3 stories. more stories. house animals
other than pets.
SIDE YARD 10" minimum; No minimum; however, [No minimum. No minimum. 5" minimum if 5" minimum  |1. 50' minimum
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height.

Height Limits

Exceptions:

1) In the portion of the
area Downtown with a
height limit of 65', two
additional residential
stories may be built. See
18.06.1006A2 k). 2) In
the portion of the area
on West Bay Drive with a
height limit of 42" to 65,
the taller height limit is
conditioned upon the
provision of certain
waterfront amenities.

and building may be built, if conditional approval
configurations  |they are by the City Council,
required on residential. There [upon
specific blocks. |are also recommendation of
In a Downtown |restrictions around|the Hearing
Design Sub- Sylvester Park. Examiner. For
District, see view |For details, see details, see
protection 18.06.100€6)6) |18.06.100(C)(5),
measures in HeightBewntewn |Height, Commercial
18.06.100 and |BusinessBistriet. |Services-High
Chapter 18.120. |In a Downtown Density._In a
Design Sub- Downtown Design
District, see view |[Sub-District, see view
protection protection measures
measures in in 18.06.100 and

TABLE 6.02
COMMERCIAL DEVELOPMENT STANDARDS
ADDITIONAL
STANDARD MS uw UW-H DB CS-H AS REGULATIONS
SETBACK 15" minimum plus|see Chapter 18.100 for building has 1 or 2 |30" minimum (from property line
5' for every story |design guidelines for stories. for buildings |for agriculture
over 3 stories if |pedestrian access and 10" minimum if and 15' buildings (or
next to a view corridors. building has 3 or minimum for [structures) which
residential zone. more stories; AND other house animals
the sum of the 2 side [structures other than pets.
yards shall be no less [from flanking |2. Must comply
than 1/2 the building |streets. with clear sight
height. triangle
requirements,
Section
18.40.060(C).
3. See Design
Guidelines, Chapter
18.100.
MAXIMUM 75"; except See 18.06.100(A)(2) and [Refer to Figure |75'; PROVIDED, |75'Exception: 40" accessory [Not to exceed
BUILDING hospitals, which |Figure 6-2, Urban 6-2 and 6-2B for |however, that two |Up to 100' may be  |building height limit set by
HEIGHT may exceed that |Waterfront District specific height  |additional stories |allowed with limited to 20'. |State Capitol Group

Height District,
18.10.060, for
properties near the
State Capitol
Campus.
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TABLE 6.02
COMMERCIAL DEVELOPMENT STANDARDS
ADDITIONAL
STANDARD MS uw UW-H DB CS-H AS REGULATIONS
See 18.06.100(A)(2)(c). 18.06.100 and Chapter 18.120.
Chapter 18.120.
MAXIMUM 50% 60% for properties 100% No requirement. |No requirement. 85%
BUILDING between the shoreline
COVERAGE and the nearest upland
street.
100% for properties not
between the shoreline
and the nearest upland
street.
MAXIMUM 60% 100% development 100% 100% 100% 85%
IMPERVIOUS coverage.
SURFACE
COVERAGE
MAXIMUM 65%
HARD SURFACE
ADDITIONAL |Building floors Street ends abutting the |Street ends Residential uses 6' of sight- For properties in
DISTRICT- above 3 stories |water shall be preserved |abutting the must comply with screening the vicinity of the
WIDE which abut a to provide views of and |water shall be High Rise Multi- buffer shall be |Downtown, also
DEVELOPMENT |street or public access to the preserved to family (RM-H) provided see Pedestrian
STANDARDS residential district |water, pursuant to provide views of development along north, |Streets-Overay
must be stepped |Section 12.16.050(D) and public standards. east, and west|Bistrict;-Chapter
back a minimum [OMC. access to the district 18-16-and-the
of 8 feet (see See-alse-Chapter18-160 |water, pursuant boundaries. Downtown Design
18.06.100(F)). ferDoewntown-desigh to OMC Section See Olympia |Guidelines in
Residential uses |guidelnesforPedestrian |12.16.050(D). Park Replat 18.120.
(Section 5 of Aceessana-View covenants for |For retail uses over
Table 6.01) may |Cerridersand-Waterfront access, and  |25,000 square feet
not be Public-Aceess—Chapter other in gross floor area,
constructed 18-1006-fer PertPeninsula standards see Section
within 600 feet of | designguidelinesfor applicable to |18.06.100 (&C)

18




DocuSign Envelope ID: 5F36A951-1101-407D-88D1-887BDD7791CE

MS = Medical Services
DB = Downtown Business

19

CS-H = Commercial Services -
High Density

UW = Urban Waterfront

UW-H = Urban Waterfront-Housing

AS=Auto Services

TABLE 6.02
COMMERCIAL DEVELOPMENT STANDARDS
ADDITIONAL

STANDARD MS uw UW-H DB CS-H AS REGULATIONS

Lilly Road except |Pedestran-Cennections replat lots. Large Scale Retalil

in upper stories |and-iew-Corriders; Uses. EXCEPTION:

of mixed use Section Section 18.06.100

building; all other [18.06.100(A)(2)(c) for (60) shall not

development West Bay Drive building apply to motor

standards are the [height and view blockage vehicle sales.

same as for limits; and Chapter

commercial uses. {18.100 for West Bay

Drive view corridors.
LEGEND
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Section 7. Amendment of OMC 18.06.100. Olympia Municipal Code Section 18.06.100 is
hereby amended to read as follows:

18.06.100 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, 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
residential development described in OMC 18.06.100.A.6. Provided, further, that no roof structure or
architectural feature 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.

Highest
Pitched
Roof

=N

=T e e ;mw . mAver_agi_a\
_*_*_th'_*_ e Finished Grade

Building
Height

Finished Grade
Ekisting Grade.
Measuring Building Height

FIGURE 6-1A

2. Urban Waterfront (UW) District.

a. Allowed building heights in the Urban Waterfront (UW) District are specified in Figure 6-2.

b. 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_(except as limited in subsection d below), if the project is located in the
downtown, and if the added stories are stepped back from the street wall at least eight
(8) feet, and if an equivalent floor area (equal to the amount from the added stories) is
provided for residences, as follows:

(@) Inthe 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
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(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:
(@) 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 in the West Bay Drive portion of the
Urban Waterfront (UW) District labeled " 42’-65’ " on Figure 6-2 shall be up to a maximum
of 42 feet, except as provided in subsections (iii) and (iv) below.
ii. 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:
(@) 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 6-2A.
(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.
(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:

Amenity Provided Limits on Horizontal View Blockage

and Height
Waterfront Trail 70% up to 42 ft., OR
45% up to 65 ft.
Expanded Waterfront Trail Corridor Facility (or small 50% up to 42 ft., OR
waterfront park area). 45% up to 50 ft.
Both 70% up to 65 ft.

Any development over 42 feet shall be required to include a minimum of 20% of the usable building area
for residential purposes.

iv.  Criteria for approval of alternate waterfront view access.
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V.

(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.

(b) Expanded Waterfront 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 Department. 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
waterfront 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.

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.

d. Landmark Views: In order to protect designated landmark views from public observation

points, the height bonus allowed in subsection b, above, is limited as follows:

Block 14 Height Bonus: A view analysis of the proposed development shall be

submitted that demonstrates the view of the Capitol Drum and Dome will remain
visible from the East Bay Lookout after the development occurs. This may
prohibit use of the height bonus, or restrict which portions of the block are
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eligible to use the bonus. Block 14 is bounded by Olympia Avenue, Adams Street,
Thurston Avenue, and Jefferson Street.

Block 14

ii.. Block 122: Height bonus is limited to one additional story, up to a maximum height of
75 feet. Block 122 is bounded by Olympia Ave, Jefferson Street, and Marine Drive.

Block
122

iii. Block 123: The bonus height provision is not applicable in this location. Block 123 is
bounded by Corky Avenue and Market Street to south and industrial uses to the
north.
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Block 123
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Figure 6-2 Urban Waterfront and Urban Waterfront Height Limits*

*See 18.06.100(A)(2) for height limitations that apply to Blocks 14, 122, and 123 in order to protect adopted
landmark views from specific observation points.
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FIGURE 6-2A

Calculating View Blockage in a portion of the Urban Waterfront 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 site plan shall facilitate efficient and convenient 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 public 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.

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 (8) feet, and if floor
area equal to the amount from the added stories is provided for residences:

(@) Inthe 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.
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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:
(@) New construction,
(b) Adaptive reuse of a formerly non-residential structure, or
(c) Rehabilitation of existing housing.
5. Urban Waterfront - 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).

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 (8) feet from any abutting
street or any abutting residential zoning district. See OMC 18.06.100.B.2.

iv. Housing provided under this additional story 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.

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 18.04.060.1.

vi. Housing provided under this bonus provision may be:

(@) New construction;

(b) Adaptive reuse of a formerly non-residential structure, or
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(c) Rehabilitation of existing housing.

vii.  This additional story is not available and will not be approved within 100 feet of a
designated historic district.

B. Upper Story StepBacks.
1. High Density Corridor-1 (HDC-1), Community Retail (CMR), High Density Corridor-2 (HDC-2,
General Commercial (GC), High Density Corridor-4 (HDC-4), Medical Services (MS), and Professional
Office/Residential Multifamily (PO/RM) District Requirements:

Building floors above three (3) stories which abut a street or residential district must be stepped back
a minimum of eight (8) feet (see Figure 6-3).

Building Floors Ahove 3 Stories
Stepped Back 8 Feet

FIGURE 6-3

2. Additional Story Provision for HDC-1 and HDC-2. Projects within the HDC-1 and HDC-2 zoning
districts which use the additional story provisions for residential development as outlined in OMC
18.06.100.A.6, must step the additional story back by a minimum of eight (8) feet. The step back is
required for the additional story which abuts a street or residential district.

C. Large Scale Retail Uses. Retail uses over twenty-five thousand (25,000) square feet in gross floor area
under common ownership or use shall meet the design requirements of this section. For purposes of this
section, a retail use under common ownership or use shall mean a single establishment which shares
checkstands, management, a controlling ownership interest, or storage areas, €.g., a plant nursery or a
grocery store associated with a general merchandise store, such as a home improvement store.

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:
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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

1. Customer entrances. Customer entrances shall be provided on each facade that faces an
abutting street, customer parking, or a public park or plaza, up to a maximum requirement of three
customer entrances per business occupancy. If there are two or more facades facing abutting streets,
at least two such facades must provide a customer entrance. An entrance on a corner of the building
may count as serving two facades. Such entrances shall provide both ingress and egress, and shall be
double doors, not just single units. See Figure 6-4.

STREET

ariesleslrvlley)

PARKING

Customer Entrances must be provided on facades facing abutting streets and parking.
Example shows corner entrance serving two street facades, plus entrance serving parking.

FIGURE 6-4

2. Rain protection. Awnings, canopies, marquees, arcades, building overhangs or similar forms of
pedestrian weather protection, at least four and one half (4 1/2) feet wide, shall be provided over a
pedestrian walkway along at least eighty (80) percent of any facade with a customer entrance. See
Figure 6-5. Such weather protection shall be placed no less than eight (8) feet above the walkway. If
placed more than eight (8) feet above the walkway, such weather protection shall be at least an
additional six (6) inches in width for each additional foot of height, or portion thereof. See Figure 6-6.
Development in the HDC-4 Capital Mall Area shall use design standards established for this area
instead of the above rain protection regulation. See 18.130.050 HDC 4-Capital Mall.
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Rain Protection (L to R): Awning, Marquee, Arcade
FIGURE 6-5

g—56.3 Feet—

p—35.5 Feet—a|

Feet 10 Feet [ 12 Feet

w

Width of Rain Protection is determined by height above walkway.
FIGURE 6-6

3.  Wall articulation. Facades greater than fifty (50) feet in length shall incorporate wall plane
projections or recesses having a depth of at least three percent (3%) of the length of the facade and
extending in the aggregate at least twenty percent (20%) of the length of the facade. No
uninterrupted length of any such facade shall exceed fifty (50) horizontal feet. EXCEPTION: This
requirement shall not apply to walls which:

a. have no customer entrance; and

b. are only visible from service areas, and not from nearby residences or from the customer
parking lot or an abutting street.

Development in the HDC-4 Capital Mall Area shall use design standards established for this area
instead of the above wall articulation regulation. See 18.130.050 HDC 4-Capital Mall.

4. Frontage limit. The frontage per business occupancy shall be limited to one hundred (100) feet
along any facade facing an abutting street, unless sixty percent (60%) or more of the facade
between two (2) and eight (8) feet above the sidewalk is in transparent glazing; i.e., transparent
windows, display windows, or transparent store doors (staff note: this would allow a major tenant to
have lots of its own display windows, or to lease peripheral space to lots of small tenants, or to look
like it was doing so, or to build added stories to get added floor area). See Figures 6-7 through 6-12.
EXCEPTION: This requirement shall not apply to that portion of a facade where the average grade
level of the sidewalk of the abutting street is 4 feet or more above or below the adjacent floor level of
the building. See Figure 6-13.

Development in the HDC-4 Capital Mall Area shall use design standards established for this area
instead of the above frontage limit. See 18.130.050 HDC 4-Capital Mall.
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Example of building with 100’ frontage, hence exempt from transparent
glazing requirement.
FIGURE 6-7

ENTRANCE

ENTRANCE_
~

Frontage limited by placing small shops on periphery of building, plan view.
FIGURE 6-8

Small shops on periphery of building, elevation view.
FIGURE 6-9
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150-foot frontage with 60%b of facade between 2’ and 8’ in transparent

glazing.
FIGURE 6-10
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25,000 square foot 1-story building with 150 feet of frontage
FIGURE 6-11
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50,000 square foot bUIIdlng on 2 storles with 150 feet of frontage
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Transparency requwement does not apply to the portlon of a facade with a
floor level over 4’ above or below grade.

FIGURE 6-13

5. Very Large Scale Retail Facilities. Retail uses under common ownership or use, which exceed size
thresholds set forth in subsection (a) below for the zone in which the retail uses are proposed, shall
meet the additional development and design requirements specified in subsections (a)(ii)-(iv). Those
which exceed size thresholds set forth in subsection (b) below for the zone in which the retail uses
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are proposed shall be subject to the requirements for Conditional Use approval provided in subsection

(b)(ii).

a. Added

development and design requirements for Very Large Scale Retail Facilities

i. Thresholds for requirements

District Size (gross floor area)
GC 60,000 sqg. ft.
HDC-2 40,000 sq. ft.
HDC-3 50,000 sg. ft.
HDC-4, except Capital Mall Area 60,000 sq. ft.
uw 40,000 sq. ft.
UW-H 25,000 sq. ft.
DB 25,000 sq. ft.
uc 50,000 sg. ft.

ii. Adaptability for Reuse/Compartmentalization. The building design shall include
specific elements that facilitate the structure’s adaptation for multi-tenant reuse. Such
elements may include but are not limited to compartmentalized construction, including
plumbing, electrical service, heating, ventilation and air conditioning. The building design

shall

also allow for all of the following:

(1) Subdivision of the interior of structure into separate tenancies. The design for
interior subdivision shall accommodate multiple potential tenancies, each no larger
than fifty percent (50%) of the size threshold for the district defined in subsection
(i) above. Example A: An applicant designs a 120,000 sq. ft. Very Large Scale Retail
Use in the GC district to accommodate reuse by four potential tenancies of 30,000
sq. ft. each. Example B: An applicant designs the same building to accommodate
two potential tenancies of 30,000 sg. ft., and four potential tenancies of 15,000 sg.
ft.

(2) Facades that readily adapt to multiple entrances without compromising the
structural integrity of the building, and adapt to entrances on at least two sides of
the building; or, if the building is designed to have only one front facade, all
potential tenancies shall be designed for access from the front facade.

(3) Parking lot designs that are shared by establishments or are linked by safe and
functional pedestrian connections.

(4) Landscaping schemes that complement the multiple entrance design.

(5) Design and placement of loading docks/loading bays to accommodate multiple
potential tenancies.

(6) Other elements of design which facilitate the multi-tenant reuse of the building
and site.

Parking Design.

(1) Parking lots with over one acre in paving shall be designed for on-site
infiltration of the stormwater generated on site. This may be accommodated by
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iv.

underground infiltration vaults, porous paving, or other techniques permitted by the
City of Olympia Stormwater Drainage Manual, and subject to the approval of the
Department of Public Works.

(2) Bicycle parking shall meet all requirements of the City’s bicycle parking
regulations, in particular Sections 18.38.100 Vehicular and Bicycle Parking
Standards, and 18.38.220 Design Standards - General.

Site Design.

(1) The site design shall include a plan for pedestrian circulation with logical
connections between buildings, between buildings and adjacent streets, and from
buildings to parking areas. (See also Sections 18.110.030, 18.120.110, and
18.150.030.)

(2) Pedestrian walkways within the development shall be differentiated from
driving surfaces through a change in materials, and shall be designed to
accommodate persons with disabilities, such as wheelchair users.

b. Conditional Use Approval

Thresholds for Conditional Use Approval

District Size (gross floor area)
GC 125,000 sq. ft.
HDC-2 60,000 sqg. ft.
HDC-3 75,000 sq. ft.
HDC-4, except Capital Mall Area 125,000 sq. ft.
uw 60,000 sq. ft.
UW-H 40,000 sq. ft.
DB 40,000 sq. ft.
uc 100,000 sq. ft.

Conditions for Approval. The following requirements apply to all Very Large Scale

Retail Facilities subject to conditional use approval.

(1) The Hearing Examiner shall determine that the proposed facilities meet the
development and design requirements of subsection (a) above, and all other
requirements of this Title.

(2) The Hearing Examiner shall determine that the proposed facilities will not be
detrimental to the health, safety, or welfare of the general public, nor injurious to
property, improvements or potential development in the vicinity, with respect to
aspects including but not limited to the following:

(@) The nature of the proposed site, including its size and shape, and the
proposed size, shape and arrangement of structures;

(b) The accessibility and traffic patterns for persons and vehicles, the type and

volume of such traffic, and the adequacy of proposed off-street parking and
loading;
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(c) The safeguards afforded to prevent noxious or offensive emissions such as
noise, glare, dust and odor; and

(d) The treatment given, as appropriate, to such aspects as landscaping,
screening, open spaces, parking and loading areas, service areas, lighting and
signs.

(e) The impact upon public facilities or public services.

6. Additional Regulations. Refer to the following Chapters for additional related regulations:

a.

b.

g.
h.

Chapter 18.36, Landscaping and Screening

Chapter 18.38, Parking and Loading

Chapter 18.48, Conditional Uses

Chapter 18.100, Design Review

Chapter 18.110, Basic Commercial Design

Chapter 18.120, CemmercialDesighr-Criteria-Downtown_Design Criteria
Chapter 18.130, Commercial Design Criteria High Density Corridor (HDC)

Chapter 18.150, Port Peninsula

D. Impervious Surface Coverage

On development sites incorporating ‘vegetated roofs,” the impervious surface coverage limits of Neighborhood
Retail, Professional Office/Residential Multifamily and Medical Service districts shall be increased one square
foot for each square foot of vegetated roof area up to 5% of the total site area if adequate assurance is
provided that the proposed vegetated roof will provide substantial stormwater management benefits for a
period of at least 30 years.

Section 8. Amendment of OMC 18.06.120. Olympia Municipal Code Section 18.06.120 is

hereby amended to read as follows:

18.06.120 Additional regulations

Refer to the following Chapters for additional related regulations.

Chapter 18.100-145  Design Guidelines

Chapter 18.36 Landscaping and Screening

Chapter 18.38 Parking and Loading

Chapter 18.40 Property Development and Protection Standards
Chapter 18.4243 Signs

Article 111 Overlay Districts

Section 9. Amendment of OMC 18.16. Olympia Municipal Code Chapter 18.16 is hereby
amended to read as follows:
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Chapter 18.16
PEDESTRIAN STREET OVERLAY DISTRICT

18.16.000 Chapter Contents

Sections:
18.16.020 Intent.
18.16.040 Map.
18.16.060 General requirements.
18.16.080 Specific development standards.

