
 

 
MEDELA GROUP LLC. 1 

JOINT COMPREHENSIVE PLAN AMENDMENT/REZONE 2 
BOARD OF COMMISSIONERS 3 

STAFF REPORT 4 
 5 

Date: 
 

February 7, 2014 

Public Hearing Date: 
 

Tentatively scheduled for March 
25, 2014 

Prepared by: 
 

Christy Osborn, Associate Planner, 
Thurston County 
Amy Buckler, Associate Planner, 
City of Olympia 
 

Proponent/Applicant: 
 
 
Applicant Representative: 

Medela Group LLC, c/o Melvin 
Armstrong, Property Owners 
 
Ron Niemi 
Woodard Bay Works, Inc.  
 

Tax Parcels: 
 

09480045000, 09480046000, 
09480048000, 09480049000, 
09480050000, 09480051000, 
09480052000, 09480053000, 
09480054000, 09480056000, 
09480057000, 52900100100, 
52900200900,  00948004700*, 
09480050005,          02900200700* 
 
*In addition to the originally 
proposed parcels (explanation 
below.) 
 

Action Requested: 
 

Amend the Olympia/Thurston 
County Joint Comprehensive Plan 
Land Use Map to change the 
designated land use from 
Residential 4 to 8 units per acre (R 
4-8) to Residential Multi-Family 18 
(RM-18); Amend the Official 
Thurston County Zoning Map and 
City of Olympia Zoning Map (UGA 
pre-zoning), to change the zoning 
from Residential Four to Eight 
Units Per Acre (R 4-8) to 
Residential Multifamily Eighteen 
Units per Acre (RM-18) 

1 
 



 

 
Location: 
 
 
 
 
 
Acreage: 
 
State Environmental Policy Act 
(SEPA) Determination: 

In vicinity East of Boulevard Road, 
South of Pacific Avenue and north 
of Interstate-5. Near 8th Avenue SE 
and Steele Street. 
 
 
Approximately 9.01acres 
 
Thurston County is the lead SEPA 
agency for this proposal. The 
County issued a Determination of 
Non-Significance (DNS) on 
October 11, 2012.  
 
The SEPA DNS was appealed on 
November 1, 2012 by “Concerned 
Eastside Neighbors/ Teresa Goen-
Burgman, Joe Hanna, et al.” On 
April 10, 2013, following a public 
hearing and subsequent 
recommendation by the County’s 
Hearing Examiner, the Board of 
County Commissioners upheld the 
SEPA Determination of Non-
Significance (DNS) and denied the 
appeal. 
 

 Map Changes   Text Changes   Both   Affects Comprehensive Plans/documents 
 Affected Jurisdictions: City of Olympia & Thurston County 

 
ISSUE: 1 
The applicant requests approval of a site specific Comprehensive Plan amendment and 2 
associated rezone of 9.01± largely undeveloped acres located at 8th Avenue SE and Steele Street 3 
SE. This property is located in an unincorporated county island to the north of Interstate 5 and 4 
south of Pacific Avenue SE in Olympia’s urban growth area. 5 
 6 
The request would change the land use and zoning from Residential Four to Eight Units per Acre 7 
(R 4-8) to Residential Multifamily Eighteen Units per Acre (RM-18). The amendment would 8 
change Joint Olympia/Thurston Comprehensive Plan, the Thurston County Zoning map and the 9 
City of Olympia Zoning map (UGA pre-zoning.)   10 
 11 
In order for the Plan to be internally consistent, County and City staff also recommends the 12 
following: Reclassify 9th Avenue between Boulevard Road and Chambers Street from ‘Local 13 
Access Street’ to ‘Neighborhood Collector’ (described below.) 14 
 15 

Medela Site Specific Amendment 2 2/07/14 
BoCC Staff Report Briefing   
 



 

BACKGROUND: 1 
Property located in the unincorporated portion of the Olympia UGA falls under the 2 
Olympia/Thurston County Joint Plan and the Olympia Urban Growth Area Zoning Ordinance in 3 
Title 23 of the Thurston County Code. 4 
 5 
The property is comprised of 14 contiguous parcels currently developed with nine single family 6 
structures. Two of the existing structures are currently vacant due to their age and condition. The 7 
request is to change the land use and associated zoning from low-density residential to medium-8 
density residential, to allow for the redevelopment of the property with a mix of housing types. 9 
 10 
Surrounding Land Use and Zoning: 11 
East: 12 
Land Use:  This property is within the City of Olympia. The predominant development pattern is 13 
industrial warehouse and commercial.  A Puget Sound Energy storage yard and offices are 14 
located to the east of the project site. 15 

