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Martin Way, between Pacific Avenue and Marvin Road, serves as a crucial urban

corridor that links multiple jurisdictions across its five-mile stretch. This former
state highway connects people throughout the region to homes, businesses,

services, and recreation.



Chapter 1 Overview

1.1 Project Overview

The Martin Way Corridor Study is a joint planning effort
between Thurston Regional Planning Council, Thurston
County, City of Olympia, City of Lacey, and Intercity Transit.
The purpose of the project is to develop a coordinated vision
for the future of Martin Way, and identify transportation
improvements, regulatory changes, and other tools and
infrastructure needs that may be necessary to achieve that

vision.

This Current Conditions report lays the groundwork for a
consideration of alternative approaches to development along

the corridor. Future project steps include:

e Alternatives Analysis. The study will consider different
options for redevelopment, land use standards, and
transportation facilities along the corridor, and identify a

preferred alternative that incorporates public input.

* Implementation and Action Plan. The action plan will
identify strategies to address issues raised in the current
conditions report and identify specific infrastructure
improvements and opportunities to increase connectivity

for everyone who lives, works, and travels Martin Way.

2 Martin Way Corridor Study - Current Conditions Report

e Public Engagement. There are many perspectives on
the Martin Way Corridor, and there will be numerous
opportunities for members of the public to help shape the
results of this study, including through surveys and public

meetings.

1.2 Gurrent Conditions Summary

This report summarizes existing conditions along the Martin
Way Corridor, including information about the people who

live and work within the corridor, land use and transportation
patterns, and preferences among the public and business
community. It identifies some of the challenges that pose
barriers to achieving the corridor vision, as well as opportunities

that may be explored in future steps of the project.

Some of the findings from this review include:

e The Martin Way Corridor is currently home to more
than 9,000 residents and is the location of more than
13,000 jobs. Under current regulations and projections,
the corridor is expected to see an additional 3,000 new

housing units and 6,000 new jobs over the next 25 years.
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e Corridor residents are more diverse, and more likely to experience poverty
and be cost burdened (spending more than 30 percent of household income
on housing, including utilities) than the overall population in Lacey, Olympia,

and Thurston County as a whole.

e Ahigh proportion of residents rent (56 percent) and live in multifamily
units (49 percent), but the corridor includes a diverse mix of housing,
including single-family neighborhoods and manufactured home parks. As
the corridor’s population continues to grow, even more people will live in

multifamily housing—about 64 percent by 2045.

e More than 40,000 vehicles travel Martin Way every day, and it's a major route
for transit users as well as freight. Pedestrians and bicyclists also use the
corridor, but with significant gaps in the sidewalk system, a lack of frequent
crossing options, unprotected bike lanes, numerous driveway access points,
and auto traffic going 40 mph or faster in places, it can feel unsafe and

unfriendly.

e The corridor has a limited supply of remaining vacant land, but the
potential for substantial redevelopment of mixed use and commercial
areas. Redevelopment presents an opportunity for improvements to street
frontages, but faces challenges such as costly infrastructure improvements,

environmental constraints, and fractured ownership.
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1.3 Public Engagement

TRPC administered two surveys to gather public impressions of the corridor and

priorities for future planning.

Corridor Residents and Users Survey. TRPC administered a survey of residents and
users of the Martin Way Corridor during Fall 2020. The survey was mailed directly to
8,612 households in September 2020. Residents were able to reply by sending back
the paper survey or by taking an online version of the survey. A total of 1,990 surveys
were returned, nearly half from corridor residents. Full survey results are summarized

in Appendix 1.

e What residents like most about living on or near the corridor: easy and
convenient access Martin Way provides to I-5, small businesses and big chain

stores, as well as recreation and services.

e What corridor residents would like to see improved: traffic signal timing,
multimodal infrastructure including continuous sidewalks, trails, and bike lanes,

and addressing homelessness.

e Improving safety was the top priority among all survey participants for
planning the future of Martin Way. Aside from safety, there was some
variation among different populations when asked to identify their top priorities

(see table).

4 | Martin Way Corridor Study - Current Conditions Report
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Table 1. Top five issues to address for Martin Way's
future among different survey respondents. Source:
Martin Way Residential Survey, 2020.

Household Income Less than

Top 5 Issues Residents Non-Residents People of Color $35,000

1 Improve safety for all users Improve safety for all users Improve safety for all users Improve safety for all users

2 Move traffic quickly through the ~ Move traffic quickly through the Move traffic quickly through the  Improve accessibility for people
corridor corridor corridor with disabilities

3 Increase places to safely cross  Increase places to safely cross Increase places to safely cross  Improve housing affordability
Martin Way Martin Way Martin Way

4 Improve street lighting Improve accessibility for people  Improve accessibility for people  Improve street lighting

with disabilities with disabilities

5 Improve accessibility for people  Develop a trail system Improve street lighting Increase places to safely cross

with disabilities Martin Way

Business Survey. TRPC partnered with the Thurston Economic Development Council (EDC)

to conduct a survey of businesses located along or near the Martin Way corridor. The survey
was conducted through a variety of methods, including an online survey, phone interviews, in-
person interviews, and email correspondence. Of the 450 businesses along the corridor invited
to participate, 8o businesses responded for a response rate of 18 percent. Full survey results are

summarized in Appendix 2.

e Access by car is important to existing businesses on the corridor, both for serving
customers and retaining a quality workforce, and they place less emphasis on the need for

pedestrian walkways, convenient bus service, and bicycle access.

e What businesses say needs improvement: left turn safety, traffic conditions, landscaping,

lighting, parks and paths.
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1.4 Key Needs & Opportunities

Based on the review of current conditions and public input, the
project team identified the following needs and opportunities.
These will help inform the types of treatments that will be

considered in the alternatives analysis.

Support for inclusive growth. Alternatives will need to consider
how to grow in ways that maintain access to more affordable
housing and social services, and limits displacement of the
low-income and other established communities that call the

corridor home today.

Improve safety for all users of the corridor and all modes.
Alternatives should look at ways to address collision hotspots
and contributing factors, and should consider ways to increase
the perception of safety with strategies to help pedestrian,
bicycle, and transit users and those with disabilities and other

access challenges feel they are on equal footing with drivers.

Balance the needs of different users of the transportation
network. The future vision of the corridor foresees high-
capacity transit, and increased pedestrian and cyclist use. At
the same time, current residents and businesses in the corridor

rely heavily on access by private vehicles, and Martin Way

6 | Martin Way Corridor Study - Current Conditions Report

will need to continue to function as a major route for freight,
emergency routes, and access to the freeway system. Analysis
should carefully assess the potential for conflict among these
different users and uses, and identify priorities and strategies
to provide the best balance of services to future travelers—

whether they drive, haul freight, ride a bike, walk, or use transit.

Increase connectivity. While Martin Way connects people
throughout the Thurston County region to shops, homes,
offices, schools and more, it also creates a barrier, with limited
north/south cross streets and few safe crossings for people
walking and biking. The transitions from the high-intensity
development directly on Martin Way to adjacent low-density
residential neighborhoods are abrupt. Alternatives should
identify logical and convenient links among residential areas,

commercial nodes, transit stops, and trails.

Improve continuity across jurisdictions. Currently, the
application of different standards in areas under different
jurisdictional authority can contribute to the disjointed feel
of the corridor. Alternatives should look at ways to create a
seamless experience for drivers, pedestrians, bicyclists, and
transit riders while allowing for some variation based on the

individual needs, resources, and characters of each jurisdiction.

October 2021
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Build a sense of place and ownership. Today, most users of Martin
Way see it as a route to get through, rather than a place to be.
Alternatives should consider ways to beautify and highlight
community assets and identify potential hubs or opportunity areas
where redevelopment could help ground the corridor and establish
its identity.
Figure 1. Aerial image of Martin Way,

looking west from College Street. Credit:
Thurston County Public Works.
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Martin Way is an east-west route that runs 7.5 miles from east Olympia

through Lacey and Thurston County, down to the Nisqually Delta. Along its
way, it crosses through three watersheds, three jurisdictions, two school
districts, and five zip codes. It serves as an emergency alternate route to
Interstate 5, which crosses Martin Way at Exit 109, and connects people

to major destinations across northeast Thurston County, including health
services, schools, and public facilities. This chapter provides the history and

context for planning on Martin Way.



Chapter 2 Background

Figure 2. 1974 aerial view looking east from Olympia, with Interstate 5 and
Martin Way clearly visible. Credit: Northwest Air Photos, Port of Olympia,
Commissioners, Photograph Collection, Washington State Archives.
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2.1 Study Area

This study focuses on the five-mile stretch of Martin Way that
runs from the junction of Pacific Avenue in Olympia to the
intersection of Marvin Road in Lacey (Map 1). The corridor area
includes land roughly within a quarter mile on either side of
Martin Way. Although outside the focus area for the study, this
report also includes information on the fast-growing section of
Martin Way that extends from Marvin Road to the intersection
of Meridian and Duterrow Roads, near the border of the Lacey
Urban Growth Area. For the purposes of this report, "Martin
Way Focus Area” is used to refer to the portion of the corridor
west of Marvin Road. "Martin Way Corridor” is used to refer to

the full corridor area from Pacific Avenue to Meridian Road.

October 2021

Chapter 2 Background

To look at how conditions differ along the corridor, the project

team divided it into five segments, at major intersections:

1. Pacific Avenue to Lilly Road

N

. Lilly Road to College Street

3. College Street to Carpenter Road

4. Carpenter Road to Marvin Road

5. Marvin Road to Meridian Road/Duterrow Road

These sections are different lengths and areas. Not all
information considered for this report is available or
meaningful at the segment scale. Some of the data is reported

by census tract or other relevant geography.

Martin Way Corridor Study - Current Conditions Report 11



Chapter 2 Background

Map 1. Martin Way Corridor, showing
section breaks and major landmarks.
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Chapter 2 Background

2.2 Martin Way History

Martin Way opened in 1937 as part of State Road 1 and US
Highway 99. It was named in honor of Governor Clarence
Martin, a champion of major public works construction
projects during the Great Depression, including this more
direct route connecting Olympia to Fort Lewis and Tacoma.
Martin Way replaced the old Pacific Highway route, which
followed the original course laid out for military wagon trains
and stagecoaches, winding south around McAllister Springs
and avoiding the steepest portion of the Nisqually bluffs. The
new route cut straight through a mostly undeveloped portion
of northeast Thurston County owned by Saint Martin's Abbey,
north of the unincorporated community of Lacey. Its wide,
straight lanes promised free-flowing travel for those using the

area’s fastest-growing transportation mode—the automobile.

Commercial development along Martin Way, most of it
oriented to serve cars and their drivers, quickly followed as

the region’s population and economy grew in the 1940s and
50s. This included a string of motor lodges such as the Lodoro
Motel at 3434 Martin Way (opened in 1940), the Holly Motel at
2816 Martin Way (opened in 1942), and the Bailey Motor Inn at
3333 Martin Way (opened in 1946), as well as restaurants and
attractions like the Aztec Lanes bowling alley, which was built in

1945. Industrial uses, including small factories and warehouses,

14 | Martin Way Corridor Study - Current Conditions Report

also made use of the open land. Housing and other services
came later to the area—most of the corridor’s mobile home
parks opened between 1940 and 1962 and the Tanglewilde and
Thompson Place neighborhoods developed in the late 19505
and 1960s. In 1966—the same year the City of Lacey officially
incorporated—the Sisters of Providence purchased land on
Lilly Road to build a new hospital that could meet the growing
community’s need for health care services. By then, plans were
again underway to construct a faster travel route through the
region. Martin Way was decommissioned as a US Highway in

1968 with the completion of Interstate-s.

Commercial growth continued to extend east along Martin
Way, and residential pressure pushed north from Lacey. More
offices opened along the corridor, especially near the new
medical campus. In 1980, voters approved a local sales tax to
fund transit service and create the Public Transportation Benefit
Area that eventually became Intercity Transit. River Ridge High
School opened in 1993 to relieve overcrowding in other North
Thurston schools—the same year the new headquarters of the
state Department of Ecology opened at 300 Desmond Drive.
Several highway interchanges were reconstructed in the region,
and new highway-oriented development followed, introducing
more regional and national chain businesses, including gas

stations, restaurants, and several hotels.
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Figure 3. Survey records show the thickly forested terrain that was cleared

| and graded to build Martin Way. The top photo was taken in 1933, before road
construction, and includes a 400-year-old stump. The bottom photo shows the
same location in 1934. Source: Washington State Archives
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Figure 4. State Road 1 in 1947, looking south from the Nisqually
Flats. Source: Nisqually Flats, Martin Way, 1947, [photographer
unknown], State Library Photograph Collection, 1851-1990,

Syl SLBL | Augmato 65, 1854 Washington State Archives, Digital Archives.
Looking nhand fros Siantlon
118=0, Finliahoed FErpcdse.
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With the passage of the Growth
Management Act in 1990, jurisdictions
began to more actively consider

ways to plan for and balance the
needs of future users of Martin Way.
Local Comprehensive Plans and
development codes began expressing
an intent to shift away from the low
intensity, strip commercial and light
industrial development that had come
to dominate Martin Way, and move
toward a more pedestrian-friendly
corridor that would have a denser mix

of residential and commercial uses.

Despite this vision, the 2000s saw

the continued construction of mostly
auto-focused commercial uses along
Martin Way, including a string of big
box retail stores (Lowes [2002], Martin
Village [2005], Best Buy [2006], and
WinCo [2011]) and low-density storage
facilities. More recent construction
has seen an increase in apartment

complexes in eastern portions of the
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Figure 5. Holly Motel Ad. The
Daily Olympian, April 24, 1962.
Source: Keyes Family Collection,
Washington State Archives.
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corridor as well as some redevelopment. Examplesinclude the 2019 conversion of
the Bailey Motor Inn into the affordable housing complex Merritt Manor, and new
market-rate and senior apartment complexes in the easternmost segment of the
corridor. The ongoing renovation and expansion of Intercity Transit's Maintenance,
Operations, and Administrative facility at Pattison Street has also brought street

improvements, including a new traffic signal, bus stop, and crosswalk.

Landmarks from each era of Martin Way's history are present throughout the corridor
today and will continue to shape it as the roadway evolves to meet the needs of

future generations.

2.3 Long Range and Comprehensive Plan
Visions

The long-range plans of Olympia, Lacey, and Thurston County all envision a vibrant,
dense urban corridor on Martin Way as a key strategy for accommodating population
growth, supporting economic vitality, and providing less-car-dependent options for
residents to meet their daily needs. Each jurisdiction has identified goals and policies

for guiding development along Martin Way to support that vision.
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Olympia

Olympia’s Comprehensive Plan describes urban corridors as areas where combined
employment and residential density support frequent transit and pedestrian access
between businesses, and provide a large customer base for businesses. In this vision,
corridors should be lined with attractive trees, benches and other landscaping, with
more intense commercial uses and multi-story structures located near the street
edge, parking lots located behind buildings, and a transition to smaller structures in
adjacent neighborhoods. Olympia’s Transportation Chapter identifies Martin Way as
a strategy corridor—an area where level of service may fall below adopted standards

and alternatives to road widening should be considered to reduce congestion and

Figure 6. City of Olympia
sign along Martin Way.

Welcome to
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improve mobility—as well as a first priority bus corridor that
should have high-quality transit. Olympia’s Comprehensive Plan
includes the following goals and policies for the Martin Way

Corridor:

e Land Use
o lIdentifies the intersection of Martin Way and Pacific
Avenue as a "Gateway” to the City and its downtown

area. (PL14.1)

o Describes the vision for Martin Way from Pacific
Avenue to Lilly Road as transitioning “away from cars
being the primary transportation mode to a more
walkable environment, where bicycling and transit
are also encouraged. Redevelopment of the area will
create more density and new buildings that gradually
create a continuous street edge and more pedestrian-

friendly streetscape.” (PL 13.7)

o ldentifies the Pacific/Martin/Lilly Triangle as a "High-
Density Neighborhood” which should be highly
walkable and have concentrated housing, as well
as commercial uses that directly serve the needs of
residents and allow people to meet their daily needs

without traveling outside their neighborhood. (PL
14.2)

October 2021
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o ldentifies the area around the intersection of Martin

Way and Lilly Road as a Medical Services district,
where health care supporting uses (restaurants,
florists, child care, convenience shops, multifamily and
senior housing nursing homes) are encouraged and
non-medical uses that generate high traffic volumes

and noise are prohibited. (PL 15.3)

Describes the vision for the section of Martin Way
east of Lilly Road as one that is primarily, “accessed
by motor vehicles with provisions for pedestrian

and bicycle travel; gradual transition from existing
suburban character is to form continuous pedestrian-
friendly streetscapes, but more regulatory flexibility
will be provided to acknowledge the existing suburban

nature of these areas.” (PL 13.7)

Identifies the Stoll Road area adjacent to the Martin
Way Corridor as a focus for redevelopment, retail,
office and professional services, and high-density

housing. (PL 15.4)

Although not specific to Martin Way, includes a policy
that urban green space be established between

transportation corridors and adjacent areas. (PL 7.5)
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e Transportation
o Setsa goal for Martin Way as an area where a large portion of trips
are made by walking, biking, and transit (GT15). Supporting policies
include retrofitting city streets to attract new development and
increase density (PT15.1), encouraging public agencies to locate
along the corridor (PT15.2 and PT15.3), and partnering with Lacey to

coordinate on transportation and land use objectives (PT15.4).

o lIdentifies the need for additional east-west corridors and
neighborhood collector level roadways to disperse local traffic from

Martin Way onto the local street network.

o Notes congestion and access issues on Lilly Road, north of Martin
Way, and identifies a "strategy area” between Martin Way, Lilly Road
and Sleater-Kinney Road where new street connections should be
considered to address congestion. Potential connections north of
Martin Way at 12" or 15" Avenue are identified for future review, as

well as an extension of Ensign Road.

o ldentifies several future projects needed on Martin Way, including
a roundabout at the intersection of Martin Way/Pacific Avenue/ and
Boulevard Road, and dedicated left turn lanes at the intersections

with Lilly Road and Sleater-Kinney.
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Lacey

Dating back to the adoption of its first comprehensive plan in 1994, Lacey

laid out a vision for dense mixed-use development along its portion of the
Figure 7. City of Lacey sign

Martin Way Corridor. Lacey divides its urban area into eight planning areas, along Martin Way.

which have their own policies; Martin Way crosses through four of these
(west to east): Pleasant Glade, Central, Tanglewilde Thompson Place, and

Meadows.

Lacey’s Comprehensive Plan (2016) includes the following guidance for the

Martin Way Corridor:

* |dentifies the section of Martin Way from Carpenter Road to Galaxy
Drive as a prime location for commercial development and notes three
Commercial Center "Nodes” at the intersections of Martin Way with
Carpenter Road, Hensley Road, and Hoh Street. This section is also
identified as the location for a future subarea planning effort to spur

private investment and increase character and sense of place.

e Includes a policy to apply different mixes of commercial and high-
density land uses along the corridor, based on sensitivity to existing

uses.

e Supports maintaining the health of existing businesses, by
accommodating the continued operation of existing auto-dependent

uses even if they do not meet the intent of the corridor’s vision.
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* Suggests a review of the Mixed Use High Density Corridor
zone, and the development of a form-based code for the

corridor subarea.

e Priorities and policies specific to the Tanglewilde
Thompson Place planning area include recognizing the
viability of auto-related uses on Martin Way, while also
providing pedestrian connections between the corridor
and adjacent residential areas. Any review of the mixed-
use corridor designation should ensure compatibility with
the adjacent low-density residential areas in this section.

The plan also includes a goal to promote the extension of

sewer service to the residential neighborhoods in the area.

e Priorities and policies specific to the Meadows planning
areq, include reexamining measures to promote mixed-
use residential development along Martin Way (such
as development bonuses, multifamily tax exemption
programs, and planned action programs ); and planning
for pedestrian connections between the corridor,

surrounding neighborhoods, and the high school.

22 Martin Way Corridor Study - Current Conditions Report

Thurston County - Lacey UGA

Within the unincorporated portions of Lacey’s Urban Growth
Area (UGA), development is permitted by Thurston County, but
guided by a Joint Plan between the City of Lacey and Thurston
County. Under the region’s Countywide Planning Policies,

and supporting planning agreements, cities take the lead on
preparing joint plans for the unincorporated portions of their
UGAs, which are then adopted by both City and County. These
Joint Plans are intended to provide a consistent vision for
areas before they are annexed and create a more predictable

experience for people living and working in these areas.

In practice, however, this consistency can be challenging

to maintain. Since updates to joint plans require a second
review and approval process that involves two governments,
regulations for the UGA can lag behind those set by a City.
The Lacey UGA Joint Plan was last updated in 2010. While it
presents the same general vision for the Martin Way Corridor
as a mixed use high density district transitioning away from
auto-dominated uses with more pedestrian amenities, it also

retains some older goals and policies that differ from those
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included in the Lacey Comprehensive Plan. For example,
policies in the joint plan allow for new auto-related businesses
in certain sections of the corridor, while Lacey’s updated
version emphasizes supporting only existing businesses, and
developing incentives for older development to come into
compliance with the newer vision. The Joint Plan also does not

identify commercial nodes.

Intercity Transit

Intercity Transit's 2018 Short- and Long-Range Plan includes the
following information and policies related to the Martin Way
Corridor. That plan predates the initiation of the five-year zero-
fare demonstration project and the launch of The One, a rapid

bus route serving part of Martin Way.

e Identifies performance issues and delays with Route 62
A/B, which runs along the Martin Way Corridor between
Lacey and the Olympia Transit Center and is the agency’s
most popular route in terms of ridership. The Plan
makes several recommendations to improve on-time
performance, including: adding buses during peak times
and to extend the route schedule, increasing service

coverage to the rapidly growing employment sites in

October 2021
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northeast Lacey, and rerouting to avoid difficult left turns

from Martin Way onto Galaxy Drive.

Notes that the Smart Corridors project will include
building transit signal priority along the Martin Way
Corridor, with Phase Il from Pacific Avenue to Lowes (just
past Sleater-Kinney), and Phase Ill along the remainder of

Martin Way.

|dentifies the Meadows neighborhood south of Martin
Way as an area with a high propensity for transit, based
on socio-economic factors including income, rental status,

people with disabilities

Recommends bus rapid transit (BRT) on Martin Way, to
Marvin Road. Components of BRT would include half-
mile bus stop spacing, transit signal priority, branding,

enhanced stops, and real-time arrival information

Recommends a new route connecting northeast Lacey
job centers to the Lacey Transit Center. In the short term,
this area will be served by an extension of Route 62A.
The proposed route would follow Sleater-Kinney Road,

avoiding Martin Way.
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2.4 Past Projects

The Martin Way Corridor Study builds on previous work in the region, including

the following studies and reports:

Revitalizing Urban Transit Corridors (2012)

Thurston Regional Planning Council commissioned an Urban Corridors Task
Force in 2009 to identify measures needed to overcome barriers to achieving
more compact, transit-supportive land use patterns in the metropolitan area
of Lacey, Olympia, and Tumwater. The Task Force recommended that these
jurisdictions take a more active role in partnering with the development
community to stimulate mixed-use development along primary urban corridors,
including Martin Way. The report included "modest measures” like creating
an inventory of vacant and publicly-owned properties and identifying priority
investment locations; "moderate measures” like developing investment
strategies, employing form-based codes, and reviewing impact fees; and
“mighty measures” like establishing a community lending pool and a corridor

development partnership.
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sSustainable Thurston (2013)

This communitywide conversation set a vision for how the Thurston region

should look, function, and feel in 2035. It identified a priority goal to create r;\"‘
vibrant centers, corridors, and neighborhoods while accommodating growth.