18.16.020 Intent

This chapter will-implements City and regional transportation plans by establishing a pedestrian street overlay
dlstnct that results |n a network of active, aesthetlcally pleasmg, and interesting streets-thatdink-the-dewntown
. In the Kaiser-Harrison area, it
will prowde a hlghly mtegrated and pedestnan fnendly mix of office, retail, and residential use. In these high
quality, compact pedestrian-oriented environments people will be encouraged to work, shop, play, and live in
an area that supports decreased dependence on motor vehicles, makes travel on foot pleasant and easy, and
encourages around-the-clock activity to occur. The development should: 1) acknowledge the need to
accommodate arrival by vehicle, 2) support increased arrival by transit, carpool, bike, and on foot, 3) create
incentives to circulate within the area by non-auto modes (on foot, by shuttle or bus, or bicycle), 4) encourage
employee Transportation Demand Management Program success.

In addition, development in the area should:

A. Increase architectural and historic

femarndeeef—demmtewn—e%prewde—feecontmwty between new and eX|st|ng uses, as agpropna e-in-other
mixed-duse-areas.

B. Provide a comfortable sense of enclosure along the street by providing strong, continuous edges which
clearly define public open spaces and rights-of-way.

C. Contribute to the streetscape by incorporating human-scaled elements into building design.
D. Provide direct visual contact between activities occurring inside buildings and the street environment.
E. Incorporate artistic elements and public art into the streetscape and buildings.

F. Result in urban building patterns and curtail the construction of suburban building patterns.
18.16.040 Map

A. Relationship to Underlying Zoning. This overlay zone contains regulations that apply in addition to the
regulations included within the underlying zoning district.

B. Areas Subject to Pedestrian Streets Regulations.

1. "A" Streets. All of the requirements of this Chapter apply to the "A" Streets identified in Figure
16-1.

2. "B" Streets. The following requirements of this Chapter apply to "B" Streets as identified in
Figure 16-1:
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a. Blank Wall Limitations, Section 18.16.080(F);
b.  Primary Building Entrance, Section 18.16.080(G);
c. Parking Structure Design, Section 18.16.080(J).

3. The Pedestrian Streets Overlay District Map and this text regulate the Pedestrian Streets Overlay

District. The Pedestrian Streets Overlay District regulates portions of the BB RMHRMU-UR-W-H;
istricts ia; i HDC-4, GC, and PO/RM districts west of Yauger

Way. All properties which abut the Pedestrian Streets shown on Figure 16-1 are subject to the rules

of this District.
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FIGURE 16-1b
18.16.060 General requirements

A. Types of Projects Regulated.

1. New Development. The regulations in this chapter apply to all commercially zoned properties
which abut the Streets identified in Figure 16-1 anrd-FHgure-36-1b-(both "A" and "B" Streets). The
regulations of this Chapter apply to all new building construction_in those commercial zones.

2. Existing Buildings. The regulations in this Chapter also apply to all remodel projects if both of the
following conditions apply: (1) the value of the remodel project is greater than fifty (50) percent of
the assessed value of the pre-remodeled building excluding land value, and (2) structural facade
renovation will be done. (Painting and routine maintenance are not considered structural facade
renovation).

B. Exemptions

1. Residential Exemption. Residential projects must comply with the applicable design criteria of
Chapters 18.100 through 18.180. All or a portion of a residential project shall be exempt from the
requirements of this Chapter as follows:

a. Inthe event a residential project comprises the entire block face, 50% of the block face
shall comply with this Chapter; provided, that the area of compliance must be evenly placed at
each corner of the block face.

b. In the event a residential project is proposed for a portion of a block face which block face

has been partially developed in compliance with this Chapter, a portion of the project shall
comply with this Chapter according to this formula. The amount of project compliance shall
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equal the difference between 50% and the percentage of existing improvements on the block
which complies with this Chapter. For example, 15% of the project must comply with this
Chapter where 35% of existing improvements on the block face meets the requirements of this
Chapter. In the event the proposed project is located at a corner of a block face, that portion of
the project which is required to comply with this Chapter shall be located at the corner.
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FIGURE 16-92

2. Historic Buildings. All buildings on the Heritage Register at the time of application are exempt
from the requirements of this District.

3. Small Buildings. Buildings with less than five thousand (5,000) square feet in gross floor area are
exempt from the requirements of this District.

4. Existing Parking Lots in Front of Buildings. When the requirements of this Chapter are triggered
by remodels or renovations, existing parking lots remain conforming as an exception to the
"Maximum Setbacks Allowed" of this Chapter.

C. See applicable Design Review Chapters, Chapters 18.100 through 18.180.
18.16.080 Specific development standards

The following requirements apply to "A and/or B" Streets.
Setbacks (A)

Pedestrian Plaza (A)

Minimum Street Wall Height (A)

Awnings, Marquees, and Canopies (A)
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Blank Wall Limitations (A & B)

Primary Building Entrance (A & B)

Surface Parking (A)

Street Frontage - Retail and Service Use (A)
Parking Structure Design (A & B)

A.  Maximum Setbacks ("A" Streets).

1. Intent. Enclose and define the street space. Place building, walls, and design height and massing
that will:

a. Provide human scaled street enclosure and building edge continuity on key pedestrian-
oriented streets.

b. Contribute to a continuous building edge on lots adjacent to designated pedestrian streets.

c. Increase liveliness on the street by making physical and visual contact between interior
building activities and the street.

2.  Maximum Setback.
a. The maximum street wall setback is ten (10) feet.
b. Street wall setback areas (the area between the front property line and street wall):

i. May be used for landscaping and small commercial uses designed primarily to cater to
pedestrians, including, but not limited to vendors, newsstands, flowers, and cafes.

ii. May not be used for fences, large trees and landscaping, or other features which
form visual barriers or block views to street wall windows.

c. Exceptions to Maximum Setbacks.

i. The street wall may be set back te—retain-water-views-ane-to provide transition to
residential neighborhoods, to allow privacy in residential development, to meet centerline
setback requirements, for building entrances, for pedestrian plazas, and to allow existing
setback buildings as conforming uses.

ii. Building Entrances Allowance. Large entryways which are integral to a building design
may be set back more than ten (10) feet.

iii. Pedestrian Plazas.
B. Pedestrian Plazas ("A" Streets).
1. Intent. When proposed, plazas will provide small spaces which will attract concentrations of
people to gather along the most intensively developed streets. Buildings will be grouped around small
pedestrian plazas; will be carefully located and integrated into the streetscape or building; will make
the most of light and sun exposure; and, when proposed, will integrate landscaping and/or public art

into the design.

2. Pedestrian Plaza Requirements. Pedestrian plaza designs shall meet the following development
standards:

a. Size and dimension. The maximum pedestrian plaza dimension shall be sixty (60) feet
across (see Figure 16-23).
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b. Access. The surface of all pedestrian plazas shall be visually and physically accessible from
the public rights-of-way. Allowances may be made on sites with steep topography.

c. Surface. Paved walking surfaces shall be provided.

d. Landscaping and/or Public Art.
i. Required landscaping and/or public art. At least ten (10) percent of the plaza area
shall be landscaped with living plants or use public art incorporated into the plaza to
provide texture, breakup unadorned expanses of hard surfaces, and add human scale

interest to the space.

ii. Landscaping. The landscaping shall be planted and maintained according to the City
of Olympia development standards (Section 18.38).

iii. Location of landscaping and/or public art. Landscaping and/or public art shall not
block pedestrian views into the plaza.

e. Seating.
i. Required seating. Seating shall be provided in all pedestrian plazas.
ii. Allowed seating walls and steps. Tops of walls and steps may be considered seating.

f.  Exposure to sunlight. Southern locations are encouraged to allow direct sunlight to enter
the space and strike the plaza floor.

i.  Required sunlight. Pedestrian plazas shall be designed to allow measurable direct
sunlight to enter the plaza and shall not be blocked by landscaping or art.
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Required Pedestrian Plaza Conditions
FIGURE 16-23
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g. Plaza edges.

i. Plaza enclosure. All pedestrian plazas shall be enclosed on at least two sides by a
structure or by landscaping and/or art which creates a wall-like effect.

ii.  Prohibited edge conditions.

(@) Unscreened parking lots, chain link fences, barbed wire, and other inhibiting
conditions are prohibited adjacent to pedestrian plazas.

(b) Blank walls in pedestrian plazas are subject to the blank wall limitation
standards.

h. Uses in pedestrian plazas.

i. Permitted uses. The following uses are permitted: playground equipment, fountains,
waterfalls, pools, sculptures, works of art, arbors, trellises, benches, trees, planting beds,
trash receptacles, drinking fountains, bicycle racks, open air cafes, kiosks, vending carts,
outdoor furniture, lighting, flagpoles, public telephones, temporary exhibits, canopies,
awnings, and similar uses which encourage pedestrian use of these spaces.

ii. Allowed motor vehicle use. Motor vehicle use of pedestrian plazas for passenger drop
off and pick up at a building entrance may be allowed. All other loading or motor vehicle
access is prohibited.

i. Exceptions. The Director of Community Planning and Development or the Director of
Community Planning and Development’s delegate may grant exceptions to the Pedestrian Plaza
Standards if the proposed design meets the intent of this Section and Subsection.

C. Minimum Street Wall Height Requirement (A" Streets).
1. Intent. To ensure spatial enclosure on the street and achieve dense land use-in-the-dewntown.
2. The minimum street wall height is sixteen (16) feet above the average sidewalk elevation.
D. Awnings, Marquees or Canopies, and Arcades ("A" Streets). Awnings, marquees, canopies, and other
projections are allowed to project into the ROW. See Downtown Buiding-Design Guidelires-Criteria—
Projections-inte-the-ROW. These provisions apply to all Ppedestrian-oSriented sStreets in the City, even when
not located in the downtown.
1. Intent. Provide pedestrians rain protection, contribute to overall integration of individual
buildings within the streetscape, and help define the pedestrian zone. When awnings are used, they
should cover the pedestrian clear zone.
2. Awnings, Marquees or Canopies, and Arcade Requirements.
a. Coverage allowed in publlc rlghts of—way Awnlngs canoples or marquees may prOJect into

the public rights-of-way
Arcades must be on private property

b. Types of material allowed. Awnings, marquees, and canopies must be fabric on a
retractable frame, metal, glass, or plexiglass. On historic buildings, wood may be used.

c. Area and coverage requirements. Awnings, marquees, and arcades shall be provided along

the street wall, or that portion of the street wall that abuts or is parallel to the sidewalk. The
maximum depth (projection from street wall) for awnings and marquees or canopies is
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regulated in the applicable Section of the Uniferm-Building Codes (Chapter 16.04, OMC).
Awnings, marquees, or canopies should extend to the maximum depth allowed by the
YBEBuilding Codes, with allowance for street tree and street light clearance. (See Figure 16-4 of
this Chapter.)

d. Height requirements. Except valances, the lower edge of all awnings, marquees, canopies,
and arcades must be between the heights of eight (8) and twelve (12) feet above finished
grade. Every attempt should be made to make awnings of like heights on a given block.

e. Historic buildings. Historic buildings may be reviewed for exceptions to these standards.
Exceptions shall be jointly reviewed by the Design Review Board and Heritage Commission,
called the Joint Review Committee or the Heritage Commission and Design Review staff. (See
Chapter 18.12 OMC)

3. Prohibited Awnings. Back-lit awnings or canopies are prohibited.

5 /\_) $EE ULE.C. REQUIREMENTS,

‘ CHAPTER 43, p.p. 74742
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FIGURE 16-4
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FIGURE 16-5

F. Blank Wall Limitation ("A" and "B" Streets).

1. Intent. Reduce blank wall impacts on the pedestrian and business district environment. Provide
varied, pedestrian-friendly building facades and sidewalk activities. Avoid the creation of blank walls
and dull facades that deaden the surrounding space and create an uninviting street environment.

2. Development Standards. Blank walls are not allowed adjacent to or within fifty (50) feet of a
pedestrian street right-of-way or a public park. At least sixty percent (60%) of these walls between
two (2) feet and eight (8) feet in height must be pedestrian friendly. Pedestrian-friendly facades shall
have one or more of the following characteristics:
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T 7=-—-_ Blank wall hmitations apply to

_B0%% of the street wall (atud wall
within 50' of public right-of-wray)
between 2' and 2 in height

BLAME WALL LIMITATIONS: AREAS REGULATED

FIGURE 16-6

a. Transparent windows. Transparent window area or display windows which provide visibility
into building interiors. The following transparency standards apply.

i. Glass must be clear or lightly tinted in windows, doors, and displays. Because it does
not provide visibility between the street and building interiors, reflective or opaque or
painted glass is prohibited.

ii. Doors and entry windows must be transparent to meet this requirement. If they are
not, they shall be considered blank walls.

b. Art or architectural treatment. Sculpture, mosaic, glass block, opaque art glass as relief
artwork, or similar features of visual interest. Structural architectural elements may be
acceptable as an administrative waiver if the design meets the intent of this Section.

c. Vertical trellis. A permanent vertical trellis in front of the wall with climbing plants or plant
materials.

d. Pedestrian plazas. Pedestrian plazas may meet this requirement if the design complies with
Section 18.16.080(A), Maximum Setbacks Allowed.

e. Display windows. Display windows may be used to meet this requirement.

3. Retaining Walls. Retaining walls on Pedestrian Streets shall be considered blank walls and are
subject to the regulations in this Section.

4. Exceptions. Where this Section is in conflict with the Yniferm-adopted Fire Code, the Uniferm
Fire Code shall govern.

5. Approval. All proposed blank wall treatments are subject to City approval. The applicant must
submit architectural plans and elevations showing proposed treatments for approval.

G. Primary Building Entrance ("A" and "B" Streets).
1. Intent. Allow people to arrive on foot, by transit, or by other means (in addition to by car), and
to increase pedestrian and street activity. Create a prominent entry that conveys a clear sense of
arrival and that uses high quality products that contribute to the richness and detail of the facade.

2. Primary Building Entrance Requirements.

a. The primary entrance to all buildings must face the street.
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b. All primary building entrances must be clearly visible from the sidewalk.
c. Direct access shall be provided either:
i. From the sidewalk if the building facade is adjacent to the sidewalk; or

ii. From a pedestrian plaza if the building facade is not directly adjacent to the sidewalk.

d. Ferpropertieswestof-YaugerWay—tThe Primary Building Entrance Requirements may be

altered upon approval of a development agreement if it is determined that an entry from a
location other than the wall facing a “B” street provides equal or better building orientation and
human scaled design elements to integrate into the mixed use neighborhood.

H. Surface Parking Lots ("A" Streets).

1. Intent. Prohibit the disruption of the continuous building edge along the street.

2. Surface Parking Lot Requirements. Surface parking lots are limited to 20 percent of the street

frontage; additional surface parking may be prehibited-on-ots-abutting-pedestrian-streets—except

when-they-are-located behind buildings.

I. Street Frontage - Active Street Edge Requirements ("A" Streets).

1. Intent. Provide interest and activity that contribute to the pedestrian streets, reinforce existing
service busmess uses (retall offlce commermal) and establlsh new activity along the-maint

pedestrlan oriented streets deS|gnated west of Yauger Way (see Figure 16-1b).

2. Development Standards. Seventy-five (75) percent of the street frontage will look like a
storefront by including one or more of the following: direct at-grade sidewalk entries, high ceilings,
recessed doors, storefront windows, awnings, canopies, large room spaces, and similar features in
the building. Building entries and lobbies along the street wall are exempt from the street level use
requirement calculations;

3. Exemption.

a. Structured parking or that portion of a project used as structured parking are not subject
to this requirement. See Section J below for structured parking requirements.

b. See 18.16.060(1)(B)(1) for residential experience.
J.  Parking Structure Design ("A" and "B" Streets).

1. Intent. Design structured parking in a way that will fit the real and intended human scale of
downtown and on other designated pedestrian oriented streets. Acknowledge that while structured
parking provides convenient, less intrusive, less land consumptive parking than surface parking, the
buildings themselves can be intrusive, since they are often large, monolithic structures with few
refinements and little interest or activity.

2. Street Level Treatment. Retain the pedestrian oriented scale and character on structured parking

and ground level covered parking facing a pedestrian street by breaking up horizontal openings and
incorporating at least one of the following techniques:
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a. Provide at least one (1) of the five (5) pedestrian-friendly facade techniques in Section
18.16.080(F), Blank Wall Limitations. Transparent windows shall be permitted only where
pedestrian-oriented uses or businesses are located in a parking structure.

b. Provide enclosed occupiable space for "pedestrian-oriented uses or businesses" at least ten
(10) feet in depth along all of the building frontage facing the Pedestrian Street, excluding
vehicle and pedestrian entries. If there are multiple pedestrian street frontages, this option
should be used on the dominant pedestrian street frontage.

c. Incorporate public art into the design or use decorative metal grille work or similar
architectural detailing which provides texture and covers the parking structure opening.
EXCEPTION: Parallel vertical bars (resembling a jail cell pattern or HVAC intake grills) are
prohibited, and do not meet the intent of this requirement.

3. Parking structures over one-half block in size must provide enclosed occupiable space for
"pedestrian-oriented uses or businesses" at least ten (10) feet in depth along the dominant
pedestrian street frontage of the building facing the pedestrian street, excluding vehicle and
pedestrian entries.

4. Vehicle Entry. The width of garage doors shall be limited to the width of the driveway plus five
(5) feet. Vehicular entries shall be recessed at least six (6) feet from the primary facade plane in
order to minimize their prominence in the facade.

5. Upper Level Treatment. Assure that upper levels of parking structures remain compatible with
pedestrian oriented scale and character. Break up horizontal openings by:

a. Providing relief, detail, and variation on the facade by employing well-proportioned
openings that are designed to create shade and shadow detail.

b. Public art, decorative metal grille work or similar art or architectural detailing which
provides texture and covers the opening in the facade.

i.  Parallel vertical bars (resembling a jail cell pattern or HVAC intake grilles) are
prohibited, and do not meet the intent of this requirement.

FIGURE 16-7
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Parking garage facade treated with decorative grill work.
FIGURE 16-8

Section 10. Amendment of OMC 18.38.240. Olympia Municipal Code Chapter 18.38 is hereby
amended to read as follows:

18.38.240 District design standards

In addition to the parking design standards for various zone districts found below, also refer to Design Review,
Chapter 18.100.

A. Structured Parking Design Requirements:

1. Structured parking adjacent to designated pedestrian oriented streets on properties not
located in one of the Downtown Design Sub-Districts must meet the Parking Structure Design
Requirements in the Pedestrian Streets Overlay District Chapter Section 18.16.080(J).

2. For projects in one of the Downtown Design Sub-Districts, all above ground structured
parking must meet the Above-Grade Structured Parking Requirements in Chapter 18.120.490.
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Parking Garage facade treated with decorative grill work.
FIGURE 38-8

Section 11. Amendment of OMC 18.76. Olympia Municipal Code Chapter 18.76 is hereby

amended to read as follows:

Chapter 18.76
DESIGN REVIEW BOARD

18.76.000 Chapter Contents

Sections:

18.76.010
18.76.020
18.76.160
18.76.180
18.76.200

Established--Purpose.
Membership and Appointment.
Voting.

Joint Review Committee.

Staff Review.

18.76.010 Established--Purpose

There is hereby established a Design Review Board (the Board) to promote those qualities in the natural
environment which bring value to the community; foster the attractiveness and functional utility of the

community as a place to live and work; 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; raise the
level of community expectations for the quality of the built environment; encourage originality and creativity in
site planning and architecture; communicate these purposes to applicants and assist applicants in achieving

these purposes; preserve and enhance property value; ensure that new developments maintain or improve

neighborhood character and livability; and consider applicants’ needs and goals and the broader public impact

of any proposal.
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18.76.020 Membership and Appointment

Design Review Board Created - Composition. The Board shall consist of nine (9) members, as follows: two (2)
should be architects, seven (7) shall be citizens-at-large.