Zoning:  Properties are located within the General Commercial (GC) and High Density Corridor 16 
4 (HDC-4) zoning district of the Olympia UGA. 17 

West: 18 
Land Use:  Property to the west is located within the City of Olympia.  The predominant 19 
development pattern is single family residential development with a density of three to four and a 20 
half units per acre with lot sizes starting at 5,500 square feet. 21 

Zoning:  Properties are located in the Residential Four to Eight Units per Acre (R 4-8) Olympia 22 
UGA zoning district. 23 

North: 24 
Land Use:  Forest Cemetery is located adjacent to and north of the subject properties.  This 25 
property is located in the Olympia UGA. 26 

Zoning:  The cemetery is located within the General Commercial (GC) zoning district on the 27 
Official Zoning Map for North County Urban Growth Areas. The 2013 City of Olympia Zoning 28 
map also shows this area of the UGA pre-zoned as GC. 29 

South: 30 
Land Use:  There is an existing single family home site at the end of Steele Street located 31 
southeast of the subject properties. Interstate 5 traverses the remainder of the southernmost 32 
boundary of the property. 33 

Zoning:  Adjacent properties are located within the Residential Four to Eight Units per Acre 34 
zone. Properties located across Interstate-5 are located both inside the city limits of Olympia and 35 
are zoned Residential Multifamily Eighteen Units per Acre and inside the Olympia UGA and are 36 
zoned R 4-8 and R 6-12. (See map Attachment A). 37 

Access and Traffic Generation: 38 
Access to the property is provided from Boulevard Street SE off of Pacific Avenue SE.  39 
Boulevard Street SE provides access to 7th Avenue SE and 9th Avenue SE which tie into 40 
Chambers Street SE which forms the western boundary of the site. Internal access to the site is 41 
provided via 8th Avenue SE via Chambers Road. 42 

A preliminary assessment of traffic trips was completed using the ITE Trip Generation Manual, 43 
8th Edition. Based on a preliminary development concept plan with achievable densities of 15.5 44 
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units per acre and the proposed land use, the proposal would significantly increase traffic 1 
volumes on Chambers Street, 7th Avenue SE and 8th Avenue SE. Access to the Medela site off 2 
Boulevard Road SE is provided by 7th and 9th Avenues, which are both classified as ‘Local 3 
Access Streets’ in Olympia’s Comprehensive Plan. The number of trips generated by the 4 
proposed density would exceed the 500 daily trip threshold for ‘Local Access Streets.’  5 

Street Reclassification: 6 
In order for the land use and transportation elements of the Joint Plan to be internally consistent, 7 
to designate the area as RM-18 would require an additional Plan amendment to reclassify 9th 8 
Avenue between Boulevard Road and Chambers from a Local Access Street to a Neighborhood 9 
Collector.  10 
 11 
A ‘Neighborhood Collector’ classification includes two vehicle lanes, a sidewalk, planter strip, 12 
utility easement, curb and gutter (See attached detail.) The physical street improvement would be 13 
required for a development project generating over 500 average daily trips. Typically, the 14 
developer pays for such improvements; however this would ultimately be decided at time of land 15 
use review. 16 
 17 
Other Traffic Impacts 18 
Should development of the site occur, there may be other on-site and off-site traffic 19 
improvements required; however, what those specific improvements would be can only be 20 
accurately determined at the time a project application is submitted.  An applicant would be 21 
required to submit a Traffic Impact Analysis (TIA) as part of the application. 22 
 23 
In addition, impact or traffic mitigation fees to address offsite impacts may be applied at the time 24 
of development permit. As lead agency on SEPA (environmental review) within their 25 
jurisdiction, the County may require the developer to pay traffic mitigation fees, which would 26 
then be applied to traffic improvements; the City may request such fees be applied while 27 
commenting on SEPA. Likewise, if the property is within City of Olympia jurisdiction at time of 28 
development application, the City may apply applicable transportation impact or mitigation fees. 29 
 30 
Sewer and Water Service: 31 
Indian Creek is shown under the Puget Sound Energy site just east of the project site.  The creek 32 
is shown as being piped underground in this area.  The source of the creek is the Biglow Lake 33 
wetland near South Bay Rd. which is then directed under Interstate 5 to join Moxlie Creek which 34 
is piped into East Bay.  Indian Creek has been identified as a fish bearing stream and would be 35 
regulated under the Thurston County Critical Areas Ordinance (or City of Olympia CAO if in 36 
City jurisdiction at time of application.) Potential buffer areas from the creek may impact the 37 
development of the site. A more in-depth analysis with other agencies will be conducted during 38 
the review of any specific development or building permit applications. 39 
 40 
PLANNING DEPARTMENTS’ ANALYSIS: 41 
 42 
Thurston County County- Wide Planning Policies 43 
The Thurston County County-Wide Planning Policies contain the following direction applicable 44 
to joint planning in within urban growth areas: 45 
 46 
Thurston County and the cities and towns within its borders will jointly plan the unincorporated 47 
portions of urban growth areas as follows:  48 
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 1 
3.1  Each city and town will assume lead responsibility for preparing the joint plan for its 2 