~_ Creating Places
Preserving Spaces

A Swstainable Development Flan

The target set for achieving this goal is that by 2035, 72 percent of all new and

existing households will be within a half mile—or a 20-minute walk—of an urban
center, corridor or neighborhood center where access to goods and services can

meet some of residents’ daily needs.

The plan identified district planning for the Martin Way Corridor as a key action

to achieve that goal. Other relevant actions identified in the plan include:

ALSTAMN AN E

i stox

e Rethink existing land-use zoning and regulations to allow for a greater mix

of uses and densities to support efficient provision of services.

e Invest public money to attract private investment in development projects.
Create an investment strategy for critical infrastructure and place-making
amenities (e.q., street trees, sidewalks, bike lanes, and traffic-calming

devices) —C-1.02

e Encourage efficient use of land and building form that encourages
walkability. Steps include: enforcing maximum parking requirements or
eliminating minimum parking requirements altogether to reduce large
expanses of surface parking. Consider strategies such as shared parking,
charging for parking, and other means to reduce the need for large

amounts of land used for parking. — C-1.03
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e Utilize incentives to improve financial viability for infill and
redevelopment projects. This includes: Special Valuation
Multi-family tax program, reducing or eliminating impact
fees, using Purchase of Development Rights (PDR) or
Transfer of Development Rights (TDR) programs that
have been tested for feasibility, waiving stormwater fees
for a number of years, providing frontage and utility
improvements, eliminating connection charges, etc. —

C-1.05

e Work with private financial institutions to provide
innovative financing tools to supply credit for center or
corridor projects. This includes: creating a community
lending pool to supply credit for projects (e.g., spreading
the financial risk among several local banks or investors);
and other tools and programs that will help the financial

viability of projects. —C.1.06

e Form partnerships and do market analyses to
identify priority opportunities for center and corridor
development. Create conditions that attract investments
in center projects. This includes: building infrastructure as
part of a project to make it financially viable; working with
state and local governments to maintain and build their
offices in urban centers; and, forge a regional agreement

to support center-focused development. — C.1.07
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Review and update as appropriate individual jurisdictions’
architectural and design guidelines and ensure design
review procedures and boards are capable of effectively
considering unique needs of urban and mixed-use
projects. Consider contracting with an urban architect
specifically to support center and corridor development
by identifying ways to meet cities’ design expectations. —

C-1.09

Create public-private or public-public land swap strategies
to reduce the cost and risk of investments in centers and
corridors. This includes considering swapping public lands
that are underused and that could be developed more
strategically by another government agency or private
interest. This also includes amassing parcels in strategic
locations and reselling them to a private development
partner, or participating in a public-private development

opportunity within the bounds of existing law. — C-1.10

Form a multiagency partnership to foster conditions
that attract investments in center and corridor projects.
This entails collaborating among center and corridor
communities, identifying opportunities, and recruiting

developers. —C.1-11
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Martin Way District Study (2014)

This study focused on Olympia’s portion of
the corridor, between Wilson Street and Lilly
Road and looked at whether infrastructure
improvements could contribute to
redevelopment of a vibrant, mixed use district.
A market study completed by ECONorthwest
found that while there were transportation,
stormwater, and utility improvements
needed in the district, these were not posing
immediate barriers to development or
redevelopment. Instead, the study identified
low property values, low rents, and a large
supply of competing locations as the primary
impediments. These market factors led to the
conclusion that private development would
be unlikely to fund large-scale infrastructure
improvements, such as an extension of
Ensign Road to Pacific Avenue that would
improve connectivity, and that infrastructure
investments by the City would not be sufficient
to trigger redevelopment under the market

conditions that existed at the time.
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Figure 8. Urban Design Suggestions from
a 2014 Public Workshop Held as Part of the
Martin Way District Study
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A public workshop helped identify community preferences
for the area, including locations for safety improvements,
signal timing, street connections, and open space (Figure 5).

Infrastructure needs identified for this district included:

* Anincomplete sidewalk network with significant gaps

* Ahigh stress bicycle environment due to vehicle volumes

and speeds
o Alack of north-south street connections

e Abetter understanding of the stormwater infrastructure

needs and costs

Given the findings of the market study, the project
recommended the City consider small projects that address
safety issues, look for partnerships, and develop a funding
strategy that would help fill the gaps in the pedestrian and
bicycle network without waiting for improvements to be built

by private development.

Lacey Pedestrian and Bicycle Plan (2018)

This plan identifies policies, programs, and infrastructure
recommendations to improve the connectivity, safety,
and comfort of the City’s walking and biking networks. It is

incorporated into Lacey’s Comprehensive Plan, as a supplement
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to its Transportation Element. The plan identified a number of

challenges that apply within the Martin Way Corridor, including:

Sidewalk gaps, including lack of sidewalk connections to

transit stops along major roads

Missing pedestrian connections to schools, commercial

areas, and parks

Gaps in bike network, including lack of bicycle lanes in
Urban Growth Area

Existing bike facilities do not provide a high level of

comfort for less confident bicyclists

The plan also recommended a number of improvements along

Martin Way, including:

New crossing at Martin Way and Galaxy Drive

Pedestrian Focus Routes associated with Lydia Hawk and
Olympic View Elementary schools and River Ridge High

School

Sidewalk connections:

o Martin Way, from College Street to Duterrow Road (in
Urban Growth Area)

o Carpenter Road, from Martin Way to Draham Street/
Britton Parkway (in UGA)
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LACEY PEDESTRIAN AND BICYCLE PLAN

_!-QE_E_I"@ Figure 9. Map of Pedestrian Recommendations from
the Lacey Pedestrian and Bicycle Plan—a need for

FRecommendation Type sidewalk connections is noted along Martin Way.

e Sidewal Connection
—— Pedesirian Focus Roule
(i Street Connection

a5 Inset Map

Figure 3. Recommended Pedestrian Segment Projects
ded peojects eormesnond 1o the Plan 10 Ested in Tabie 12 Build Momentum Projects and in Appendis C.
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30 |

o Bowker Street (Pacific Avenue to Martin Way)

o Orion Drive, from Martin Way to Meridian Road (in
Urban Growth Area)

Bike segments:

o Martin Way from College Street to Duterrow Road (in
Urban Growth Area)

o Carpenter Road, from Mullen Road to Martin Way

A new collector with bike and pedestrian infrastructure
using Bowker Street and Desmond Drive to connect Pacific

Avenue and Martin Way

An off-street connection of the I-5 Trail from Martin Way to

Duterrow Road

Improved pedestrian and bicycle wayfinding for crossing at

Martin Way and Carpenter Road

A major reconstruction of the Martin Way interchange with
I-5 that provides bicycle separation and installs lighting to
improve visibility of pedestrian and bicyclists under the I-5

overpass

Modification of traffic signal timing at Martin Way and

Galaxy Drive to allow pedestrians to get ahead of vehicles.

Installation of wayfinding signage and traffic calming
elements along Kinwood Street from Pacific Avenue to
Martin Way

Martin Way Corridor Study - Current Conditions Report

Regional Transportation Plan (2020)

The Regional Transportation Plan (RTP) is developed by
Thurston Regional Planning Council every five years to identify
transportation goals and needs across the Thurston region over
the next 20-25 years. In addition to the Martin Way Corridor
Study, the RTP identified the following regional transportation

priorities within the corridor area:
e Major reconstruction of the Martin Way interchange with
-5
e Carpenter Road widening from Martin Way to Britton
Parkway

e College Street NE extension from Martin Way to 15™
Avenue NE

e Ensign Road extension from Martin Way to Pacific Avenue

e Frequent, high capacity bus service (Bus rapid transit or
"BRT light”) along the Martin Way Corridor, from Marvin

Road to downtown Olympia

e Rehabilitation and expansion of the Intercity Transit

Headquarters at Pattison Street

e Construct a new transit stop and transit-only access to the
Martin Way Park & Ride from I-5

e Study to extend Desmond Drive from Martin Way to Pacific

Avenue
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Olympia Transportation Master Plan (2021)

This plan focuses on infrastructure improvements needed to
achieve the City of Olympia’s transportation vision “to build
a street system that supports walking, biking, and riding the
bus, as well as driving.” The plan identifies numerous priority
improvements within the Martin Way Corridor that the city

should undertake in the next 20 years, including:

e A major street reconstruction of Martin Way from Phoenix
Street to Lilly Road: The tentative scope of this project
includes enhanced bike lanes, sidewalks, planter strips,
stormwater facilities, new lighting, transit improvements,
enhanced crosswalks, and medians. This reconstruction

project would include many of the projects noted below.

e Enhanced crosswalks at 10 high-priority locations on
Martin Way, and two locations within the corridor (see
Figure 7). An enhanced crosswalk may include bulb-
outs, a crossing island, or flashing beacons, among other

features.

e Enhanced bike lanes along Martin Way from Phoenix
Street to Lilly Road to create a low-stress bicycling

network.
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e Intersection improvements, including two roundabouts at
the intersection of 4th Avenue, Pacific Avenue, and Martin
Way. Roundabouts are planned at the intersections of
Martin Way with Ensign, Lilly, and Sleater-Kinney roads,

but are not on the city’s 20-year project list.

e Pedestrian and bike safety intersection improvements at
Lilly Road and Martin Way.

e Transitimprovements along Martin Way, including Transit
Signal Priority at the Pacific Avenue intersection (partially
complete), queue jump lanes at the intersection of Lilly

Road and in-lane bus stops.

The Transportation Master Plan identifies Lilly Road as in

need of a future corridor evaluation to address transportation
needs, including a lack of bike lanes and sidewalks, support for
improved transit operations, traffic congestion, and a lack of
street connectivity. It also identifies Pacific Avenue as a location

for prioritized improvements for people walking and biking.
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Enhanced Crosswalks | Nodheas! Figure 10. Map of planned enhanced crosswalk projects in
_ . I _ the Olympia Transportation Master Plan. Highlighted projects
' al are prioritized for the city’s 20-year project list—eleven of the
Vicinily map ,__‘-i;_ : H - highlighted areas are within the Martin Way Corridor.
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Martin Way is home to a diverse mix of residents, businesses, and services
that make the corridor a touchstone for the region as well as an economic
driver. The area is slated to grow significantly in the coming years. This

chapter looks at who lives and works in the Martin Way Corridor.



Chapter 3 Corridor Characteristics

3.1 Study Area and Data Sources

As noted in section 2.1, the Martin Way Corridor Study
focuses on the five-mile stretch of Martin Way that runs

from the junction of State and Pacific Avenues in Olympia

to the intersection of Marvin Road in Lacey, but this report
also considers the section of Martin Way that extends to the
intersection of Meridian and Duterrow Roads. For the purposes
of this report, "Martin Way Focus Area” is used to refer to

the portion of the corridor west of Marvin Road. *Martin Way
Corridor” is used to refer to the full corridor area from Pacific
Avenue to Meridian Road. The corridor area includes land
roughly within a quarter mile on either side of Martin Way, and

is divided into five segments, at major intersections:

1. Pacific Avenue to Lilly Road

2. Lilly Road to College Street

3. College Street to Carpenter Road

4. Carpenter Road to Marvin Road

5. Marvin Road to Meridian Road/Duterrow Road

To understand how the corridor compares across its length and
with the broader region, information is shown on a section,
city, and county basis, where that level of data is available. The
data in this chapter is mainly drawn from two sources: Thurston
Regional Planning Council’s 2018 Population and Employment

Forecast and the U.S. Census Bureau’s American Community

Figure 12. The Martin Way Corridor
and segments.
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Chapter 3 Corridor Characteristics

Survey (ACS) estimates for the period of 2014 of 2018. ACS estimates for corridor
segments are weighted averages, based on the percent of census block group

population in each corridor segment.

3.2 Residents

The Martin Way Corridor is home to approximately 9,000 people (Table 2). Two-
thirds of that population lives within the study’s Focus Area, from Pacific Avenue
to Marvin Road. An additional third live in the extra section extending from Marvin
Road to Meridian Road, making this the most populous stretch. The section of

the corridor from College Street to Carpenter Road has the fewest residents. The

population of the corridor is projected to increase significantly over the coming Figure 13. Martin Way Corridor Population,
2017-2045. Source: Thurston Regional Planning

dECadeS, grOWIﬂg by more thaﬂ half Iﬂ the neXt 25 yea Is. Counci[l Populatlon and Emp[oyment Forecast
(2018 Update).

POPULATION BY SECTION,
MARTIN WAY CORRIDOR

= Population, 2017 Projected population growth, 2017-2045

PACIFIC - LILLY 1,176

LILLY - COLLEGE 951

COLLEGE - CARPENTER

|
S

CARPENTER - MARVIN 1,571

MARVIN - MERIDIAN 925
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Table 2.Martin Way Corridor Population, 2017-
2045. Source: Thurston Regional Planning Council,
Population and Employment Forecast (2018 Update).

Corridor 2017 2045 % Increase in
Sections Population Population Population, 2017-2045
Pacific - Lilly 1,654 2,831 1%
Lilly - College 1,170 2,122 81%
College - Carpenter 244 287 17%
Carpenter - Marvin 2,732 4,302 58%
TOTAL, Martin Way Focus Area 5,801 9,541 64%
Marvin-Meridian 3,242 4,167 29%
TOTAL, Martin Way Corridor 9,043 13,708 52%

Rge

Viewed as a whole, the population of the Martin Way Corridor is representative of age classes
in the rest of Thurston County (Table 3). About one quarter of the population are those age

19 and under, and another fifth are over age 60. Age varies in different parts the corridor,
however, with the highest concentration of residents over the age of 8o living in the section
between Lilly Road and College Street, near the hospital and medical services, and a larger

population of younger residents (under 20) in the eastern sections (Figure 14).
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Table 3. Age of Residents of the Martin Way Corridor, compared
with Thurston County, Lacey, and Olympia. Source: U.S. Census
Bureau, American Community Survey, 2014-2018.

Age Cohort Martin Way Corridor Thurston County Lacey Olympia
0-19 24% 24% 26% 20%
20-39 31% 27% 31% 33%
40-59 24% 26% 22% 24%
60-79 17% 19% 16% 19%
80+ 4% 4% 5% 4%

Figure 14. Age of Residents of the Martin Way Corridor, by Section. Source: U.S.
Census Bureau, American Community Survey, 2014-2018. Note that the College-
Carpenter section has relatively few residents compared to other sections.

COMPARISON OF AGE COHORTS BY SECTION, MARTIN
WAY CORRIDOR

Wo-19 20-39 M 40-59 M60-79 W80+

LILLY - COLLEGE 18% 16% 9%
COLLEGE - CARPENTER 21% 6% ¥

CARPENTER - MARVIN 26% 22% 19% 3%

MARVIN - MERIDIAN 24% 24% 14% 2%
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Veteran Status Disability

With its proximity to Joint Base Lewis-McChord (JBLM), the One in seven Martin Way residents live with a disability (14
Martin Way Corridor is home to many veterans and military percent)—this is similar to the proportions recorded for
personnel. The concentration of veterans increases along residents of Thurston County, Lacey, and Olympia in general.
the corridor from west to east—a fifth of the residents in the While information on type of disability is not available at the
section from Marvin Road to Meridian Road are veterans. corridor scale, ambulatory disabilities—having serious difficulty

walking or climbing stairs that may or may not necessitate the

use of a wheelchair—are the most common type of disability
Table 4. Veteran Population in the Martin Way Corridor, ) ) )
Thurston County, Lacey, and Olympia. Source: American among Thurston County residents (Figure 15). Seniors are more

Community Survey, 2014-2018. . o . . ey
S U 20t likely to be living with one or more disabilities. The needs of

disabled community members should be considered when

Proportion of

Ropulation/Who designing future improvements for the Martin Way Corridor.
is a Veteran

. . 0
Martin Way Corridor 15% Figure 15. Types of Disability in Thurston County.
Pacific-Lilly 10% Source: American Community Survey, 2014-2018.
Lilly-College 12%
College-Carpenter 4%
Carpenter-Marvin 16% Categories of Disability in Thurston County, 2014-2018
Marvin-Meridian 20%
0, .
Thurston County 16% Dificulty ving H?gzl/ng
Lacey 19% independently >
17%
Olympia 10%

Self-care (difficulty
bathing or dressing)
9%

Cognitive

Ambulatory 199
0

27%
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Race, Ethnicity, and Language

The Martin Way Corridor is among the most diverse
areas of Thurston County. More than a third of residents
identify as a person of color, which includes those who
identify as Hispanic of any race or any race other than
white. Compared to Thurston County as a whole, the
corridor is home to higher proportions of people who
identify as Hispanic (15 percent), Asian (9 percent),
black or African-American (4 percent), or multiracial (10
percent). The sections from College Street to Carpenter
Road and Marvin Road to Meridian Road are the most
diverse portions of the corridor; nearly half the residents

in these areas identify as a person of color.

Table 5. Ethnicity and Race of Residents of the Martin Way Corridor, Compared
with Thurston County, Lacey, and Olympia. Source: U.S. Census Bureau,

American Community Survey, 2014-2018. *Includes respondents who may be

Hispanic or non-Hispanic.

Figure 16. Racial and Ethnic Diversity of Residents of the
Martin Way Corridor, by Section and Compared to Surrounding
Jurisdictions. Source: American Community Survey, 2014-2018

RACIAL & ETHNIC DIVERSITY IN THE
MARTIN WAY CORRIDOR AND
SURROUNDING REGION
u Percent Person of Color (Any Race/Ethnicity) u Percent White/Non-hispanic
PACIFIC - LILLY 32% 68%
LILLY - COLLEGE 26% 74%
COLLEGE - CARPENTER 47% 53%
CARPENTER - MARVIN 32% 68%
MARVIN - MERIDIAN 48% 52%
MARTIN WAY CORRIDOR 37% 63%
THURSTON COUNTY 25% 75%
LACEY 35% 65%
OLYMPIA 23% 77%

Martin Way Corridor Thurston County Lacey Olympia

Ethnicity
Hispanic (of any race) 15% 9% 1% 8%
Race
Black/African American* 4% 3% 6% 3%
American Indian/Native Alaskan* 1% 1% 1% 1%
Asian 9% 6% 9% 7%
Native Hawaiian/Other Pacific Islander* <1% 1% 2% <1%
Multiracial* 10% 6% 8% 5%
White/Non-Hispanic 63% 75% 65% 7%
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The Martin Way Corridor is also home to many immigrants, as
well as people born in the United States who maintain cultural
ties to other countries. Korean, Vietnamese, Filipino, and

Latin American communities are the most visible along the
corridor, but many ethnicities are present. Thurston County’s
Hispanic population includes people whose roots can be traced
to many different Spanish-speaking areas—most commonly
Mexico, Puerto Rico, and Central American countries, including
Honduras, Guatemala, and Panama. While only 12 percent

of corridor residents were born outside the United States—

40 | Martin Way Corridor Study - Current Conditions Report

roughly the same percentage as for the Thurston County region
(13 percent)—about one in five residents speak a language
other than English at home (21 percent), compared with 14
percent for Thurston County residents as a whole. About 4.7
percent of households in Census tracts overlapping the Martin
Way Corridor are considered “limited English speaking” (568
households). Of these, the majority are either Spanish-speaking
(41 percent) or Asian and Pacific Island language-speaking

households (39 percent).
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Income and Poverty

Household income varies considerably across the corridor,
as shown in Map 2. When compared to median incomes for
Thurston County or the Cities of Lacey and Olympia, some
neighborhoods have higher incomes and others have very
low-income populations. This wealth disparity can mask that
a significant proportion of the corridor’s residents may be
struggling to meet their basic needs. Residents of the Martin

Way Corridor experience higher rates of poverty than is typical

Table 6. Median Income, Poverty, and Cost-burden of the Martin

Way Corridor, compared with Thurston County, Lacey, and
Olympia. Source: American Community Survey, 2014-2018.

in the surrounding communities. Two out of five corridor
residents are considered cost-burdened, which means that
they spend a high proportion of their income on housing, and
one-fifth of households are considered severely cost burdened.
These households typically have less income available for
transportation, health care, and other needs. Cost-burden and
poverty levels are highest in the westernmost section of the

corridor, between Pacific Avenue and Lilly Road.

Martin Way Thurston
What does it measure? Corridor County Lacey Olympia
Median Household Income ~ The income level at which half of households in the Varies, see $69,592 $66,675 $58,606
area earn more, and half earn less. Map 2
Poverty Rate The percent of households earning an income below 16% 1% 10% 17%
the federal estimate of the minimum amount needed
to meet basic needs. In 2018, the poverty threshold
for a two-person household in Thurston County was
$16,247.
Cost Burden (>30%) Percentage of all households that spend 30% or more 39% 33% 36% 38%
of their household income on housing.
Severe Cost Burden (>50%)  Percentage of all households that spend 50% or more 20% 13% 14% 17%

of their household income on housing.

October 2021
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Chapter 3 Corridor Characteristics

Map 2. Median Household Income in the Martin Way
Corridor, by Census Tract.

Legend
Median Household Income

$40,000 - $50,000
[ $50,000 - $60,000
I $60,000 - $70,000
I $70,000 or More

U.S. Census Bureau: 2014-2018 American Community Survey
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Chapter 3 Corridor Characteristics

Homeowners and Renters

As a high-density corridor, housing looks different along Martin
Way than in other parts of the region. About half of all corridor
residents (49 percent) live in multifamily units and ten percent
live in manufactured housing, including in one of the nine
manufactured home parks in the corridor. Around two percent
of the population lives in group quarters like a nursing facility
or care home—these are concentrated in the Pacific Avenue to
Lilly Road section near Providence St. Peter Hospital. About 40
percent of the corridor’s residents live in single-family homes,
typical of Olympia’s Eastside neighborhood and the Tanglewilde
and Thompson Place neighborhoods in the Lacey Urban Growth

Area.

HOUSING z%
UNITS

in the ﬁi @a

This trend towards multifamily living is likely to intensify in

the future; TRPC's population estimates indicate that by 2045
two out of three corridor residents (64 percent) will live in a
multifamily development, while less than a third (27 percent)
will live in a single-family home. More than go percent of the
population anticipated over the next 25 years is expected to be

housed in multifamily development.

The corridor also has a higher proportion of renters (56
percent) than the Thurston County region (36 percent), Lacey
(46 percent), or Olympia (54 percent).

Unhoused Population
The Martin Way Corridor is also home to many people without

permanent housing. Demographic and population data like

Corridor, 2017 0 I 4

Lt | Martin Way Corridor Study - Current Conditions Report
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Table 7. 2017 Population of the Martin Way Corridor, by Housing Type
and Section. Source: Thurston Regional Planning Council Population and
Employment Forecast, 2018.

TOTAL, TOTAL,
Population, 2017 Pacific- Lilly  Lilly-College College-Carpenter Carpenter-Marvin Martin Way Focus Area  Marvin-Meridian Martin Way Corridor
Single-family 872 185 79 1,314 2,450 1,133 3,583
Multifamily 434 747 165 1,145 2,492 1,964 4,456
Manufactured homes 168 236 0 257 660 144 804
Group quarters 180 3 0 16 199 1 200
TOTAL 1,654 1,170 244 2,732 5,801 3,242 9,043

Table 8. 2045 Population of the Martin Way Corridor, by Housing Type
and Section. Source: Thurston Regional Planning Council Population and
Employment Forecast, 2018

TOTAL, TOTAL,
Population, 2045 Pacific- Lilly Lilly-College College-Carpenter Carpenter-Marvin Martin Way Focus Area  Marvin-Meridian Martin Way Corridor
Single-family 900 216 72 1,364 2,551 1,201 3,752
Multifamily 1,395 1,688 214 2,680 5,977 2,830 8,807
Manufactured homes 165 214 0 239 618 135 753
Group quarters 37 4 0 20 395 1 397
TOTAL 2,831 2,122 287 4,302 9,541 4,167 13,708
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those included in previous sections of this chapter often are
missing information from these residents. The unhoused
population includes those who live in shelters or transitional
housing, like the Drexel House operated by Catholic
Community Services on Devoe Street, as well as those who
live "unsheltered” in places not intended for habitation, such
as cars, tents, abandoned buildings, vacant land or public
rights-of-way next to streets and freeway on-ramps. One of
the region’s largest homeless encampments, known as “The
Jungle,” is located in a wooded area within the Pacific Avenue
to Lilly Road section, but other smaller encampments exist

throughout the corridor.