18.76.160 Voting

The Board may recommend approval, approval with conditions, or denial of any application which comes
before it. The Board shall provide its recommendation to the Director, the Hearing Examiner, or to the City
Council for Master Planned Development applications. All recommendations shall be issued in writing stating
the reasons for the recommendation. The recommendations of the Board shall be made by a majority vote of
the quorum present at the time of the decision. A majority of the members shall constitute a quorum for the
transaction of business; provided, that at least three (3) shall be required to constitute a quorum excluding any
disqualifications. Action may be taken by a majority of those present when those present constitute a quorum
at any regular or special meeting of the Board. Any number less than a quorum shall be authorized to convene
a meeting at the time set for the purposes of adjournment, recess or continuation of a regular or special
meeting to a date and time certain.

18.76.180 Joint Review Committee

A. A Joint Review Committee comprised of five (5) members from the Design Review Board and feur{4)five
(5) members of the Heritage Commission shall act as the Design Review Board for all structures within the
design review areas which are listed on the Washington Heritage Register, the National Register of Historic
Places or the Olympia Heritage Register.

B. Members will be appointed to the Joint Review Committee from the Design Review Board and Heritage
Commission for a term of one (1) year by the chairs of each body. Members may be reappointed for
subsequent one (1) year terms.

C. The provisions, standards and criteria of OMC 18.12, 18.105.020, 18.105.030 shall apply to any project
considered by the Joint Review Committee provided that when a structure listed on a historic register is
reviewed, the provisions of Section 18.12.090 of the Olympia Municipal Code shall also apply.

18.76.200 Staff Review

The Department shall be responsible for the administration of this chapter and for providing staff to the Design
Review Board and Joint Review Committee. All projects which require design review action shall be coordinated
with other affected City departments through the Director as established in Chapter 18.60.

Section 12. Amendment of OMC 18.100. Olympia Municipal Code Chapter 18.100 is hereby
amended to read as follows:

Chapter 18.100
DESIGN REVIEW

18.100.000 Chapter Contents

Sections:

18.100.020 Statement of Policy.

18.100.040 Purpose.

18.100.060 Projects Subject to Design Review.
18.100.080 Design Review Districts and Corridors.
18.100.090 Design Review Process.
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18.100.100 How to Use Design Criteria.
18.100.110 Submission Requirements.

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

To consider the applicants’ needs and goals and the broader public impact of any proposal.
18.100.060 Projects Subject to Design Review

A. The following projects are subject to design review:

1. Projects within designated design review districts and corridors, as shown on the Official Design Review
Map (See OMC Section 18.100.080);

2. Commercial projects adjacent to residential zones;
3. Commercial or residential projects for Heritage Register properties or those within an historic district;

4. Projects with a building area greater than 5000 square feet that require a Conditional Use Permit in a
residential zone;

5.  Multifamily projects;
6. Single family housing, including designated manufactured homes, on lots less than 5000 square feet or on

substandard lots;
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7. Dwellings proposed on lots within the area depicted on Figure 4-2a, "Areas Subject to Infill Regulations";
8. Master Planned Developments;

9. Manufactured housing parks;

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

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

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

13. For the purpose of design review, projects within one of the Downtown Design Sub-Districts will be
reviewed for consistency with the criteria in OMC Chapter 18.120 only.

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.

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.
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18.100.090 Designh 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.

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,
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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.

B. lllustrations. lllustrations 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.

C. 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 commereial-Downtown Design Criteria—Bowntown-Distriet. This chapter applies to all commercial,
mixed use, and residential projects that require design review that are located in_one of the Downtown Design
Review-Sub-Districts. } i jeetsin B Pest {Stri i

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.
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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.

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.

B. 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.

C. 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.

D. 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.

Section 8: Repeal of OMC 18.150. Olympia Municipal Code Chapter 18.150 is hereby
repealed.

Chapter 18.150
PORT-PENINSULA
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Pedestrian Through Connections
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MNot Acceptable

Treez should not interfere with Plant choices should be suited to
vizihility for vehicles and pedesirians. the gite conditions.
HGURE18-150.090

Section 13. Olympia Municipal Code. Copies of the Olympia Municipal Code are and shall be
retained on file with the office of the City Clerk.

Section 14. Corrections. The City Clerk and codifiers of this Ordinance are authorized to make
necessary corrections to this Ordinance, including the correction of scrivener/clerical errors, references,
ordinance numbering, section/subsection numbers and any references thereto.

Section 15. Severability. 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 16. 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 17. Effective Date. This Ordinance shall take effect five (5) days after publication, as
provided by law.

MAYOR

ATTEST:

CITY CLERK

APPROVED AS TO FORM:

DEPUTY CITY ATTORNEY

PASSED:

APPROVED:

PUBLISHED:
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EXHIBIT A

Chapter 18.120
DOWNTOWN DESIGN CRITERIA

18.120.000 Chapter Contents

Sections:
18.120.100

Introduction.

18.120.200

Site planning.

18.120.300

Site elements and design.

18.120.400

Building Design.

18.120.100

Introduction

Section Contents:

18.120.110

Purpose.

18.120.120

Applicability and procedures.

18.120.130

Downtown design sub-districts.

18.120.140

Designated street types.

18.120.110 Purpose

The purpose of Chapter 18.120 is to implement the Comprehensive Plan by:

Promoting high quality urban design.

Enhancing the pedestrian environment.

Activating the streetscape.

Reinforcing unique character areas.

SRl S

Preserving the Downtown’s historic character.

18.120.120 Applicability and procedures

A. PROJECT REVIEW PROCEDURES

The guidelines within these chapters apply to all properties within the area shown in Figure 18.120.130.A.1.

The applicability and review procedures for these guidelines are as described in OMC Chapter 18.100, except

as follows:

1.

Design guidelines do not apply to public projects within the public right-of-way.

2.

Where two or more Sub-Districts are indicated in Figure 18.120.130.A.1, the applicant may

select which Sub-District will apply. All regulations for that Sub-District will then apply.

In the event there is a conflict for a property that is located within the historic district, or an

individually listed historic property, 18.12.090 takes precedent (see language of Chapter

18.12.040.c).
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EXHIBIT A
B. DEFINITIONS. Some terms are only used in the context of these design guidelines. These terms are
as follows:

1. Architectural Scale: The perceived height and bulk of a building relative to that of neighboring
buildings.

2. Blank wall: Any wall or portion of a wall that has a surface area of 400 square feet of vertical
surface without a window, door, or building modulation or other architectural feature or any
ground level wall surface or section of a wall over 4 feet in height at ground level that is
longer than 15 feet as measured horizontally without having a ground level window or door
lying wholly or in part within that 15-foot section.

3. Building Details: Smaller building components such as lights, furniture, artwork, signs, and
door and window moldings that are perceived from a short distance from the building (less
than 80 feet away).

4, Building Elements: Larger building features such as balconies, cornices, bay windows, and
turrets that can generally be seen from a distance (80 feet or more).

5. Building Modulation: The stepping back or extension forward of a portion of a building facade.

6. Custom, Decorative, or Hand-Crafted: Distinctive or “one-of-a-kind” elements or unusual
designs that require a high level of craftsmanship. However, these terms do not necessarily
mean that the elements are ornate. They may be simple if finely detailed or manufactured. It
is more important that the facade details fit the style and character of the building.

7. Fenestration: The design, proportioning, and disposition of windows and other exterior
openings of a building.

8. Human Scale: Addresses the relationship between a building and the human body. Human
scale design is optimized for human use, with elements sized with the human body in mind.

9. Massing: A unified composition of two-dimensional shapes or three-dimensional volumes,
especially one that has or give the impression of weight, density, and bulk.

10. Pilaster: A column that is built into the facade but projects out from it.

11. Street wall: A relatively continuous building edge along or near the back of the sidewalk.

12. Transom Window: A strip of smaller windows located above display windows.

13. Woonerf: A “living” street which includes shared spaces, traffic calming design and
technigues, and very low speed limits. It is shared pedestrian, bicyclist, and vehicular space,
with preference to non-motorized users.

18.120.130 Downtown design sub-districts
A. INTENT

These Guidelines were informed by Olympia’s Downtown Strategy and establish Downtown Design Sub-

Districts (Sub-Districts). The purpose of the Sub-Districts is to achieve greater variety of uses and design

character as well as greater design unity within specific Sub-Districts and along streets within the Downtown.

These Sub-Districts are identified in Figure 18.120.130.A.1.
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EXHIBIT A

Figure 18.120.130.A.1.: Downtown Design Sub-Districts (Sub-Districts). Where there are

multiple Sub-Districts in a group the project applicant may choose which Sub-District

applies.
B. DESCRIPTION OF DOWNTOWN DESIGN SUB-DISTRICTS
1. Core: General objectives: Enhance and complement historic architecture. The existing historic

architectural styles and influences are varied, including Neoclassical, Art Moderne, Chicago
Style, Romanesque, Victorian, Mission Revival, and Art Deco. Activate streetscapes with
A-3
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EXHIBIT A

storefront building design and wider pedestrian pathways. Within the historic retail core,
design elements should complement the surrounding historic architecture with sensitivity to
neighboring buildings’ proportions and rhythms; “classic main street” furnishings. finishes,
and styling; and materials drawing inspiration from surrounding historic materials like
sandstone, brick, terracotta, and granite. New buildings may exhibit contemporary styled
architecture but must not detract from the overall historic character of the Sub-District. New
buildings should complement the Sub-District’s character through design features and
gualities such as materials, scale, facade composition, and proportion, but not try to replicate

historical styles.

2. Art/Tech: General objectives: Utility is a design driver for the informal Art/Tech Sub-District,
suggesting opportunities for adaptive reuse of existing buildings, and street improvements
that promote new pedestrian and bicyle uses. The incorporation of “warm industrial” materials
such as weathered wood or metal, and design elements such as garage doors or large
entryways that engage the street or parklets are examples of how architecture and
streetscape designs might complement the area’s do-it-yourself character. The retention of
historic materials when present is encouraged.

3. Entertainment: General objectives: Art, creativity, and imaginative expression defines this hub
of dining, nightlife, and the performing arts. Design elements here may reflect aspects of the
Core and Art/Tech Sub-Districts, but a focus on art, theatricality, imagination, and night
lighting that enhances building design and public spaces will distinguish this area. Buildings
and streetscapes such as wider sidewalks, consistent lighting, and clear wayfinding that
support entertainment needs.

4. Waterfront: General objectives: Better connection of Downtown to its waterfront location—
visually, physically, and symbolically—is a primary goal of this Sub-District. Elements that
reflect the shoreline ecology, local maritime activities, Northwest Native American history,
historic industrial uses, sailing and boating, fishing and aquaculture, and commercial trading
are encouraged. Examples include those design elements found at Percival Landing such as
furnishings, light fixtures, marine hardware, wood pilings, boardwalks, and rope may be
incorporated into streetscape improvements and new developments to help draw the
aesthetics of the waterfront deeper into Downtown.

5. North Capitol Way: General objectives: One of the Olympia Downtown Strategy’s important
urban design concepts is to improve the visual connections and pedestrian experience along
Capitol Way between the Capitol Campus and Farmers Market. In the North Capitol Way
Downtown Design Sub-District, this means providing streetscape improvements in the public
right-of--way that are, consistent with other segments of Capitol Way. New development
should include a variety of architectural and landscaping treatments that feature attractive,
inviting building fronts and that accommodate a variety of uses so that all buildings present a
welcoming face to the street. Maintain a mix of historic and new pedestrian-friendly

development.

6. Business Corridor: General objectives: This Sub-District along Capitol Way and portions of the
Plum Street SE corridor is currently characterized by older hotels, small commercial buildings,
parking lots, banks, and older office buildings. Substantial redevelopment is envisioned that
adds human activity and upgrades the pedestrian routes between Downtown and the Capitol
Campus. This will take the form of substantial, urban scale commercial, institutional, and
mixed-use buildings with refined facades that complement Campus and Downtown Core
buildings. Buildings will include active ground floor uses and inviting facades with weather
protection. Enhancements to the streetscape to improve uniformity will include amenities such
as lighting, paving, and landscaping to create a strong visual connection between the Campus
and Downtown Core.
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EXHIBIT A

7. Residential Neighborhood: General objectives: This Sub-District is envisioned as an urban
residential neighborhood with a mix of uses and architectural variety in building types with
landscape plantings in streetscapes, medians, and on private property. Office development is

expected where zoning allows. New development is anticipated, and is expected to be
compatible with the residential character. Retaining historic buildings is encouraged.

18.120.140 Designated street types

In order to provide attractive pedestrian oriented streetscapes, Downtown streets are classified in the
designated streets described as follows and as indicated in Figure 18.120.140.A.1. These descriptions are for

design review only.
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EXHIBIT A

Fligure 18.120.140.A. 1. Designated streets, waterfront sites and high visibility street corners.
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EXHIBIT A

A. Type A Pedestrian Oriented Streets are the most important Downtown pedestrian routes with the
greatest volume and concentration of pedestrian activities and attractions. The intent is to ensure
these streets maintain that level of pedestrian traffic and amenity. Guidelines for Type A Pedestrian
Oriented Streets emphasize a high level of facade transparency (amount of clear ground floor
window area), wide sidewalks, non-residential uses on the ground floor, limited vehicle access and
parking, and maintenance of a prominent street wall.

Fiqure 18.120.140.A.2: Type A Pedestrian Oriented Street.

B. Type B Pedestrian Oriented Streets are also important pedestrian connections but with less pedestrian

traffic, amenities, and attractions. The intent is to ensure Type B Pedestrian Oriented Streets are
attractive pedestrian connections with sufficient interest at street level to encourage pedestrian traffic.

Guidelines for Type B Pedestrian Oriented Streets require some transparency and access limitations.

Fiqure 18.120.140.A.3 Type B Pedestrian Oriented Street.

C. Type C Streets are unmarked on figure 18.120.140.A.1. All streets in Downtown that are not
designated Type A Pedestrian Oriented Streets, Type B Pedestrian Oriented Streets, or Downtown
Entry Streets Streets are Type C Streets The intent of guidelines in Section 18.120.220.E is to ensure
Type C Streets are functional, attractive, and can accommodate a wide variety of uses. Guidelines for
Type C Streets typically include a defined edge at the back of the sidewalk (that is either a building,
landscaping or pedestrian oriented space rather than an unscreened parking lot), and provide efficient
pedestrian access to building entries.

Figure 18.120.140A.4.: Type C Street.
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EXHIBIT A

D. Downtown Entry Streets are arterials with relatively high vehicle traffic volumes that bring travelers
into the Downtown. Because they are highly visible, the intent of the guidelines for Downtown Entry
Streets in OMC 18.120.120.C emphasize creating an attractive street front even if the uses may be
auto oriented.

Figure 18.120.130.A.5: Downtown Entry Street.

E. Waterfront Sites are those that directly face the shoreline; guidelines support an attractive and active

pedestrian esplanade.

Figure 18.120.140A.6: A Waterfront Site.

F. High Visibility Street Corners are located at prominent intersections; the guidelines call for an
enhanced design feature to support the importance of these corners.

18.120.200 Site planning

Section contents:

18.120.210 Introduction.
18.120.220 Street fronts.
18.120.230 Pedestrian circulation.

18.120.240 Buildings with ground-related residential units.

18.120.250 Multi-building and multi-block sites.

18.120.260 Solid waste facilities, service areas, and mechanical equipment.
18.120.270 Multifamily open space.

18.120.280 Security.
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18.120.210 INTRODUCTION

Site Planning addresses the visual qualities of Downtown streetscapes and developments such as building
orientation and location, service areas, and pedestrian and vehicular access.

18.120.220 STREET FRONTS

A. INTENT

This section focuses on the relationship between the street and site with the intent to:

1. Assist in the implementation of City and regional transportation plans by establishing a
pedestrian street overlay designation that results in a network of active, aesthetically
pleasing, and interesting streets that link the Downtown retail core, the Capitol Campus, the
waterfront, and residential neighborhoods.

2. Increase architectural and historic continuity between the retail core and the remainder of
Downtown.
3. Increase walkability by creating a high quality, compact, pedestrian-oriented environment so

that people will be encouraged to work, shop, play, and live Downtown.

4, Provide strong, continuous edges that clearly define public open spaces and rights-of-way.

5. Contribute to the streetscape by incorporating human scaled, artistic elements or public art,
or historically inspired elements into building design.

6. Provide direct visual contact between activities occurring inside buildings and the street
environment.

7. Establish attractive Downtown Entry Streets that enhance the visual appearance of entrances
and prominent corridors into and around Downtown.

8. Acknowledge the need to accommodate arrival by vehicle while supporting increased arrival
by transit, carpool, bike, and on foot.

B. APPLICABILITY AND STREET TYPE DESIGNATIONS

Street Front requirements apply to facades of buildings facing Type A Pedestrian Oriented Streets, Type B
Pedestrian Oriented Streets, Type C Streets, Waterfront Sites, and Downtown Entry Streets as indicated in
Figure 18.120.140.A.1.

C. REQUIREMENTS FOR TYPE A PEDESTRIAN ORIENTED STREETS

The following requirements apply to building facades facing Type A Pedestrian Oriented Streets:

1. Facade details. The building facade must conform to the “Pedestrian Oriented Facades”
requirements set forth in OMC 18.120.460.

2. Ground floor use. On ground floors, only non-residential uses are allowed; residential uses are
not allowed, except that hotel and multifamily residential lobbies, common rooms, and entries
are allowed.
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Ground floor setbacks. The building facade must have ground floor setbacks at least 12 feet

from the face of curb. The building facade on upper stories may extend to the property/right-
of-way line. On the ground floor, pilasters or similar facade extensions may be located out
toward the curb a maximum of 12 inches if the pilasters are no more than 3 feet wide
measured parallel to the front building facade. Surfacing materials on ground floor facades
must be approved by the City for compatibility with the sidewalk materials.

Exceptions:
i Buildings on properties with street frontage less than 100 feet, measured horizontally

along the right-of-way, are not subject to the requirements of this subsection 3.

ii. The requirements of this subsection 3 do not apply to the redevelopment of an
existing building.

Street wall definition. The ground floor street wall must extend to the property/right-of-way

boundary unless the setback from the curb required in subsection 3, above, is applicable (for
example, align the building along the right-of-way unless the resulting sidewalk area is less
than 12 feet wide from back of curb to the first floor building wall at grade).

Exception: Up to 80% of a building front (measured parallel to the right-of-way line) may be
set back up to 60 feet from the right-of-way if the setback is occupied by pedestrian-oriented
open space as described in OMC 18.120.330 and the facades facing the open space meets the
Pedestrian Oriented Facades and Weather Protection requirements in OMC 18.120.460.

Figure 18.120.220.C. 1. Summary of requirements for building facades facing a Type A Pedestrian Oriented

Street. This diagram is for illustrative purposes only. See OMC 18.120.220.C for applicable requirements.

5.

Vehicle parking. Surface vehicle parking directly fronting a Type A Pedestrian Oriented Street

and ground floor structured parking directly adjacent to a Type A Pedestrian Oriented Street
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are prohibited. The City may allow upper story parking facing the street if the facade is
suitably treated to appear as an occupied building or incorporates articulation treatments that
break up the massing of the garage and add visual interest as described in OMC
18.120.440.B.1.

Vehicle access (driveways). All vehicle access must be from another street or alley unless

approved by the City. For example, if the property is on the corner of two Type A Pedestrian
Oriented Streets or fronts a designated Arterial and a Type A Pedestrian Oriented Street, the
City will determine which street fronts may feature vehicle access (a driveway).

Stepbacks. Upper story stepbacks for building elements or stories over 65 feet above grade

must be set back at least 15 feet from the public right-of-way.

Exception: Architecturally treated parapets and roof garden railings may extend up to 5 feet
above the 65 feet facade face limit.

D. TYPE B PEDESTRIAN ORIENTED STREET REQUIREMENTS

The following requirements apply to building facades facing Type B Pedestrian Oriented Streets and to building

facades in the Waterfront Sub-District parallel to the shoreline that are visible from a public pathway, including

those visible from Percival Landing:

Exception: As an alternative to meeting the requirements of this subsection D, a building facade subject to this

subsection is acceptable if it meets the requirements applicable to Type A Pedestrian Oriented Streets.

Note: If the building includes ground-related residential units, the building must also meet the requirements

for ground-related residential units in OMC 18.120.240.

