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FRAMING THE SITE

The design framework outlines the structures that shape the study area’s design concept.
These structures include land use, streets and infrastructure, networks of open spaces and
other components of the canvas upon which places are built, as illustrated in the layered
diagram to the right. Input from the advisory committee, along with technical analysis from
the consultant team, has been formative for the design framework.

A MARKET-INFORMED PROGRAM

The consultant team prepared a detailed market profile that used applicable real estate and economic
data to determine the potential to include retail, office industrial and flex uses in the master plan for NMIC/
TTC. Demand for retail and office products are detailed below. These figures inform the building program
for District Two, which is intended to contain a mix of office and light industrial uses (flex).
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AVAILABLE: 400,000 SF
20 YEAR EMP. GROWTH: 2,400

AVAILABLE?: 1.151,200 SF
20 YEAR EMP GROWTH: 15,600

_______________________

NATURAL SYSTEMS

Natural systems include wooded areas, open spaces and stormwater
facilities, all important components of a safe, healthy and sustainable
place. These elements can also function as passive recreation features.
Storm pond locations in the diagram at left are tentative, and storm ponds
will be scaled to accommodate the amount of development envisioned in
the final plan.
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CIRCULATION

Effective circulation networks provide for smooth interaction between
different transportation modes. Within the study area, several existing
roads convey traffic throughout the site, with some roads owned by the
Port of Olympia and others owned by the City of Tumwater. The design
framework proposes new roads to facilitate a block structure consistent
with the land uses and building typologies envisioned.

_______________________

BUILDINGS

The study area is relatively unbuilt and offers a large amount of land for
new development. Proposed building intensity varies by district and land
use, with the greatest amount of development and smallest buildings sizes
in District One. In contrast, the other districts are envisioned to contain
less development and larger buildings.
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LAND USE

Land use differentiates the four districts. Though there is a mix of land
uses in each district, retail and service-oriented commercial uses are
generally located in the northern portion (District One), Districts Two and
Four are contain a mix of flex, office and industrial uses and District Three
has traditional, heavy industrial users consistent with current tenants.
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20 YEAR SF DEMAND: 1.8 - 2.4 Million
20 YEAR ANNUAL SF ABSORPTION: 90,000 - 120,000

20 YEAR SF DEMAND: 2.3 - 4.6 Million
20 YEAR ANNUAL SF ABSORPTION: 29,250 - 48,750

Each real estate sector is mated to a land use category that regulates the size and architectural charac-
ter of the building; each building type therefore has consistent characteristics that are an important part
of the planning process. The images below offer context for building scale relative to projections for de-
mand and absorption.

MOTTMAN INDUSTRIAL CAMPUS FIFE/PORT OF TACOMA

¥ Building Size: 18,724 square feet !
i Parking: 35 spaces :
Land Area: 1.02 acres

o Parking: 26 spaces
Land Area: 0.55 acres

IMPLEMENTING THE VISION
DESIGN PRINCIPLES

are overarching goals for the design process. They may be used as
criteria for the evaluation of the conceptual design framework and as
values that guide decision-making during design development.

CREATE A FRONT DOOR

‘.‘ * Provide a brand for Tumwater Town Center and NMIC
* Make property attractive to a variety of businesses
* Use urban design to communicate identity

FACILITATE COMMERCE & PRODUCTIVITY

e Create efficient vehicular circulation
* Ensure internet connectivity

RETAIN KEY TENANTS & ASSETS

* Maintain leases with tenants engaged in valuable, revenue-
generating activities

HARNESS EXISTING ACTIVITY GENTERS

* | everage current activity hubs
* Emphasize uses compatible with vision for Tumwater Town
Center and Port’s goals

CONNECT OPEN SPACES

* Promote active lifestyles with ample recreation spaces
* Use multimodal connections to create an open space
network
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businesses should
their terms expire,

type envisioned in

RETAINING BUSINESSES
Current leases by the State and other

up the land to redevelopment of the

OPEN SPACES

be maintained until
which will then open

network.
the plan.

Plazas, small parks and other open
space will create a sense of place
and add to the overall open space

DESIGN APPROACH

1. Transition from smaller retail-oriented block sizes to blocks appropriate for larger scale
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LEVERAGE BALL FIELDS

The ball fields attract people into
the study area and help increase the
potential customer base for retailers
and restaurants.

ROAD NETWORK
Proposed roads increase
site circulation and increase
marketability of land.

CAPITALIZE ON NATURAL ASSETS
Encouraging building orientations
towards the east will take advantage
of mountain views and contribute to
building an identity for the study area.

office and flex/industrial development.

. Encourage building orientations that take advantage of views to the west (Capitol State

Forest) and east (Mt Rainier).

. Locate buildings along Center St and New Market St.
. Moderate building setbacks from the street.
. Activate ballfields/open space by orienting adjacent buildings towards fields.

. Provide adequate space for trucks to maneuver.