While there is no geographically specific data to estimate
the unhoused population within the corridor, anecdotally,
the area has seen anincrease in recent years, particularly
among the unsheltered community. This is consistent

with results of the annual Thurston County Pointin Time
Homeless Count, which has counted an increasing number
of homeless individuals countywide, and an increasing

share of unsheltered individuals. Several new shelters and
transitional housing developments are under construction or
consideration in the corridor, most of these concentrated in

the Pacific Avenue to Lilly Road section.

46 | Martin Way Corridor Study - Current Conditions Report

Unhoused residents often rely on alternative transportation
modes to get where they need to go, so access to transit, as
well as pedestrian and bicycle infrastructure helps connect
these communities to essential services and opportunities.
Parking regulations and availability can impact residents who
live in vehicles, including in larger trailers or recreational
vehicles. Opportunities for innovative, affordable housing,

as well as access to accessible public spaces or other “third
places” (neither residential nor commercial) where people

can gather are among the key needs for this population.

Figure 17. Thurston County Point in Time
Homeless Count, 2015-2020. Source: Thurston
County Public Health and Social Services, 202o0.

Individuals Counted

Thurston County Homeless Count, 2015-2020
1,200
1,000
800
600
400
200
0
2015 2016 2017 2018 2019 2020
m Sheltered = Transitional  ® Unsheltered
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3.3 Workers and Employers

More than 13,000 people work at locations in the Martin Way Corridor,
including major employment centers shown in Map 3. This means more

people work in the corridor than live there.

The corridor includes more than 1,000 businesses serving a wide range

of industries, including health and medical services, big box retail, small
businesses, restaurants and other food services, professional offices, hotels,
schools, and government agencies. The vast majority are small businesses:
three-fourths of all businesses along the corridor have 10 or fewer
employees, and 51 percent have four or fewer employees. Retail makes

up the largest sector, accounting for 17 percent of all businesses, with the
highest concentration of retail between Carpenter and Marvin Road. Health
care and social services is the second largest sector (15 percent); these

businesses are highly concentrated near Lilly Road.
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Map 3. Employment centers of the
Martin Way Corridor.
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Chapter 3 Corridor Characteristics

The westernmost section of the corridor, Pacific Avenue to Lilly County region’s strongest employment sectors. Projected job
Road, has the greatest concentration of jobs currently, and is growth is otherwise distributed evenly across the corridor—as
likely to see the greatest of number of new positions over the a whole, the corridor is anticipated to gain nearly 6,000 new
coming decades, while the section from Lilly Road to College jobs over the next twenty-five years, an increase of 43 percent
Street has the greatest number of businesses and is anticipated over current conditions. This outcome is heavily dependent,

to see the greatest rate of job growth. In both sections, however, on the future of employment in the retail and services
employment trends are strongly correlated to the continued sectors.

growth of the health services industry, one of the Thurston

Figure 18. Total and Projected Employment by Section, Martin Way
Corridor, 2017-2045. Source: Thurston Regional Planning Council,
Population and Employment Forecast (2018 Update).

TOTAL EMPLOYMENT BY SECTION,
MARTIN WAY CORRIDOR

m Jobs, 2017 Projected job growth, 2017-2045  m Percent Increase, 2017-2045

PACIFIC - LILLY 1,300 — 31%
LILLY - COLLEGE 1,200 }— 57%
COLLEGE - CARPENTER 900 — 53%
CARPENTER - MARVIN 1,200 — 40%
MARVIN - MERIDIAN 1,200 — 50%
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Table 9. Census of Businesses in the Martin Way Corridor. Source: Thurston
Economic Development Council, using the North American Industry Classification
System (NAICS), 2020.

Pacific - Lilly- College- Carpenter- TOTAL Marvin- TOTAL
Industry Lilly College Carpenter  Marvin Martin Way Focus Area Meridian Martin Way Corridor
Retail Trade 21 57 9 69 156 22 178
Health Care & Social Assistance 25 85 1 22 133 20 153
Other Services 34 33 3 61 131 17 148
(Except Public Administration)
Accommodation & Food Services 8 40 9 43 100 24 124
Professional, Scientific, & 9 39 1 12 61 14 75
Technical Services
Finance & Insurance 6 31 9 49 16 65
Real estate & Rental 10 17 10 39 18 57
Construction 6 13 4 10 33 10 43
Public Administration 9 8 10 5 32 0 32
Administrative & Support Services 4 11 1 10 26 5 31
Educational Services 3 9 2 11 25 4 29
Wholesale Trade 4 9 1 9 23 2 25
Manufacturing 3 7 0 10 20 0 20
Information 1 6 3 8 18 2 20
Arts, Entertainment, & Recreation 1 5 0 4 10 2 12
Transportation & Warehouses 2 2 0 1 5 2 7
Agriculture, Forestry, Fisheries 0 0 1 0 1 0 1
Mining, Quarrying 0 1 0 0 1 0 1
Utilities 1 0 0 0 1 0 1
All Industries 147 373 50 294 864 158 1,022
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Land Use

This chapter looks at environmental conditions, current land use and

development patterns, and land use regulations in the Martin Way Corridor.
These factors have shaped how Martin Way looks today and will help

determine how it could look in the future.



Chapter 4 Land Use

4.1 Current Land Use

The Martin Way Corridor is part of a dynamic ecosystem
connected to other parts of the Thurston County and
Puget Sound region, though some of its environmental
features are largely hidden beneath current development.
Along its length, Martin Way crosses three important
stream systems, or watersheds, and cuts through extensive

wetlands and other habitat, as shown in Map 4.

e Indian Creek: Indian Creek flows south from its
headwaters in Bigelow Lake, just north of the corridor,
and is piped under Martin Way near Devoe Street

and I-5, eventually flowing to the East Bay of Budd
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Inlet. The creek has poor water quality, including high
rates of bacteria and nutrients, and intense urban
development in the area that drains to this stream
has degraded many of its natural functions. In spite of
these conditions, the creek supports resident fish and

other aquatic species, including Cutthroat Trout.

Woodard Creek: Woodard Creek originates in a large
wetland complex that extends south of Martin Way

to Fones Road. The stream crosses under Martin Way
near the intersection of Ensign Road and flows north
to Henderson Inlet. Although impacted from heavy
development around its headwaters, Woodard Creek
has relatively good water quality and has documented

use by Coho Salmon, Cutthroat and Steelhead Trout.
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Poor water quality in Woodard Creek can contribute
to the closure of shellfish beds in the Henderson Inlet

Shellfish Protection District.

Woodland Creek: Woodland Creek flows north from

a series of interconnected lakes at the boundary of
the City of Lacey and Lacey UGA (Hicks, Pattison,
Long, and Lois). From Lake Lois to Martin Way, the
creekis a low flowing stream that often dries up in the
summer; downstream of Martin Way, flow increases as
the stream is fed by several natural springs. Woodland
Creek has documented use by several fish species,
including Chum and Coho salmon and Cutthroat

and Steelhead Trout. The Woodland Creek basin is

October 2021

Chapter 4 Land Use

impacted by the concentrated level of development
and high percentage of impervious surfaces in the
areas that drain to the stream. Woodland Creek is the
largest waterbody draining to Henderson Inlet, and
its poor water quality can contribute to the closure
of shellfish beds downstream. While water quality
has improved significantly in Woodland Creek over
the past 20 years, as of 2019 it still among the most
polluted of all freshwater streams monitored by
Thurston County, with high levels of bacteria and

nutrients.

Martin Way Corridor Study - Current Conditions Report
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Chapter 4 Land Use

Map 4. Watersheds, streams and wetlands in the
Martin Way Corridor.
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Chapter 4 Land Use

Environmental conditions influence the type of land use that

has developed along Martin Way, and in turn these resources

are impacted by activity within the corridor. For example, the
concentration of wetlands around Ensign Road and in the section
of the corridor from College Street to Carpenter Road limits the
potential for future development in these locations. Looking
ahead, these environmental features can also be treated as assets
and amenities, emphasizing design choices that provide users and
residents of Martin Way with opportunities to access and interact

with their natural surroundings.

Stormwater runoff from Martin Way and other roads, parking

lots, and hard surfaces in the corridor carries trace pollutantsinto
sensitive waterways, impacting water quality. Older development
within the corridor was constructed without the water quality and

habitat protections that are in place today. Since the early 2000s,

Thurston County and the City of Lacey, with support from the state

Department of Ecology and other funding sources, have made
significant investments in the two Henderson Inlet watershed
basins to improve stormwater treatment, connect homes served
by leaking septic systems to municipal sewer systems, and restore
habitat. Although water quality has improved in these streams, all
still have significant water quality issues that bear consideration

when looking at development options for the Martin Way Corridor.
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Figure 19. Woodland Creek is one of three
streams that Martin Way crosses. It has
documented use by several fish species.
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Land Cover natural condition—either as forest, wetland, or other open

space. Land cover varies along the length of the corridor: the
As it crosses these watersheds, Martin Way alternates between P g 9

i ' I
areas that are highly urbanized, lightly developed, and thickly sections between Lilly and College Streets and Carpenter to

Marvin R h highl loped, while the stretch
forested and undeveloped. Looking at land cover classes arvin Roads are the most highly developed, while the stretc

from College Street to Carpenter Road remains heavily forested
(Table 10), nearly three quarters of the corridor is considered g P Y

developed (72 percent), but much of this is at a medium or low (Figure 21).

intensity. Twenty percent of the corridor remains in a more

Table 10. Land Cover in the Martin Way Corridor. Source:
NOAA C-CAP, Classification Definitions: https://coast.noaa.
gov/data/digitalcoast/pdf/ccap-class-scheme-regional.pdf

Figure 20. Much of the Martin Way Corridor is developed at relatively low
intensities, such as this property in the Carpenter to Marvin segment, which has a

D 80% small, single-story building and a large open area dedicated to parking.
High Intensity Developed 16%

Medium Intensity Developed 27%

Low Intensity Developed 29%

Developed Open Space (i.e., landscaped parking lots) 8% 4
Forest 14% e
Deciduous Forest 2%

Evergreen Forest 8%

Mixed Forest 4%

Wetland 3%

Other Open Space (Pasture, grassland, cultivated, 3%

scrub/shrub, bare land)
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Chapter 4 Land Use

Figure 21. Land Cover in the Martin Way Corridor, by Section.
Source: NOAA C-CAP, Classification Definitions: https://coast.

noaa.gov/data/digitalcoast/pdf/ccap-class-scheme-regional.pdf.

PROPORTIONS OF LAND COVER CLASSES BY SECTION
OF THE MARTIN WAY CORRIDOR

m High Intensity Developed = Medium Intensity Developed = Low Intensity Developed = Developed Open Space

Forest Wetland Other Open Space

COLLEGE - CARPENTER l 45% 5%
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Current Land Use and Ownership

Land uses in the corridor are diverse, with a wide variety of large
and small commercial businesses directly on Martin Way, and

low- to moderate-density neighborhoods nestled just a parcel
back from the street (Map 5). Most of the light manufacturing
that populated the corridor historically has moved out, leaving
just a handful of remaining parcels with industrial uses. Despite
the large concentration of natural areas in the corridor, there are
currently few designated parks, and most of these are open space
parcels within neighborhoods rather than facilities available for
broad public use. There are several clusters of government and
institutional uses along the corridor, however the vast majority of
land in the corridor is in private ownership (Map 6), including large
undeveloped parcels owned by the Sisters of Providence (Ensign
Road) and Saint Placid Priory (north of Martin Way, east of College
Street), and Saint Martin’s Abbey (College Street to Carpenter

Road, east of the |-5 access).

October 2021
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Map 5. Current Land Use, Martin

Way Corridor.

=

Legend
Current Land Use

Jurisdiction

I Residential Very High Density: 14.5 or more du/acre [__] City Limits
|| Residential High Density: 6.5 to 14.5 du/acre
| Residential Moderate Density: 3.5 to 6.5 du/acre
| Residential Low Density: 0 to 3.5 du/acre
| Commercial or Mixed Use

B ndustrial

|:| Government/Institutional

| Parks, Preserves, and Open Space

| Vacant Land

S
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Map 6. Current Land Ownership Categories,
Martin Way Corridor.
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Chapter 4 Land Use

4.2 Land Use Regulations

As noted in Chapter 2, the comprehensive plans of
Olympia, Lacey, and Thurston County all include a vision
for vibrant, dense urban development on Martin Way.
Each jurisdiction has zoning and development regulations

intended to achieve that vision.

Current zoning in the corridor largely corresponds with
existing use, as shown in Map 7, with mixed use and
commercial zoning directly on Martin Way, low- and mid-
density residential zones around the edges, and limited

areas identified for open space and industrial use.

Nearly half the corridor is zoned to allow a mix of uses,
such as a combination of residential, office, retail,

manufacturing, or entertainment (46 percent). Both

66 | Martin Way Corridor Study - Current Conditions Report

Olympia and Lacey have specific high-density zoning
designations that correspond to their visions for these
sections of the corridor. The standards for these zoning

districts are summarized in Table 11.

More than a quarter of the corridor is zoned for residential
use (29 percent)—notably, the majority of these areas
have relatively low densities for an urban setting, less
than 10 units per acre. Thurston County’s Low Density
Residential o-4 district dominates land just off Martin Way
in the Lacey UGA. These neighborhoods remain at low
densities in part because they developed without urban
utilities, including sewer, and in many cases homes in
these areas are still served by individual septic systems,
which limit the potential for growth. This pattern can
make for a very sudden transition from the high-intensity

of Martin Way itself to widely spaced single-family homes.
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One area of discrepancy between current use and zoning is
the large area within the College Street to Carpenter Road
section that Lacey has zoned as Central Business District,

although these areas have remained largely undeveloped.

Another potential discrepancy is the area in Olympia west
of Ensign Road—though zoned as Residential Multifamily 18
in light of its proximity to an urban corridor and Olympia’s
Medical Services district, this area is largely made up of two
undeveloped parcels owned by the Sisters of Providence in

Washington and has extensive wetlands.
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Map 7. Current Zoning, Martin
Way Corridor
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DISCLAIMER: This map is for general planning
purposes only. Thurston Regional Planning Council
makes no representations as to the accuracy or
fitness of the information for a particular purpose.
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Development Standards and Incentives The jurisdictions also take different approaches
Development standards, such as building heights, to integrating pedestrian and transit access and

. . . _ incentivizing types of development. For example, while
parking requirements, and permitted uses, function to 9P P P

regulate the look and feel of Martin Way and help guide Olympia applies a multifamily tax exemption fo its

section of the Martin Way Corridor, Lacey’s applies to
the corridor’s growth into the future. Y ’ V> app

the Woodland District, just south of Martin Way, but

While Olympia, Lacey, and Thurston County all have not the corridor itself. No such tax incentive is available
zoned large portions of the corridor in mixed-use zones in the portion of the corridor under Thurston County
with similar intents, the specific standards for these jurisdiction. In the portions of Lacey and the Lacey UGA
districts have slight differences in maximum building zoned as Mixed Use High Density Corridor, mixed uses
heights, building coverage, permitted uses, stormwater and pedestrian amenities are required to allow higher
infrastructure, and parking requirements. These building and impervious surface coverage.

differences are minor when viewed individually, but their
cumulative effect contributes to the lack of a consistent

look or feel to the corridor.

Table 11. Comparing Mixed-Use Zoning
Districts on the Martin Way Corridor

Zoning High Density Corridor (HDC 2-4) Mixed Use High Density Corridor (MHDC)
District
Jurisdiction Olympia Lacey & Lacey UGA
Code OMC 18.06 LMC 16.23/TCC 21.23
Year 1995 1995
Established
Acres in 356 acres 291 acres
gartgg Way (21 acres in HDC-2; 26 acres in HDC-3; 309 acres in HDC-4) (87 acres in city; 204 in UGA)
orridor
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Zoning
District

Intent

High Density Corridor (HDC 2-4)

HDC-2:

- Provide for a compatible mix of office, medium intensity commercial and
moderate to high-density multifamily residential uses.

- Ensure that residential and mixed-use projects are built within walking
distance to transit.

- Ensure that projects (buildings) are designed, using a neighborhood area
design theme in order to blend with the historic buildings in the corridor
and the adjacent neighborhoods.

HDC-3:

- Provide for a compatible mix of medium to high-intensity commercial,
offices, and moderate to high-density multifamily residential uses.

- Ensure that access to transit is a part of all new projects.

HDC-4:

- Provide for a compatible mix of high-intensity commercial, offices, and
high-density multifamily residential uses.

- Transform these areas to commercial and residential activity centers,
over time.

- Ensure that access to transit is a part of new projects.

All HDC zones:

- Establish a street edge that is as continuous as possible with buildings
which are close to the street and which have multiple floors, distinctive
windows facing the street, and entrances that are visible from the street.

- Create a safe, convenient, and attractive environment for pedestrians,
transit riders, and bicyclists, and which includes parking and access for
vehicles.

Chapter 4 Land Use

Mixed Use High Density Corridor (MHDC)

Over time... gradually change from an area dominated by strip commercial development, light
industry, warehousing, and other low intensity or non-pedestrian uses into mixed use, high
density residential and commercial area where people enjoy walking, shopping, working and
living.

Create three mixed high-density corridor zones ... to reflect an emphasis on existing uses
which are already established within the area to help promote a healthy business climate for
existing uses.

Carpenter-Hensley: a full range of commercial uses with attractive street fronts,
multimodal improvements and a design which is compatible in an environment where
residential uses and commercial uses are located adjacent to one another.

Hensley-Marvin: transition zone; recognize some automobile-related uses but only
through a special use permit process.

Marvin-Meridian: Low intensity and motor-vehicle-oriented uses are not desirable

within this area, including uses that sell products of such size and weight as to require motor
transport by necessity, such as boats, and/or require substantial areas for outdoor storage of
products or equipment. Exceptions for food and merchandise stores where design serves local
pedestrian traffic and is compatible to adjacent uses.

All sections:

- Allow for commercial uses and other mixed-use development in a way that serves the needs
of the neighborhood and the community and enhances the appearance and identity of the
mixed high-density corridor.

- Provide for a type, configuration and density of development that will entice pedestrian
shoppers to frequent the area, encourage pedestrian traffic between businesses, facilitate
efficient mass transit, and require less reliance on motor vehicles.

- Encourage a variety of businesses which offer retail goods or consumer services that
appeal to pedestrians and/or serve the needs of the surrounding neighborhood.

- Integrate new development with existing uses to achieve a better environment for
pedestrians and to maintain or enhance the livability of the adjacent residential
neighborhood.

- Provide development standards which require direct, convenient pedestrian and vehicular
access to businesses.

- Balance the needs of motorists and businesses serving a community-wide market with the
needs of pedestrians and neighborhood residents.

October 2021
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Zoning High Density Corridor (HDC 2-4) Mixed Use High Density Corridor (MHDC)
District
Density No minimum or maximum No minimum or maximum
Front setback  0-10 feet; no minimum 0-15 feet; no minimum
Building 35-75 ft No minimum or maximum, except 45 ft within 100 ft of existing single-family subdivision
Height 35 ft within 100 ft of low-density residential areas
60 ft for most areas

Up to 70 feet in HDC-3 if parking is located under a building
Up to 70 feet in HDC-3 if one story is residential

Building 70% 35%

Coverage Up to 85% in HDC-3 if at least 50% of required parking is located under Up to 85% if site design incorporates desired elements: mixed uses (+5%), 3-4 stories (+5%),
building pedestrian areas (+20%), through-block corridor for pedestrian access (+10%), 50% of parking

underground or within building (45%)

Impervious 85% 60%

Surface/ Up to 95% if site design incorporates desired elements: mixed uses (+5%), pedestrian areas

Development (+30%), through-block corridor for pedestrian access (+15%), vegetated roof (50% of square

Coverage footage of vegetated roof)
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Commercial development in areas zoned as Mixed Use High Density Corridor often includes pedestrian
amenities like benches and walkways to allow higher building and impervious surface coverage.

- N
_:,_-r’.-

~ GreatFloors
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Map 8. Building Age, Martin Way
Corridor.
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4.3 Development Patterns

Existing development

Since Martin Way opened in the 1930s, development along its
length has occurred as a patchwork, rather than by coordinated
design. In general, development has progressed from west

to east (Map 8), with the oldest residential and commercial
buildings in Olympia and newest development seen east

of Marvin Road in Lacey and its UGA. Today, you can find
examples from every past wave of development along the
corridor: the motor lodges and trailer parks of the 1940s and
50s, suburban neighborhoods of the 1960s, strip-mall-style
retail of the 19705 and 8os, big box retail of the 19905 and
20005, with a few new examples of the dense, urban, mixed use

development called for in today’s plans.
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Throughout its history, development on Martin Way has favored
access by automobiles. Map g gives a sense of how buildings
are located within the corridor area. Most commercial locations
feature large, open parking areas adjacent to the street, and
with businesses set farther back. Very few structures have their
facades directly on Martin Way, and many face away from

the street. Similarly, neighborhoods constructed along Martin
Way were designed with the expectation that residents would
typically travel by car, with winding streets, cul de sacs, and
garages facing the street. In contrast, Olympia’s Northeast and
Southeast neighborhoods, seen at the westernmost extent of
Map g, predate the construction of Martin Way and are laid out

in a grid form that more easily supports pedestrian travel.
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Many developments on Martin Way were built with a focus on access for people arriving in cars, rather than
on foot, with large parking lots adjacent to the street, such as the Lacey Urban Center, which was built in the
1960s around the same time as the nearby Tanglewilde and Thompson Place neighborhoods.

- =
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Map 9. Physical Form, Martin Way
Corridor.
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Map 9. Physical Form, Martin Way
Corridor, continued.

Carpenter Road — Marvin Road
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Map 10. Housing Types, Martin Way
Corridor.
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Martin Way Corridor Study - Current Conditions Report

As shown in Map 10, the corridor includes a diverse selection of housing options,
including traditional single-family neighborhoods, apartment complexes,
manufactured home parks, and group quarters (including assisted living facilities).
The majority of corridor residents (58 percent) live in multifamily developments.
About a third (32 percent) live in single-family units today and one in ten live in a
manufactured home. Most housing in the corridor predates 1990, and until recently,
there were few new units being constructed. Since 2016, new housing has sprung
up, although most has been concentrated in the easternmost section of the corridor,

between Marvin and Meridian Roads (Figure 22).

Despite the emphasis on creating mixed-use development stated in the
Comprehensive Plans and development standards of both Olympia and Lacey, there
has been very little mixed-use development along the corridor since the mid-1990s,
and no development that combines commercial and residential uses in a single

structure.
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Figure 22. Martin Way Corridor,
Dwelling Units Constructed Over
Time, 1990-2019.
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NEW DWELLING UNITS PERMITTED

1200

1000

800

600

400

200

MARTIN WAY CORRIDOR - NEW DWELLING UNITS,
1990-2019

m Pacific - Lilly Lilly - College ~ m College - Carpenter Carpenter - Marvin ~ ® Marvin - Meridian

October 2021

Martin Way Corridor Study - Current Conditions Report

| 85



Chapter 4 Land Use

Examples of Residential Development on Martin Way

Older apartment building. Older single-family neighborhood. Mobile home park.

New mixed-use professional offices and apartments. New affordable apartments. New market-rate apartments under construction.
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Small strip-type retail development, built in 1977.

Chapter 4 Land Use

Big-box retail development, built in 2002.

Older industrial use, built in 1963.

New commercial development, built in 2013.

Intercity Transit's new administrative building rises next to
the Aztec Lanes Bowling Alley, which was built in 1945.