1

Facade details. The building must provide pedestrian oriented facades as described in OMC
18.120.460, unless the building facade has ground-related residential units.

Exceptions: In lieu of the building having a pedestrian oriented facade, the City may allow a
departure from OMC18.120.460 provided the applicant demonstrates to the City's satisfaction
that alternative design features are equal or superior for the pedestrian environment.
Examples of such solutions include a trellised area with seating, a plaza, or substantial
artwork.

Figure 18.120.220.D.1: The Hands-On Children’s Museum is an example of a pedestrian-friendly site that

employs a unique solution rather than strict conformance to Pedestrian Oriented Street requirements.

2.

Ground floor setbacks. The building facade must have ground floor setbacks at least 12 feet
from the face of curb. The building facade on upper stories may extend to the property/right-
of-way line. On the ground floor, pilasters or similar facade extensions may extend out toward
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the curb a maximum of 12 inches if the pilasters are no more than 3 feet wide measured
parallel to the front building facade. See Figure 18.120.220.D.2. Surfacing materials on
ground floor facades must be approved by the City for compatibility with the sidewalk
materials.

Exceptions:
i Buildings on properties with street frontage less than 100 feet, measured horizontally

along the right-of-way, are not subject to the requirements of this subsection 2.

ii. The requirements of this subsection 2 do not apply to the redevelopment of an
existing building.

Street wall definition. The ground floor of buildings must extend to the property/right-of-way
boundary unless the facade features ground-related residential units or the setback from the
curb required in subsection 2 is applicable.

Exception: A building front may be set back up to 60 feet from the right-of-way if the setback
is occupied by pedestrian oriented open space as described in OMC18.120.330 and the facade
facing the open space meets the Pedestrian Facades and Weather Protection requirements in

OMC 18.120.460.

Vehicle parking. All vehicle parking must be accessed from a lesser street type or alley unless
the applicant demonstrates to the City’s satisfaction that there is no other way to provide safe

vehicle parking. Surface vehicle parking directly fronting a Type B Pedestrian Oriented Street
is prohibited.

Vehicle access (driveways). All vehicle access must be from a lesser street type or alley unless
approved by the City. For example, if the building site fronts on two or more Pedestrian
Oriented Streets or on a Pedestrian Oriented Street and a designated arterial, the City will
determine which street front may feature vehicle access (driveway).

Figure 18.120.220.D.2: Summary of requirements for building facades facing a Type B Pedestrian Oriented

Street (this diagram is for illustrative purposes only. See Section 18.120.220.D for applicable requirements).
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E. TYPE C STREET REQUIREMENTS

The following requirements apply to building facades facing Type C Streets:

Exceptions:

[=

[

|

a. As an alternative to meeting the requirements of this subsection, a building facade
subject to this subsection is permitted if it meets the requirements applicable to Type
A Pedestrian Oriented Streets or Type B Pedestrian Oriented Streets.

b. A building with ground-related residential units is also subject to the requirements of

OMC 18.120.240, in addition to the requirements of this subsection.

Street Edge: The street edge must be physically defined with building(s). landscaping, or
other features as approved by the City.

Exception: A building in the Residential Neighborhood Sub-District may feature a front yard
along the street edge that includes lawn or other landscaping. a pedestrian-oriented open
space, or other treatment as approved by the City. No definition between the street and the
site is required if the front yard is a public pedestrian-oriented open space such as a plaza,
courtyard café seating area, or similar feature.

Ground Floor Setback: The building facade must have ground floor setbacks at least 10 feet
from the face of the curb to provide sufficient room for a sidewalk at least 10 feet wide or
sidewalk plus planting strip (total 10 feet wide). Pilasters or similar facade extensions may
extend out toward the curb a maximum of 12 inches if the pilasters are no more than 3 feet
wide measured parallel to the front building facade (See Figure 18.120.220.E.1). Surfacing
materials on ground floor facades must be approved by the City for compatibility with the
sidewalk materials.

Exceptions:

i. Buildings on properties with street frontage less than 100 feet, measured horizontally

along the right-of-way, are not subject to the requirements of this subsection 2.

ii. This subsection 2 does not apply to the redevelopment of an existing building.

Surface Parking. Surface parking areas adjacent to the street must be screened as required
by OMC 18.120.340
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Fligure 18.120.220.E. 1 Requirements for development adjacent to Type C Streets (this diagram is for
Hlustrative purposes only. See section 18.120.220.E for applicable requirements).

4. Sidewalk access. Primary building entries must face the street and provide direct access to
the public sidewalk. Side entries must provide connectivity to the street by a pedestrian
pathway and must be visible from the street.

Exceptions:

a. Properties fronting directly on the shoreline in the Waterfront Sub-District are not
subject to this requirements of this subsection 4.

b. A departure from the requirements of this subsection 4 may be approved by the City

if the applicant demonstrates to the City’s satisfaction that the design provides direct

access to the street to the greatest extent possible and that alternative design fea-
tures are equal or superior at achieving the design intent.

|

Display items. Large item display areas are prohibited between the main building and the
street front (e.g. auto sales in the front yard area). Sidewalks may not be enclosed as space
for retailing. Small, temporary displays, and outdoor seating are permitted if pedestrian
sidewalk traffic is not impeded as set forth in the City’s Street use regulations.

Exceptions: Large item display areas are permitted between the main building and the street
front in the Art/Tech Sub-District and properties north of Market Street.

F. REQUIREMENTS FOR WATERFRONT SUB-DISTRICT SITES FRONTING DIRECTLY ON THE SHORELINE

Buildings on sites fronting directly on the shoreline and not separated by a street as identified in Figure
18.120.140.A.1 must comply with the following requirements:

1. Shoreline facing facades. Building facades facing the shoreline must have a Pedestrian
Oriented Facade as required by OMC 18.120.460.

2. Facades perpendicular to the shoreline. Building facades roughly perpendicular to the
shoreline must comply with provisions for Type B Pedestrian Oriented Streets unless the
applicant demonstrates to the City’s satisfaction that there is a compelling reason to waive
this requirement due to unusual use or site constraints.
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G. DOWNTOWN ENTRY STREET REQUIREMENTS

The following requirements apply to developments proposed for sites fronting designated Downtown Entry

Streets (see Figure 18.120.140.A.1).

Exception: As an alternative to meeting the requirements of this subsection G, a building subject to this

subsection is acceptable if it meets the requirements applicable to Type A Pedestrian Oriented Streets or Type

B Pedestrian Oriented Streets.

1.

Non-residential buildings. Commercial and mixed-use building facades facing Downtown Entry

Streets located within 15 feet of the right-of-way must conform to the following:

a. The building must have at least 50% transparency (clear window area) on the
ground floor facade between 2 feet and 8 feet above street level.

b. The building must have a front entrance visible from the public street and a direct
walkway between the public sidewalk and the main entrance.

C. The building must have weather protection over the front entry as required by OMC
18.120.450.B.2. The weather protection must be at least 5 feet deep over at least
75% of all portions of the facade adjacent to a pedestrian path or walk.

d. The building may not have fences or screens (except for parking lot screening) taller

than 4 feet or retaining walls higher than 30 inches within 15 feet of the right-of-way

of the Downtown Entry Street, unless the applicant demonstrates to the City’s
satisfaction that there are unusual site constraints and the departure is the minimum

necessary to alleviate that constraint.

Fiqure 18.120.220.G. 1. Requirements for non-residential buildings within 15 feet of an Entry Street right-of-

way (this diagram is for illustrative purposes only. See OMC 18.120.220.G for applicable requirements).

2.

Residential buildings. Residential buildings located within 30 feet of the right-of-way must

conform to the following:
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a. The building must have at least 15% transparency on the ground floor.
b. The building must have a covered porch, stoop, or patio for individual ground floor

unit entries, or a clearly recognizable, covered shared entry pursuant to OMC
18.120.450.B.2.

C. The development may not have fences over 4 feet or retaining walls taller than 30
inches within 15 feet of the Downtown Entry Street right-of-way, unless the applicant
demonstrates to the City’s satisfaction that there are unusual site constraints and the
departure is the minimum necessary to alleviate that constraint. Fences and walls are
permitted when used to for parking lot screening.

d. Garages and storage spaces are prohibited along the ground floor front facade facing
the Downtown Entry Street.

Fiqure 18.120.220.G.2: Requirements for residential buildings within 30 feet of an Entry Street right-of-way.

This diagram is for iflustrative purposes only. See OMC 18.120.220.G for applicable requirements.

3.

Location of surface parking. Surface parking must be located behind, underneath, or to the
side of the ground floor use facing the Downtown Entry Street; parking is prohibited between
the building and the street.

Exceptions: If the parking is on the side of a building, or there is no building, parking may not
exceed 65 feet of the street frontage. If the lot is wider than 130 feet, parking may occupy up
to 50% of the width of the lot facing the street.

A-16



DocuSign Envelope ID: 5F36A951-1101-407D-88D1-887BDD7791CE

EXHIBIT A

Fiqure 18.120.220.G.3: Requirements for surface parking location (This diagram is for illustrative purposes

only. See OMC 18.120.220.G for applicable requirements).

Outdoor display areas. Large item display areas are prohibited between the main building and

the street front. Sidewalks may not be enclosed as a space for retailing. Small, temporary
displays and outdoor seating are permitted if pedestrian sidewalk traffic is not impeded as set
forth in the City’s Street use requlations.

Pedestrian circulation

4.
18.120.230
A. INTENT

The requirements of this section are intended to:

1. Provide convenient pedestrian circulation connecting all on-site activities to adjacent
pedestrian routes and streets.

2. Improve the pedestrian environment by making it easier, safer, and more comfortable for
people to walk between businesses and residences, to transit stops, and through parking
areas.

3. Provide people access to transit services.

B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design

sub-districts:

1.

Pathways. Developments with multiple residential ground-related units or entries must have

pathways between dwelling units and the street.
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Figure 18.120.230.B.1. A good example of pedestrian connections between units. The pathway leads to the

Street. Note the positive security measures including bollard lighting, open landscaping with no hiding spaces,

passive surveillance from windows, and sense of enclosure that implies ownership of the space.

2.

|

[~

The pedestrian circulation system must connect all main (primary) entrances on the site. For

townhouses or other residential units fronting the street, the sidewalk may be used to meet
this standard. Pedestrian connections to other areas of the site, such as parking areas,
recreational areas, common outdoor areas, and any pedestrian amenities must be provided.

The pedestrian circulation system must have pedestrian walkways to adjacent public rights-
of-way, trails, existing or planned bus stops, site features such as mailboxes, solid waste
storage areas, and other shared facilities, and to adjacent properties where access exists or
reasonable connections are possible.

Elevated walkways. External elevated walkways which provide pedestrian access to dwelling
units located above the ground floor are prohibited. unless the applicant demonstrates to the

City's satisfaction that there is a compelling reason to the contrary and if the walkway(s):

a Do not compromise the privacy of the individual units (no walkways adjacent to
residential unit windows).
b. Do not compromise visual access from dwelling units into a courtyard.

Note: This section is not intended to prohibit skywalks, pedestrian bridges between buildings,

or_external stairways to access an upper story.

Figure 18.120.230.B.2. Elevated external walkways such as this are not allowed.

18.120.240 Buildings with ground-related residential units
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DEFINITION. As used in this Chapter, “ground-related residential unit” means a residential unit such as a
townhouse, ground floor apartment, cottage housing unit, etc. that faces a public right-of-way and has a
ground floor at or near the street grade. A residential units that has pedestrian access directly from a street or
pathway without passing through a lobby or common room is also a ground-related residential unit.

A. INTENT

The requirements of this section are intended to:

1 Provide for the privacy, comfort, and livability of the residential units.

2. Provide an attractive streetscape.

3. Allow for friendly communication between residents in an outdoor space and pedestrians on
the sidewalk.

4. Provide an inviting entry into the units.

Figure 18.120.240.A.1. Desirable ground-related residential example with raised unit. landscaping, and small
porches to enhance privacy while providing a welcoming streetscape. Units front on the street. Garages are off

the alley.

B. REQUIREMENTS

The following requirements apply to all buildings in all Downtown Sub-Districts with ground-related residential
units. Where the requirements of this section conflict with the requirements of OMC 18.120.220.C, .D, .E or .F
(quidelines for designated street types), the guidelines of this section apply unless the City determines
otherwise. Note: Ground—related residential units are not allowed on Type A Pedestrian Oriented Streets or in
the Waterfront Sub-District.

1. Street access. Each ground-related residential unit fronting a street must have its own
individual entry accessible from the street.

2. Setback or elevate units for privacy. Ground-related residential units must have all of the
following elements that provide for internal privacy for people living in each such unit:
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Figure 18.120.240.B.1. Dimensional relationships to maintain privacy and provide a successtful transition

between public and private realms.

a.

The unit must be set back at least 10 feet from a public right-of-way or elevated at

least 3 feet above the sidewalk grade (or, preferably, both). If the building front is
less than 10 feet from the public right-of-way, the bottom of the ground floor
windows facing the street must be at least 6 feet above sidewalk grade.

The unit must have a physical “threshold” feature such as a hedge, retaining wall,

rockery, stair, gate, railing, or a combination of such elements on private property
that defines and bridges the boundary between public right-of-way and private entry,

porch, yard, or patio. Thresholds may screen but must not block views to and from
the street. Retaining walls may not be taller than 30 inches. If additional height is
required to accommodate grade conditions, then terraces edged by stepped retaining

walls, each no more than 30 inches high, are permitted. Fences and screens may not

be higher than 4 feet above the sidewalk.

The unit must have an outdoor space at least 6 feet in depth and 6 feet wide (36

square feet minimum) in the front yard, such as a porch, patio, deck, or similar
space. Where feasible, this space must be at the same level as the interior of the
unit. This space may include landscaping areas and may count as part of the entry
space required below. The City may allow an exception for an outdoor space with
other dimensions if the space meets the intent of providing a transition between the
street and the private space. If there is an entrance facing the street, the front door
and entry area must be designed to enhance privacy. Windows and transparent
doors must be located and sized so that pedestrians on the sidewalk cannot see
directly into the lower half of the ground floor living space of the unit.

The unit must have a covered area, porch, or protected entry space, or other

architectural weather protection at least 4 feet deep that provides cover for a person

entering the unit and a transitional space between outside and inside the unit.
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Fligure 18.120.240.B.2. Ground floor residential units often lack privacy and livability of outdoor spaces is
limited. Locating the qground floor at grade or below the sidewalk with insufficient setback results in an
uninviting space even with the planter. This should be avoided.

e. Garage configuration. Where the primary pedestrian access to the unit is on the
same facade as vehicular access, the width of the driveway must be no more than 12
feet. Entry into the garage must be set back at least 5 feet from the front of the
street-facing building wall. All interior vehicle storage areas (garages) must have a
door. Where there is storage space for more than one vehicle, a , single-width
“tandem” parking configuration is required to minimize the impact of garage doors on

the streetscapes.

Fligure 18.120.240.B.3. Driveways serving ground-related residential units must be no more than 12 feet wide.
Tandem parking is allowed. This diagram is for illustrative purposes only. See OMC 18.120.240 for applicable

requirements.

18.120.250 Multi-building and multi-block sites

A. INTENT

The requirements of this section are intended to:
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Create integrated development plans and phasing strategies.

Reduce negative impacts to adjacent properties.

Enhance pedestrian and vehicular circulation while maintaining the City’s street connectivity

engineering standards.

Provide usable open space.

5.

Create focal points for pedestrian activity for developments.

6.

Enhance the visual character of the community.

B. REQUIREMENTS

The following requirements apply multi-building and multi-block developments in any Downtown Sub-District;

1.

Unified site plans. A development that includes two or more buildings must be based on a

unified site plan that meets the following criteria:

a. The site plan must incorporate pedestrian pathways or open space with landscaping
as a unifying element.
b. The site plan must provide for safe, efficient internal vehicular circulation that does

not isolate the buildings.

Figure 18.120.250.8.1: Two examples of unified site plans illustrating the provisions of Guideline

18.120.250.B.1: Note the incorporation of a public passageway in the left example and the use of open space

as an organizing feature in the right example.

To achieve direct, safe, and comfortable pedestrian connections, the site plan must

provide for building entrances that are not focused around a central parking area, but
instead are connected by a pathway system or open space(s). or both, unless the
applicant demonstrates to the City’s satisfaction that this is infeasible or undesirable
and the applicant demonstrates to the City’s satisfaction that the alternative design is
egual to or better at achieving the design intent.

The site plan may provide for a major public entry serving several spaces rather than

providing a separate storefront entry for each space. If the development employs the
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combined-entry option, then the entry must be prominent with special features such
as recessed entries, transparency, prominent canopies, landscaping, lighting, and
expression of the entry in the facade’s upper stories. See Figure 18.120.250.B.2
below.

e. The site plan must provide for publicly accessible pedestrian connections between
public streets where the City determines that such connections would not adversely
impact the development.

Figure 18.120.250.B.2.: Prominent entries meeting the
intent of Guideline 18.120.250.B. Note the recessed entries, transparency, prominent canopies, landscaping,
lighting, and expression of the entry in the facade’s upper stories.

18.120.260 Solid waste facilities, service areas, and mechanical equipment

A. INTENT

The requirements of this section are intended to:

1. Minimize adverse visual, olfactory, and noise impacts of mechanical equipment, utility
cabinets, and service areas at ground and roof levels.

2. Provide access for service vehicles to remove waste and maintain service elements.
3. Provide adequate, durable, well-maintained, and accessible service and equipment areas.
4. Protect residential uses and adjacent properties from impacts due to location and utilization of

service areas.

B. REQUIREMENTS

The following requirements apply developments in all Downtown Sub-Districts:

1. Location and screening. In order to avoid negative visual, auditory, olfactory, and physical
impacts on the streets, sidewalks, or residential environment, site service areas and
mechanical equipment areas must be sited as follows:

a. Service areas and mechanical equipment areas must be located to have the least
negative visual, auditory, olfactory, and physical impact on the street and sidewalk
environment and adjacent residential properties. Service areas must be sited to be
accessible from an alley, if available.
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b. Screening: Service areas must be located so that they are, to the greatest extent
possible, not visible from any street, sidewalk, or adjacent property. If a service
area or equipment is located so that it is visible from a street, sidewalk, or adjacent
property, it must be fully screened with a structural enclosure constructed of
masonry, heavy-gauge metal, or decay-resistant composite wood. The City may
approve other materials for the structural enclosure if the City deems them to be of
similar quality and consistent with the approved building materials. The walls of the
enclosure must provide full screening from the street, sidewalk, or adjacent
properties. Gates must be made of a heavy-gauge, site-obscuring material. The
materials, colors, and design of the enclosure must be compatible with those of the
principal structure. Art work such as paint schemes or coverings may be used to help
blend equipment into the background. Gates must be kept closed except at time of

servicing.

Exceptions:
. Development in the Art/Tech Sub-District need not meet the location and

screening requirements of subsections B 1 a and b, above (Note: Screening
requirements of OMC 18.36 and 18.40 apply).

° While exterior service areas must be screened, screening requirements may
be reduced by the City at access points for service areas inside buildings.

C. Service areas used by residents must be located and configured to avoid entrapment
areas and other conditions where personal security is a concern. The City may
require pedestrian-scaled lighting or other measures to enhance security.

d. In the Residential Neighborhood Sub-District, exterior loading areas for commercial
uses must not be located within 20 feet of a residentially zoned property, unless the
applicant demonstrates to the City’s satisfaction that there are unusual site
constraints that would prohibit adeguate service vehicle access. In such cases, the
loading area and vehicle access drive must be separated from the residential lot by a
masonry wall at least 8 feet high.

e. Ground-mounted mechanical equipment, utility meters, electrical conduit, and other
service and utilities apparatus must be located and screened to minimize visual and
noise impacts to streets, sidewalks, and adjacent properties.

f. Roof-mounted mechanical equipment must be located and screened on all sides so
the equipment is not visible from the ground level of any street, sidewalk, or adjacent
property within 20 feet of the structure. The color of roof mounted equipment must
match with the exposed color of the roof to minimize visual impacts when equipment
is visible from higher elevations nearby.