growth area in consultation with the county and adjoining jurisdictions. 3 
 4 

a.  The lead city or town and the county will jointly agree to the level and role of 5 
county involvement at the outset of the project, including the role of each 6 
jurisdiction's planning commission.  7 

 8 
b.   A scope of work, schedule and budget will be jointly developed and individually 9 

adopted by each jurisdiction.  10 
 11 
c.  The process will ensure participation by area residents and affected entities. 12 

 13 
3.2  The jointly adopted plan or zoning will serve as the basis for county planning decisions 14 

and as the pre-annexation comprehensive plan for the city to use when annexations are 15 
proposed. 16 

 17 
3.3 Each joint plan or zoning will include an agreement to honor the plan or zoning for a 18 

mutually agreeable period following adoption of the plan or annexation. 19 
 20 
3.4  Nothing in these policies shall be interpreted to change any duties and roles of local 21 

governmental bodies mandated by state law; for example, statutory requirements that 22 
each jurisdiction's planning commission hold hearings and make recommendations on 23 
comprehensive plans and zoning ordinances. 24 

 25 
Consistency with the Olympia/Thurston County Joint Plan 26 
Land use policies in the Comprehensive Plan for the City of Olympia and the Olympia Urban 27 
Growth Area encourage growth to be focused in areas with the capacity to absorb development, 28 
areas with vacant or underutilized land, available services that can provide for mass transit 29 
service, and areas where adverse environmental impacts can be avoided or adequately mitigated.   30 
 31 
Various goals and policies within the Land Use & Transportation elements of the Joint 32 
Comprehensive Plan for Olympia and its UGA aim to:  33 
 34 

•   Maintain or improve the character and livability of established neighborhoods;  35 
 36 
•   Provide for a variety of transportation alternatives to enable less reliance on automobiles;  37 
 38 
•   Provide people with opportunities to live close to work;  39 
 40 
•   Create desirable, livable neighborhoods that provide a variety of housing opportunities, 41 

accommodate different lifestyles and income levels, and provide a sense of community;  42 
 43 
•   Provide for a compact growth pattern to efficiently use the remaining buildable land and 44 

enable cost effective provision of utilities and services.  45 
 46 
•   Encourage well-designed “infill” development so that Olympia will become more urban 47 

 48 
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The Joint Plan contains the following land use designation description for the Residential 1 
Multifamily 18 designation.  The plan states “This designation provides for multifamily 2 
development at densities averaging eighteen (18) units per acre. The permitted density will be on 3 
or near arterial or collector streets at a density and configuration that facilitates effective and 4 
efficient mass transit service, enables affordable housing and is designed to be compatible with 5 
adjoining uses including existing and proposed single-family.” 6 

 7 
Most of the Medela site is within ¼ mile from Pacific Avenue, an arterial envisioned for greater 8 
development intensity and activity. Over time, the Plan calls for this area to transition into an 9 
‘urban corridor’ that accommodates a balanced mix of commercial, residential, and recreational 10 
uses. Within these areas, an average of 15 units per acre is desired in order to facilitate efficient 11 
and effective mass transit. Olympia’s Comprehensive Plan is consistent with the Thurston 12 
Regional Transportation Plan, which focuses heavily on the urban corridors concept to help our 13 
region achieve its sustainable land use and transportation goals. 14 

 15 
Olympia UGA Zoning Ordinance 16 
The general purposes of the residential districts contained in Section 23.04.020 of the Olympia 17 
Urban Growth Area Zoning are outlined as follows: 18 
 19 
1.  To provide a sustainable residential development pattern for future generations; 20 
 21 
2.   To encourage development of attractive residential areas that provides a sense of 22 

community and contains a variety of housing types to accommodate different lifestyles 23 
and household sizes;  24 

 25 
3.   To maintain or improve the character, appearance, and livability of established 26 

neighborhoods by protecting them from incompatible uses, excessive noise, illumination, 27 
glare, odor, and similar significant nuisances;  28 

 29 
4.   To establish a compact growth pattern to efficiently use the remaining developable land; 30 

enable cost effective extension and maintenance of utilities, streets and mass transit; and 31 
enable development of affordable housing;  32 