October 2021

Martin Way Corridor Study - Current Conditions Report | 87



Chapter 4 Land Use

Development Potential

The corridor has very little remaining vacant
land, but the potential for substantial
redevelopment of mixed use and commercial
areas (Table 13). Map 11 identifies land

with development potential as well as

those parcels that may be most likely to
redevelop (see Table 12 for definitions).

Land with development potential includes
vacant parcels, as well as those that could

be subdivided or further developed under
existing regulations. Redevelopment usually
takes place when land prices rise at a greater
rate than building values, especially as
vacant land becomes increasingly scarce.
Properties with redevelopment potential are
those where the existing buildings have a low
value compared to the land value. Map 11
also identifies where development may face
significant environmental constraints, such
as areas adjacent to Woodard and Woodland
Creeks and the extensive wetlands around

them.
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Map 11. Development and redevelopment
potential, Martin Way Corridor
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The section of the corridor from o _
Table 12. Definitions of Redevelopment Potential. Source:

Carpenter to Marvin Road has the Population and Employment Land Supply Assumptions for
Thurston County, 2019

greatest cluster of parcels with

redevelopment potential (100 Building area to Parcel Area  Building to

Category ratio (sg. ft. building/acre) Land Value

acres), most of these very high (58

Vacant <3,000 sq. ft./acre nla
acres). The section from Pacific Very High Redevelopment Potential >3,000 sq. ft./acre 0.0-0.5
Avenue to Lil |y Road also has High Redevelopment Potential >3,000 sq. ft./acre 0.5-1.0

Medium Redevelopment Potential >3,000 sq. ft./acre 1.0-2.0

substantial redevelopment potential,
but these parcels are more likely

to be constrained by wetlands and

Table 13. Acres of Land with Development and

other critical areas. This section has Redevelopment Potential, Martin Way Corridor. Source:

the greatest amount of vacant land, Thurston Regional Planning Council
however, most of this is tied to two

TOTAL TOTAL
pa rcels a|ong Ensign Road that are Pacific - Lilly- College-  Carpenter-  Martin Way Marvin-  Martin Way

Lilly College  Carpenter Marvin  Focus Area  Meridian Corridor

zoned as high-density multifamily

and currently owned by the Sisters Vacant Single Lots 1.0 0.0 0.0 0.8 1.8 0.0 1.8
Vacant Subdividable Land 51.8 155 46 445 116.5 354 151.8

of Providence. In the easternmost Partially Used Subdividable Land 103 78 0.0 0.0 182 36 217
section of the corridor, Marvin Subtotal 63.2 23.2 4.6 454 39.0 136.4 175.4
Road to Meridian Avenue, most | RedevelopableLand (Acres)
Very High 57.2 19.3 11.0 57.8 145.3 126 157.9

development is newer and therefore High 166 171 59 173 56.9 5 1 620
has the least rede\/elopment Medium 20.1 53.4 25.9 245 124.0 5.3 129.3
sotential, though that section does Subtotal 93.9 89.8 428 99.5 326.1 23.0 349.1
TOTAL 157.1 113.1 415 144.9 462.6 62.0 524.5

still have some remaining vacant

land. While redevelopment presents
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an opportunity for building styles and frontage improvements

that better support the vision for Martin Way, there are many

barriers including the cost of bringing properties up to meet

newer requirements for stormwater and road frontage. To

be cost effective, redevelopment may require consolidating

existing parcels that are currently under separate ownership.

Future development

Looking ahead, the Martin Way Corridor is projected to add

more than 3,000 new housing units over the next 25 years, a

78 percent jump from the number that existed in 2017. The

Chapter 4 Land Use

majority of these are anticipated to be multifamily units,
further cementing this as the predominant housing type along
the corridor. With the exception of the portion from College

to Carpenter, all sections of the corridor are likely to see
substantial increases in multifamily development. The area
between Pacific Avenue to Lilly Road is set for the greatest
rate of increase in multifamily units, when compared to the
relatively few present in that section today. Several housing
hubs may form in different areas, based on developable land
and existing regulations. Map 12 and Map 13 show how housing

density may change in the future.

Figure 23. New Housing Units Projected for the Martin Way Corridor, 2017-2045.
Source: Thurston Regional Planning Council, Population and Employment Forecasts
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Map 12. Martin Way Corridor,
2017 Residential Density
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Map 13. Martin Way Corridor,
2045 Residential Density
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Chapter 5 Transportation Network

9.1 Transportation Facilities

Martin Way is identified as an arterial road by the cities of

Olympia and Lacey, and Thurston County. Arterials are streets
that are intended to carry high volumes of through traffic, and
connect major generators of traffic. They are intended for high

use by through, multimodal, and freight travelers.

There are 30 roadways that intersect with Martin Way along

the corridor (21 intersections in the project Focus Area, nine

in the section from Marvin Road to Meridian Road). Multiple
interchanges connect Martin Way to I-5, including direct access
at Exit 109, as well as connections on Pacific Avenue, Sleater-
Kinney, and Marvin Road. Not all of these are “full” interchanges,
with access to both north and south exits. The Sleater-Kinney
exit only permits access to southbound I-5, which places more

pressure on other interchanges for northbound access.
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Figure 24 A wide variety of users travel on Martin
Way, including passenger vehicles, transit, freight,
pedestrians, and cyclists.
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Intercity Transit operates and manages the Martin Way Park &
Ride lot, just east of the Martin Way-Interstate 5 interchange
(Exit 109), in partnership with the Washington Department of
Transportation. The lot includes 318 parking stalls and sees
use seven days a week. In 2019, the lot had an average of 140

vehicles on weekdays and 85 vehicles on weekend days. Table 14. Traffic Counts at Key Martin
Way intersections.

9.2 Motor Vehicle Traffic

Average

Location Daily Traffic  Jurisdiction
Tl'a"ic counts and volumes 4th Avenue W of Chambers Street 12,427 Olympia 2018
4th Avenue W of Phoenix Street 13,271 Olympia 2018
Along Martin Way, traffic volumes peak approaching the Martin Martin Way W of Devoe Street 14,387 Olympia 2018
Way/ Interstate 5 interchange near College Street and taper off Martin Way W of Pattison Street 16,383 Olympia 2019
toward the project boundaries. Since 2018, traffic volumes have Mart!n WayEofEnsu_:.yn Road : 12,121 Olymp!a 2017
Martin Way at Chehalis Western Trail 20,442 Olympia 2021
slowly increased with the residential and commercial growth Martin Way E of Sleater Kinney Road 23,503 Olympia 2021
experienced in the Lacey Urban Growth Area around the Marvin Martin Way W of College Street 24,696 Olympia 2017
Road/Martin Way intersection. Martin Way E of College Street 48,192 Lacey 2018
Martin Way W of Regal Cinema 35,560 Lacey 2018
Martin Way and Kinwood Street 28,150 Thurston County 2017
Martin Way and Ranger Drive 25,461 Thurston County 2017
Martin Way and Kingham Street 26,277 Thurston County 2017
Martin Way W of Marvin Road 27,862 Lacey 2018
Martin Way E of Marvin Road 23,683 Lacey 2018
Martin Way and Dutterow Road 24,247 Thurston County 2017
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Level of Service

For the Thurston Region, a road’s level of service (LOS) is a
measure of how “full” or congested the road is during its two
busiest hours—in the evening from 4 pm to 6 pm. Roads in
urban centers and corridors are typically expected to function
at LOS E or better. This means that delays during rush hour due
to traffic volumes are anticipated, expected, and acceptable.
The Martin Way corridor, however, is a designated Strategy
Corridor, meaning traffic volumes are allowed to exceed

the adopted LOS, and excessive delays during rush hour are
anticipated, expected, and acceptable. Currently, Martin Way
functions at LOS E or better (Map 14); the busiest portions of
the corridor are near the Martin Way/I-5 interchange and the

intersection with Marvin Road.
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By 2045, traffic volumes are expected to increase significantly
on Martin Way with areas experiencing traffic delays to

expand considerably, particularly in between College Street
and Marvin Road (Map 15). These future conditions take

into consideration the projected land use and transportation
construction projects that have already received funding and
are highly likely to be constructed by 2045. It does not include
transportation construction that may be on a longer timeframe,
including future projects identified in section 5.6. This increased
congestion will impact people traveling by other modes,
especially transit. The College-Carpenter and Carpenter-Marvin
segments are forecast to experience the most significant
impacts, with the intersection at Martin Way and Marvin Road

also seeing increased congestion.
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Table 15. Level of Service
Definitions.

Level of

Service  Definition

A Free flow. Traffic flows at or above the posted speed limit and motorists have complete mobility between lanes. The average spacing between vehicles is
about 550 ft(167m) or 27 car lengths. Motorists have a high level of physical and psychological comfort. The effects of incidents or point breakdowns are easily
absorbed.

B Reasonably free flow. LOS A speeds are maintained, maneuverability within the traffic stream is slightly restricted. The lowest average vehicle spacing is about
330 feet or 16 car lengths. Motorists still have a high level of physical and psychological comfort.

C Stable flow, at or near free flow. Ability to maneuver through lanes is noticeably restricted and lane changes require more driver awareness. Minimum vehicle

spacing is about 220 ft or 11 car lengths. Most experienced drivers are comfortable, roads remain safely below but efficiently close to capacity, and posted speed
is maintained. Minor incidents may still have no effect, but localized service will have noticeable effects and traffic delays will form behind the incident.

D Approaching unstable flow. Speeds slightly decrease as traffic volume slightly increase. Freedom to maneuver within the traffic stream is much more limited
and driver comfort levels decrease. Vehicles are spaced about 160 ft (50m) or 8 car lengths. Minor incidents are expected to create delays. Examples are a busy
shopping corridor in the middle of a weekday, or a functional urban highway during commuting hours.

E Unstable flow, operating at capacity. Flow becomes irregular and speed varies rapidly because there are virtually no usable gaps to maneuver in the traffic
stream and speeds rarely reach the posted limit. Vehicle spacing is about 6 car lengths, but speeds are still at or above 50 mph. Any disruption to traffic flow,
such as merging ramp traffic or lane changes, will create a shock wave affecting traffic upstream. Any incident will create serious delays. Drivers’ level of comfort
become poor.

F Forced or breakdown flow. Every vehicle moves in lockstep with the vehicle in front of it, with frequent slowing required. Travel time cannot be predicted, with
generally more demand than capacity.

Source: Transportation Research Board Highway Capacity Manual, AASHTO Geometric Design of Highways and Streets
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Map 14. Roadway Level of
Service, 2018.
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Map 15. Roadway Level of
Service, 2045.
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Driveways

Map 16. Concentration of driveway access

TRPC staff reviewed aerial points along the Martin Way Corridor.

images of the corridor to identify

driveways that provide access : : : @
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Freight
Map 17. Truck Freight Economic
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Speed limits differ along the corridor, from a low
of 25 mph at the western edge to 40 mph on the
central and eastern sections. Most of the corridor

is set at a 40-mph speed limit.

9.4 Transit

Martin Way is one of Intercity Transit’'s most
important transit corridors, accounting for
approximately 14 percent of the transit agency’s
revenue service hours and 7 percent of its system-
wide ridership in 2019. Intercity Transit is making
major, sustained capital and service investments
in the corridor, which will help catalyze additional

development.

In January of 2020, the agency initiated a five-year
zero-fare demonstration project throughout its
system in response to the passage of Proposition

1, which provided increased sales tax for a

Martin Way Corridor Study - Current Conditions Report

substantial increase in transit services. Eliminating
fare collection is anticipated to increase ridership

and the overall efficiency of the transit system.

Intercity Transit operates seven fixed routes that
run at least part of the Martin Way corridor:
Routes 60, 62A, 628, 65, 612, 620, and The One
bus rapid transit (BRT) demonstration line. IT
also has a major transit hub — the Lacey Transit
Center—just south of Martin Way, between
Sleater-Kinney Road and College Street, and

an operations base, at Martin Way and Pattison
Street (Map 18). Several routes, including The
One, 62A&B, 612, and 620, serve the Martin Way
Park & Ride lot.

The One, a local express route with limited stops
between West Olympia and the Martin Way Park
& Ride, is a four-year demonstration project to

test the market for Bus Rapid Transit (BRT) type

October 2021



Chapter 5 Transportation Network

services in the region, as identified in Intercity

Transit's Long Range Plan.

Dial-A-Lift is a door-to-door, paratransit service
for people with disabilities. IT offers Dial-A-
Lift service within three-quarters of a mile of
its fixed routes. There were 44,442 Dial-A-

Lift paratransit boardings (pick-ups) in 2019
within three-quarters of a mile of the portion
of Martin Way within the study area. This

figure represents about 30 percent of Intercity | —

Transit's paratransit pick-ups during 2019.
[
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Martin Way Corridor, 2021.
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Martin Way Corridor Martin Way is a critical east-west corridor for transit users to access a

Dial-A-Lift Boardings (2019):
gs (2019) variety of local destinations, including Hawks Prairie, midtown Lacey, and

441 44 2 downtown Olympia. Martin Way routes also provide connections to the

Map 19. Intercity Transit Ridership (getting

or 30% Of d ” off the bus), 2019.
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broader region, including express service to Tacoma (Routes 612/620—not operating in 2021, due to the reductions in service
related to the COVID-19 pandemic), and connections via the downtown Olympia Transit Center to Grays Harbor and Mason
counties. Collectively, the 45 Martin Way bus stops within this project’s study area generated 290,018 fixed-route passengers

boarding (on) and 304,834 alighting (off) in 2019.
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Route 62A/B, which runs along the

Martin Way Corridor between Lacey and

the Olympia Transit Center has above
average productivity, but below-average
performance, with 16-17 percent of trips
running late, according to Intercity Transit's
Long Range plan. The highest incidence of
late running is associated with getting in and
out of the Lacey Transit Center. These delays
occur even though operators often deploy an
extra vehicle during peak periods to shuttle
passengers to and from the Lacey Transit
Center, allowing buses to continue straight
on Martin Way. The 62A experiences the
greatest delays on inbound trips midday and
PM peak, in the eastern portion of the route
(Carpenter, Meridian, Marvin), while the 62B
sees most laterunning on outbound trips, at

Marvin Road and Pacific.
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Map 20. Intercity Transit Ridership (getting

on the bus), 2019.
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Capital Investments

Intercity Transit is investing about $85 million in the
redevelopment of its base of operations at the southeast
corner of Martin Way and Pattison Street. New buildings,
which are under construction, will create an attractive,
urban street edge along Martin Way. Completed roadway
improvements along and adjacent to the base’s Martin Way
frontage include a new sidewalk, bike lane, bus shelter, and

traffic signal with pedestrian crosswalks.

Over the next few years, Intercity Transit anticipates investing
more than $1.5 million in about a dozen new or improved

bus stops (both standard fixed-route stops and enhanced

bus rapid transit stops) along the Martin Way corridor. Such
investments have the potential to serve adjacent nearby

transit-oriented development.
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service Investments

IT provides 15-minute service on weekdays (headway)
on the Martin Way corridor. Buses traveling the seven
routes serve Martin Way stops between about ;AM and
12AM on weekdays (span of service); weekend service
runs between about 7AM and 12AM. Traffic congestion,
however, is forcing Intercity Transit to spend more time
and money each year to provide the same “15-minute”

level of service on the corridor.

For example, IT provided about 21,155 revenue service
hours along the Corridor in 2018, an investment of
about $2.81 million. In 2019, IT increased its revenue
service hours to about 32,949 and investment to $4.38

million —an annual increase of about 56 percent.

October 2021
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The cost of running a trip on this important
transportation corridor is also increasing. Intercity
Transit buses ran 46,647 trips along the Corridor in 2018
— at a cost of about $60 per trip. Intercity Transit buses
ran 57,640 trips in 2019, at a cost of about $76 per

trip. Looked at another way, during a typical weekday
workhour, there are more than a dozen buses traveling
along the Martin Way corridor, carrying about 100

passengers collectively.

Martin Way Corridor Study - Current Conditions Report

| 119



Chapter 5 Transportation Network

120 | Martin Way Corridor Study - Current Conditions Report October 2021



9.9 Walking and Bicycling

Pedestrians

Safely using Martin Way as a pedestrian can pose a challenge
due to high volumes, speeds, roadway width, and lack of
facilities for walking. Significant sidewalk gaps exist along

the corridor, with the two most severe gaps occurring in the
Pacific Avenue to Lilly Road section of Olympia, near Woodard
Creek, and in the College Street to Carpenter Road section of
Lacey near Woodland Creek. These gaps are circled in the red
in Map 21. The gaps correspond to areas of the corridor that
have not been developed. Many streets connecting to Martin
Way lack sidewalk infrastructure as well, including portions

of the neighborhoods of Tanglewilde and Thompson Place,
and the eastern edges of the corridor in the Lacey Urban
Growth Area (UGA). Martin Way is wide and fast here, posing
significant challenges to people attempting to cross the street
to access destinations, including transit stops. TRPC’s State

of the System report on sidewalks shows that 81 percent of

our region’s urban corridors have sidewalks on both sides of

October 2021
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the street, with 8 percent having no sidewalk on either side.
Addressing these sidewalk gaps and increasing safe crossing
opportunities on Martin Way would provide a critical corridor

linkage for pedestrians.

Bicyclists

Bicyclists are present on Martin Way, but cycling can feel
intimidating and dangerous for all but the most experienced
riders. Bicycle lanes exist on the street, but these five-foot lanes
are immediately adjacent to travel lanes with heavy traffic
volumes, that leave bicyclists feeling vulnerable and exposed.

In response, cyclists often opt to travel on the more protected
sidewalk, which puts them in conflict with pedestrians. The high
number of driveway access points also creates many potential

conflict points for cyclists.
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Map 21. Sidewalks in the Martin Way Corridor Study Area, 2020. The
red circles denote significant gaps in the sidewalk network.
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Map 22. Bicycle Lanes, Shared Use Trails,
and Bicycle/Pedestrian Connections, 2020.
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Trails and Neighhorhood Connections

The Chehalis Western Trail, the Karen Fraser Woodland Trail,
and the I-5 Bicycle Trail all interact with and serve users

in the Martin Way corridor. These trails provide important
connections for people to access schools, jobs, businesses
and services. Neighborhood connections along the trail
provide access to residents and people who are looking for

an easy and direct way to get on the trail.

Martin Way's high traffic volumes, width, numerous
driveways, and a lack of significant pedestrian and bicycle

infrastructure can present safety challenges for all users.

Collision History

Between 2015 and 2019, there were an average of 324
collisions per year. Approximately 30 percent of collisions on
the corridor in that period occurred in the College-Carpenter
segment near the I-5 interchange. This segment saw the

largest decrease in collisions between 2015 and 2019.
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Figure 25. Bicycle lanes on Martin Way are
immediately adjacent to travel lanes with
heavy traffic volumes.
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Table 16. Martin Way Collision
History 2015-2019

Number of Collisions

Total # of Total # Total #

Collisions Fatality/ Involving
Segment 2015t0 2019  Severe Injury  Bike/Ped 2016 2017 2018 2019
Pacific Avenue - Lilly Road 156 4 7 33 44 27 26 26
Lilly Road - College Street 272 2 6 58 55 56 51 52
College Street - Carpenter Road 549 5 9
Carpenter Road - Marvin Road 493 1 16 85 90
Marvin Road - Meridian/Duterrow Road 150 4 2 28 29 29 27 37
TOTAL 1,620 16 40 330 3N 333 286 300

There were 16 serious/fatal collisions on Martin Way from 2015 to 2019. Four (4) of these
involved pedestrians, with two (2) caused by a vehicle going straight hitting a pedestrian.
Collisions involving pedestrians and bicyclists are the most common type of fatal or severe
collision on Martin Way, representing almost half of all fatal or severe collisions on the corridor

during this period. Nine of these occurred in the College-Carpenter segment.

Collisions Involving Bicycles or Pedestrians

There were 20 collisions involving a pedestrian and 21 collisions involving a bicyclist on Martin
Way from 2015 to 2019.0ver go percent of these collisions occurred at an intersection or
driveway. Vehicles turning right were the most common collision type with bicyclists, occurring

21times and accounting for 49 percent of all collisions involving bicyclists on Martin Way.

October 2021 Martin Way Corridor Study - Current Conditions Report
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Collision types involving pedestrians
Map 23. Crashes involving fatalities and serious
were more variable, with vehicles injuries along Martin Way, 2015-2019.
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Map 24. Crashes involving bicyclists
or pedestrians, 2015-2019.
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Chapter 5 Transportation Network

9.1 Planned Transportation Projects

The Regional Transportation Plan (RTP) identifies several transportation projects anticipated
to be completed over the next 25 years that will impact travel patterns on Martin Way. These
projects are at various stages of planning and implementation. Because they impact travel on a

region-wide basis, they are considered “regionally significant.” These projects include:

e Ensign Road Connection (City of Olympia). Connects Martin Way and Pacific Avenue just
east of the Pacific Avenue/l-5 Interchange. This is anticipated to provide improved mobility
for the Fones Road/Pacific Avenue intersection, Pacific Avenue/Lilly Road intersection, and

Lilly Road/Martin Way intersection.
* Intercity Transit Bus Rapid Transit Demonstration Project on Martin Way.

e 12"/15" Avenue Connection (City of Olympia). Connects Lilly Road and Sleater Kinney

Road north of Martin Way and I-5.

e College Street NE Extension (City of Lacey). Connects Martin Way to 15" Avenue NE by
extending College Street north from 6th Avenue NE. Will include reconfigured travel lanes,

new bicycle lanes, and new sidewalks.

e Martin Way/I-5 Interchange (City of Lacey). Major reconstruction of the Martin Way
interchange to a partial cloverleaf interchange. Requires full involvement from WSDOT

before this can be implemented.
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e Carpenter Road Widening (City of Lacey, Thurston County). Widen Carpenter Road to 4
or 5 lanes with medians, bicycle lanes, planter strips and sidewalks. Will require a wider

bridge over I-5.

e Martin Way East Improvements (City of Lacey). Add access management, bike lanes, and

sidewalks between Galaxy Drive and River Ridge Drive.

e 15" Avenue NE Widening (City of Lacey). Widen 15" Avenue from Carpenter Road to
Sleater-Kinney to a 4/5 lane arterial with median, bicycle lanes, planter strips, and

sidewalks. This project will be coordinated with a future extension to Lilly Road.
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Map 26. Planned Martin Way Corridor Transportation Projects in
Regional Transportation Plan, 2020-2045.
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Properties along the Martin Way Corridor are generally served by
urban utilities, including water and sewer, but some areas lack this
infrastructure. These infrastructure gaps can constrain development
options. Other types of infrastructure, such as stormwater management
and lighting, can play a big role in how the corridor looks and feels for

people using it.



Chapter 6 Utilities

6.1 Drinking Water

Water service along Martin Way
is provided by either the City of
Olympia, the City of Lacey, or the

Thurston Public Utility District (PUD).

There are also a small number of
parcels using wells or other water

service.

Martin Way Corridor Study - Current Conditions Report

Map 27. Water service areas in the

Martin Way Corridor.
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6.2 Stormwater

Each of the three jurisdictions have programs in place
to manage stormwater to limit flooding, erosion and
water pollution. These include separate design and
engineering manuals, with similar but sometimes
different requirements for new development. Runoff
THWW . -~ , from roadways and rights of way is also handled

| differently in different sections of the corridor, with a
siorerention ‘ _ greater reliance on low maintenance swales in areas
SWALE / CELL - : _ managed by Thurston County, and more engineered
solutions in incorporated areas of Lacey. These
different standards contribute to a lack of consistency

ano ot - ) r c across the corridor.