Figure 18.120.260.B.1. Examples of how to screen roof-mounted mechanical equipment.
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g. Utility meters, electrical conduit, and other service and utilities apparatus must be
located and screened so they are not visible from any street, sidewalk, or adjacent

property.

All service connections and on-site utilities, including wires and pipes, must be
located underground unless the applicant demonstrates to the City's satisfaction that

=

there is a compelling public purpose to the contrary. Utility meters may be attached
to buildings and screened. The applicant is required to coordinate with the local

electric utility provider to locate electrical service facilities in the least obtrusive way.

The locations of all mechanical equipment and utility vaults must be shown on both
site plan and landscape plans no later than the conceptual design review stage of the

permitting process.

Figure 18.120.260.B.2.: Place utility meters in less visible locations. Note that this example is acceptable on a
service alley but not near a street or residential walkway.

C. REQUIREMENTS FOR SOLID WASTE STORAGE AND REMOVAL FACILITIES

The location and configuration of solid waste storage must conform to the Engineering Department
Development Standards (EDDS).

18.120.270 Multifamily open space

A. INTENT

The requirements of this section are intended to:

1. Promote the health and well-being of downtown residents.
2. Create usable space that is suitable for leisure or recreational activities for residents.
3. Create open space that contributes to Downtown'’s residential setting.
4. Provide open spaces for new developments with five or more residential units.
B. REQUIREMENTS

The following requirements apply to multi-family residential buildings in any Downtown Sub-District:
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1. Amount of required residential open space. All new multifamily buildings with five or more

residential units must have on-site open space of at least 100 square feet per dwelling unit or

10% of the residential unit floor area, excluding hallways and common areas, that provides

functional leisure or recreational activities. The lesser amount of the two calculations is

acceptable. Required setback areas may count as part of the required open space

requirement if the applicant demonstrates to the City’s satisfaction that they meet the

requirements in OMC 18.120.270.B.

Exceptions: This subsection does not apply to remodeling of existing residential units or

additions to existing residential structures.

a.

Common outdoor open space. “Common outdoor open space” includes landscaped

courtyards or decks, entrance plazas, gardens with pathways, children’s play areas,

pools, water features, accessible areas used for storm water retention, or other

multipurpose recreational or green spaces. The following special requirements apply

to common outdoor open spaces:

&

I<

Only spaces with a minimum dimension of at least 15 feet in depth qualify as
common outdoor open space. This is to ensure that the area can provide
space for functional leisure or recreational activity.

Exception: The City may exempt special purpose recreation facilities such as
bocce or tetherball courts, play areas, and vegetable gardens from this
dimensional requirement provided the space is appropriate and configured
with appurtenances/equipment for the use.

Common outdoor open space must have paths or walkable lawns,
landscaping, seating, lighting, play structures, sports courts, raised garden
beds, or other pedestrian amenities to make the space more functional and
enjoyable for a range of uses.

Common outdoor open space must be oriented to receive sunlight by facing
east, west, or preferably south, when possible.

Landscaped internal pathways may be counted as common outdoor open
space if they meet the other criteria within this subsection.

Common outdoor open space must be separated from ground level windows,
streets, service areas, and parking lots with landscaping, low-level fencing,
or other treatments as approved by the City that enhance safety and privacy
for both the common outdoor open space and dwelling units.

Common outdoor open space must be accessible to all building residents and
must be oriented to encourage activity by building residents.
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Figure 18.120.270.B.1. The privacy and identity of these ground-related residences are achieved by the

fencing, landscaping, and slight elevation of the porches.

Figure 18.120.270.8.2: Good examples of common open space including a pedestrian corridor, street level

courtyards, and a children’s play area.

b.

|©

Balconies. To qualify as open space, balconies or patios must be at least 35 square

feet, with no horizontal dimension less than 5 feet.

Rooftop decks and terraces. Decks and terraces accessible to all building residents

may be used to meet open space requirements, if the following conditions are met

for the space:

<

The deck or terrace must be accessible to all building residents.

The deck or terrace must provide amenities such as seating areas,
landscaping, or other features that encourage use.

The deck or terrace must feature surfacing that enables residents to walk on

and use the open space.

The deck or terrace must incorporate features that provide for the safety of
residents, such as enclosures and appropriate lighting levels.
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Fligure 18.120.270.B.3. An attractive roof deck.

d. On-site indoor recreation areas such as exercise studios, lounges, and play areas may
be used to meet the required open space if the following conditions are met:

i. The space must be accessible from all dwelling units.

ii. The space must be designed for and include equipment for a recreational
use (e.q., exercise or group functions).

Figure 18.120.270.B.4. An indoor recreation space. Other /less intensive spaces may also meet comimon space
requirements provided they are primarily for leisure, social, physical, or recreational activities.

18.120.280 Security

A. INTENT

Crime Prevention through Environmental Design (CPTED) principles address elements of the built environment
ranging from small-scale elements such as the strategic use of shrubbery and other vegetation to larger scale
considerations such as the configuration of buildings, open spaces, and human experience of an entire urban
neighborhood. This section incorporates CPTED principles with the intent to:

1. Increase personal safety and property security.
2. Assist law enforcement within the Downtown.
3. Provide an indication that unlawful and uncivil behavior is not permitted.
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i REQUIREMENTS

The following requirements apply to all developments and substantial re-developments in all Downtown Sub-

Districts:

1

Entrapment areas. The development design must ensure that the development does not
include “entrapment areas,” where a person could become trapped with no exit route. The
design must provide for two or more means of egress from all outdoor spaces or a wide and
visible exit to allow a person to avoid a threat. The design must ensure entrapment conditions
are minimized in the design of rooftop decks, parking areas, waste recycling stations, and
other shared areas.

Figure 18.120.280.B.1. Measures to avoid entrapment areas.

2.

|

Visibility. The development design must ensure that all physically accessible areas are well lit
or visible from a publicly owned space or public right-of-way. The design must have lighting
that complies with OMC 18.120.360 Site Lighting.

Visual obstruction. Vegetation and fences must be sized to allow visibility into open space,
pathways, and building entries. Structures, vegetation, opaque fences, or other objects (e.qg.
a storage enclosure) that blocks visibility into a space or provides places to hide are
prohibited

Fiqure 18.120.280.B.2: Fences that prevent visibility from public right-of-way and open spaces can decrease

security.
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Motorists’ view. Screening and landscaping must not block motorists’ views of pedestrians
crossing streets, driveways, and vehicular circulation areas. Where visibility is necessary to
avoid creating an unsecure area and to reduce the potential for pedestrian/vehicle collisions,
vegetation that will not obstruct views between 3’ and 8’ above the ground is required. (See
Figure 18.120.020.H.2.c.)

Figure 18.120.280.B.3: Keep landscaping open between 3 feet and 8 feet above grade where there is the need

for visibility.

5.

Passive surveillance. Structures and site elements must be designed to provide for “passive

surveillance,” the ability of people occupying buildings and public spaces to view all parts of
accessible spaces.

Figurel8.120.280.B.4. Passive surveillance, or the ability of people in buildings or traveling along roadways to

see outdoor spaces, Increases security.

6.

[~

Access control. The development design must have appropriate natural access control. The
design must employ features, as necessary, that delineate where the general public should
not enter without an invitation. For example, a low fence or hedge can indicate that people
should not enter a yard or open space except through a gate or opening. Access control
should not limit visibility or passive surveillance.

Territorial definition. The development design must clearly indicate through site planning and
design measures which parts of the site are and are not open to the public. See Figure
18.120.280.B.5 below for an example of this technique.
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Figure 18.120.280.B.5: Note the use of both territorial definition in the foreground seating area and access
control in the gate towards the rear of this picture. The gate, even if unlocked, indicates that the courtyard in
the background is private while the benches indicate that people are welcome to use the courtyard in the
foreground.

8. Maintainability. The development design must incorporate easily maintained and vandal-
resistant elements. See also OMC 18.120.450.B.2, which addresses durable building materials.

Figure 18.120.280.8.6: This residential complex incorporates passive surveillance, territorial definition, and
qood visibility and lighting to provide a more secure pathway and open space.

18.120.300 Site elements and design

Section contents:

18.120.310 Introduction.
18.120.320 Parking areas.
18.120.330 Pedestrian oriented open space.
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18.120.340 Landscaping.

18.120.350 Walkways and circulation elements.
18.120.360 Lighting.

18.120.370 Other site features.

18.120.310 Introduction

This subchapter addresses the size and design of site elements such as landscaping, parking areas, walkways,
open spaces, site furniture, and fences. Whereas OMC 18.120.200 (Site Planning) addresses the location and
configuration of such elements within the framework of site planning, this chapter specifies requirements for
their physical characteristics. This subchapter does not apply to site features in the public right-of-way.

18.120.320 Parking areas

A. INTENT

The requirements of this section are intended to:

1. Reduce the visibility of parked vehicles from Downtown streets, public spaces, and adjacent
properties.
2. Increase pedestrian access.
B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design
Sub-Districts. Note: The requirements in this section are in addition to the requirements of OMC18.36.180
(parking lot landscaping and screening) and 18.38.220 (parking design standards). See also OMC 18.120.220
for parking lot location requirements on designated streets in the Downtown.

1. Walkways through parking areas. Developments must have specially marked or paved
walkways through parking areas. Generally, walkways must be provided at least every four
rows or at least every 180 feet, whichever will yield more walkways. Walkways must be
aligned to connect with major building entries or other sidewalks, walkways, and destinations.
Walkway must be a minimum of 4 feet wide (unobstructed clear width excluding vehicle

overhang).

Figure 18.120.320.B.1: Parking area walkway examples. Note that clear walkway width must account for
vehicle overhang.
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Figure 18.120.320.B.2: Example parking area walkway configuration.

2. Bumper overhang next to walkways and landscaping. Where angle or perpendicular parking
abuts a landscape strip or walkway, a 2 feet-wide paved area must be provided to prevent a
vehicle’s bumper overhang from infringing on the walkway or landscaping. Alternatively,
wheel stops may be utilized to prevent a vehicle’'s bumper overhang from infringing on the
walkway or landscaping, for example in locations where a walkway is at the same grade as
the adjacent parking stalls.

Figure 18.120.320.B.3. Concrete extension to accommodate bumper overhang.

18.120.330 Pedestrian oriented open space

A. INTENT

The requirements of this section are intended to:

1. Ensure that accessible open spaces, whether public or private, are safe, comfortable, usable,

and attractive.

2. Provide spaces for informal activities such as picnicking, relaxing, meeting friends, and as
appropriate, children’s play.

3. Establish the minimum standards for how pedestrian oriented open space will be developed
when it is proposed to satisfy provisions of OMC 18.120.220 C, D, and E or when it is
proposed as part of a new development or redevelopment project.
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B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design

Sub-Districts:

1.

Pedestrian oriented space elements. Providing “Pedestrian Oriented Open Space” is an option

for satisfying some requirements in OMC sections 18.120.220.C, D, and E. (Allows buildings
on Type A Pedestrian Oriented Streets, Type B Pedestrian Oriented Streets, and Type C
streets to be set back from a public right-of-way if the setback area meets pedestrian oriented
open space standards). When Pedestrian Oriented Open Space is used to satisfy these
requirements, it must meet the following standards:

a. A Pedestrian Oriented Open Space must meet the following requirements:

i. Location: A Pedestrian Oriented Open Space must be located adjacent to areas
with significant pedestrian traffic to provide interest and security, such as
adjacent to, or visible from, a building entry. Such areas must provide visual
and pedestrian access into the site from a street, private access road, or non-
vehicular courtyard.

ii. Surface: A Pedestrian Oriented Open Space must have paved walking surfaces
of either concrete, walkable crushed rock, or _unit paving as approved by the

City.

iii Seating: A Pedestrian Oriented Open Space must have at least 2 feet of seating
area (a _bench or ledge at least 16 inches deep and appropriate seating height)
or one individual seat per 60 square feet of plaza area or open space.

iv. Landscaping: A Pedestrian Oriented Open Space must have components that
add visual interest, but do not act as a visual barrier. This could include planting
beds, potted plants, or both.

v. A Pedestrian Oriented Open Space may not have unscreened adjacent
(immediately next to or adjoining) parking areas or service areas (e.d., trash
areas). Such features must be separated with Type | screening as described in
OMC 18.36.060.

vi. A Pedestrian Oriented Open Space may not be immediately next to or adjoining
a chain-link fence.

vii. A Pedestrian Oriented Open Space may not be immediately next to or adjoining a
blank wall, as defined in OMC 18.120.120 B 2, without blank wall treatment as
required by OMC 18.120.480.

A Pedestrian Oriented Open Space must be designed to exclude motor vehicles
from the area, except for emergency vehicles, maintenance vehicles, and those
related to open space activities, such as food trucks. This requirement does not
apply to approved woonerfs that meet design principles for shared spaces.

<
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Figure 18.120.330.8. 1. Illustration of favorable elements of a Pedestrian Oriented Open Space and example of
a successtul space on the right.

18.120.340 Landscaping

A. INTENT

The intent of this section is to:

1. Support the provisions of Chapter 18.36 OMC: Landscaping and Screening.

2. Ensure landscaping, including plantings, ground forms, natural elements, paving and
hardscape, site furniture, and other site features are an integral part of the overall site and
community design.

3. Complement the architecture, other site elements, and the visual appearance of the
neighborhood, as well as the Northwest environment.

4, Encourage compositions of plant materials and site features that create an appropriate visual
character such as formal, informal, or natural.

5. Use landscape design to help define a distinctive design character that distinguishes different
Downtown Design Sub-Districts and Downtown as a whole.

6. Reduce the summertime heat and glare buildup within, and adjacent to, parking lots.

7. Reduce landscape maintenance requirements and help ensure that the landscape elements
are attractive and healthy over time.

B. REQUIREMENTS

The requirements of this section do not supersede OMC Chapter 18.36, which establishes development
standards for landscaping as part of site development. The requirements in this section augment OMC Chapter
18.36 with design requirements specific to the Downtown. Where there is a conflict between the provisions of
this section and OMC Chapter 18.36, the City will determine which provisions apply based on which best meets
the intent of the design guidelines. The requirements of this section do not apply to public projects within the
public right-of-way. For the purpose of this section, “landscaping” and “landscape elements” include plant
materials and their beds, pavements, walls and fences, water features (except shorelines covered by the City's
Shoreline Master Program), site furnishings, trellises, planter boxes, “green walls,” and related elements.

A-35




DocuSign Envelope ID: 5F36A951-1101-407D-88D1-887BDD7791CE

EXHIBIT A

1. Landscaping Requirements for the Core, Business Corridor, and North Capitol Way

Sub-Districts:

The following landscaping requirements apply to new developments and substantial re-developments in the

Core, Business Corridor, and North Capitol Way Sub-Districts:

a.

=2

[©

=

General Character and Intent: These Sub-Districts are envisioned to be intensively
developed, therefore landscaped areas are likely to be limited. Developments must
incorporate landscape elements to enhance building forms and provide smaller scale

visual interest. Developments must emphasize uniform plantings in a linear or
geometric pattern, with plants pruned into regular shapes and symmetric landscape
layouts with straight walkways rather than naturalistic landscape layouts.

Plant Materials: Landscaping must consist of durable, well-suited ornamental trees
and shrubs to complement buildings. Plantings may be structural, space-defining
features.

Pavements: Hardscaped elements of landscaping must consist of high guality
pavements such as concrete and pavers. Asphalt and gravel are prohibited.

Furniture and Site Furnishings: Site fixtures must complement the materials and
character of the development’s building. Furniture and lighting must reflect the
historic character of the Sub-District.

Figure 18.340.B.1: Relatively formal space defining landscaping is appropriate where there is room in the Core

and along Capitol Way.

Figure 18.120.340.B.2. Small scale /andscape enhancements are appropriate if maintained.,
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Flgure 18.120340.8.3: Landscaping can be effective in enhancing and softening formal building elements,
especially in more intense areas such as the Core and along Capitol Way.

2. Landscaping Requirements for the Waterfront Sub-District

The following landscaping requirements apply to new developments and substantial re-developments in the
Waterfront Sub-District:

a. General Character and Intent: The Waterfront Sub-District, especially in the Percival
Landing segment, features a variety of landscape characters ranging from naturalistic
compositions of grasses and driftwood to lawn areas with floral edges. This Sub-
District may also feature seasonal displays that enhance specific areas (typically
outdoor dining areas) and add color. Landscaping must emphasize naturalistic
plantings and, as an option, add seasonal displays in landscape improvements.

Figure 18.120.340.B.4: Existing landscaping in the Waterfront Sub-District features a wide variety of plantings
and characteristics. Note the mix of seasonal floral and naturalistic plantings, and the backdrop of large

evergreen trees.
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Plant Materials: For properties on the West Bay waterfront and Percival Landing, a
wide range of landscape characters may be incorporated depending on the available
space, pedestrian activities, and adjacent buildings. For properties on the East Bay
waterfront, plant materials must reinforce streetscape design and provide screening
of unsightly areas. All plants on waterfront sites must be salt and ground water

hardy.

Pavements: Pavements along an esplanade must conform to standards established
by the City. Other pedestrian walking surfaces must meet standards established by
the City or feature decorative pavement to accentuate special areas, unless the
applicant demonstrates to the City’s satisfaction that site constraints warrant
departure from this requirement and that the alternative will achieve the design
intent.

Furniture and Site Furnishings: Site furniture must be functional and weather
resistant. If a more specialized design is desired, the design should reflect a maritime

character.

3. Landscaping Reqguirements for the Art/Tech Sub-District

The following landscaping requirements apply to new developments and substantial re-developments in

the Art/Tech Sub-District:

a.

General Character and Intent: The Art/Tech Sub-District is intended to provide for a
mix of robust activities that may require frequent deliveries and outdoor work space.

The character of landscaping in this Sub-District should reflect that guality, so
landscape features should be hardy and limited to those areas not needed for active
uses. The visual character of the area can be greatly enhanced with compact
landscape screening and plantings in areas where people will pass or congregate
such as building entrances and outdoor seating areas. Because of the envisioned
variety of site uses and conditions, individual, site-specific landscape solutions may
be necessary and desirable.

Some developments in the Art/Tech Sub-District, such as those shown below in
Figure 18.120.440.B.5, include extensive garden areas in an otherwise industrial
setting. Such gardens with plantings, special features, and art are encouraged where

they do not conflict with site activities.

Fligure 18.120.340.B.5.: Some_informal landscaping treatments that would be

appropriate in the Art/Tech area but not necessarily in other Sub-Districts.

The guidance below is primarily for sites with more intensive industrial activities.
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Figure 18.120.340.B.6. Attractive gardens that provide excellent examples

of oases within an otherwise light industrial setting. This intimate juxtaposition of workshop and garden

experiences Is quite unique to Downtown Olympia and a major asset.

b.

[©

=

Plant Materials: Plant materials must be maintainable in the areas they are planted.
Large scale trees, used to soften the “semi-industrial” character of this area, may be
planted where there is room for the crown and the root system. On sites where
vehicle traffic is expected, plantings and their root systems must be protected with
measures such as raised beds, bollards, and special soil treatments.

Pavements: Hardscape elements of the landscaping may consist of utilitarian
pavements such as asphalt or concrete, but artistic pavements and details are
permitted and encouraged, especially if they relate to on-site activities.

Furniture and Site Furnishings: Site furnishings must reflect the activities and
conditions on the site. For example, do not use delicate, residential quality furniture
near industrial activities. Artwork installations are permitted.

4. Landscaping Reqguirements for the Entertainment Sub-District

The following landscaping requirements apply to new developments and substantial re-

developments in the Entertainment Sub-District:

a.

General Character and Intent: There is generally very little space for substantial
landscaping in the Entertainment Sub-District because most buildings front directly
on the street. There are exceptions, such as City Hall, which has a small plaza with
landscaping and site furniture. The intent of the requirements for the Entertainment
Sub-District is to create an especially vibrant, colorful day- and night-time pedestrian

environment with interesting details. Where possible, landscaping should emphasize
small-scale features such as baskets and planters to enhance the pedestrian

experience.
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Figure 18.120.340.B.7: Plant beds in front of City Hall, Note the raised beds that enable easy maintenance and

the bands of ornamental pavement.

b.