 33 
5.   To enable community residents to reside and work within walking or bicycling distance 34 

of mass transit, employment centers, and businesses offering needed goods and services 35 
in order to reduce traffic congestion, energy consumption, and air pollution;  36 

 37 
6.   To provide for development of neighborhoods with attractive, well connected streets, 38 

sidewalks, and trails that enable convenient, direct access to neighborhood centers, parks, 39 
and transit stops;  40 

 41 
7.   To ensure adequate light, air, and readily accessible open space for each dwelling unit in 42 

order to maintain public health, safety, and welfare;  43 
 44 
8.   To ensure the compatibility of dissimilar adjoining land uses; 45 
 46 
9.   To protect or enhance the character of historic structures and areas; 47 
 48 
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10.   To provide residential areas of sufficient size and density to accommodate the City's 1 
projected population growth, consistent with Section 36.70A.110, RCW;  2 

 3 
11.   To preserve or enhance environmental quality and protect ground water used as a public 4 

water source from contamination; 5 
 6 
12.   To minimize the potential for significant flooding and allow recharge of ground water; 7 
 8 
13.   To allow innovative approaches for providing housing, consistent with the policies of the 9 

Olympia Joint Plan; 10 
 11 
14.   To ensure that development without municipal utilities is at a density and in a 12 

configuration that enables cost effective urban density development when municipal 13 
utilities become available. 14 

 15 
The stated purpose of the current R 4-8 zone is to accommodate single-family houses and 16 
townhouses at densities ranging from a minimum of four units per acre to a maximum of eight 17 
units per acre; to allow sufficient residential density to facilitate mass transit service; and to help 18 
maintain the character of established neighborhoods. 19 
 20 
The RM-18 district is intended to accommodate predominantly multifamily housing, at an 21 
average maximum density of eighteen units per acre, along or near (e.g., one-forth mile) arterial 22 
or major collector streets where such development can be arranged and designed to be 23 
compatible with adjoining uses; to provide for development with a density and configuration that 24 
facilitates effective and efficient mass transit service; and to enable provision of affordable 25 
housing. 26 
 27 
In addition to the properties originally included in this proposal, there are two properties located 28 
adjacent to and south of the subject site. These properties are also currently zoned R 4-8. If the 29 
proposed site is rezoned to the RM-18 zoning district and the property to the south of I-5 is 30 
currently in the RM-18 district, these properties would be the only two properties that would 31 
remain in the R 4-8 zone, creating a ‘spot zone situation.’ In order to rectify this potential 32 
situation, the staff and Olympia Planning Commission recommendation includes these two 33 
properties (parcels 00948004700 and 00948005000) as well as the Interstate 5 right-of-way be 34 
included in the land use designation and rezone request.  The applicants’ proposal also indicates 35 
that there is an option to purchase these two properties. 36 
 37 
Thurston County Decision Criteria for Rezones  38 
Chapter 23.58 of Title 23 Olympia Urban Growth Area Zoning specifies one or more criteria that 39 
a rezoning amendment must be consistent with. Rezoning shall only be allowed if the applicant 40 
demonstrates by clear and convincing evidence that: 41 
 42 

A. The land to be rezoned was zoned in error and as presently zoned, is inconsistent 43 
with the policies and goals of the Olympia Joint Plan; 44 

 45 
B. Conditions in the area for which rezoning is requested have changed or are changing 46 

to such a degree that it is in the public interest to encourage a redevelopment, or 47 
change in land use for the area; or 48 
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 1 
C. The proposed rezoning is necessary in order to provide land for a community-related 2 

use which was not anticipated at the time of the adoption of the Olympia Joint Plan, 3 
and that such rezoning will be consistent with the policies of the Olympia Joint Plan. 4 

 5 
Since the rezone request is in conjunction with a Joint Plan amendment, the rezone must be 6 
consistent with an approved amendment to the future land use map (Joint Plan amendment.) 7 
Presuming that, the above criteria are consistent and the above process has been followed for this 8 
proposal. 9 
 10 
Other land use designations/zoning considered:  11 
In addition to the proposed RM 18 land use designation, staff also considered the implications of 12 
re-designating and rezoning the area to Mixed Residential 10-18 (MR 10-18) Units per Acre, or 13 
Mixed Residential 7-13 (MR 7-13) Units per Acre.  14 

The City and County have similar regulations pertaining to these land use designations as well. 15 
Like RM-18, both MR 10-18 and MR 7-13 require buffering between existing single-family and 16 
multi-family. In addition to the minimum and maximum density requirements, key differences 17 
include: 18 