Uiy

P60 T54-2681

Many areas of older development along the corridor
(prior to 1990) lack the stormwater infrastructure

that is typical of new development. While these
improvements help protect local streams, groundwater
supply, and ecosystems, their high cost can be a barrier

to redevelopment.
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Presence of sewer infrastructure varies along Martin
Way, with properties throughout the corridor that
continue to rely on onsite septic systems for wastewater
treatment. New homes and businesses are required to
connect to the municipal sewer system if within 200 feet
of an existing sewer main, but many areas of Martin Way
developed before the current network was available.
Two areas with high concentrations of septic systems
include the neighborhoods of Tanglewilde and Thompson

Place and the eastern edge of the corridor near Martin

October 2021

Chapter 6 Utilities

and Duterrow. Both areas are in the Lacey Urban Growth
Area. Lack of existing sewer infrastructure in these
locations limits their potential for redevelopment at
higher densities more consistent with the land use vision

for the corridor.

LOTT operates a Reclaimed Water Plant on Martin Way
near Carpenter Road. The facility treats and produces
up to 1.5 million gallons of Class A Reclaimed Water

a day, which can be used for irrigation, cleaning, and

groundwater replenishment.
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Map 28. Parcels served by sewer and
septics in the Martin Way Corridor.
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6-4 I-i I“in Map 29. Street lighting in the Martin
g P g 9

Way Corridor.
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Community Perspectives

Martin Way is a communitywide asset, connecting tens of thousands of
people to a variety of destinations every day. This section summarizes
community input on the corridor’s current conditions and future

development.
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1.1 nesidenlial s"r‘,ev or by taking an online version of the survey. The online version

of the survey was also promoted to other users of the corridor

TRPC administered a survey of residents who live on or through social media, and through project partners. A total

around the Martin Way Corridor during Fall 2020. The survey of 1,990 surveys were returned, nearly half from corridor

was mailed directly to 8,612 households in September 2020. residents. The full survey reportisincluded as Appendix 1.

Residents were able to reply by sending back the paper survey

Who responded | .........
3% American Indian & Alaska Native 1% 24 or younger

to t h e S U rVEY? 6% Asian 25% 25-39

4% Black or African American 35% 40-54
Race/Ethnicity*... 4% Hispanic or Latino 31% 55-69

nearly g/10 were white 2% Native Hawaiian & PacificIslander 7% 70 or older

85% White Gend

i ender...
Live... _ _ 4% Other
nearly 1/2 were corridor residents 59% female

Live... 37% male
Household Income...

nearly 3/4 earned $50,000 or more
annually 52% live elsewhere

48% are corridor residents 1% other

'Respondents could choose
Age*... Household Incomes... more than one answer.

5 .
1/4 were 25-39, 1/3 were 40-54, & 9% earned less than $24,999 e e o e
1/3 were 55-69

those that make between
$49,001 and $49,999.

Gender 73% earned $50,000 Or more “Reflects only responses from
mee o the online survey; the question
nearly 3/5 were women 5% didn’t know regarding a respondents’ age
was unintentionally left off the
paper version of the survey.

14% earned $25,000 $49,000
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Corridor Residents Residents were also interested in improving
traffic signal timing, improving multimodal
More than 5o percent of resident respondents g g, 1mp 9

. . . . infrastructure including continuous
have lived in their current location on the

_ _ _ sidewalks, trails, and bike lanes. The impact
Martin Way corridor for at least five years, and P

. of encampments where those experiencing
more than 7o percent of resident respondents

. homelessness live was also of concern for
were homeowners. For residents, the easy and

_ _ _ residents.
convenient access Martin Way provides to I-5,
small businesses and big chain stores, as well
as recreation and services was what they liked
most about living on or near the corridor. Figure 26. What current residents like
most about Martin Way.

businesses
nearbya @@ es S‘mv&f

rfamc/-5sﬂ ﬁ’iﬁ égfggtggrants

shopping
freewaye eartin ey
serviced el thing

con vemence
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When measuring their level of satisfaction on 14 aspects of
the Martin Way Corridor, the greatest concerns included the
amount of trash or litter, sense of safety, and the level of
crime (Table 17). This was true regardless of the where the

respondent lived on the corridor, their household income, or

14 Aspects of the
Martin Way Corridor

their race and ethnicity. People of color were also concerned
with the ease of biking and community feel/neighborliness

while those with a household income less than $35,000 were
concerned with the availability of crosswalks and community

feel/neighborliness.

Figure 27. What current residents would most like
to see improved in the Martin Way Corridor.

Residents were asked about their level
of satisfaction regarding 14 aspects of

the corridor:

- Ease of walking
 Availability of sidewalks
 Availability of crosswalks
» Ease of biking

+ Availability of bike lanes
* Availability of trails

* Frequency of bus service
» Location of bus stops

» Ease of walking to bus stops
* Amount of trash or litter

« Sense of safety

e Level of crime

 Availability of parking

continuous sidewalks
better timed traffic signals

f sidewalk improvemenis [ogs Trallie e s v
activate green arrow left turns

address homelessness

peremmenerer reduce congestion
more landscaping and trees

1 clean up Martin Way ,
iImproved pedestrian crossings

ffppmve freeway inrgrchanges
improve traffic flow

mora roundabouls

mare jobs and businesses

reslripe lanes

lower speed limil

beautify Martin Way
more pedestrian friendly

bike lane improvements
saparale sidewalks and bike lanes from the road

* Community feel/neighborliness
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Table 17. Top 5 concerns about Martin Way for residents,
people of color, and low-income households.

Top 5

Concerns  All Residents People of Color

Chapter 7 Community Perspectives

Household Income Less than $35,000

1 Amount of trash or litter Amount of trash or litter Amount of trash or litter

2 Sense of safety Sense of safety Level of crime

3 Level of crime Level of crime Sense of safety

4 Availability of trails Ease of biking Availability of crosswalks

5 Ease of biking Community feel/neighborliness Community feel/neighborliness

The availability of parking, frequency of bus service, ease

of walking to bus stops, and location of bus stops were
consistently the aspects of Martin Way residents were most
satisfied with, regardless of the respondent’s household income

or race and ethnicity.

In general, people of color and those with an income less
than $35,000 reported higher levels of satisfaction with the
14 aspects of the Martin Way corridor than those with higher

incomes and those who were non-Hispanic whites.

October 2021

Mode of Travel

Both residents and nonresidents were asked about how they
travel on the Martin Way corridor. Overall, residents were
slightly less likely to ride the bus or bicycle than nonresidents.
Driving a private vehicle was by far the most common method
of transportation along the Martin Way corridor, followed by
being a passenger in a private car. For residents, walking was
the third most common method of travel while nonresidents

were more likely to ride the bus.
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Regarding level of satisfaction for the 14 aspects of the Martin Way
Corridor, responses were reviewed to better understand differences
based on how people travel. Responses from frequent transit users,
frequent walkers and mobility device users, and frequent bicyclists
were reviewed to see if there were any differences in their answers.
For the purposes of this report, “frequent” means the person utilized a

mode daily or one to two times a week.

As with responses from corridor residents, the amount of trash or
litter, the respondent’s sense of safety, and the level of crime on

the corridor were consistently in the top five concerns regardless of
how a respondent travels. Transit users were also concerned with

the availability of crosswalks and how easy it is to bike the corridor.
Walkers and mobility device users were concerned with the availability

of trails and the ease of biking. Finally, bicyclists were also concerned

with the availability of trails and the ease of walking on the corridor. Table 18. Top 5 concerns about Martin Way
for all respondents, transit users, walkers and
mobility device users, and bicyclists.

Top 5 Walkers & Mobility
Concerns  All Respondents Transit Users Device Users Bicyclists
1 Amount of trash or litter Amount of trash or litter Amount of trash or litter Amount of trash or litter
2 Sense of safety Level of crime Sense of safety Availability of trails
3 Level of crime Availability of crosswalks Level of crime Ease of walking
4 Availability of trails Sense of safety Availability of trails Sense of safety
5 Ease of biking Ease of biking Ease of biking Level of crime
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Martin Way’s Future

Chapter 7 Community Perspectives

All survey participants were asked what they felt was important as the community plans

for the future of Martin Way. Regardless of race and ethnicity, income, and whether or not

you lived on the corridor, improving safety for all users was consistently the number one

priority. Increasing places to safely cross Martin Way and improving accessibility for people

with disabilities were also consistently one of the top five priorities regardless of race and

ethnicity, income, and whether or not you lived on the corridor. Residents, non-residents,

and people of color were also interested in moving traffic quickly through the corridor.

Residents, people of color, and those with a household income less than $35,000 also

prioritized improving street lighting. Finally, developing a trail system rounded out the top

five for non-residents while improving housing affordability was important to people with a

household income less than $35,000.

Table 19. Top 5 issues to address
for Martin Way'’s future

Top 5 Household Income
Issues Residents Non-Residents People of Color Less than $35,000
1 Improve safety for all Improve safety for all Improve safety for all Improve safety for all
users users users users
2 Move traffic quickly Move traffic quickly Move traffic quickly Improve accessibility for
through the corridor through the corridor through the corridor people with disabilities
3 Increase places to safely  Increase places to safely  Increase places to safely  Improve housing
cross Martin Way cross Martin Way cross Martin Way affordability
4 Improve street lighting Improve accessibility for  Improve accessibility for  Improve street lighting
people with disabilities people with disabilities
5 Improve accessibility for ~ Develop a trail system Improve street lighting Increase places to safely

people with disabilities

cross Martin Way

October 2021
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Planning for the Future
of Martin Way

Both corridor residents and nonresidents
were asked what - of 13 topics - they
thought were most important in planning for
the future of Martin Way.

Ensure there is a mix of different kinds
of housing for young adults, families,
and older adults

Increase the amount of rental housing
Improve housing affordability
Increase places to safely cross Martin
Way (for example: add crosswalks)
Develop a trail system that makes it
easier to walk or bike between homes
and parks, shopping areas, and other
destinations

Improve accessibility for people with
disabilities

Bring new businesses and jobs
Faster bus service that comes more
often

Improve street lighting

Move traffic quickly through the
corridor with minimum delay

Improve safety for all users

Add more landscaping and shade trees
Increase mix of businesses and
services within walking distance
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1 z - B"siness s“r“ev of methods, including an online survey, phone interviews,

in-person interviews, and email correspondence. Of the

TRPC partnered with the Thurston Economic Development 450 businesses along the corridor invited to participate, 8o

Council (EDC) to conduct a survey of businesses located along businesses responded for a response rate of 18 percent. The full

or near the Martin Way corridor project area between January survey reporst is included as Appendix 2

and March 2021. The survey was conducted through a variety

Who responded

Type... Employees...
38% Retail Trade 42% less than 5 employees

|
to t h e b U SI n ess 11% Accommodation & Food Services 33% 5-10 employees

10% Education Services, Health Care, 18% 11-20 employees

s U r'vey.7 & Socail Assistance 8% more than 20 employees

10% Other Services
9% Finance & Insurance How Long in Business...
Type... 9% Professional & Real Estate Services 25% 0-5 years

nearly 2/5 were retail businesses 8% Wholesale Trade, Transportation, & 22% 6-10 years

Warehousing 23% 11-20 years

Location... 6% Construction & Manufacturing 22% 21-40 years

2/5 are in Segment 4 8% more than 40 years
Location...

Employees...

2/5 have less then 5 employees
1/3 have 5-10 employees 23% in Segment 2
11% in Segment 3
How Long in Business... 40% in Segment 4

nearly 1/2 have been in business for
10 years or less

15% in Segment 1

11% in Segment g
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Business Access

Businesses were asked whether 14 aspects of the Martin Way corridor were What's Working Well
working well for their business, with particular focus on access. Of the eight Respondents to the business survey

were asked whether the following items
metrics focusing on access, businesses indicated the areas needing the most were working well for their business:
improvement included a customer’s ability to turn left onto Martin Way from * Access by car to business from
‘ _ o ‘ . Martin Way

the business, traffic conditions on Martin Way, and access for persons with + Access by car from business to
disabilities. More than half of respondents reported access to the business Martin Way (eg left turns)

+ Access by bicycle
+ Pedestrian access (sidewalks,

by car was working well for them. This was true regardless of which corridor

segment the business was located in.

+ Nearby housing
Bicycle Access 62% 27% 12% + Overhead cost

walkways)
+ Access by bus
Figure 28. Access issues on Martin Way: + Amount of parking
What's working for businesses. + Location or layout of parking
+ Lighting
« Traffic conditions on Martin Way
* Access for persons with disabilit

Business Access by car 60% 18%
Traffic conditions on Martin Way 25% 31%
Turning left on Martin Way from the business 19%
Disability Access 50%
0% 25% 50% 75% 100%
m Working Well Neutral ~ ® Needs Improvement
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Retaining a Quality
Workforce and Regular
Customers

Respondents to the business survey were
asked to identify how important the following
metrics were to their regular customers and in
retaining a quality workforce:

+ Convenient bus service

+ Easy car access

+ Convenient bicycle access

+ High quality pedestrian walkways

Business Success

Businesses were asked how important four factors were to their reqular customers and
to retaining a quality workforce. Easy access by car was identified by more than go
percent of businesses as important to their reqgular customers and retaining a quality
workforce. Less than half of surveyed businesses indicated high quality pedestrian

walkways, convenient bus service, and convenient bicycle access were important.

Figure 29. Business access and
retaining a quality workforce

Easy car access (workforce) 92% 8%

l
=

Easy car access (customers) 95%
High quality pedestrian walkways (workforce) 36% 35% 29%
High quality pedestrian walkways (customers) 40% 28% 32%
Convenient bus service (workforce) 35% 26% 39%

Convenient bus service (customers) 39% 23% 38%

Convenient bicycle access (workforce) 27% 26% 47%

Convenient bicycle access (customers) 41% 28% 31%

0% 25% 50% 75% 100%

m |mportant = Neutral = Not Important
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Businesses were also asked what of 13 factors were most important to their
business success. Each respondent could choose up to three factors. Regardless of
where the business was located, respondents consistently indicated access by car
and traffic conditions were two of the three most important factors that impact
the success of the business. The amount of parking available and lighting were two

Figure 30. Factors that bring success
other important factors impacting business success. to Martin Way businesses.

—
=

Amenities (parks & paths)

Which of the following are
the most important to the
success of your business?

(Select 3 max)

Respondents were asked which of the following Landscaping
13 metrics were most important to their
business’ success:

+ Access by car

+ Access for freight/deliveries
+ Access by bicycle

+ Access by pedestrians

+ Access by bus

+ Amount of parking space

Access by bicycle

—
=

N

Disability Access

Location or layout of parking

I ==
w

IS

Housing nearby

IS

Access by pedestrians

Low overhead costs

v

Access by bus

v

IS

Factors Impacting Business Success

Access for freight/deliveries

a

+ Location or layout of parking Lighting
+ Lighting
+ Landscaping

+ Traffic conditions Traffic conditions _ 3
* Amenities (parks & paths)

Low overhead costs
+ Housing nearby

I ©
=
N

Amount of parking available

Number of Businesses
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1.3 - Public Meetings

Public health precautions related to the COVID-19 pandemic limited opportunities for in-
person public meetings during the study period. Instead, TRPC hosted an online open house
from June 11 through July 7, 2021 that provided information about the project and current
conditions in the Martin Way Corridor. The site saw a total of 1,484 visitors during this period.
Figure 31. A screenshot from the Martin Way Corridor

Summer 2021 Online Open House, which allowed
visitors to explore elements of the corridor.

Martin Way Corridor Study

[/ ot thoy Pt | | oot [ e i ey | oo e o

rerEnis Frged auep Fep s N P i
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TRPC and partner organization staff hosted a virtual public meeting on June 23rd, using
the Zoom webinar platform. Attendees had an opportunity to hear presentations on
different aspects of the project, provide feedback on poll questions, and ask questions. A

total of 24 people attended the virtual meeting.

As part of the online open house, members of the public had an opportunity to provide
feedback on key needs for the corridor, and their preferences for how Martin Way could
look in the future. Nearly goo people took the survey. Full results are summarized in

Appendix 3, but a few takeaways from that survey included:

e Buildings and Land Use: Survey respondents showed strongest support for
seeing more public amenities along the corridor (82 percent), such as a community
center, park, or library. There is also high support for additional neighborhood-
serving businesses (73 percent), such as retail, services, and restaurants.
Respondents felt that small and medium retail uses are appropriate to site directly
adjacent to the sidewalk on Martin Way, but that other land uses, like housing,

should be separated from the street by open space or parking areas.

* Housing: More than a third of respondents (42 percent) would like to see more
housing along the corridor. Lower density housing types like townhomes and
2-3 story apartments are preferred over higher density types, but a quarter of
respondents think 5-7 story apartments are an appropriate type of development
for Martin Way. In general, respondents who are lower income, younger, people of
color, and/or renters tended to be more supportive of housing with lower support

for commercial uses.
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e Transportation Improvements: Survey respondents showed high support for

162 |

changes to the roadway that improve pedestrian and bicyclist safety. The majority (51
percent) would prioritize filling sidewalk gaps in front of existing businesses. Among
crosswalk treatments, respondents preferred those with a flashing beacon or signal.
When considering bicycle infrastructure, a protected bike lane with a physical barrier

had the greatest support, followed by a shared use path.

Landscaping: There is a high level of support for additional landscaping along Martin
Way, particularly for placing street trees between the roadway and sidewalk and
landscaped medians. These two treatments were among those with the most support

from low-income respondents and people of color.

Signs: Of the five types of signs tested, monument signs were identified as the most
appropriate for Martin Way among all groups, followed by pole signs. Only 15 percent
of respondents consider temporary signs to be important or very important for

wayfinding on the corridor.

Martin Way Corridor Study - Current Conditions Report
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Figure 32. Visual preference survey responses for
building and land uses.

As Martin Way continues to develop, what types of buildings and
development would you like to see more of? (check all that apply)

Public amenities (community
center, park, library, etc.)

Retail, services, fitness, restaurants,
and other neighborhood-serving uses

Offices, including medical offices

Housing

Regional-serving commercial and light industrial
(lumber yards, fabrication shops, etc.)

Figure 33. Visual preference survey responses on

0% 25% 50% 75% 100%
streetscape elements.

As Martin Way continues to develop, what types of streetscape
elements would you like to see more of? (check all that apply)

Sidewalks

Pedestrian crossings
Landscaping

Medians and turn lanes
Bicycle facilities

Underground utility lines

0% 25% 50% 75% 100%
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8.1 Key Needs

Over its nearly go-year history, Martin Way has evolved and
been shaped by market forces and community needs, and
today it continues to serve as a vital connection for people
throughout the Thurston County region. Yet it is clear this one-
time state highway is falling short of the vision set by local
jurisdictions in their Comprehensive Plans. That current vision

can be summarized as:

The Martin Way Corridor is an attractive
mixed-use, high-density residential and
commercial area where people enjoy
walking, shopping, working, and living.
Over time, it will transition away from
automobile-dominated use to a more
pedestrian-friendly streetscape that also
encourages bicycling and supports high-

capacity transit.
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Despite holding this vision for two decades, the corridor can
continue to be described as an area where residential and
commercial uses are separated and one that is most welcoming
to those traveling by automobile. The next phases of this study
will include evaluating different strategies and improvements
to identify those that will best support a preferred alternative.

Areas for focus include:

e Support for inclusive growth. Under current requlations
and projections, the corridor is expected to see an
additional 3,000 new housing units and 6,000 new jobs
over the next 25 years. While this is a significant increase
from current conditions, achieving the region’s Sustainable
Thurston land use goal of creating vibrant corridors will
require even more concentrated development along
Martin Way. Alternatives could investigate the land uses,
regulatory tools, market incentives, and infrastructure
improvements that would bring this vision to fruition.
Such alternatives should consider how to grow in a way
that maintains access to more affordable housing and
social services, and limits displacement of the low-income
and other established communities that call the corridor

home today.

October 2021

e Improving safety for all users of the corridor and all

modes. Safety is a significant concern throughout the
corridor. Martin Way’s high traffic volumes, numerous
driveways for accessing businesses and residential
developments, and a lack of consistent pedestrian and
bicycle infrastructure presents safety challenges for all
users. Alternatives should look at ways to address collision
hotspots and contributing factors, and should consider
ways to increase the perception of safety with strategies
to help pedestrian, bicycle, and transit users and those
with disabilities and other access challenges feel they are

on equal footing with drivers.

Balancing the needs of different users of the
transportation network. Many past reports on Martin
Way have identified the need to build a more pedestrian-
and bicycle-friendly environment. This includes filling
remaining gaps in the sidewalk system, improving
crossings for people walking and biking, improving

the trail system and providing more access to it, and
developing a lower-stress network for people biking on
the street with protected bike lanes. Martin Way has

long been identified as a key transit corridor, and higher-
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capacity transit will be critical to supporting growth in

the corridor and wider region in ways that minimize
congestion and greenhouse gas emissions, while providing
convenient and lower-cost transportation options to
community members. At the same time, current residents
and businesses in the corridor rely heavily on access by
private vehicles, and say that convenient access by caris
among the things they like best about the corridor today.
In the future, Martin Way will need to continue to function
as a major route for freight and emergency access (to
medical services and as an alternative route for Ig), and
will provide a key access point to the freeway system.
Analysis should carefully assess the potential for conflict
among these different users and uses, and identify
priorities and strategies to provide the best balance of

services to future travelers.

Increasing connectivity. While Martin Way connects
people throughout the Thurston County region to shops,
homes, offices, schools and more, it also creates a barrier,
with limited north/south cross streets and few safe
crossings for people walking and biking. The transitions

from the high-intensity development directly on Martin

Martin Way Corridor Study - Current Conditions Report

Way to adjacent low-density residential neighborhoods
are abrupt. Alternatives should look at ways to ensure
there are logical and convenient links among residential

areas, commercial nodes, transit stops, and trails.

Improving continuity across jurisdictions. Currently,
the application of different standards in areas under
different jurisdictional authority can contribute to the
disjointed feel of the corridor. Shared standards, and
consistent implementation of those standards, would help
create a greater sense of cohesion. These should include
consistent transit-supportive policies and infrastructure
improvements to ensure the success of high-capacity
bus service. Alternatives should look at ways to create a
seamless experience for drivers, pedestrians, bicyclists,
and transit riders. At the same time, standards must
allow some variation to account for the individual needs,

resources, and characters of each jurisdiction.

Building a sense of place and ownership. Today, most
users of Martin Way see it as a route to get through,
rather than a place to be. Yet the Martin Way Corridor has

many amenities that could be better showcased, with its
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extensive sections of open space and essential community
institutions, including schools, a hospital, and many public
services. Alternatives should consider ways to beautify
and highlight this community asset and identify potential
hubs or opportunity areas where redevelopment could

help ground the corridor and establish its identity.

8.2 Market Study

The project partners contracted with Leland Consulting Group
to conduct a market study to identify economic opportunities
and constraints, as well as potential models for future
development in the Martin Way Corridor. The market study
gathered information from background past studies, Census,
building permit, and real estate data, and economic trends, as
well as stakeholder interviews with local developers, brokers,
major employers, and public agency partners. The complete

market study can be reviewed in Appendix 4.

Based on these interviews, market conditions are generally
perceived as favorable for future economic growth and
development across the region and within the Martin Way

Corridor. The Martin Way Corridor faces similar challenges
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to that of other former and current highways in secondary or
less prominent urban markets, with parcelized, underutilized,
and fragmented land use patterns that make redevelopment
challenging. The lack of a centralized area of focus exacerbates

these challenges.

Key Takeaways

* Nodal Development. There is not currently a central focus
of investment in the corridor. Select locations are on the
cusp of transitioning into a moderate density environment.
Focusing attention to specific nodes with major development
opportunities can give rise to a suburban town center
typology—a mixed-use hub that offers entertainment,

apartments, and offices.

e Development Timing. Market conditions along the Martin
Way Corridor still only support surface parked development
typologies. The corridor is in transition, however, and
may begin to see higher-density developments with a mix

of structured and surface parking. From an investment
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perspective, opportunities include low interest rates, land
availability, and rising rents. However, construction costs
are expected to continue increasing at the current record
pace, so it may take many years before this actually

comes to fruition.