Plant Materials: Where possible, landscaping should consist of small-scale ornamental

plants to add color and texture to the area.

Figure 18.120.340.8.8- Small scale plantings that add pedestrian interest. Note how the simple planter with

grass defines the space and makes it more inviting.

C.

=

Pavements: For hardscape elements of landscaping, standard concrete pavements
are permitted. Where space allows, such as in entryways, small areas of unique and
high quality pavements, such as tile and terrazzo, are permitted and encouraged to
add pedestrian interest.

Furniture and Site Furnishings: Furniture and site features, such as lighting, must be
easily maintainable and made of durable materials and relate to the character of the
building’s architecture.

5. Landscaping Requirements for the Residential Neighborhood Sub-District

The following landscaping requirements apply to new developments and substantial re-developments in

the Residential Neighborhood Sub-District:

a.

General Character and Intent: The Residential Neighborhood Sub-District includes
two distinct types of land uses: 1) single and multifamily residences and 2) office
buildings, often associated with the Capitol Campus. Additionally, small retail is
encouraged in some areas.

For residences and mixed-use projects, landscaping must employ a mix of trees,
shrubs, ground cover, and some lawn to both frame and enhance new development.
Storefronts must feature pedestrian oriented facades so there may not be
opportunities for landscaping if small retail shops are developed. Where appropriate,
landscape screens must be installed to enhance privacy and reduce impacts on
adjacent properties. Dense screens over 4 feet in height that prevent views from the
street into front yards are prohibited as they present a security hazard. Landscape
layouts may either be formal with symmetric, space-defining plantings, or may be
informal with irreqular plantings in a more “natural” composition.
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Figure 18.120.340B.9: Formal residential landscaping (left) and more informal landscaping (right).

New office buildings may either feature one of the residential options described
above, or if there is sufficient open space on the site, new developments may emu-
late the Capitol Campus’s Olmsted landscape character, which is typified by a layer-
ing of plant materials from lawn to low shrubs to trees around open areas, to create
room-like spaces. Within these spaces, passive, palliative use is encouraged with
curving pathways, furnishings, and features that take advantage of the site’s natural
assets such as view corridors, landforms, or specimen plants. If the Olmsted design
character is selected, the design should feature asymmetric plantings of large (at ma-
turity) trees, ample lawn areas, some ornamental shrubs or beds, and curvilinear
walkways.

Figure 18.120.340.B.10. The Capitol Campus reflects the Olmsted Firm’s design character with informal

qroupings of large trees, curvilinear walkways, and lawn areas.

b.

Plant Materials: A wide range of plant materials is appropriate for residential

developments. Residential lots may feature formal or informal gardens, lawn areas,
or more naturalistic landscaping emphasizing native species. Landscaping in
residential developments must avoid large paved areas except for small plazas
designed for outdoor living that feature ornamental plantings and furniture.

For non-residential developments, if the Olmsted landscape character is selected,

large (signature) trees and curving lawn areas must predominate with shrubs and

planting beds used as building enhancements and space-defining elements.

Residentially scaled landscaping described above is appropriate for small spaces. The

use of landscaping to facilitate the transition between large and small buildings or

between residential and commercial developments is encouraged.
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Figure 18.120.340.8.11: An Olmsted-style landscape design approach applied to an urban setting.

C. Pavements: Hardscape elements of the landscaping must consist of concrete
pavements, unit pavers, or decorative elements such as tile.

d. Furniture and Site Furnishings: Site furniture is not required in residential
development, although trellises, canopies, attractive gateways, and other site
features can enhance a residential complex and are permitted and encouraged.

6. Perimeter Landscaping Requirements for Parking Lot Landscaping for all
Downtown Sub-Districts:

The following perimeter landscaping requirements apply to parking lots for new developments and
substantial re-developments in all Downtown Sub-Districts:

Perimeter landscaping for parking lots must adhere to the requirements in OMC 18.36.180 (which
requires a 10 foot wide landscape buffer in the front facade, or 5 feet on the side) or as an alternative,

the applicant may elect to install parking lot perimeter screening consisting of the following (interior
parking lot landscaping is still required):

a. Provide a planting bed, at least 5 feet wide that incorporates a low masonry wall, 2-
1/2 feet to 3 feet tall with landscaping or trellis (or both) as described below. When
parking is adjacent to a right-of-way, the planting bed must be on the street-side
between the parking area and street facing front of the wall. The planting bed must

feature the following plantings:

i Deciduous or evergreen trees (or both) spaced to create a continuous canopy

(approximately 30 feet on center or as directed by the City). Alternatively, a
trellis and shrubs, as in Figure 18.120.340.B.13 may be substituted for the
trees.

ii. Shrubs spaced to provide complete coverage of the planting strip within three

years of planting.

iii. The wall of the planting bed must be constructed of material approved by the

City and consisting of brick, stone, decorative concrete or concrete block, or
other permanent material that provides visual interest and helps to define the

street edge. (See Figure 18.120.340.B.10 for an example). The wall and bed
should be relatively continuous but may feature breaks at key points for
pedestrian access.

iv. The City may require breaks in the wall and planter strip to facilitate
pedestrians entering the site.
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Figure 18.120.340.B.12. Parking area planting buffer with low wall and landscaping. lllustration with trees
(left) and example with trellis (right).

7. Green walls. Green walls may be used in all Sub-Districts and on designated historic
properties if the applicant demonstrates to the City’s satisfaction that a green wall does not
detract from the site’s historic character. Green walls shall be properly irrigated and
maintained.

8. Stormwater management techniques. Rain gardens and other landscape techniques to
reduce stormwater runoff are encouraged in the South Capitol Way and Residential
Neighborhood Sub-Districts.

18.120.350 Walkways and circulation elements

A. INTENT

The requirements of this section are intended to:

1. Provide safe and direct pedestrian access that accommodates pedestrians of all ages and
abilities, minimizes conflicts between pedestrians and vehicular traffic, and provides
pedestrian connections to neighborhoods.

2. Accommodate people riding bicycles.
3. Provide attractive internal pedestrian routes, promote walking, and enhance the character of
the area.
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Figure 18.120.350.A. Well-designed pedestrian ways are important in urban areas.

B. REQUIREMENTS

The following requirements apply to all developments and substantial re-developments in all Downtown Sub-

Districts.

Note: This section does not apply to the areas added to sidewalks to meet the setback

requirements to achieve a 12-foot or 10-foot wide sidewalk in 18.120.220. C, .D, and .E.

1.

Walkway widths. Walkways (not within the public right-of-way) must be sufficiently wide to

serve their intended purpose and level of use. All required walkways are to be clear of
permanent obstructions. In addition, all walkways must meet the following specific

requirements:

a. All walkways must be at least 4 feet wide with widened areas, at intervals approved
by the City, for two wheelchairs to pass, except the width requirements of this
subsection do not apply to walkways for very occasional use such as paths to a
service area serving a single residential unit.

b. All walkways to main entrances to commercial businesses must be at least 6 feet
wide.

C. All walkways to assembly type spaces such as theatres and auditoriums where heavy
pedestrian traffic is anticipated must be at least 10 feet wide.

d. All walkways for which bicycle traffic is anticipated must be at least 10 feet wide with

a 2 foot wide shoulder (12 feet total width) and signed and configured for safe
pedestrian traffic as well as bicycle movement.

Walkway safety. The development must have clear visibility along all walkways (outside the

public right-of-way). For safety and wayfinding, landscaping may not block visibility to and
from a path in a way that conflicts with the requirements in OMC 18.120.280. A walkway
must have maximize visibility, as approved by the City, where it crosses vehicle routes such
as alleys and driveways so that pedestrians and drivers can clearly see each other.

Walkway enhancements. Where a walkway in a development (outside the public right-of-way)

is within 5 feet of a blank wall, as defined in OMC 18.120.120 B 2, measured perpendicularly
to the wall (see section 18.120.480), at least one of the following elements must be
incorporated into the walkway:

a. Blank wall treatment per OMC Section 18.120.480, or
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b. A landscaped strip, at least 3 feet wide between the wall and the walkway featuring
shrubs, trees, or vines (or some combination of the three) as approved by the City.

Pedestrian circulation where facades face parking areas. Where a development includes

building with a main entrance or a walkway to a primary entrance that faces an off-street
parking area rather than the street, the development must have wide walkways with street
trees and pedestrian lighting adjacent to the facades of retail and mixed-use buildings. Such a
walkway must be at least 12 feet wide to allow for 8 feet minimum unobstructed width and
landscaping and must include the following:

a. Trees, as approved by the City, spaced as directed by the City, considering the size
of the trees at maturity. Trees must be placed in grates or landscaped planting beds.
Breaks in the tree coverage will be allowed near major building entries to enhance
visibility. However, the walkway must have no less than one tree per 60 lineal feet of

building facade.

Pedestrian-oriented lights spaced no more than 40 feet on center.

[=

Figure 18.120.350.B.1. Left.: lllustration of requirements for a building front facing a parking area. Right:

Example of a successtul pedestrian sidewalk between parking lot and storefront.

5.

Separation between internal walkway and ground related residential units. For residents’

privacy and to maintain a comfortable transition between the walkway and the interior of the
residence, ground-related residential units, as defined in OMC 18.120.240, facing a walkway
must be set back at least 10 feet from the walkway or raised at least 3 feet above grade (or,
preferably, both). The area between the ground-related residential unit and the walkway
must be either landscaped, stairs/an entry, or have a deck, porch, or other space for outdoor

living.
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Figure 18.120.350.B.2: The raised floors and setbacks from a walkway provide privacy for the residents and an

inviting transition from the public realm to the private living space.

18.120.360 Lighting

A. INTENT

The requirements of this section are intended to:

1. Encourage the use of lighting as an integral design component to enhance buildings,
landscaping, or other site features.
2. Increase personal safety and security.
3. Increase night sky visibility and to reduce the general illumination of the sky.
4. Reduce horizontal light glare and vertical light trespass from a development onto adjacent
parcels and natural features.
5. Enhance the night time pedestrian environment, especially in the Entertainment Sub-District.
6. Increase design consistency within the development.
B. REQUIREMENTS
The following requirements apply to all developments and substantial re-developments in all Downtown Sub-
Districts:
1. Site lighting levels. All publicly accessible areas must be lighted with lighting levels as follows:

Condition

Lighting levels in foot-candles on the ground

Minimum

Maximum

Preferred

Low- or non-pedestrian and vehicular

traffic areas, private parking lots,

secure storage areas, etc.

.5

2

1
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Lighting levels in foot-candles on the ground

Condition Minimum Maximum Preferred

Moderate pedestrian areas and 1 4 2
building entries, most walkways, some
pedestrian oriented open spaces, etc.

High pedestrian areas such as building
entries and areas where personal
security is a concern

N
I~
lw

Public parking lots

=
N
I~

The maximum exterior light level anywhere within the development is 5 foot candles,
measured on the ground. Lighting must be provided at consistent levels, with an average
lighting level to minimum lighting level uniformity ratio no less than 3:1, to create gradual
transitions between varying levels of lighting and between lit areas and unlit areas. Highly
contrasting pools of light and dark areas are prohibited.

2. Light quality, height, and shielding. Lighting must meet the following light quality, height, and
shielding requirements unless the applicant demonstrates to the City’s satisfaction that there
is a compelling reason these requirements cannot be met:

a. Parking area lighting fixtures must be fully shielded, Dark Sky Approved, and
mounted no more than 20 feet above the ground (no more than 15 feet above the
ground in the Residential Neighborhood Sub-District), with lower fixtures preferable
S0 as to maintain a human scale.

b. Exterior lighting may not spill onto adjacent properties.

C. Pedestrian lighting may not exceed a height of 15 feet above the ground, except in
parking areas as noted in subsection a above.

3. Architectural lighting. Steady, non-flashing lighting of building features, artwork, and special
landscape elements may be allowed, if the applicant demonstrates to the City’s satisfaction
that the light causes no significant adverse impact.

4. Character of light fixtures and mounting. The design character of site and building-mounted
lighting must be consistent with the site's architecture. Alternatively, the design of site and
building-mounted lighting may be unobtrusive without embellishment or specific character,
provided the lighting fixture’s visibility is minimized.

18.120.370 Other site features

A. INTENT

The requirements of this section are intended to:

1. Ensure that site features such as walls, fences, poles, gates, and screens are well constructed
and easily maintainable.

2. Enhance the pedestrian environment and the general appearance of Downtown.

B. REQUIREMENTS

The following requirements apply to all developments and substantial re-developments in all Downtown Sub-
Districts:
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Fences and walls.

a. Except where used for screening of service areas, utilities, mechanical equipment, or

other facilities, fences must not obscure building fronts or site features.

b. Fences and walls must be made of durable, easily maintainable, and vandal-resistant
materials.
C. Except in the Art/Tech Design Sub-District and for Port of Olympia properties, chain

link fences are prohibited along the street-facing fronts of properties in the
Downtown. Chain link fences may be used for temporary purposes, such as
construction or short-term security. Where permanent chain link fences are used,
they must be black vinyl coated.

d. Wooden fences are prohibited in the Core, Entertainment, and South Capitol Way
Sub-Districts as they are less permanent and do not contribute to the historic and
urban character desired there.

e. Where a retaining wall adjacent to a public sidewalk is necessary, the wall must be
stepped back so that the top of the wall surface closest to the sidewalk is no more
than 30 inches high. If greater height is required, terraces must be constructed no
more than 30 inches high with at least 18 inches horizontal steps between each
terrace riser. See Figure 18.120.360.B.1. The City may allow other configurations,
such as a higher wall set back from the sidewalk and landscape, if the applicant
demonstrates to the City’s satisfaction that such a wall is necessary for development

and the objectives of this section are achieved.

Figure 18.120.370.B.1. Allowable terrace confiquration for wall or rockery adjacent to a public sidewalk. Note

that this illustration shows a stone wall but other masonry and concrete walls are acceptable as well.

2.

Poles and other vertical elements outside of the public right-of-way. Poles and other vertical

site elements must be minimized on property outside of a public right-of-way.

a. Wires and other hanging features are prohibited except for otherwise-allowed
temporary features such as permitted signs.

b. See also requirements for service areas and mechanical equipment, OMC 18.120.260.

Exception: The requirements in this subsection 2 do not apply to desirable vertical elements

intended to enhance the pedestrian environment, such as weather protection, flag poles,
banners, art installations, artistic lighting, supports for hanging flower baskets, trellises, and
supports for green walls.

Alcove (recessed entry) gates.
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a. Alcove gates must be made of durable, easily maintainable and vandal-resistant
materials. To reduce the likelihood of graffiti, gates with smooth surfaces are
prohibited unless they can easily be repainted or cleaned.

b. Chain link or wooden alcove gates are prohibited along the front of properties. The
City may make exceptions for creative applications.

C. Alcove gates must be installed in a manner that can be easily removed in the future
with minimal damage to the building.

d. For historically designated properties or properties within the Downtown Historic
District, see OMC 18.105, Historic Structures and Buildings within Historic Districts,
and 18.12.090, Historic Preservation, for additional requirements.

18.120.400 Building design

Section contents:

18.120.410 Intent and exemptions.

18.120.420 Building character.

18.120.430 Reaqistered historic district and sites.

18.120.440 Architectural composition, massing, and articulation.
18.120.450 Human scale building elements and details.
18.120.460 Pedestrian oriented facades and weather protection.
18.120.470 Materials and colors.

18.120.480 Blank wall treatments.

18.120.490 Above-grade structured parking,

18.120.410 Intent and exemptions

A. INTENT

This subchapter addresses the function, quality, and character of building exteriors. The purpose of this

subchapter is to:

1

2.

|

>

|

[©>

Improve the pedestrian environment.

Increase the distinctiveness and individuality of the Downtown Design Sub-Districts.

Retain and preserve historic resources.

Produce buildings that are more durable, easily maintainable, vandal resistant, and
compliment the history of Olympia and its historic resources that give the City a unigue sense

of place.

Enhance buildings’ functionality, especially as it relates to the function of facades and entries.

Add to Downtown’s overall visual quality.
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B. EXEMPTIONS

Structures within the Downtown Historic District and any properties within the Downtown Design District that
are individually registered as historic sites are subject to requirements in OMC 18.120.430 and are exempt
from all other requirements found in OMC subchapter18.120.400.

18.120.420 Building character

A. INTENT

The requirements of this section are intended to:

1. Reinforce a distinct building design character for each of the Downtown Sub-Districts.

2. Retain Downtown'’s diversity of design character and to retain and preserve historic resources.
3. Create more design continuity and compatibility between the facades of nearby buildings.

4. Encourage preferred uses in each of the Downtown Sub-Districts.

5. Coordinate with street design measures to create attractive and functional streetscapes.

6. Allow for creativity in the design of new buildings.

B. REQUIREMENTS

Figure 18.120.420.B. 1. While emphasizing the entry is laudable, the classical arch and columns clash with the
other more contemporary facade elements.

The following requirements apply to all new development or substantial redevelopment in all Downtown Design
Sub-Districts:

1. Design character of building elements and details. A building’s elements and details must be
consistent with the building’s architectural style and character. For example, ornate historic
elements are prohibited on a contemporary styled building and single family residential details
on large buildings are prohibited.

Compatibility with the architectural character of individual Design Sub-Districts. Where a
development is located in more than one Design Sub-District, the applicant must identify
which Design Sub-District identified in 18.120.130 B the applicant has chosen as the
applicable Sub-District for the development That Sub-District will be the basis for all the
requirements in this section. The development must incorporate the architectural design
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elements and characteristics described in the subsection for the applicable Sub-District. The
City will require revision of an application if it does not meet the applicable design

requirements.

Exception: If the project application is for a building remodel or addition to an existing
structure, the applicant may either demonstrate that the proposal meets the design
requirements of the applicable Sub-District or that the new building elements positively relate
to the architectural character of the existing building.

Existing Character Defining Buildings Buildings with Desired Characteristics
Classic styled building with reqular Contemporary styled buildings with vertical facade with top,
patterns of vertically oriented windows middle, and base

Nicely detailed commercial building with Traditionally styled buildings with brick on the front facade
modulation and window groupings

Figure 18.120.420B.2: Desired building characteristics in the Core Sub-District.

a. Core.

Description. The early 20th century architecture of the historic retail core sets the
design foundation of this Sub-District. The architectural design objective for the
Core Sub-District is to reinforce its historic character, which features excellent
examples of classically detailed buildings and early 20th century storefronts (see
Olympia Downtown Historic District National Register Listing, available online or

at City Hall).

ii. Requirements. A building in the Core Sub-District may be modern in appearance,
materials, and detailing but must reflect the historic qualities by incorporating at
least two of the following design characteristics and elements:

1. A vertical facade composition with a top, middle, and base.

2. Building modulation or upper story setbacks (or both).

3. Groupings or regular patterns of vertically oriented windows.
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4. Traditional materials such as brick, tile, and concrete in the front facade.

Business Corridor.

Description. The architectural design objective for development along South
Capitol Way and other Business Corridor Sub-District buildings is to enhance the
visual connection between the State Capitol Campus and the Core. Capitol Way
is a Type A Pedestrian Oriented Street (See OMC18.120.140). Similarly, the
objective along Plum Street (which is a Downtown Entry Street as described in
OMC 18.120.140) is to encourage high quality buildings and an attractive
streetscape as an entry into Downtown.

Requirements: A Building in the Business Corridor Sub-District must have at least
two of the following design characteristics and elements:

1. Welcoming entries or plazas with landscaping or special features.

2. Artwork or other qualifying pedestrian amenities.

3. Ground floor pedestrian activities, especially on Capitol Way.

4. Building modulation or upper story setbacks (or both).

5. Special corner treatment (e.q. corner entry or building element) at
intersections.

Existing Character Defining Buildings | Buildings with Desired Characteris-

tics

New mixed-use building

Hotel with corner feature

Mixed-use building

Mixed-use building
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Mixed-use building Mixed-use building with corner feature

Figure 18.120.420.B.3. Desired building characteristics in the Business Corridor Sub-District. Note that high
visibility corners, as noted in Fiqure 18.120.140.A.1 are also subject to provisions in section 18.120.450.B.5.