• These mixed zones are more prescriptive and require specific ratios of multi-family and 19 
single-family with the uses intermixed on the site.  20 
 21 

o MR 10-18 - A minimum of thirty-five (35) percent and a maximum of seventy-22 
five (75) percent of the authorized dwelling units in a development must be 23 
single family dwellings. 24 
 25 

o MR 7-13 - A minimum of sixty-five (65) percent and a maximum of seventy-26 
five (75) percent of the total authorized units in a development must be single 27 
family dwellings. At least seventy (70) percent of these single family dwellings 28 
must be detached. 29 

• There is a 50% open space requirement in these mixed zones, wherein at least fifty (50) 30 
percent of such open space must be available for the common use of the residents. 31 

 32 
Preliminary traffic analysis suggests rezoning to MR 10-18 or MR 7-13 would also require 33 
reclassification of 9th Avenue between Boulevard Rd. and Chambers from a Local Access Street 34 
to a Neighborhood Collector.  35 
 36 
While these could also be appropriate designations for the area, they are not being provided as 37 
options in the staff report since they were not proposed by the applicant, recommended by the 38 
Olympia Planning Commission, or the Olympia City Council.. 39 
 40 
PLANNING COMMISSION RECOMMENDATIONS: 41 
The Thurston County and Olympia Planning Commissions held a joint public hearing on 42 
October 10, 2012. 43 
 44 
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On October 22, 2012, the Olympia Planning Commission issued a 5-2 majority recommendation 1 
of approval, arguing the proposal is consistent with local and regional visions for increased 2 
density in proximity to urban corridors (Pacific Ave) to facilitate urban transit services and 3 
mixed use development. The minority expressed concerns about lack of connectivity and human 4 
health due to proximity to I-5. 5 
 6 
On November 7, 2012, the Thurston County Planning Commission failed to pass a 7 
recommendation on to the Board due to the lack of votes by the majority of the Planning 8 
Commission membership.  The four commissioners recommending denial argued that despite 9 
regional and City visions for urban corridors, it is bad planning to put multi-family housing near 10 
single-family residential and a cemetery. 11 
 12 
OLYMPIA CITY COUNCIL RECOMMENDATION: 13 
On January 7, 2014, the Olympia City Council issued a 4-2 majority recommendation of 14 
approval to the Board of County Commissioners that the proposed area be rezoned from 15 
Residential Four to Eight ((R 4-8) Units per acre to Residential Multi-Family Eighteen (RM-18) 16 
Units per acre.  The City Council’s recommendation was based on the joint staff and Olympia 17 
Planning Commission recommendation and analysis provided in the record. 18 
 19 
PUBLIC COMMENTS: 20 
Previous written comments received have been attached to the staff report.  Public testimony will 21 
be taken during the public hearing. 22 

Concerns raised by the public include neighborhood safety and character, flooding and loss of 23 
wildlife habitat related to development of the site. Many of these concerns are addressed by 24 
regulations that would be applied at the time a permit is issued.  25 
 26 
Residents of the City who live west of the subject sight testified about concerns regarding loss of 27 
neighborhood character should multi-family development occur. The City and County have 28 
similar RM18 zoning that attempts to address such concerns. RM-18 regulations provide for 29 
buffering between existing single-family districts and multifamily developments – if over 5 30 
acres. Townhouses, duplexes, or detached houses shall be located along the boundary of 31 
multifamily housing sites over five (5) acres in size which adjoin, but do not directly face, 32 
existing detached single-family housing. Exceptions may be granted where existing or proposed 33 
landscaping, screening, or buffers would provide an effective transition between the uses. 34 
 35 
PUBLIC NOTIFICATION: 36 
Written notice of the public hearing will be published in The Olympian at least 20-days before 37 
the hearing in accordance with Thurston County Code Chapter 2.05 Growth Management Public 38 
Participation, and sent to property owners within 300 feet at least ten days before the public 39 
hearing in accordance with Thurston County Code Chapter 23.58 Text Amendments and 40 
Rezones in the Olympia UGA Zoning Ordinance (Title 23).  The 60-day requirement for 41 
notification and comment to the Department of Commerce began on December 23, 2013. 42 
 43 
 44 
 45 
 46 
 47 
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APPENDIX: 1 
Attachment A Maps 2 
Attachment B Excerpts from the Joint Olympia/Thurston Comprehensive Plan  3 
Attachment C Excerpts from the Olympia Zoning Ordinance 4 
Attachment D Application and SEPA Checklist 5 
Attachment E        Public Comments 6 
 7 
 8 
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