Housing. Demand is expected to remain strong for

residential uses, particularly apartments. Pent-up demand,

among other factors, has driven rents to levels that we
believe are on the cusp of supporting higher density
development types. The Martin Way Corridor is now a
proven market for wood framed, walkup apartments
but remains unproven for higher density or mixed-use
developments with more experience construction types

and structured parking.

Retail. While the Martin Way Corridor is saturated with
retail space, particularly general merchandise and big
box retailers, opportunities exist to promote smaller,
independent retailers and restauranters that provide

amenities and services to local workers and residents.

October 2021

Focused investments to the Martin Way streetscape and
specific nodes may result in aesthetically pleasing public

space and land uses that attracts new tenants.

Office. Office prospects are likely limited for the
foreseeable future. Employment growth is expected to
continue in the industries of government, healthcare,
and warehousing and transportation. Government and
healthcare-related office will likely be limited to Olympia
in select locations. Professional and financial office may
occur as part of mixed-use developments further to the

eastin the future.

Industrial. The vision for the Martin Way Corridor does
not align with the current opportunities and trends

in industrial development (big box warehousing and
distribution). However, incremental improvements—
particularly in the Tanglewilde-Thompson area—to
existing light industrial properties will likely have modest

impacts on market conditions throughout the corridor.
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Strategies and Tools

The market study identified several strategies and tools that
may improve market conditions and support development
that is in keeping with the vision for the corridor. Some tools
are in place already and may be expanded, and others may be

considered in the future.

e Tax Credits provide incentives to construct specific
housing types in targeted areas. The Low Income Housing
Tax Credit program (LIHTC) provides a tax incentive
to construct or rehabilitate affordable rental housing
for low-income households. Olympia currently offers
a Multifamily Tax Exemption (MFTE) in the western
section of Martin Way that provides an eight to 12-year
tax exemption on the building value of eligible housing

projects. The program currently stops at Lilly Road.

e Bonuses and Waivers. Cities can decide to waive certain
fees for certain development types or award bonuses

(density, parking) for including certain components.

e Public-Private Partnerships (PPPs). PPPs do not have

to be big joint ventures; cities can also agree to fund
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or construct infrastructure improvements that may be
prohibitively expensive for developers. Partnerships with
local colleges and healthcare institutions may provide

additional opportunities.

District-wide funding tools. Tax Increment Financing is

currently being debated by the State Legislature.

Placemaking. Public space, plazas, trails, and

sidewalks are critical public investments for mixed-

use environments. Local governments may need to
construct the sidewalks and bike lanes through the critical
areas rather than expecting development to build that
infrastructure (since there won't be development in those

areas).

Phasing. Developing large sites can often be donein a

way that limits the need to take significant financial risks
upfront. Infrastructure should be built incrementally and
flexibly, using a variety of funding sources and financing

tools.

Property Acquisitions and Land Banking. As land prices

increase, rent growth may not be enough to cover the
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feasibility gap of higher density development types. Land 8 3 Nexl S'Iens

banking (purchasing and holding land in order to preserve

land for desired development types that might not yet be The project partners will use information gathered in this

feasible) is one strategy to consider current conditions report and public input to develop

alternative development options for the Martin Way Corridor.

* Housing Action Plans. Both Olympia and Lacey are in Additional information, including a development feasibility

the process of looking into potential future actions or . . . o
P S P analysis and transportation operations analysis will help

have already adopted a variety of strategies to encourage identify the strategies and improvements that will best help

a range of housing options. Olympia has identified land achieve the community’s vision for Martin Way.
write-downs (discounted land prices for city-owned

property), density and height bonuses, streamlining the

permitting process, revising development standards,

lowering impact fees, and reducing minimum lot sizes.

Lacey’s HAP recommendations are borne out of its

affordable housing strategy to streamline affordable

housing development.

¢ Identify Private and Nonprofit Champions. Often these
entities and individuals are able or willing to take more
risks for a lower return on investment and can therefore

enter the market with lesser needs.
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Appendix 1 Residential Survey
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Appendix 3 Visual Preference Survey Results
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B

Online Open House
Visual Preference Survey

895 Total Responses
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Appendix 3 Visual Preference Survey Results

Sidewalk gaps exist along Martin Way and its side
streets. What sidewalk gaps are most important to fill
firstd

Answered: 873 Skipped: 22

Sidewalks along Martin Way in front of existing businesses

Sidewalks along major side streets

Sidewalks along residential side streets

Sidewalks along Martin Way in front of vacant land
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Appendix 3 Visual Preference Survey Results

As a pedestrian or someone who uses a mobility device
(wheelchair, walker, etc.), what kind of crossings would
you like to see on Martin Way (see images ahove)l?

Answered: 884 Skipped: 11

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea
| |
Crosswalk with flashing beacon or signal
Crosswalk with a pedestrian refuge island

Pedestrian bridge

Crosswalk with special pavement
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Appendix 3 Visual Preference Survey Results

Answered: 864 Skipped: 31

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea

|
Protected bike lane (physical barrier)

Shared use path

Buffered bike lanes (painted buffer)

Painted bike lanes
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Appendix 3 Visual Preference Survey Results

Answered: 857 Skipped: 38

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea
I I

Street trees between Martin Way

and the sidewalk/shared use trail

Narrow landscape/drainage strip between
Martin Way and the sidewalk/shared use trail

Wide stormwater swale between Martin
Way and the sidewalk/shared use trail

October 2021
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Appendix 3 Visual Preference Survey Results

Answered: 851 Skipped: 44

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea

Landscaped median with
center turn lane where needed

Hardscaped median with
centerturn lane where needed
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Appendix 3 Visual Preference Survey Results

Knowing it can he expensive, how importantis it to you
that existing overhead utility lines along Martin Way he

rerouted underground?
Answered: 845 Skipped: 50

B Not important B Somewhat important B Important Very Important B Neutral/Unsure
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Appendix 3 Visual Preference Survey Results

To what extent do temporary signs help you find the
places - or the products - you're looking for along Martin
Way?

Answered: 822 Skipped: 73

B Not important B Somewhat important B Important Very Important B Neutral/Unsure
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Appendix 3 Visual Preference Survey Results

Which sign types are appropriate along Martin Way?

Answered: 844 Skipped: 51

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea

|
Monument signs

Pole signs
Digital signs
Temporary signs

Billboards
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Appendix 3 Visual Preference Survey Results

As Martin Way continues to develop, what types of
streetscane elements would you like to see more of?
(check all that apply)

Answered: 838 Skipped: 57

Sidewalks

Pedestrian crossings

Landscaping

Medians and turn lanes

Bicycle facilities

Underground utility lines
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Appendix 3 Visual Preference Survey Results

As Martin Way continues to develop, what types of
huildings and development would you like to see more
of? [(check all that apply)

Answered: 830 Skipped: 65

Public amenities (community
center, park, library, etc.)

Retail, services, fitness, restaurants,
and other neighborhood-serving uses

Offices, including medical offices

Housing

Regional-serving commercial and light industrial
(lumber yards, fabrication shops, etc.)
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Appendix 3 Visual Preference Survey Results

282

Are there large commercial spaces along Martin Way you
think could be adapted and re-used? Where are there
opportunities to adapt and re-use large commercial spaces?

Answered: 710 Skipped: 185

Siamneo

Shopko

furniture store
Burlington
Sears
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Appendix 3 Visual Preference Survey Results

As the Martin Way corridor continues to tdevelop, what
kind of commercial space to you want to see more of?

Answered: 822 Skipped: 73

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea

Small- to medium
-sized retail

1-3 story offices
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Appendix 3 Visual Preference Survey Results

As the Martin Way corridor continues to tdevelop, how
appropriate do you feel the following developments are?

Answered: 819 Skipped: 76

B Verybadidea  ® Notappropriate B Neutral/Unsure Appropriate B Very good idea

|
Townhouses

2-3 story apartments

4-6 story apartments

5-7 story apartments
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October 2021

Appendix 3 Visual Preference Survey Results

How should the following development types he oriented
to Martin Way? (check all that apply)

Answered: 791 Skipped: 104

B Adjacent to the sidewalk on Martin Way Separated from Martin Way by at least one other building

Separated from Martin Way by open space W Separated from Martin Way by parking lots

59%

37%
0, 0, 0,
25% 29% 29% 539 24% 23% 26% 30%

21%
- l l . l:

Large commercial uses  Small- and medium-sized 1-3 story offices Townhouses 2-7 story apartments
(ex: big box store) retail
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Appendix 3 Visual Preference Survey Results

survey Demographics

Race/Ethnicity*... Household Income...
3% American Indian & Alaska Native 2% earned less than $24,999
5% Asian 10% earned $25,000 t0 $49,999
2% Black or African American 88% earned $50,000 or more
4% Hispanic or Latino
1% Native Hawaiian & Pacific Islander Age...
92% White 196 24 or younger
2% Some other race 26% 25-39
*Respondents could choose more than one answer 349 40-54
31% 55-69
Live... 8% 70 or older
21% are corridor residents
79% live elsewhere Gender...
63% female
Tenure... 35% male
18% are renters 2% Non-binary
82% are homeowners
<19% are unhoused or couch surf
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Appendix 3 Visual Preference Survey Results

e Contact:

KatrinaVan Every, Senior Planner
Mﬂ"ll“ wnv cun In n vaneveryk@trpc.org

-'

S

www.trpc.org/martinway
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Appendix 3 Visual Preference Survey Results

a8puiq uellsapad ‘a

puejsi agnjaa uelisapad e yum yjemssoid °g

October 2021

Martin Way Corridor Study - Current Conditions Report

290 |



»
—
=
»
@
=
=
®
=
L ]
=
£
)
©
=
®
L ]
>
—
®
E ]
e
<
=
i
=
5
-
=
=
>
=
=
=

N - a3pliq
O uelIsapad ‘d

jJuawaned

) @ ) O CJ 1e1vads yam
)emssoud °J

puejsi a8njaJ

O O S O O uenysapad e yum
)emssoud g

1eusis 1o uodeaq
@ () () guiysey yum
NIeMSSO0UD Y

eapl pood A1op ajendoaddy ainsun/jesanaN  ajelidoadderoN  eapi peq Aiap

¢(anoqe
sageuw] 99s) A\ UILIRY UO 93S 01 3)I] NOA pjnom sBUISS0.1D JO pupdf Jeym ‘(*93d
99y1em “reysasym) adiaap A11Iqow B SaSN OYM aU0awWos 10 ueliisapad e sy g

| 291

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
5
-
=
=
>
=
=
==

(19ynq pajured) saue) ajiq pasayng ‘g

saue) ayjiq pajuled 'y

*s15119421q se 1]am se SulAlIp pue Supjjem

91doad 10j Ajayes asealou] ued suonipuod uljdAd1g SSa41S-M0] ‘91qe1iojwod
apinoid jeyl sajnoy °apii 03 saoe|d ajes aney Aayl uaym 212421q a1doad alop
san)ioed a)ohaig

AdAIng 92uUd13)91d Jensip

October 2021

Martin Way Corridor Study - Current Conditions Report

292 |



»
—
=
»
@
=
=
®
=
L ]
=
£
)
©
=
®
L ]
>
—
®
E ]
e
<
=
i
=
5
-
=
=
>
=
=
=

— ~~ A.\ f,. I " F_ H.WQ
9, - - N s asn paJeys ‘g

(1a111eq
- - O) () () 1eoisAyd) aue)

9)1q pa32930.4d )

(12ynq

O O O O pajured) saue)

o)1q pasayng °g

— ~ = saue)

= ,,

o = - aiq paiured 'V

eapi poos A1ap areludosddy ainsun/jesanaN  ajeridoadderoN  eapi peq Aiap

¢(anoge sagewl
29s) Aep\ ulaep uo 93s 03 311 noA pjnom saue) a)1q JO pupy 3eym ‘1s119A21q e sy °S

yaed asn paseys ‘g

| 293

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
™
-
=
=
>
=
=
=

e} asn paseys/>|emapis ay3l pue Aep\ UrLep] Ud9MIa( S33J) 39218 Y

‘spJezey Ajajes Su13eald pIoAe pue adueudUIBW WI3)-SU0)

J0 1502 9Y3 49pISu0d 03 paau salunwwod ‘Suideaspue] ul Suiland 1o Suiinbai
uaym *193empuno.s pue swealls ojul Aem si1 sayew uoiinjjod ssaj 3eyl os younu
191BMW.I0]S UBA]D pue ‘glosge ‘moi]s os)e ued Suideosspue] ‘ssalis Sulonpaa pue
apeys Suiyeald Aq s199.3s ueqin asueyua sAempeou Suoje Suideaspue) pue saau)
Suideospue-]

AdAIng 92ud13)91d Jensip

October 2021

Martin Way Corridor Study - Current Conditions Report

294 |



(]
-
—
()
@
(-
=
@
=
.
]
«»
®
)
]
@
T
®
—
®
Lo
(-9
.
—
=
— |
o
=
-
]
®
—3
—
==

1leJ] @sn paseys/yjemapis
() () () () ay3 pue Aep uipey usamiaq duis
ageureip/adeospue] moiteN ‘O

J1e43 @sh pateys/>jemapls
@, @) O O ay) pue Aep unep
U99M]( S]EMS J2IEMLUI0IS PIM ']

Jres
Q) () () () ) asn pa.eys/yjemapis ay3 pue Aepm
ulliejy usamlaq saaJl 193418 'Y
eapl ajelidosddy ainsun/jesinaN aiendoidde eapl
poosg Aiapn 10N peq Aiap

(anoqe sageuwl
29s) ¢Aep ulliey anoadwi 3sow pjnom sjusweasy adeaspue) jo adAy yeym ‘v

Jles3 asn
pateys/>jjemapis ay3 pue Aep uiiep usamiaq duis ageureip/adeosspue) moureN )

| 295

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
5
-
=
=
>
=
=
==

- — papaau alaym aue)] uiny
_ _ - ) 191U22 Yym ueipaw padeosspieH g

papaau aJaym aue)] uiny
193U92 YUM ueipaw padeospue 'y

() () () () ()

eapl ojelidosddy aiansun/jesanaN ojersdoadde eapl
poo8 Aiap 10N peq Aiap

(anoqe
sageuwl 93s) ¢Aep\ Uil UO 89S 03 a1 Isow noA pjnom ueipaw jo adAl Jeym °s

papaau a1ayMm due)] uinj Jajuad yum ueipaw padeosspieH g

Fr, a8

¥

papaau a19YyM due) uinj J33udd YIM ueipaw padesspueT] 'y

*d1qe3oipaad atow susdied oyjesy Supjew

Aq suoisi)102 aanpaa djay ued eyl sAem ui sjujod ssadae Jwi) Aay) ‘saue) uany
193Ud2 YM pauiquiod uaym “sunysi) 1o Suidesspue] 10j WOO. dew pue ‘s}d9alls
apIm Suisso49 suelilsapad 10) a8nja. e se J0e ‘oyjel) wied dijay ued sueipaw 193ud)
saue uinj @ suelpap

AdAIng 92ud13)91d Jensip

October 2021

Martin Way Corridor Study - Current Conditions Report

296 |



(]
-
—
«»
@
(-
=
@
=
.
]
«»
®
)
]
@
T
®
—
®
Lo
(-9
.
—
=
— |
o
=
-
]
®
—3
—
==

0]

- - N S

- L \' L/ A

ainsun/jeJinaN juenodw) A1op jueiodw| jueliodwi yeymawos jueliodwi J0N

épunouagiapun pajnoaau aq Aepp uirepy Suoje sauly Ajnn
peay.tano Suiisixa eyl noA o3 U si Juerodwi moy ‘anisuadxa aq ued 31 Suimou)| ‘9

saul AM)IIN pPUNoIn mojag “SA dA0QY

*$1509 99npa. 03 s329foad uodONIISUOD

194310 yum pawil aq ued saul) A11an Suifing “Suidualjeyd alow saredau

aew ued pue A13s09 A1aA aq ued saul) A3113n Sulling si Joapedl ayl Ajiqenal
991AJ13S pue $300] 399431s ® Aem ay3 anosdwi ued punoigiapun saul) Aujian Sunnang
saul] AN peaysano

AdaAIng 92ud19)91d 1ensip

| 297

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
5
-
=
=
>
=
=
==

1T

suliis ajod m_ spreocqia a subis jenbiq "o subis Juswinuoy g . m._._m_m Aesodwa) vy

sadA] ugis

— — =
{ ) (

-

ainsufn/jesanaN 1njdiay Aiap nydiaH 1nydiay reymawos 1nydiay 10N

) -

(anoqe agew| 99s) ¢ Aep ullep Suoje 4oj Supjoo) a4,nok
- s3onpoud ayj Jo - saseyd ay3 puy noA diay susis Aresodwal op JuaIxa yeym oJ °/

ik

.:
, 2=
e
.....JI
==
=
=
=
=
=
e

sugis Aresodwa )

‘SuUllAUIUN pue Pa431IN]d X00] 193431S 9Y3 Aew

osje ued Aay 1 °10j Supjoo] a4,Aayi s1onpoud pue saodeid ayi puy ajdoad djay susis
ageugdis

AdAINng 92uUd19)91d JensIp

October 2021

Martin Way Corridor Study - Current Conditions Report

298 |



»
—
=
»
@
=
=
®
=
L ]
=
£
)
©
=
®
L ]
>
—
®
E ]
e
<
=
i
=
5
-
=
=
>
=
=
=

4"

@ () J (J () sugis 910d ‘3
O O O O O spJeoq)ig 'q
() () () () () sugis 1eusia -0
~ — — — . sugis
L ) L) () :
) w, - e JUBWNUO °g
; ) . . 1
) ([ ) ) () LS
- - = Aresodwa] 'y

eap| pooy Aiap ajelidosddy ainsun/jesinaN  ajendoadde JoN eapl peq Ai1ap

(anoqe sagewl 99s) ¢Aep uiiep Suoje ajeridoadde ase sadAy ugis yoiym 8

| 299

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
®
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
™
-
=
=
>
=
=
==

€T

(*239 ‘Aueaqn Sjaed
“493udd AjlUnwwod) sarudwWe dliqnd |

sash Suinlas-pooytoqysiau Jayio
pue ‘sjue.anelsal ‘ssaull ‘sadiAIas ‘Jlelay | |

(030 ‘sdoys $20UJ0 JedIpaw Suipnioul ‘s8I0 | |
uonyeosligey ‘spaeh Jaquiny) jerasnpul _
Y31 pue el owwod Sulnlas-jeuolsay | SuisnoH | |

(AQydde 1ey3 1€ )29Y9) ¢ JO a10w 39S 03 41} NoA pjnom
jJuawdojanap pue sguipiing jo sadAl yeym ‘dojanap 031 sanuinuod Aep\ uilep sy ‘0Ol

saul] Aain punoagiapun | san1oey a1dkolg | |
saue)] uinj} pue suelpap | s8u1Ss0.4d uelIISapad | |
Suideaspuen [] S)1emapis | |

(Adde ey 11e )29y2) ¢ Jo aiow 93s 03 ajI] hoA
pinom sjuawala adedssyaauls Jo sadAl yeym ‘dojanap 01 sanuijuod Aep\ ulep sy °6

Anessuayn Juswdojanag
AdAIng 92uUd19)91d JensIp

October 2021

Martin Way Corridor Study - Current Conditions Report

300 |



|4

¢saoeds jerosawwod agie) asn-al pue jdepe 0}
salyunyoddo aayl aJe ataym ‘uonisanb snoinaid ayi 01 ,sak,, pasamsue nok J| “glL

ON ()

SoA ()

R

¢pasn-al pue paydepe
aq p1nod yuiyl noA Aep uiniep Suoje saoeds JelosawWod a84e) 249Y3 a4y °LL

UCISIBNLIOD YN o) 30015 Aiaoog UOISIZALGS WNSSNLL 0] LBy

:suojjeaoual jeldsawwod xoq giq jo sajdwexa ate mojag

*SI9)I0M
pue sjuapisaJ Ag4eau 10} SUOIFBUIISIP 490 pue seale Jie3al SuljS8nais Jo JuedeA SuiAInaL

ul 1nydjay aq uea sy *s10] Supjied SullsIxa Jo dSn axew pue sasn Mau 03 Pa1IdAUOD 3 UeI S10]
a84e] uo (a1dwexs Joj ‘sau03s  xoq 81q,,) 193} asenbs 000‘08 19A0 sSuIp]Ing 1e1248W W09 J9P10

suoijeAouay Jerssawwio) xog Sig

s3uipjing je1d249wwo)
AdaAIng 92ud19)91d Jensip

| 301

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
™
-
=
=
>
=
=
=

qT

O O @ O O saoyjo A1ols g-1 °g
() () () () () 11e13.4 pazis-wnipawi 03 -fews v
eapl ajelidosddy ainsun/jesinaN ajendoidde eapl

poo8 Aiap 10N peq Aiap

(9noqe sagew| 99S) ¢J0 910w 39S 03 Juem noA op aoseds
Je1242Wwwod Jo pupy reym ‘dojaAap 01 SaNUIIU0D 10pP1110d A\ UllIBN Y] SV °EL

]1e194 pazis-wnipaw pue -jJews Yy

:10p11109 Aep\ UL 9Y3 UO UOWIWOD aJe Jeyl sSuip)ing 29Uj0 pue |iejal jo sajdwexa ale mojag

aaeds 2oy pue j1e1ay maN

October 2021

Martin Way Corridor Study - Current Conditions Report

302 |



9T

sjuawpedy A1031S -3

n./, A,.,. ,,,, ,.\ J,, \.n. ,.n},
\ | L "

eapl poo8 A1ap 9reridosddy ainsun/jeJsanaN areridosdde JoN eapl peq A1ap

¢oJe sjuawdo)anap asnoyumol
1994 noA op arerudosdde moy ‘dojaAsp 03 SaNUIFUOD J0PIII0D KB\ UIMIB 9Y3 SY “bL

31em 10YS B UlYIM dI1AISS }isued) Juanbaay syioddng-
1eMm 140Ys e UIYylIM sassaulsng Jjews awos syioddns-
uoindo diysiaumoswoy ajgepioye uy-

a49e Jad sjun Suijjemp 0g-Sl-

:sjuawdo)anap ashoyumol 3noge sioey yoinb awos

< ..“_.l-i.l!. . Jﬂ:

S9SNOYyumoj

:10p1LI0D
Kepn unaely aya uo a)qissod aue yey3 Juswdolanap Jelruapisad jo sadAy aue mojag

s3uipjing Jenuapisay
AdaAIng 92ud19)91d Jensip

| 303

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
5
-
=
=
>
=
=
==

LT

- - N N
L) w )
/\ A.\

eapi pood Aiap ajeridosddy ainsun/jeJinaN ayeridoidde JoN eapl peq A1ap

éoJe sjuawdojanap juawiiede A103s 9-1
199} noA op a1eridosdde moy ‘dojanap 03 SanuIIU0I J0pPILI0d ABp UIIIRN BYd S *OL

1eMm HI0YS B UIYHM dDIAISS Jisued) Juanbaiy spoddns-
1em 10Ys e ulylim sassauisng Jjews syioddng-
Supyjted aoepns-

249 J4ad syun uiamp 09-0+-

Aepp uinep Suoje uowwod dow Sulwoddg-
:syuawiiede £103s 9-4 Inoqe s3o€}) MoInb sawos

sjuawpedy A101S 9-

- N T Ve -
L) |

y Lo \

eapl pood Aiap ajelidosddy ainsun/jeJinaN ayeridoidde JoN eapl peq A1ap

¢aJe sjuswdojanap juawiiede A103s g-g
1994 noA op a1eridoidde moy ‘dojanap 03 sanuiuo9 J0op1II10d ABp\ UIMIBN 9Y3 SY °GL