C. North Capitol Way.

Description. The North Capitol Way Sub-District is an important pedestrian
connection that has significant development opportunities. Currently there is a
wide variety of building types in the Sub-District with the industrial vernacular of
the new market buildings standing out. The architectural design objective of the
North Capitol Way Sub-District is to enhance pedestrian connections between the

Core and the Olympia Farmers Market.

ii. Requirements. A building in the North Capitol Way Sub-District must have at
least two of the following design characteristics and elements:

1. Ground floor exterior materials with texture (such as brick or wood

siding).

[

Relatively high level of transparency at the ground floor. (See OMC
18.120.220.C and .D) Buildings with ground-related residential units
meet this requirement by satisfying OMC 18.120.240.

|

Compliance with Type A Pedestrian Oriented Street requirements as
described in OMC 18.120.220.B.

4. Building modulation or upper story setbacks (or both).

Existing Character Defining Buildings Buildings with Desired Characteristics
Market — Utilitarian with nice detailing Small office with ground floor building materials
with texture, building modulation, and upper story
setbacks
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Industrial vernacular adapted to pedestrian-ori- Mixed use with storefronts with high transparency
ented commercial, ground floor materials with at the ground floor

texture

Ground floor residential
Figure 18.120.420.B.4. Desired building characteristics in the North Capitol Way Sub-District.

d. Art/Tech.

i Description. The architectural design objective of the Art/Tech Sub-District

is to create new or rehabilitate existing buildings that are functional for
commercial, light manufacturing, and artisanal activities. The incorporation
of “warm industrial” materials—weathered wood, metal, etc.—and design
elements—qgarage doors or large entryways that engage the street, parklets,

etc.—are encouraged.

ii. Requirements: A building in the Art/Tech Sub-District must have at least
three of the following design characteristics and elements:

1. An eclectic character that accommodates “workshops” (e.q., light
manufacturing, commercial kitchens, technical, art, and artisan studios)

as well as other similar activities.

2. Adaptive reuse of an existing, structurally sound building or buildings.

3. Simple architectural elements, loading areas, and minimal detailing that
echo the character of existing, older warehouse stock; solid massing
conveying perimeter walls to the lot line, and expansive interior
volumes: and roof systems designed to span large volumes including
barrel vault and truss form roofs often with prominent front parapets.

4. Industrial fixtures and materials that are durable, including metal and
wood siding, masonry, and durable panel systems.

5. Views into the building so that people can observe the enclosed
activities.

6. Unique or colorful lighting.
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Existing Character Defining Buildings Buildings with

Desired Characteristics

Repurposed warehouse space — an example of adap- | Expanded older building with industrial fix-

tive reuse of a structurally sound building tures and durable materials

Industrial building with mural — an example of New mixed use building with simple

eclectic character

architectural elements and minimal detailing

Adaptive use

New office building with views into the
building

Figure 18.120.420.B.5: Desired characteristics of buildings in the Art-Tech Sub-District.

e. Waterfront.

Description. The architectural design objective of the Waterfront Sub-

District is to better connect Downtown to its waterfront location— visually,
physically, and symbolically. Design elements found at Percival Landing like

furnishings, light fixtures, marine hardware, wood pilings, boardwalks, and

rope should be incorporated into new developments to help draw the

aesthetics of the waterfront deeper into Downtown. Designs and materials
might reflect additional waterfront themes of shoreline ecology, Northwest
Native American history, historic industrial uses, sailing and boating, fishing

and aquaculture, and commercial trading at the Port.

Requirement. A building in the Waterfront Sub-District must have at least

two of the following design characteristics and elements:

1. Wide (over 6 feet) overhangs facing the shoreline for weather
protection.
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[

Large windows (6 feet wide or wider) on the ground floor facing the

water. Windows may be multi-paned.

[

Simple building forms with sloped roofs.

[~

A simple palette of facade materials. Materials with texture such as

wood or metal siding are encouraged.

Existing Character Defining Buildings

Buildings with
Desired Characteristics

Waterfront restaurant with maritime character with

Wide esplanade with shelter with wide over-

large windows on ground floor facing the water

Hands-on Children’s Museum, a building with a sim-

ple palette of facade materials with texture

Simple building forms with sloped roofs

hangs providing weather protection

Building assemblage with maritime elements

Traditional maritime industrial buildings with

simple building forms and sloped roofs

Figure 18.120.420.B.6. Desired building characteristics in the Waterfront Sub-District.

f. Entertainment.

Description: The architectural design objective for the Entertainment Sub-

District is to foster artistic and creative expression and create a hub of

dining, nightlife, and the performing arts. Architectural elements in this Sub-

District should focus on art, theatricality, imagination, with decorative night

lighting and expressive detailing. Buildings (and streetscapes) should support

entertainment and pedestrian activities, intimate but safe pedestrian spaces,
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consistent and inviting lighting, windows that put “eyes on the street,” and

clear wayfinding.

il. Requirements: A building in the Entertainment Sub-District must feature at

least three of the following design characteristics and elements:

1. Expressive architectural style.

2. Artwork placed at the street level or the exterior of the building.

3. Pedestrian amenities in excess of what is required in OMC 18.120.450 .

4. Human-scaled elements with colorful accents.

5. Unique

or colorful lighting.

6. Transparency into ground floor activities in excess of what is required by

other sections of the Downtown Design Criteria.

Existing Character Defining
Buildings

Buildings with
Desired Characteristics

Landmark sign and ornate architecture

Contemporary building with human scaled elements

with unique and colorful lighting

Ornate style with excellent street
presence, providing transparency into
ground floor activities

Transparency into ground floor activities

New storefront block with human scaled
elements and colorful flower displays

Well maintained renovated buildings with pedestrian ameni-

ties

Figure 18.120.420.B.7: Desired characteristics of buildings in the Entertainment Sub-District.
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d. Residential Neighborhood.

i. Description. The architectural design objective for the Residential
Neighborhood Sub-District is to create an urban residential neighborhood
featuring a variety of residential types and building sizes. While architectural
variety is important, emphasis is placed on ensuring the compatibility
between old and new structures.

ii. Requirements. Where permitted, new commercial and institutional buildings
in the Neighborhood Residential Sub-District must be located and designed
to minimize conflict with the Sub-District’s residential emphasis. In the
Residential Sub-District all new multi-family projects with 5 or more units
and all new commercial buildings must emphasize a pleasant human-scaled
character by having at least 3 of the following design characteristics and
elements:

1. Residential building elements, such as porches, balconies, and enhanced
entries.

2. Design elements that show compatibility between old and new buildings.
Project plans must identify potential impacts to existing residences and
the design elements intended to mitigate such impacts. Side yard
setbacks and step backs of upper stories may be necessary to protect
the privacy of neighbors.

3. Front yard setbacks with landscaping.

4. A variety of materials, building elements, and roof forms.

5. Human scaled elements beyond those required in OMC 18.120.450.B.1.

6. Permanent facade materials such as brick, tile, or highly finished
concrete. (This is most applicable to commercial buildings but is also
appropriated for some residential structures.)
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Existing Character Defining Buildings Buildings with
Desired Characteristics

Older house with a variety of building elements 5-6 story multifamily building with design

and roof forms elements such as upper story stepbacks
Institutional building with front yard setbacks 3 story multifamily building with residential
and landscaping building elements such as balconies and

varied roof forms

Brick facade materials with porches and front Ground-related multifamily residences with
yard landscaping a variety of materials and elements
Figure 18.120.420.B.8. Desired building characteristics in the Residential Sub-District.

3. Exceptions and opportunities for flexibility. The City may allow a building with a special civic
purpose (such as a public building, assembly building, museum, or facility built for public
activities) that does not meet the requirements of this section but contrasts with its neighbors
to create a distinctive and high quality landmark.

18.120.430 REGISTERED HISTORIC DISTRICT AND SITES

A. INTENT

The requirements of this section are intended to:

1. Support the provisions of OMC chapter 18.12 and the Secretary of the Interior’'s Standards for
the Treatment of Historic Properties.
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Reinforce the historic character and pedestrian orientation of the Core Sub-District.

Maintain the Downtown Historic District as the “heart” of the community.

Allow new development with a contemporary design character provided new buildings do not

detract from the overall historic character of the Downtown.

Honor the historic scale and massing of downtown buildings, new construction should follow

original parcel size and dimensions within the historic district.

Properties within the Downtown Historic District are subject to review detailed in Table 120.01

For the purposes of this section, a “substantial alteration” is defined as:

Adding building stories, except that adding one story (e.g.: penthouse) that is
setback at least fifteen feet from all facades of the building that face a public street
(not an alley) is a minor addition.

Adding new rooms, structures, or spaces to an existing building (not including an
existing or former single-family residence) that are visible from a public street (not an

alley).

Adding structural building elements to the building facade facing a public street (not
an alley) that alter the building’s exterior appearance, such as new alcoves, entries,
storefronts, porches, balconies, windows, siding, etc.

Adding any other element to a building visible from a public street (not an alley) that
the City may identify as a substantial addition that is not identified as a “minor
alteration” below.

For the purposes of this section, a “minor alteration” is defined as:

Adding new rooms, structures, or spaces to an existing building that are not visible
from a public street (not an alley).

Adding new rooms, structures, or spaces to an existing or former single-family
residence.

Adding one story (e.d., penthouse) to an existing building if the added story is
setback at least fifteen feet from all facades of the building that face a public street

(not an alley).

Adding weather protection, such as a canopy, awning, or marquee, provided the
addition meets all other applicable guidelines and regulations and when removed
does not alter the exterior facade of the building.

2.
3.
4.
5.
B. REQUIREMENTS
1.
of this section.
2.
a.
b.
C.
d.
3.
a.
b.
c.
d.
4.

This section sets forth design requirements applicable to properties that are individually

designated historic properties or that are within a designated historic reqister district. The

process for review of these properties is shown in Table 120.01. If there is any inconsistency

or conflict between the provisions in this chapter and OMC chapter 18.105 or OMC 18.12.090,

the provisions of OMC chapter 18.105 and 18.12.090 apply.
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Table 120.01: Review Process for Downtown Historic District. Review Authority includes the Olympia Heritage

Commission (OHC) and the Joint Review Committee (JRC). For JRC standards see OMC 18.76.180.

18.120.440

Secretary of
the Interior’s | Downtown
. . . . Standards Design Cri- Review
Historic Property Designation | Type of Development for Rehabili- teria Authority
tation (18.120)
(18.105)
- . . Rehabilitation or Minor
v
Lr;glv;?:allv Designated Register Alternation OHC
FTOpErty Substantial Alteration v v JRC
. . Rehabilitation or Minor
“Contributing” Property in £ ab. tation 0 9 v OHC
Historic District Alteration
- Substantial Alteration v v JRC
“Non-Contributing” Property in Historic District v v JRC
New Construction in Historic District v v JRC

Architectural composition, massing, and articulation

A. INTENT

The requirements of this section are intended to:

1. Reduce the perceived scale of large buildings and add visual interest from all observable
scales.

2. Encourage development that is compatible with buildings on the same block in terms of
“architectural scale.” A building's apparent height and bulk may be reduced by articulating or
modulating facades and other means as required by this section.

3. Create a skyline that is visually interesting.

4. Create clear and welcoming building entries.

5. Add visual interest to buildings.

6. Protect designated landmark views and to maintain light and air circulation.

B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design

Sub-Districts, except where otherwise provided. Note: Building elements or features used to meet the

requirements in this section may also be used to concurrently meet the requirements in OMC18.120.450

(Human Scale Building Elements and Details) or OMC 18.120.460 (Pedestrian Oriented Facades and Weather

Protection), or both, and vice versa, provided the elements or features are identified as options in the

applicable sections.

1

Facade articulation for commercial and mixed-use buildings and uses. In order to reflect the
original plat divisions and to provide visual interest and variety for a pedestrian walking down
a block, at least four of the following elements must be included, at intervals no greater than
30 feet, on the ground floor facades of all mixed-use or non-residential buildings facing either
Type A Pedestrian Oriented Streets or Type B Pedestrian Oriented Streets and must be
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included on the ground floor facades of all above-grade structured parking and parking
garages.

Exceptions: Facade articulation is not required in the Waterfront or Art/Tech Sub-Districts.

a. Window fenestration patterns or entries (or both).

Non-continuous weather protection features.

c. Vertical piers, pilasters, or columns.

d. Change in building material or siding style.

e. Vertical elements, such as a trellis with plants, green wall, or art element.

f. Vertical building modulation of at least 12 inches in depth combined with a change in
roofline modulation pursuant to OMC 18.120.440.B.4 or a change in building
material, siding style, or color. The top right example of Figure 18.120.440.B.1
illustrates this option.

d. Built-in pedestrian amenities such as planters or seating.

h. Other design techniques that effectively reinforce a pattern of small storefronts,
individual businesses, or uses.

i Building modulation

I Roofline modulation pursuant to OMC 18.120.440.B.4.

Figure
18.120.440.B.1: Facade articulation
examples: Upper buildings use substantial

moadulation, separate awnings. change in facade materials, and a window fenestration pattern. The lower left
building features vertical piers, and a strong window fenestration pattern (note the articulated entry). The
lower right image incorporates a rooffine change, facade details, and vertical piers with ornamentation to
effectively articulate the facade.

2. Facade articulation for residential buildings and residential portions of mixed-use buildings.
Residential portions of new buildings must include articulation elements at intervals no more
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than every 30 feet to break up the massing of the building and add visual interest and
compatibility to the surrounding context. The building must have at least three of the
following elements at intervals no greater than the width of the residential unit, facing the
street, (typically 25-35 feet wide).

a. Window patterns or entries or both.

Change in roofline pursuant to OMC 18.120.440.B.4.

Change in building material, siding style, or window fenestration pattern. (This option

[©

may not be used as an articulation option in the Core Sub-District.)

=

Vertical building modulation of at least 12 inches in depth. Balconies may be used to
qualify for this option if they are recessed or projected from the facade by at least 2
feet. “Juliet balconies” (balconies that are so shallow that they cannot be occupied)
or other balconies that appear to be tacked on to the facade do not qualify. The
depth of the modulation must be at least 3 feet if not accompanied by roof
modulation or a change in materials.

Vertical elements, such as a trellis with plants, green wall, or art element.

[

=

Other design techniques that effectively break up the massing at no more than 30
foot intervals.

Exceptions: Facade articulation is not required in the Waterfront or Art/Tech Sub-Districts,
regardless of use.

Figure 18.120.440.B.2. Examples of articulation of residential

building facades. All examples use window fenestration and vertical building modulation elements. The upper
examples use a mixture of material changes and detail components to further articulate the facades. In the
lower left example, the balcony element’s mix of color, material, and projection are effective. The lower middle

and right examples show a combination of materials, color changes, and building modulation.
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Maximum facade width. Building facades wider than 120 feet that face a public street or park

must include at least one of the following elements to break up the massing of the building
and add visual interest.

Exceptions: The City may exempt buildings in the Art/Tech Sub-District from the maximum
facade width requirement where the applicant demonstrates to the City's satisfaction that
they require large spaces for fabrication, storage, industrial, or other special activities. Office
and retail uses do not qualify for this exemption. Structured parking and parking garages are
exempt from this section but are subject to OMC 18.120.490.

a. Vertical building indentation at least 15 feet deep and 30 feet wide. For multi-story
buildings, the modulation must extend through more than one half of the building
floors.

Figure 18.120.440.B.3.. Example of vertical indentation to visually
break up the scale of a large building.

b. A contrasting vertical modulated design element, such as a turret, glazed area, or set
of columns or pilasters featuring all of the following:

i The element extends through all floors above the first floor fronting on the
public street. Exception: upper floors that are set back more than 10 feet
horizontally from the facade.

ii. The element utilizes a change in building materials that contrasts from the
rest of the facade.

iii. The element includes roofline modulation pursuant to OMC 18.120.440.B.4

C. A facade that includes different sections with contrasting articulation that make it
appear like two or more distinct buildings. To qualify for this option, these
contrasting facades must employ at least two of the following:

i. Different building materials or configuration of building materials.

ii. Contrasting window design (sizes or configurations).

iii. Different ground floor articulation, entry features, and store front design.

iv. One or more other measures approved by the City, if the applicant
demonstrates to the City’s satisfaction that the measure satisfies the intent
of this subsection.
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Figure 18.120.440.B.4.: Examples of architecturally dividing a facade into sections that give the impression of a
composition of smaller buildings.

4. Roofline modulation. In order to qualify as a facade articulation feature in OMC
18.120.440.B.2 and subsection 3, above, rooflines must have one or more of the

following:

a. Different roof heights. For flat roofs or facades with horizontal eave, fascia,
or parapet, the minimum difference between the two sections of roofline or
cornice must be 3 feet for one- and two-story buildings and 5 feet for
buildings with more than two stories.

b. A pitched roofline or gabled roofline segment. The pitched or gable roof
must be at least 20 feet in width with a minimum slope of 4:12.
C. An arched roof line or a roof with a special geometry or an unusual or

distinctive roof element such as an arch, tower, clock, or similar feature as
an articulating feature.

Figure 18.120.440.B.5. Three local examples meeting the criteria for roofline modulation.

5. New buildings in the Residential Sub-District. New buildings in the Residential Sub-
District must minimize shading and impacts to privacy for neighboring residences and
must create a harmonious relationship between adjacent buildings and an attractive
street front. To meet this requirement, the City may require a proposed building

design to:

a. Step back stories four and above up to 15 feet (dependent upon the shade
study submitted by the applicant) from the allowed side and rear yard
building wall in order to minimize shading to adjacent properties. This
requirement is most applicable if the new building’s shadow extends 10 feet
onto an adjacent property to the north or east when the sun’s angle is at 45
degrees from the horizontal.

A-65



DocuSign Envelope ID: 5F36A951-1101-407D-88D1-887BDD7791CE

=2

|©

=

1D

EXHIBIT A

Replicate or approximate roof forms and pitch found on existing residential
structures in the neighborhood.

Have window patterns and proportions similar to those on existing
residential structures in the neighborhood, provided they also meet OMC
18.120.450.B.4.

Have building facade materials similar to those featured on existing buildings
in the neighborhood. Such materials may be secondary or accent materials
and need not cover the whole facade.

Maintain a relationship to the street that reflects other buildings on the
block. This may be by:

i Setting the building back a distance between the setbacks of buildings
on either side of the project site.

ii Employing landscaping as described in OMC 18.120.340.B.5.

iii. Use similar entry configurations (e.q. walks, porches, etc.) as found
on adjacent properties.

iv. One or more similar methods approved by the City, if the applicant
demonstrates to the City’s satisfaction that the method satisfies the
intent of this subsection.

6. Modulation required to enhance views. In order to enhance the guality of adopted

landmark views from designated observation points, vertical modulation is required

on the west face of new buildings over four stories on the properties in the following

blocks (modulation is not required on the bottom four stories):

a. The block bound by Capitol Way, Washington Street, 8th Avenue, and 9th
Avenue.
b. The block bound by Franklin Street, Washington Street, 8th Avenue, and 9th
Avenue.
C. The block bound by Franklin Street, Washington Street, 9th Avenue, and
10th Avenue.
7. If a building is located in one of the locations specified above for which vertical

modulation is required, the vertical modulation must conform to the following:

a. The west building facade must be articulated at intervals not greater than 60
feet measured horizontally.

b. The west building facade? must project out or in from the building face at
least 5 feet in depth if the interval is 35 feet or less and 10 feet in depth if
the interval is greater than 35 feet.

c. The modulation must be accompanied by roof modulation or the projection
must feature a change in materials or colors.

8. A building located in one of the locations specified above for which vertical

modulation is required that has west facing facades over 120 feet in length measured
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horizontally must have modulation projection of indentation at least 15 feet deep and
30 feet wide to break the building face into intervals of no more than 60 feet in
width.

Figure 18.120.440.B.6. Modulation dimensional relationships for specific properties to enhance views. This
diagram is for illustrative purposes. Refer to OMC 18.120.440.8.6, 7 and 8 for stated requirements.