31eMm 1I0YS B UIYIIM 3I1AI3S }isued) Juanbaay syioddng-
)1em 10Ys e ulyim sassauisng jjews syoddns-
Supjsed aoeying-

a9 Jad syun Sunjemp 0g-0g-

Aep uinrep Suoje uowwod Apeadyy-

:sjuswiede A103s €-g Inoqe s3oey Hoinb awos

October 2021

Martin Way Corridor Study - Current Conditions Report

304 |



8T

N P N N VY
L ) { ) {
N, N S

eapi pood A1ap ojeridosddy ainsun/jeJinaN

ayeridoidde JoN eapl peq A1ap

¢aJe sjuawdojanap jJuawisede A103s /-G
199} noA op a1erndoidde moy ‘dojanap 03 sanuiu0I J0p1II0d ABA\ UIMIBN 9Y3 SY °LL

1eM 140Ys © UIYIIM dI1AJ3S }isued) Juanbauy syioddng-

)1em 1I0Ys B ulyHm sassauisng jjews spoddng-

paiiwi s1 Supjied uaym Ajuo 1ea1dA3 ¢A13s09 si Supjied painionals-
249 Jad syun uinjamp +0gL-0S-

Aaua.aano Kepp uinre Suoje syusawdo)danap oN-

:sjuswiede A103s /-G Inoqge syoey yo1nb awos

sjuawedy A1031S £L-S

| 305

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
)
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
™
-
=
=
>
=
=
=

6T

s10] Supjied Aq Aep

L O U

aoeds uado Aq Aep

HEE

Suipying Jay30

ulliep woJy pajesedas unliep wodj pajesedas  suo isea) e Aq Aep

ujlep wody pajesedas

sjuawiaede
A1031s /-g

sashoyumo]
s9ouj0 A103s g-L

1elal
pazis-wnipaw
pue -jjews

(24103s
xoq 81q :xd)
$9sh Je12419Wwwod
og8.Je7
Aepm

Uile Uo 1emapis
ay3 031 uaoelpy

(Adde 1eya e xo9yo)

¢Aep uney 03 pajuatio aq sadAy Juswdojanap Suimol|o) a9y pjnoys MoH ‘gL

*91doad 10} SulliAul 210W 19341S 10 H]eMapIS B aew eyl saoe)d AjaAn)
aq ued ‘saliuad Ajjeroadsa ‘sjuody Suipying ‘Aep unaep ol diysuoiyejas ui pajenis
9q pinoys sadAl Juawdojanap snorieA yuiyl noA moy pueisiapun 03 a1 p.aM

uonejualQ sulpjing
AdAIng 92ud19)91d Jensip

October 2021

Martin Way Corridor Study - Current Conditions Report

306 |



»
—
=
»
@
=
=
®
=
L ]
=
£
)
©
=
®
L ]
>
—
®
E ]
e
<
=
i
=
5
-
=
=
>
=
=
=

0¢

Jamsue 03 J0u J3joid ()
Areuig-uoN (
3N ()

alewad (

¢4opuag anoA st yeym °Lg

Jomsue 03 30U Jajoid ¥S-0v (
1eploiogg 6€-SC ()

¥8-0L Yve-SL ()

69-65 Ja8unokiopL ()

¢o8ueu age anoA s11eym ‘0g

‘ssalppe jlewa anok
apinoad aseald “19afoad s1yl Inoqge Jlewd BIA paw.aojul g 03 31] PINOM noA | *6L

‘Jeuonndo aJe suoirsanb asay |

*A&3lunwwo9 ayy Jo uonyejuasaidal peouq e payoead aaey am J sujwialap asn djay
1M s1y3 ‘A3lunwiwod ay3 jo siied J1e pue aj1] Jo syjem J1e wouy d1doad wouy seay
9M 2.NnS 3BW 03 JUBM dM dUIS *}]3SIN0A In0ge uoijew.ojul SWos dleys asedld
uonewuJojuj slydesowaq

AaAIng 92ud19)21d 1ensip

| 307

Martin Way Corridor Study - Current Conditions Report

October 2021



»
-—
=
»
®
=
=
®
=
L ]
=
0
®
o
=
®
L]
>
Y
)
L ]
e
<
=
i
— |
™
-
=
=
>
=
=
==

TZ
Jamsue 01 10U J9jaid = oune .o dojuedsiy | |
aoel Jaylo awos uedlIBWY UBDLIY 10 oe]|g | |
aUYM uelsy | |
Japuej]s| oyloed 4194310 40 UellemeH dAIlEN | 9AIIEN ®YSE|Y JO Uelpu] uBdLIBWY | |

(Adde 1eya 11e »29y9) ¢A1o1uyia/ases AnoA si reymm ‘vg

Jamsue 01 10U 4d)3id (

paJa31jaysun 1o pasnoyun si pjoyasnoy A O

(8uyans yonoo :x3) 8s]d BUOBWOS YUM SBAI] ployasnoy AW (
awioy 4no sumo pjoyasnoy AW (

awoy 4no sjuai pjoyasnoy AW ()

£dwoy JnoA umo Jo Juali pjoyasnoy 1nok saoq ‘€g

Jamsue 03 J0U J3Jdid (
Mmouj juop| ()

ON ()

SOA ()

&Aem uinie Jo ayiw w4 e ulyum Al nofk oqg “ge

October 2021

Martin Way Corridor Study - Current Conditions Report

308 |



»
—
=
»
@
=
=
®
=
L ]
=
£
)
©
=
®
L ]
>
—
®
E ]
e
<
=
i
=
5
-
=
=
>
=
=
=

¢c

666VL$ - 000°05$ ()

JoMsue 03 J0U Jdyaid | 666°6t$ - 000°GE$ (
mou| 3.uop | 666v€$ - 000°52$ ()
aiow 10 000°00L$ | 666‘¥C$-000°GL$ (
66666$ - 000°SLS$ $59] 10 666‘VL$ ()

£dWodul pjoyasnoy yenuue 1nok si yeym ‘sg

| 309

Martin Way Corridor Study - Current Conditions Report

October 2021



Appendix 3 Visual Preference Survey Results
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Appendix 4 Market Study

Introduction
Purpose & Methodology

Martin Way Corridor Study. Martin Way is a major regional thoroughfare and corridor serving the communities of Olympia, Lacey,
and Thurston County. The former state highway serves as the area’s primary alternative to Interstate 5, has frequent transit service,
and is home to a variety of business activities and destinations. Looking forward, the corridor is forecasted to grow in importance
into the future as a strategic transportation link and business destination. A comprehensive review of the Martin Way's current
conditions and future opportunities is underway to help guide growth to better serve the needs of the community.

Led by Thurston Regional Planning Council, the Martin Way Corridor Study will identify a common vision, as well as opportunities to
develop the identity and character of the Martin Way Corridor (MWC) as it grows into the future.

Market Study. The purpose of this market study is to identify economic opportunities and constraints, highlight potential models for
future development, establish the potential corridor market capture for residential, commercial, industrial, and other uses, and begin
a discussion of strategic recommendations. It will specifically address the following questions:

What are the current demographics and employment trends that affect opportunities in the corridor, including the ongoing
COVID pandemic and vehicle and transit access and ridership?

What are the market, economic, and employment factors that affect development opportunities?
What are the best opportunities for redevelopment?

Which land uses, character, and scale are most appropriate and are supported by economic conditions?

While the market study will be conducted for the entire corridor, the latter recommendations will focus on high-priority areas based
on market conditions, land availability, and regulatory structure.

Methodology. In order to document opportunities and constraints from a market perspective, Leland Consulting Group
documented key takeaways from existing planning documents, market studies, and broker reports; analyzed US census data, real
estate data (from Costar, a national database), building permit data, and economic information; and held stakeholder interviews with
developers, brokers, major employers, and public agency partners.

Martin Way Corridor Study | Market Study 1
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Appendix 4 Market Study

Introduction

Martin Way Corridor Study Area & Local Context

Ly
The MWC spans about six miles, "ﬁ,v
connecting downtown Olympia to
the west and JBLM to the east. It
runs parallel to I-5 and naturally
serves as a traffic relief route.

&

The corridor serves only a few
destinations, including two
prominent commercial centers. A
relatively unprecedented level of
multifamily development has
occurred in recent years, primarily
in the eastern Lacey section of the
MWC. Olympia
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Located north and south of the
corridor are regional destinations,
including St Martin’s University, the
future Lacey Gateway Town Center,
and continuing residential growth in
the Hawks Prairie area.

Martin Way's central location between
all of these regional draws and
amenities is expected to improve local
market conditions.
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Appendix 4 Market Study

Introduction
Vision & Regional Context

Vision. The shared vision for the Martin Way Corridor is

as an "attractive mixed-use, high-density residential and

commercial area where people enjoy walking, shopping, ,
working and living. Over time, it will transition away from l
automobile-dominated use to a more pedestrian- ‘i
friendly streetscape that also encourages bicycling and Seattle Bellevue
supports high-capacity transit.” BN

)
Redmaond

A

Many cities in the Puget Sound region have experienced
the type of development that aligns with this vision. In \ Benton
the Case Studies section, we document some of the
efforts that have been made by cities to transition an

auto-oriented highway corridor to a mixed-use, more !
walkable environment.

Kent

Tacoma

Regional Context. Proximity to Olympia (the state
capital), the military base (Joint Base Lewis-McChord) .
and I-5 shapes a lot of the land use patterns in the S
region. The affordability of the area relative to cities _ ZaFil
closer to the Seattle urban core has attracted significant .- e
residential growth in the recent past. Looking forward, mamn "

the area is poised to benefit further as a less centralized i o

model of employment growth emerges from the
pandemic.

South Hill

Martin Way Corridor Study | Market Study 3
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Stakeholder Perspectives

Opportunities
Challenges/Barriers to Development
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Appendix 4 Market Study

Stakeholder Interviews
Overview

An important step taken at the outset of this process was to interview a
set of corridor stakeholders that have experience with real estate,
economic development, leasing, and development within the corridor or
region.

These stakeholders included developers, brokers, major employers, and
other public agency partners. The purpose of the interviews was to gain
a better understanding of the local and regional market and explore
nuanced observations specific to the Martin Way Corridor.

Based on these interviews, market conditions are generally perceived as
favorable for future economic growth and development across the
region and within the Martin Way Corridor. The Martin Way Corridor
faces similar challenges to that of other former and current highways in
secondary or less prominent urban markets, with parcelized,
underutilized, and fragmented land use patterns that make
redevelopment challenging. The lack of a centralized area of focus
exacerbates these challenges.

Martin Way Corridor Study | Market Study 5
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Stakeholder Perspectives

Opportunities

Residential Demand. Housing of all types, including market-
rate, affordable, and student. There is pent-up demand
(deficient by about 600 units over the past decade) that is slowly
being realized and addressed with new construction. JBLM is
experiencing a shortage of housing in the surrounding areas.

Healthcare Expansion. Continuing expansion of the existing
healthcare cluster, including Providence and Kaiser, and the
diversification of the healthcare industry. Providers are now
increasingly taking a holistic, multifaceted approach to
healthcare, looking at expanding residential and employment
options with a greater lifestyle focus.

Public Improvements. Improvements to Martin Way are likely
to improve the likelihood of new businesses and developments
to locate on the corridor, but it is unlikely to change the
economic feasibility of higher density development.

Redevelopment of Underutilized Property. The high
proportion of underutilized properties, particularly in the
Tanglewilde-Thompson Place section, might require assemblage
for a large-scale redevelopment in keeping with the vision, but
land remains at a price that offers a lower barrier to entry for
investors. Encouraging redevelopment of existing property will
require growth of other amenities, aesthetics, public
improvements, and incentives.

Martin Way Corridor Study | Market Study

Martin Way Corridor Study - Current Conditions Report

Supportive Zoning. Current zoning designations support the
vision for the corridor. Zoning is not seen as a barrier to
development.

Transitional Corridor. Investors are becoming aware of lower
cost locations, such as the MWC. As rents trend upwards of $2
per square foot, higher density development types will start
penciling.

Tax Credits. The availability of tax credit or abatement programs
are critical for development feasibility. Low Income Housing Tax
Credits are available to affordable developers, and Olympia’s
Multifamily Tax Exemption program (within 250 ft of Martin Way
west of Lilly Road) is seen as a highly effective in incentivizing
new apartment development. The development community
would like to see these tools expanded.

Political Commitment. Public agency commitment to housing.
Both Olympia and Lacey have adopted various elements of the
Regional Housing Action Plan (HAP).

Favorable Market Conditions. Low interest rates, available land,
and rent increases are improving prospects for higher density
opportunities, especially nearer Olympia.

October 2021
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Stakeholder Perspectives
Challenges

Challenges or barriers to development can be grouped into one of five categories: physical, regulatory, political, financial, and
market-based.

Challenge | Description

Market . Despite rising rents, construction costs have risen so rapidly that most higher density products fail to pencil,
especially vertical mixed use
Slow historic rate of new investment
Difficult to find office tenants; uncertain/unknown office forecast due to the pandemic

Financial . Market is more cost-sensitive than other geographies in the region; requires an opportunistic approach to
development
Recent multifamily development has been on vacant land; most sites on Martin Way require redevelopment
For most of the corridor, the current land use remains more valuable relative to the cost of the land than the
potential return on investment for redevelopment.

Physical . Development constraints limit a lot of areas in the corridor for new development.
Length of corridor; lack of central area of focus
Martin Way has the feel of a highway and is not oriented to pedestrian activity
Lots/sites are typically one parcel deep, which is difficult to redevelop or to build a dense development
cluster; much of the corridor is likely to look similar in 20 years from a land use perspective

Regulatory . Arduous SEPA process for new development; perception of little public agency assistance; many sites are
contaminated because of former and current auto-oriented uses.
Permitting process — capacity issues that slow down the entitlement process
Zoning includes minimum density standards that are challenging to meet given current market conditions
CC&Rs typically prohibit mixed-use developments (e.g., Hawks Prairie, Costco area)

Political . Lack of champions for the corridor
Private-sector and non-profit leadership appear indifferent
Perception of crime, homelessness, and vandalism discourages new investment

Martin Way Corridor Study | Market Study 7
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Reqgulatory
Development
Transit
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Existing Conditions
Demographics

The following pages in this section borrow from the Martin Way
Corridor Current Conditions Report. This serves as an important
baseline on which to build.

Population. The Martin Way Corridor is home to approximately
9,000 people. Two-thirds live in the area from Pacific Avenue to
Marvin Road. One-third live between Marvin Road and Meridian
Road, reflecting the density of housing. College Street to
Carpenter Road has the fewest residents.

Projected Growth. The population of the corridor is projected
to increase significantly over the coming decades, growing to

13,700 by 2045 (growth of 1.5 percent annually). This will drive
demand for various amenities, services, and jobs.

Age. The age characteristics of MWC residents is similar to that
of Thurston County, with 24 percent of the population aged 19
and under, 31 percent between 20 to 39, 24 percent between 40
to 59, and 21 percent 60 or older.

Income. Residents of the Martin Way Corridor experience higher
rates of poverty than is typical in the surrounding communities.
Two out of five corridor residents are considered cost-burdened,
which means that they spend a high proportion of their income
on housing, and one-fifth of households are considered severely
cost burdened. These households typically have less income
available for transportation, health care, and other needs. Cost-
burden and poverty levels are highest in the westernmost
section of the corridor, between Pacific Avenue and Lilly Road.

Martin Way Corridor Study | Market Study
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Tenure. The corridor is heavily renter-occupied (56 percent).
About half of all corridor residents (49 percent) live in
multifamily units and 10 percent live in manufactured housing
(there are nine manufactured home parks in the corridor).

TRPC's population estimates indicate that by 2045 two out of
three corridor residents (64 percent) will live in a multifamily
development, while less than a third (27 percent) will live in a
single-family home.

Future development along the Martin Way Corridor is expected
to be predominantly multifamily and renter occupied.

Corridor Sections é?onvl:;: Growth
Pacific - Lilly 1,654 2,831 1.94% 1177
Lilly - College 1170 2,122 2.15% 952
College - Carpenter 244 287 0.58% 43
Carpenter - Marvin 2,732 4,302 1.63% 1,570
Marvin - Meridian 3,242 4167 0.90% 925
Martin Way Corridor 9,043 13,708  1.50% 4,665

Source: TRPC MWC Existing Conditions Report

Martin Way Corridor Study - Current Conditions Report
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Existing Conditions
Employment

Regional Conditions

Government. Proximity to the state capital contributes to a high proportion of
government workers. These jobs are generally more resilient to economic
downturns than most. In addition to the statehouse, Joint Base Lewis-McChord
borders the eastern edge of Thurston County, and many military personnel live in
the region.

Other Sectors. After government, the next-largest sectors in the region are trade,
transportation, utilities, and education and health services. Combined, these sectors
provide about as many jobs as the government sector. Among trade, transportation,
and utilities, nearly three-fourths are retail trade jobs, which have seen a major
decline in recent quarters due to the coronavirus pandemic. Leisure and hospitality
also makes up a good portion of jobs, and combined with retail trade, the two
sectors account for more than 20 percent of the total workforce in the region.

Major Employers. Some of the largest private employers are Providence St. Peter
Hospital (1,700 employees), Walmart Supercenter (1,000 employees), Safeway (900
employees). The median household income is significantly higher than the national
level, but the region’s limited income growth is reflective of these lower-paying
sectors.

Education/Talent. A relatively high proportion of educated residents contributes to
the above-average incomes here. The metro's percentage of those with a bachelor's
degree or higher is greater than that of most small metros in Washington. In
addition, Saint Martin's University, a private university in Lacey, enrolls around 1,600
students and employs more than 200 academic and administrative staff members.
South Puget Sound Community College (SPSCC) has a campus located in Lacey
near St. Martin’s and The Evergreen State College. TESC's campus is further away in
West Olympia near SPSCC’s main campus .

Martin Way Corridor Study | Market Study
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Local Conditions

More than 13,000 people work at locations in the Martin
Way Corridor.

The corridor includes a wide range of businesses,
including health and medical services, big box retail,
small businesses, restaurants and other food services,
professional offices, hotels, schools, and government
agencies.

The westernmost section of the corridor, Pacific Avenue
to Lilly Road, has the greatest concentration of jobs
currently, and is likely to see the greatest of number of
new positions over the coming decades, while the
section from Lilly Road to College Street is anticipated
to see the greatest rate of job growth.

In both sections, employment trends are strongly
correlated to the continued growth of the health
services industry, one of the Thurston County region'’s
strongest employment sectors.

Projected job growth is otherwise distributed evenly
across the corridor—as a whole, the corridor is
anticipated to gain nearly 6,000 new jobs over the next
twenty-five years, an increase of 43 percent over current
conditions. This outcome is heavily dependent, however,
on the future of employment in the retail and services
sectors.

10
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Existing Conditions
Regulatory & Land Use

Physical Conditions. Twenty percent of the corridor remains in a
more natural condition—either as forest, wetland, or other open
space. Along its length, Martin Way crosses three important stream
systems, or watersheds, and cuts through extensive wetlands and
other habitat (Indian Creek, Woodard Creek, Woodland Creek).
Environmental conditions influence the type of land use that has
developed along Martin Way, and in turn these resources are
impacted by activity within the corridor. For example, the
concentration of wetlands around Ensign Road and in the section of
the corridor from College Street to Carpenter Road limits the potential
for future development in these locations.

Zoning. Current zoning in the corridor largely corresponds with
existing use, with mixed use and commercial zoning directly on Martin
Way, low- and mid-density residential zones around the edges, and
limited areas identified for open space and industrial use. Nearly half
the corridor is zoned to allow a mix of commercial and residential uses
(mixed-use) (46 percent). Both Olympia and Lacey have specific high-
density zoning designations that correspond to their visions for these
sections of the corridor.

One area of discrepancy between current use and zoning are the large
portions of the College Street to Carpenter Road section Lacey has
zoned as Central Business District, although these areas have
remained largely undeveloped.

Based on Leland Consulting Group's understanding of market
conditions and input from developers during the stakeholder
interviews, zoning is not considered a major barrier to development.

Martin Way Corridor Study | Market Study
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Land Use. Martin Way alternates between areas that are highly
urbanized, areas of light development, and areas that are thickly
forested and undeveloped. Almost three quarters of the corridor is
considered development, albeit at a medium or low intensity.

Land uses in the corridor are diverse, with a wide variety of large and
small commercial businesses directly on Martin Way, and low- to
moderate-density neighborhoods nestled just a parcel back from the
street. Most of the light manufacturing that populated the corridor
historically has moved out, leaving just a handful of remaining parcels
with industrial uses.

Land Cover Class

Developed 72%
High-intensity Developed 16%
Medium Intensity Developed 27%
Low Intensity Developed 29%
Developed Open Space (i.e. 8%
landscaped parking lots)

Forest 14%
Deciduous Forest 2%
Evergreen Forest 8%
Mixed Forest 4%

Wetland 3%

Other Open Space (Pasture, grassland, 3%

cultivated, scrub/shrub, bare land)

Source: TRPC MWC Existing Conditions Report

1
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Existing Conditions

Development

Development Opportunities. The corridor
has only a limited supply of remaining vacant
land, but the potential for substantial
redevelopment of mixed use and commercial
areas. The section from Carpenter to Marvin
Road has the greatest cluster of parcels with
redevelopment potential (100 acres), most of
these very high (58 acres)

The section from Pacific Avenue to Lilly Road
also has substantial redevelopment potential,
but these parcels are more likely to be
constrained by wetlands and other critical
areas. This section has the greatest amount
of vacant land, however, most of this is tied
to two parcels along Ensign Road that are
zoned as high-density multifamily and
currently owned by the Sisters of Providence
who founded the Providence St. Peter
Hospital, just north of the corridor boundary.
The easternmost section of the corridor,
Marvin Road to Meridian Avenue, has the
least amount of redevelopment potential
since much of the development there is
newer, though that section does still have
some remaining vacant land.

Martin Way Corridor Study | Market Study
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Acres Paafic- College- Carpenter- TOTAL, Mamvin- TOTAL,
Lilly Caollege Carpenter  Marvin Martin Meridian Martin
Way
Focus Corridor
Area
Developable Land (Acres)
Vacant Single 1.0 0.0 0.0 0.8 1.8 0.0 1.8
Lots
Vacant 518 155 46 445 116.5 35.4 151.8
Subdividable
Land
Partially Used 103 7.8 0.0 0.0 18.2 1.6 217
Subdividable
Land
Subtotal 63.2 23.2 £6 L5 5 39.0 136.4 1 4
Redevelopable Land (Acres)
Very High 57.2 10.3 11.0 57.8 1453 12.6 157.9
High 16.6 17.1 5.q 17.3 56.9 51 62.0
Medium 20.1 53.4 259 24.5 1240 53 129.3
Subtotal 93.9 89.8 428 99.5 3261 23.0 3491
TOTAL 157.1 113.1 47-5 144-9 4£62.6 62.0 5245

Source: TRPC MWC Existing Conditions Report
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Existing Conditions
Transit

Several routes, including The One, 62A&B, 612 and 620, serve
the Martin Way Park & Ride lot, just east of the Martin Way-
Interstate 5 interchange (Exit 109). The lot includes 318 parking
stalls and sees use seven days a week. In 2019, the lot had an
average of 140 vehicles on weekdays and 85 vehicles on
weekend days

Martin Way is a priority corridor for Intercity Transit. It accounts
for a significant portion of their total ridership and is a critical
east-west route for transit users to access a variety of
destinations. W

i

UEETE

is

FEREE

A future Bus Rapid Transit line is planned for the Martin Way
Corridor. It will connect downtown Olympia and terminate at
Marvin Road in the eastern Lacey section of the corridor. This is
likely to increase demand for housing in the corridor.

A% [jl'ooo- .