9. Multiple sided buildings. A buildings must have a consistent visual identity from all
sides visible to the general public, except building walls adjacent to alleys and walls
immediately abutting neighboring properties (such as firewalls). A Building must have
a_comparable level of quality of materials, detailing, color schemes, and fenestration
on all sides visible to the general public.

18.120.450 Human scale building elements and details

A. INTENT

Generally, buildings attain a good human scale when they feature elements or characteristics—such as doors,
porches, and balconies—that are sized to fit human activities. This section emphasizes use of building elements
which are larger building features seen from a distance, and building details which are smaller human scaled
elements. The requirements of this section are intended to enhance the human scale of buildings by:

1. Providing attractive and welcoming building facades and pedestrian environments.

2. Increasing the design quality of buildings when viewed close up (roughly within 80 feet of the
building).

3. Enhancing the quality of building facades.

4. Providing the building with an appropriate human scale that adds interest and a sense of well-

crafted guality.
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5. Adding interest to the streetscape for those traveling in vehicles, bicycles, and those on foot.

B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design
Sub-Districts. Note: Building elements or features used to meet the requirements in this section may also be
used to concurrently meet the requirements in OMC 18.120.440 (Articulation, Massing, and Composition) or
OMC 18.120.460 (Pedestrian Oriented Facades and Weather Protection), or both, and vice versa, provided the
elements or features are identified as options in the applicable sections.

1. Human scaled elements. New buildings on Type A Pedestrian Oriented Streets and B
Pedestrian Oriented Streets, new buildings facing Capitol Way, a water body, or public park,
and new buildings in the Core, Waterfront, and Residential Neighborhood Sub-Districts must
have a minimum of four of the following human scale building elements.

Other new buildings for which the above paragraph does not apply must use at least two of
the following human scale measures elements.

Human scale elements are:

a. Balconies or decks on upper stories, if there is at least one balcony or deck per upper
floor on the facades facing a public street (not an alley).

b. Bay windows or other window treatments that extend out from visible facades of the
building.
C. At least 100 square feet of pedestrian oriented space, as described in OMC

18.120.330 (Pedestrian Oriented Open Space), for each 100 lineal feet of building
facade facing a public street.

d. Individual windows on the ground floor. Windows must be less than 32 square feet
per pane with molding or trim around each window. Windows may not be in the
same plane as the wall above or adjacent to them.

e. A porch or covered entry on the facade facing a public street or public space.

f. Spatially defining building elements, such as a trellis, overhang, canopy, or other
element that defines space that can be occupied on the facade facing a public street

or public space.

g. Upper story setbacks, if one or more of the upper stories are set back from the
facade of the building at a depth of at least 6 feet.

h. Placement of smaller building elements near the entry of large buildings facing Type
A Pedestrian Oriented Streets or Type B Pedestrian Oriented Streets. Figure
18.120.040.E.2.a illustrates how human scale can be achieved using elements such
as multiple canopies, an extended café area, or upper deck.

i Landscaping components that meet the requirements of OMC 18.120.340
(Landscaping).

. Public art or hand-crafted or detailed ornamental signs that incorporate elements of a
human scale (e.q., life size sculpture).
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K. Upper story windows with molding at least 4 inches wide or clusters of adjacent
windows separated by molding (ribbon windows and curtain walls do not apply).

One or more similar elements if the applicant demonstrates to the City’s satisfaction
that such element meets the intent of this subsection.

Figure 18.120.450.B. 1. Examples of elements that provide a human scale. Human scale elements include
outdoor seating and furniture, landscaping, multi-paned windows, canopies, trellises, a porch, lighting fixtures,
and traditional materials.

2. Building entries. Building entries must have all of the following:

a. All buildings must have a primary building entrance facing the street or opening onto
a courtyard directly facing the public street. Exception: buildings that are situated
immediately on a shoreline esplanade or public walkway must have a primary
building entrance facing the shoreline.

b. All primary building entries must be covered with weather protection at least 6 feet
wide and 5 feet deep.

C. All primary building entries must have lighting for visibility and security.

d. Primary building entries within the Core, North Capitol Way, Business Corridor,
Waterfront, and Entertainment Sub-Districts must be enhanced with at least two of
the facade details required by OMC 18.120.450.B.3, below

3. Facade details — non-residential and mixed-use buildings. All new buildings and all additions
that change the character of an existing building or site must have at least one detail element

from each of the three categories below (i.e. one from the “entry treatments” category, one
from the “building facade details” category, and one from the “decorative or textural
enhancements category™), as follows on all facades facing a public street or public space.
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Exception: Ground-related residential units in mixed-use buildings are exempt from the
requirements of this subsection.

a. Entry treatments::

i. Display windows divided into a grid of multiple panes.

ii.. Transom windows.

iii.  Roll-up windows or doors that promote outdoor activities.

iv. Decorative entry door(s) or a recessed entry.

v.  Etched or stained decorative glass.

vi. Multi-paned windows on upper stories (at least four panes per window).

vii. _One or more similar decorative or specially designed window or entry
treatments if the applicant demonstrates to the City’s satisfaction that such
treatment meets the intent of this subsection.

Figure 18.120.450.B.2: Examples of special window treatments. Note transom windows in the lower right
Image'’s facade.

b. Building facade details:

i. Custom-designed weather protection element, such as a steel canopy, cloth, or

retractable awning.

ii.. Decorative, custom sign or signs with bottom edge no more than 12 feet above

grade.

iii. Custom, decorative, or hand crafted artwork.

iv. Decorative building-mounted light fixtures.

V. Bay windows, trellises, towers, or similar elements.
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vi. _One or more similar details or elements if the applicant demonstrates to the

City’'s satisfaction that such detail or element meets the intent of this
subsection.

Figure 18.120.450.8.3: Examples of attractive building details including artwork, special lighting, interesting
window patterns, special features, and pedestrian oriented signs.

C. Decorative or textural enhancements:

i. Use of decorative or textural building materials such as decorative use of brick,

tile, or stonework.

ii. Artwork on the building (such as a mural or mosaic).

iii. Decorative kick-plate, pilaster, masonry beltcourse (a horizontal line of
distinctive masonry), or other similar feature.

iv. Hand-crafted material, such as special wrought iron or carved wood.

V. Etched or stained decorative glass.

Vi. One or more similar elements if applicant demonstrates to the City’s
satisfaction that such element meets the intent of this section.
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Figure 18.120.450.8.4. Examples of unique use of materials that add facade interest. High quality materials are

most important at the ground floor, particularly for commercial and mixed-use buildings in the Core,

Waterfront, North, Business Corridor, and Entertainment Sub-Districts where facades are near sidewalks and

more _exposed to damage and vandalism.

4.

Window design. Buildings in all Downtown Sub-Districts, except the Art/Tech Sub-

District, must use technigues to add quality and interest to fenestration on building
facades. Whereas OMC 18.120..450 (Human Scaled Elements) is focused on
storefronts, these requirement apply to upper story windows. At least one of the
following techniques is required:

a. Recess or project individual windows above the ground floor at least 2
inches from the facade or incorporate other design treatments that add
depth, richness, and visual interest to the facade.

b. Arrange the grouping of windows in a distinctive pattern.
C. Multi-paned windows (more than four panes per window).
d. Visually significant window trim or shading elements such as wider frames,

lintels, or casings.

e. One or more similar techniques if the applicant demonstrates to the City’s
satisfaction that such technique meets the intent of this subsection.

High Visibility Street Corners. For all developments located at High Visibility Street

Corners as listed below and as identified on the map at Figure 18.120.140.A.1, a
building or structure must be located within 15 feet of the street corner and must
include corner design features approved by the City that accentuate the street
corner. Corner design features include a cropped building corner with a special entry
feature, decorative use of building materials at the corner, distinctive facade
articulation, sculptural architectural element, or similar decorative element if the
applicant demonstrates to the City’s satisfaction that such element meets the intent
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of this subsection. Alternatively, the building can be configured with a corner plaza.

The following are High Visibility Street Corners:

i. Intersection of Plum Street and Union Avenue — NE, NW, & SW corners.

il. Intersection of Plum Street and 4th Avenue — NE, NW, & SW corners.

iii. Intersection of Plum Street and State Avenue — NE, NW, & SW corners.

iv. Intersection of Plum Street and Olympia Avenue — NW & SW corners.
V. Intersection of Plum Street at 8" Avenue — SE corner

Vi. Intersection of Union Avenue and Capitol Way — NE & NW corners.
Vii. Intersection of 5th Avenue and Water Street — NE & SE corners.

viii Intersection of 4th Avenue and Water Street — NE & SE corners.

Note: Figure 18.120.450.B.5 illustrates acceptable examples.

Figure 18.120.450.8.5: Examples of acceptable corner treatments with large scale building elements. Olympia

City Hall features a curved glass curtain wall and landscaping. The lower middle example breaks down the
building massing to a human scale and adds a corner entrance and canopy

18.120.460. Pedestrian oriented facades and weather protection

A. BACKGROUND AND INTENT

Requirements in OMC 18.120.220.C, D, and F include provisions for “Pedestrian Oriented Facades” on
designated Type A and Type B streets and for buildings on sites directly fronting the waterfront. This section
establishes the requirements for such Pedestrian Oriented Facades. The requirements of this section are
intended to:

1. Provide a consistently interesting pedestrian environment.
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2. Encourage walking.

3. Strengthen retail activities in the Downtown.

4. Allow pedestrians to view the inside activities of businesses and associated non-residential
uses.

5. Provide accessible ground floor space that is adaptable to a variety of uses.

6. Increase safety by adding “eyes on the street.”

REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all

Downtown Design Sub-Districts:

1. Where Pedestrian Oriented Facades are required pursuant to OMC 18.120.220.C, D, or F, the

building must have all of the following:

a.

Transparent window areas or window displays over at least 75 percent of the ground

floor facade between 2 feet and 8 feet above the sidewalk. The windows must look
into the building’s interior or be configured as merchandise display windows.
Windows that look into service or storage areas or other similar service-oriented
rooms do not satisfy this transparent window area or window display requirement.

Exception: For special purpose buildings not used primarily for the sale of
merchandise, such as theaters, an alternate solution to providing an interesting
pedestrian experience may be utilized if the applicant demonstrates, to the City’s
satisfaction that the alternate solution meets the intent of this section. Buildings
housing offices, banks, or restaurants do not qualify for this exception because such
buildings can provide the required transparency without compromising their
functions. If the applicant’s proposal includes windows that are not fully transparent
to satisfy this requirement, the alternative materials must be approved by the City.

A primary building entry facing the public street front as required by OMC

18.120.450.B.2.

Weather protection (e.g. canopy, awning, or other cover from the rain) at least 5 feet

wide over at least 65 percent of the front facade. The weather protection must be
located between 8 feet and 15 feet above grade unless the applicant demonstrates to
the City's satisfaction that there is a compelling reason to allow a deviation from this
height requirement.

A ground floor height of at least 15 feet. If the applicant demonstrates to the City's

satisfaction that there are special conditions, such as the provision of a mezzanine,
the City may waive this interior height requirement.

Exceptions: Another method for providing an attractive ground floor building front
may be approved by the City if the applicant demonstrates to the City satisfaction
that such method meets the intent of this subsection.
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Figure 18.120.460.8.1: An example of a pedestrian oriented facade.

18.120.470 Materials and colors

A. INTENT

The requirements of this section are intended to:

1. Encourage the use of durable, high quality, and urban building materials that minimize
maintenance cost and provide visual interest from all observable vantage points.

2. Promote the use of a distinctive mix of materials that helps to articulate facades and lends a
sense of depth and richness to the buildings.

3. Place the highest priority for the quality and detailing of materials on the first two to three
building floors.

B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design
Sub-Districts:

1. Quality building materials. All building facades must be constructed of high quality durable
materials. At a minimum, stone, masonry, or architectural concrete must be used (excluding
window and door areas) for first floor building exterior cladding on all non-residential or
mixed-use buildings. Surfacing materials on building facades facing Type A Pedestrian
Oriented Streets, Type B Pedestrian Oriented Streets, and Type C Streets are subject to City
approval under OMC 18.120.220.C, D, and .E.

2. Flood proofing. If there is an unavoidable conflict between the guidelines in OMC chapter
18.120 and the City’s requirements for flood proofing to address sea level rise, the flood
proofing requirements apply.
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3. Specific material limitations. Buildings must meet the following conditions and limitations for
the use of concrete block, metal siding, panel systems (e.g. Hardiplank or Hardie Board),
exterior insulation, and finish system (EIES) cladding.

a. Concrete block (a.k.a. CMU) may be used as indicated in the Permitted Materials
Chart in OMC 18.120.470.B.4 if special enhancements such as tile, special finishes
and colors, or some other approach approved by the City are included to add a
combination of textures or colors (or both).

Figure 18.120.470.B.1: Tile used as an appropriate CMU enhancement. Combining split or rock-facade with
other masonry or colored tile units with smooth blocks can create distinctive patterns.

Figure 18.120.470.B.2.: The above facade illustrates an acceptable alternative example, as CMU is used as the
primary cladding material. Note the use of split-facade CMU above each of the awnings coupled with the use of
smooth-facade CMU'’s on the vertical columns (which employ black accent tiles for added interest).

b. Metal siding may be used as indicated in the Permitted Materials Chart in OMC
18.120.470.B.4 if it is incorporated with other permitted materials and complies with

the following:

i. The metal siding has visible corner molding and trim and does not extend to the
around level of non-residential and mixed-use buildings and extends no lower
than 2 feet above grade for residential buildings. Masonry, concrete, or other
durable material must be incorporated between the metal siding and the ground.

ii. The metal siding must be factory finished with a matte, non-reflective surface.

Where the metal siding is the primary or secondary siding material on upper
floors, the layout of the panels must be coordinated with the location and
patterns of windows, balconies, and modulated building surfaces to provide an
integrated appearance.
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Figure 18.120.470B.3: Metal siding used appropriately in combination with other materials.
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The use of Exterior Insulation and Finish System (EIFS) is prohibited.

Cement board paneling or siding (e.q. Hardie Plank) may be used where indicated in
the Permitted Materials Chart in OMC 18.120.470.B.4. If cement board paneling or
siding is the primary or secondary material, the paneling or siding joints must be
arranged in a pattern that is consistent with windows, balconies, and modulated
building surfaces and the cement board paneling or siding must be enhanced with
facade details that add visual interest from the ground level and adjacent buildings.

Exception: The requirement above for the arrangement of the cement board paneling

or siding does not apply in the Art/Tech Sub-District.

4. Sub-District specific materials requirements. The following chart identifies where materials are

permitted in each of the Downtown Design Sub-Districts according to the following markings:

a.

[=
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The color green indicates the material is generally acceptable in the Sub-District.
Yellow indicates there are some conditions or limitations for using the material. Red
indicates the material is not permitted in that Sub-District.

“Primary material” means any single material that covers more than 35 percent of
the facade.

“Secondary material” means any single material that covers 35 percent or less of the
facade.

“Accent material” means any single material used for a small building element such
as a door, canopy, weather protection, light fixtures cornice, trim (e.g. window trim),

signs, or artwork.

Legend:
P = Permitted as a primary, secondary, or accent material

S = Permitted as a secondary or accent material
A = Permitted as an accent material

N = Not permitted

C = Conditional (see below)

“C” means that the material may be permitted but the City may require added
conditions in order to ensure the durability and quality of materials provide a high
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level of design, construction, finish, and increase consistency with the desired design
character for Sub-Districts as described in OMC18.120.420.

g. The City may allow materials otherwise prohibited or not listed if the applicant can
demonstrate to the City's satisfaction that the material is durable, appropriate for the
proposed purpose and application, and meets the objectives of this section.

PERMITTED MATERIALS CHART

Materials

Business Corridor - bottom 2 floors
Business Corridor - above 2 floors

North Capitol - bottom 2 floors

North Capitol — above 2 floors

Residential - ground floor
Entertainment - ground floor
Entertainment upper floors

Residential - upper floors

Core - bottom 2 floors
Core - above 2 floors

Waterfront
Art/Tech

except for CMU

CMU, Plain

CMU with
enhancements

EIFS

Metal siding

Cement panels

Lap siding or similar
Wood panels with
special finish and
texture

Mirrored or highly
reflective surfaces
Plastic or sheet
fiberglass

Chain link fence (site)
Ceramic tile and similar
Concrete

Stucco

Brick, stone, masonry | ‘ ‘

5. Building color. Bright, highly saturated colors such as red, yellow, orange, bright green, bright
blue, purple, and black may be used only as accent colors on small architectural features such
as a door, canopy, weather protection, light fixtures, cornice, trim (e.g. window trim), signs,
or artwork.
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18.120.480 Blank wall treatments

A. INTENT

The intent of limiting blank walls and requiring blank wall treatments is to:

1. Ensure that large expanses of uniform walls visible from a public street or public park do not
detract from the Downtown’s appearance or the pedestrian environment.

2. Add interest to local streetscapes.

B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design
Sub-Districts:

1. New blank walls. A blank wall, as defined in 18.120.120.B, facing a public street, pedestrian
oriented space, common usable open space, or pedestrian pathway is prohibited unless
treated as provided in this section. For a large blank walls, visible from a public street,
pedestrian oriented space, common usable open space, or pedestrian pathway, more than
one type of treatment may be required to meet the blank wall treatment requirements of this
section. The following blank wall treatments satisfy the requirements of this section:

a. Display windows at least 16 inches of depth to allow for changeable displays. “Tack-
on” display cases do not qualify as a blank wall treatment.

b. A vertical trellis in front of the wall with climbing vines or plant materials.

C. Building detailing that adds visual interest at a pedestrian scale. Such detailing must
use a variety of surfaces.

d. Artwork.

One or more other blank wall treatments may be approved by the City if the applicant
demonstrates to the City’s satisfaction that such treatment or treatments satisfy the intent of
this section.

Exceptions:

i The City may waive or relax the blank wall treatment requirements of this
section for a development in the Art/Tech Sub-District if the proposed wall
does not face a Type A Pedestrian Oriented Street or Type B Pedestrian
Oriented Street, is not visible from a public street, pedestrian oriented space,
common usable open space, or pedestrian pathway, and is not within 300’
from Plum Street NE, Union Ave SE, Capitol Way, or 4th Ave SE.

ii. The blank wall treatment requirements of this section do not apply to existing
blank walls where improvements are not proposed.
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Figure 18.120.480.B.1: Examples of blank wall treatments.

18.120.490 Above grade structured parking

A. INTENT

The requirements of this section are intended to minimize negative visual impacts of parking garages or above

grade structured parking in buildings.

B. REQUIREMENTS

The following requirements apply to all new development or substantial redevelopment in all Downtown Design

Sub-Districts. These requirements apply to all above-grade structured parking including above-grade parking

within buildings as well as stand-alone parking garages.

1. General requirements.

a.

[=

|©

Above-grade structured parking and parking garages must be designed to obscure
the view from the ground of cars parked in the structured parking or garage. This
does not require opaque screening that would create security issues in conflict with
OMC 18.120.280.

Where the wall of the structured parking or garage is within 10 feet of the sidewalk
edge, the grade level facade of the structured parking or garage must have a
combination of artwork, grillwork, special building material, design, or other
treatments as approved by the City that enhance the pedestrian environment. Small
setbacks with terraced landscaping elements are design elements that can be
effective in softening the appearance of structured parking or parking garage.

Above-grade structured parking and parking garages must have articulation
treatments (not necessarily building modulation) that break up the massing of the
parking structure or parking garage and add visual interest as described in OMC
18.120.440.B.1.

Exception: Structured parking and parking garages screened from public roadways by a

building (i.e. a building located between the garage and the public street) are not required to

comply with the above requirements.

2. Lighting requirements: Structured parking and parking garage lighting must be shielded to

minimize or prevent direct view of light bulbs from the street level or sidewalk.
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Figure 18.120.490.B.1. The sides of the parking garages include decorative grillwork and landscaping to
enhance the pedestrian environment. The photo on the right shows the use of artwork to obscure view of

parked cars.

Fligure 18.120.490.B.2.; This building uses openings on its second level parking area to resemble windows.

1|

Figure 18.120.490.B.3: Design parking garages to obscure the view of parked cars. Note the landscaping that
separates the garage from pedestrians.
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