Source: TRPC MWC Existing Conditions Report
Martin Way Corridor Study | Market Study 13
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Case Studies

Aurora, Shoreline

Bridgeport Way, University Place
Bothell Way, Bothell

68th Avenue, Kenmore
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Case Studies
Overview

Case studies serve as an educational tool that can help public agencies understand how similar geographies or markets typically
respond to public investments or changes.

For this study, we selected four Washington-based case studies that currently share or previously shared (prior to investments)
similar characteristics with the Martin Way Corridor, including the primary arterial’s functionality as a highway, the type of planned
streetscape or transportation improvements, and status as an outlying or secondary market.

The four selected case studies are:
Aurora Blvd — Shoreline
Bridgeport Way — University Place
Everett Highway — Bothell
Hwy 522/Bothell Way — Kenmore

Lessons Learned:

Corridor redesigns have been most successful when there is City ownership, and/or when a City sees the corridor as their
“Main Street,” and therefore have been willing to invest tens of millions of dollars

The private-sector land use response to corridor redesign is typically slow. Market conditions, land availability, and the
availability of financing tools and incentives are more relevant factors.

Most of the new construction along highway corridors (current and former) that fits the description of pedestrian-oriented,
TOD, or mixed-use has been the result of targeted public investments in land and real estate development.

Multifamily apartments have dominated the development

Martin Way Corridor Study | Market Study 15
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Case Studies
Summary

Length of Corridor 3 miles 1.5 miles 0.4 miles 1.7 miles
Time Period of 1998 — Present 1996 - Present 2006 — Present 1999 - Present
Improvements (23 years) (25 years) (15 years) (22 years)

Project Elements

Addition of BRT Yes No No No
Pedestrian + Bicyclist Yes Ves Yes Yes
Improvements
Zoning or Subarea Plan ? Yes Yes Yes
City-Led
Redevelopment Effort No Yes Yes Yes
Results
Private Sector Yes — 2:1 private to Yes — transition to high

Yes S . Yes
Improvements public investment density uses

Martin Way Corridor Study | Market Study 16
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Aurora Corridor
Shoreline, Washington

3-mile state highway corridor

Initial goals were to address pedestrian safety
deficiencies and improve traffic flow

Economic development was a secondary goal
that became more important in later project
phases

The project has been fully complete for about
four years

he'Highlands

BRT service was added in this corridor seven :
years ago

Martin Way Corridor Study | Market Study 17
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Au ro ra CO rrl d o r Square Feet of Development
S h ore I Ine, Wa S h IN g to N Egesgainz?jzljost—Roadway Improvements

36% of development square feet took place
prior to the roadway improvements that
began in 1998

64% of development took place after

roadway improvements began in 1998 1998 or Later
2,296,200

The majority of the corridor’s retail
development was built prior to 1998

About 775,000 square feet

Since 1998, the bulk of development has Types of Development by Square Feet
been apartment developments Pre- and Post-Roadway Improvements

Costar, 2021
Nearly 2,000,000 square feet

1,600,000
. . H Pre-1998

1,400,000

190,000 square feet of retail, office, m 095 o Later
industrial, and one multifamily building 1,200,000
dating from the 1950s to 1980s were 1,000,000
demolished 800,000
600,000
400,000
200,000

I
Multi-Family Retail Office Health Care  Hospitality
Martin Way Corridor Study | Market Study 18
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_The Current Shoreline - Under Construction — 330 Units

Aurora Corridor
Shoreline, Washington

June 2015 Streetview

June 2019

Martin Way Corridor Study | Market Study 19
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Bridgeport Way
University Place, Washington

1.5-mile state highway corridor

‘e.l
» *s
» 5
. -_—
K

Initial goals were to add sidewalks and
increase pedestrian and driver safety

M AF S

29 hTs thw BRSNS

g sustw
.~ v

S )
U

Includes a substantial Town Center
component

geportiWayiW Smemme

3 !.(,\(Eus_.' 'A'VP V\\"

Brid

The City of University Place not only
completed corridor redesign, it also acquired
22 acres of property, built a parking garage,

6TINAYeI'W

BATISthis | W

ot |||

| N S

and conducted public-private partnerships i O i ) AR || VR LA
(PPPs) to bring in Whole Foods, 500 housing N e, U oy S AP S S A
units (3 projects), a new City Hall and library, . : o Eplac PR - oth
plaza, etc.

Most redevelopment is nodal (Town Center)

Estimated $270 - $320 million in private
investment from Town Center development

Private market has not been catalyzed into
action: about $2 in private investment for
each $1in public investment (Kevin Briske)

20
b
E'
0
(7

R e ;
SENCirque’Dr W“l'
AY it 2
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Bridgeport Way

University Place, Washington

1994 1995 1996 1997 1998 1999 2000 20012002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 20212022

UP Incorporated
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B ri d g e po rt Way Square Feet of Development

University Place, Washington (.25, °oadwey improvements

50% of development square feet took
place prior to the roadway improvements
that began in 1996

50% of development took place after 1996 or Later
roadway improvements began in 1996 805,800

Similar to the Aurora Corridor, more of
the corridor’s retail development was
built prior to 1996

Since 1998, multi-family and office

Types of Development by Square Feet
development are more prevalent than

Pre- and Post-Roadway Improvements

they were before 1998 Costar, 2021
65,500 square feet of retail and office 500,000 B P e-T90%
ildi i 450,000
buildings dafung from the 1960s to 1990s o m 990 o Later
were demolished 400,
350,000
300,000
250,000
200,000
150,000
100,000
50,000
Multi-Family Office Retail Industrial
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Bridgeport Way

University Place, Washington

i September 2007 Streetview

? November 2018
h‘;’:—'ﬂd
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Bothell Way
Bothell, Washington

0.37-mile former state highway corridor

RS Z
}‘_ iIVME

NEZ188th'St

Goal was to transform downtown portion of
Bothell Way into a "multiway boulevard” with
parallel outer roadways for slower vehicles,
pedestrians, and bicyclists

95th Ave NE

City bought 20+ acres of land for the ' ¢
. 7oy ~D 't : NE!186th:St
purpose of creating a downtown i ) T - . :

Components include:
City Hall (2015)
Multifamily
Townhomes
Hospitality

Total downtown area shown here totals 45
acres
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Bothell Way
Bothell, Washington

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
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BOth el I Way Square Feet of Development

Bothell, Washington Pre-and Post- Roaday Improvermen's

12% of development square feet took place
prior to the roadway improvements that
began in 1996

88% of development took place after
roadway improvements began in 1996

o 2012 or Later
95,000 square feet of buildings constructed 908,300

during the 1940s to 1960s were demolished
for new development (not included in pie
chart)

Types of Development by Square Feet

Similar to the other case studies, retail (and Pre- and Post-Roadway Improvements

office in this case) was built prior to the Costar, 2021
roadway improvements and city-led -
development efforts that began in 2012 - m Pre-2012
i W 2012 or Later
Since 2012, the bulk of development has 700,000
been multi-family, with a small amount of Puooe
hospitality. There are parcels available for o
. . 400,000

commercial development, but no new retail S
or office has been built since 2012. ’

200,000

100,000 -

Multi-Family Hospitality Office Retail
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Bothell Way
Bothell, Washington

June 2010
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Six Oaks - 2014 - 203 Units

Bothell Way
Bothell, Washington

I November 2015 Streetwew -

.—.‘V ‘ ﬂf" '.« )

~l-r o m"
u-n — vk
wd .7*» . )
- - v
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Anderson School Hotel — 2015 — 72 Rooms
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68th Street

Kenmore, Washington

. 1.7-mile state highway corridor + 0.2 mile local
street
. Goal was to add pedestrian facilities and create a
downtown o s
. City acquired 9.6 acres of land for the purpose of : 81

creating a "downtown”

G:ﬂh
2

. Components
. Clty Hall (2010) ‘ . = m’f E.E‘:‘ ¢ Kénﬁ]o[ e
n(t - - o
- Library (2017) :

»

- Hangar/Town Square (2017)

- Multifamily
. Restaurant
. Total downtown area shown here measures 10.7
acres
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68th Avenue

Kenmore, Washington

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
kenmore Incorporated
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68t h Ave n u e Square Feet of Development
Ke nmo re’ Wa S h in g tO n Egi;az:r;%;ost—Roadway Improvements

38% of development square feet took place
prior to the roadway improvements that
began in 2008

62% of development took place after 2008 or Later
roadway improvements began in 2008 470,700

46,300 square feet of buildings from the
1960s — 1970s were demolished for new
development (not included in pie chart)

S|m|.|ar to the othgr case §tud|es, more Types of Development by Square Feet
retail (and industrial in this case) was built Pre- and Post-Roadway Improvements
prior to the roadway improvements that Costar, 2021

began in 2008

450,000

M Pre-2008
Since 2012, the bulk of development has 1000 ® 2008 or Later
. . 350,000
been multi-family
300,000
250,000
200,000
150,000
100,000
o L B
|
Multi-Family Retail Office Industrial
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LINQ - 2017 — 94 Units

68th Avenue

Kenmore, Washington

October 2018 Streetview

3?M‘
. v
~ T —_— JE———
g
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Market Conditions

National & Regional Trends

Local Market Overview
Opportunities
Challenges
Development Character
Focus Areas
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National Trends
Overview

The figure at right from the Urban Land Institute’'s annual Emerging
Trends publication displays the development prospects for a variety of
land uses in 2020 and 2021. Industrial, medical office, and housing
products are considered the most promising development types.

The ongoing COVID-19 pandemic is one of, if not the most significant
market disrupter for many decades. It has impacted the market in a
number of ways, including:

Increasing pent-up demand for housing (rental and owned) as a
result of a constrained supply

Increasing demand for suburban or outlying locations as people
seek housing options in more affordable areas that provide
access to recreational opportunities

There were several trends that had emerged pre-pandemic that are set
to continue as the recovery ensues. These include:

E-commerce’s increasing market share of retail (ecommerce
increased by 30% during the pandemic) and the continuing fall of
regional malls.

Demand for experience-based commercial (retail and
employment)

Rising demand for health services and senior housing product as
the population ages

Martin Way Corridor Study | Market Study
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Fulfillment
Warehouse
Single-family rental

Medical office

Moderate-income/
workforce apartments

Research and development
Manufacturing
Lower-ineomeapariments
Flex

Senlor housing
High-income apariments

Suburban office

Melghborhood community
shopping centers

Economy hobels
Midscale hobels
Upscale hotels
Outlet canters
Lueury hotels

Lifestylefentertalnment centers

Student housing
Power canters
Central-city office
Urbanyhigh-strest retall
Fegional malls

1
Abysmal Fair

Development prospects 2020 2029

®
0
oo

1
Excellent
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Regional Development Trends
Market Area

Development along the Martin Ui T =
Way Corridor is impacted by the ® ,m:wm "9 s_q%;
surrounding area, including 500,000+
. @ Office
downtown Olympia, JBLM, and &mooo 3
Hawks Prairie. oy 10,000
@ industnal
. Bullding Status
Housing development has ® Fie ® Built pre-2010
seemingly occurred in tandem @ HesthCore @) 5 since 2010
with this growth. New multifamily | g wospiamy ;
. : €D Pipetine Devt
apartments have featured heavily 1 o o0
in the Martin Way Corridor,

accounting for 66 percent of all
new development since 20710.

Clusters of retail space are
primarily located near the
corridor’s I-5 interchanges.

Office space and healthcare uses
are almost entirely located in
Olympia.

A substantial amount of
industrial development has

occurred to the northeast of the o» s ®

corridor, bringing major : v
employment growth. ® 2 ‘ -
Hotel development, including a @ - . X

new project, has clustered near ‘'®
8. -

College Street. ” ) 0 1 2mi

Source: Costar
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Regional Market Trends
Multifamily Residential

The national multifamily market stabilized in early 2021 after a 2020 that saw weakening market dynamics. Seasonality, widespread
vaccinations, an improving economy, additional fiscal stimulus and a return of office workers will all contribute to further multifamily market
improvement.

The regional market shows positive indicators for new development. Regional population growth over the past decade has been robust,
largely thanks to the economic resilience of the Puget Sound region and high levels of inflow migration from those priced out of larger cities.
During a time when office-using employees can work from anywhere, lower priced markets like Olympia and Lacey have benefitted. The primary
competition for apartment development for the Martin Way Corridor is Downtown Olympia and further south along Ruddell Road and Yelm
Highway.

Vacancies have remained tight at less than five percent over the past few years, even with a protracted wave of new development. An influx of
renters from bigger cities during the pandemic has created a strong demand base for apartments. Rent has historically been lower than the
national average, but rents have grown swiftly over the past decade due to relatively tight vacancies. Rent growth has maintained strong levels
despite the pandemic.

The region benefits from relatively consistent renter demand as a result of the high proportion of blue-collar workers, government
employees, students, and a younger-than-average population. There are several colleges in the area, including St Martins in Lacey. Local colleges
have long been a perennial source of rental housing demand, but the transition to distance learning could soften absorption in areas that cater
to students. Over a longer timeframe, the ageing population is expected to increase demand for senior housing products.

Prior to the pandemic, investors targeted the Olympia metro market due to these steady demand drivers and relative affordability to nearby
Seattle. Sales volume since then has slowed though, due in part to the implementation of the graduated real estate excise tax (REET) in January
(according to some developers) and a pullback in investment as a result of economic uncertainty.

Construction has surged recently. The market area has experienced a construction surge, with 2,200 units opening over the past five years and
140 units under construction (reflecting one-quarter of total inventory). Development activity has mostly been focused on garden style
apartments in Lacey and Olympia proper (outdoor-style complex up to three stories in height—i.e., low rise—and usually have parking
surrounding the complex in surface lots). Notable recent deliveries include The Wolff Company's 240-unit Martingale, which opened in Lacey in
early October 2020. Projects under construction include the 48-unit Mulberry Place near Lacey. This garden-style community is set to openin
mid-2021 with a unit mix that contains mostly one-bedrooms, a relatively new phenomenon in the Olympia market.

Martin Way Corridor Study | Market Study 36
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Local Market Conditions
Recent Multifamily Development

Of the 14 new projects built in the last five years or currently under construction, six have been
multifamily. Only Merritt Manor is in Olympia, the other five are clustered in Lacey. Images from
each project are included at right in the order each project is listed in the table.

Each of these projects are low-density (3-4 story), surface parked (versus a structured parking
garage), and wood-framed construction. This is considered the cheapest construction type.
Market-rate rents for new projects are upwards of $2.00 per square foot, which is considered an
important threshold for increasing the feasibility of higher density (and more expensive) projects.
However, this recent rent growth has been outpaced by the rapidly increasing cost of construction.

Project Name . Year Rent Type & Avg. Rent Per Lot
Built Square Foot
Merritt Manor 82 2020 Affordable ($1.22 PSF) 5.72* 27.8
(2.95)
Martin-gale 240 2020 Market ($2.17 PSF) 32 214
Revel Lacey 135 2018 Independent Senior Living 6.66 20.3
The Marg on Martin 248 2017 Market ($2.06 PSF) 20.6
Copper Wood 228 2017 Affordable ($1.09 PSF) 9.66 23.6
8819 Martin Way 96 Under Market 3.54 271
Constr.
Martin Way Corridor Study | Market Study Source: Costar
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Development Example
Gayteway Apartments

Address 8819 Martin Way .y A " - :j
Units 96 =
Uses Market-rate Apartments = [ T
Acres 3.54 J , e
Density 27 units per acre L '; ) = “
Parking 120+ surface =5

Zoning MHDC

M wwmw .A’“M”Mﬁvn;r“m

Development character is consistent with recent

Ye Buildi L I:L
multifamily construction (3-story, surface parked) ear plad 20g

Value Value Ratio

Original application included potential ground
floor retail, highlighting the potential challenges
of mixed-use development in the MWC.

2021 $0 $1.3Tm 0

2020  $522,600 $1.34m 0.39
Site plan reflects minimum lot acreage needed
for similar development types 2019  $395,000 $1.36m  0.29

Sold in June 2018 for $1.5 million ($9.7 per square 5n1g $439200 $1.15m 0.36
foot); $15,600 per door ' ' '

Anecdotal evidence from developers indicate that land Site conditions during at sale (2018):
must now cost $10,000 to $15,000 per door in order for
projects to pencil.
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Market Trends

Retail

E-Commerce Retail Sales as a
National Trends. The commercial real estate environment, and particularly the 20% Percentage of U.S. Total Sales
retail sector, remains uncertain thanks to the pandemic and ecommerce'’s ever-
increasing share of the market. It is probable that retailers will continue to face
turbulence for the foreseeable future, impacting demand, rent growth, and
capital markets in the process.

15%

Regional Trends. The market area contains 6.1 million square feet of retail space.
Retail space per new resident has been steadily declining for the past few
decades, averaging about 200 square feet of new space in 2000 to practically
zero in 2020. While approximately 100,000 square feet of new space is proposed
in the corridor over the next few years, this trend is set to continue as consumer

Percantage
=]
C

%

habits shift and ecommerce captures an increasing share of the market. 1] ST S S S T T S ST W S S W S W W T R A
2000 2002 2004 2006 2008 2000 2012 2004 2016 2013 2020
Local Trends. The Martin Way Corridor is dominated by two main retail centers: Source: U.S. Census Bureau

the South Sound Center (Woodland District) and Hawks Prairie Village Mall and

the nearby big box centers, all in Lacey, which includes Walmart, Costco, Best New Retail Space per New Resident,

Buy, and Home Depot. Despite the aforementioned challenges, each center is Market Area
considered strong performers with few vacancies, relatively high average rents, 450
and national credit tenants. Rents generally average between the high $20s to 400
the high $30s per square foot. Based on LCG's understanding of the market— 350
supplemented by stakeholder interview findings—demand is expected to 300
continue for quality retail with strong anchors in eastern sections of the corridor,  5zg
especially as residential growth continues in the region. 200
However, there are few locations along the corridor that could accommodate 150
this type of development—nor does it fit with the vision for the MWC. New 100

commercial spaces in mixed-use buildings may be feasible as market conditions 50
improve. These tenants may include foodservice or drinking establishments, _
medical offices, or small professional or financial services. 2000 2005 2010 2015 2020

Martin Way Corridor Study | Market Study Source: Costar, ESRI 39
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Market Trends
Office

National Trends. With continued easing of pandemic-related occupancy $22.00

restrictions, flexible space options are increasingly becoming a key Class A/B Rent
component of companies’ short- and long-term strategies for returning $20.00 = Class C Rent
their workforces to the office. The rise of remote working over the past

year has greatly accelerated the acceptance of flexibility in terms of $18.00
where and how employees will work. This may include allowing
employees to work outside of the traditional central office location and

Market Area Rents

= == Avg. Rent  Satadd

. . . . $16.00
from certain satellite locations nearer their homes.
Regional Trends. The local office market, which includes medical office, $14.00
totals 3.1 million square feet of inventory. Downtown markets remain
disproportionately impacted by the COVID-19 pandemic, although the $12.00

Puget Sound region’s office employment, which is concentrated in the
tech industry, is relatively insulated from long-term employment loss.

2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021

Local Prospects. While the office outlook is unclear, trends suggest a
more positive outlook for local office prospects in the Olympia-Lacey 20.0%
market area, particularly given the stability that the government and

healthcare sectors bring. While rents in older, more dated buildings have

Market Area Vacancy Rates

o)
stagnated, rents for newer Class A/B space (which typically possess the 15.0%
highest-quality amenities, construction, access, and management)
experienced significant growth between 2019 and 2020. There is only 10.0%
one Class A office space in the Martin Way Corridor—a 28,000 square
foot medical office building on Lilly Road that was built in 2006. All office 50% = Class A/B Vacancy
deliveries over the past 20 years have been Class A and B. Class C Vacancy

=== Avg.

New development is likely to cluster near existing developments in the 0.0% 9 Yacanes
western sections of the Martin Way Corridor, especially near the existing 2 c s 2=z z2 2 =228 8
healthcare cluster. o s s s e s s e e o
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Market Trends
Hotel

National trends. Nationwide annual hotel demand dropped by The Martin Way Corridor is dominated by economic lodging

37% in 2020, with U.S. hotels suffering the worst annual with a limited number of midscale product. Demand for luxury
occupancy level in 2020 since the Great Depression in the 1930s.  and upscale lodging is typically limited to downtown
Social distancing continues to constrain group demand and environments or mixed use, walkable locations.

convention hotels suffered the greatest declines in profits
because of the slowdown in office-using employee travel.
Leisure travelers remain the most dependable source of demand
for U.S. hotels.

Regional trends. Almost every hospitality metric available show
historic lows for the Southwest Puget Sound due to the COVID-
19 Pandemic. Occupancy rates are hovering just over 50 percent,
average daily room rates are about $84, revenue per room is
about $48. None of these read well for new hotel prospects.
Because of the risk and cost involved with hotels, they are
usually a “follow-on” use. Hotel investors look for areas
experiencing significant growth in high-income industry sectors,
major tourism destinations, or other unique differentiators.
Investors utilize STR (a data benchmarking company) reports to
gauge the hotel market, and typically look for an occupancy rate
of at least 70 percent across a spectrum of hotels.

The hotel industry is expected to bounce back as workers return
to offices and business and leisure travel resumes. As the
industry recovers, new investments will be made in proven
locations with robust employment or tourism. Proximity to the
state capital, JBLM, and substantial new employment growth in
Hawks Prairie will likely drive long-term demand for hotels in the
region.

Martin Way Corridor Study | Market Study 41

October 2021 Martin Way Corridor Study - Current Conditions Report | 353



Appendix 4 Market Study

Market Trends

Industrial

National Trends. The national industrial & logistics market had
its strongest year on record in 2020 despite a pandemic that
caused a severe economic downturn. Tenants moved into
facilities in droves to serve a rapidly growing online consumer
base and increase their safety stock to avoid inventory
disruptions that plagued the past year. All types of occupiers
increased their presence in big-box last year to serve growing
populations, be near expanding logistics hubs, and take
advantage of new government incentive programs.

Regional Trends. The Puget Sound’s industrial market is among
the strongest in the nation, with growth fueled by the e-
commerce, energy and life sciences companies that is delivering
above-average returns for investors. Building values, land prices
and rents are steadily increasing.

Local Opportunities. While the Martin Way Corridor could
capitalize on these trends due to its proximity to I-5 and
accessibility to major growth markets, these development types
do not fit within the vision for the corridor. These developments
also require large, vacant, flat tracts of land, which are
unavailable in the corridor. We expect, the Hawks Prairie area,
however, to continue to see major development of this type,
creating many jobs and thereby generating additional demand
for a variety of housing options, amenities, and services.
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Local Market Conditions
Recent Commercial Development

Of the eight commercial projects built since 2015 along the Martin Way Corridor, two
were self storage facilities and three were drive-through fast food restaurants. Two of
the eight were built in the Olympia section of the corridor, including the Hampton Inn
(top image). Most developments are single-story and surface parked, which is reflected
by the low floor-area-ratios. These ratios are not reflective of a mixed-use, pedestrian-
oriented environment.

Only one office building has been built—BioLife Plasma Services—a purpose-built
medical development toward the eastern section of the corridor, reflecting the lack of
office market strength.

Project Name Development
Type
Olympia & 127,000 2019 Self Storage 2.16 1.35
Lilly Storage
Hampton Inn, 85,500 (121 2016 Hotel 426 0.46
Olympia rooms)
Kingham St 3,800 2016 Retail (multi- 0.82 0.11
Pad Site tenant)
BioLife Plasma 16,700 2016 Office 1.43 0.27
Svcs
Lacey Self 12,000 2019 Self Storage 3.76 0.07
Storage
Source: Costar
Martin Way Corridor Study | Market Study 43
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Land Uses & Development Character
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Housing Prototypes

Much development is built within a series of “prototypes.” The way in which parking is provided (surface, tuck
under, or structured) is a key influence on the physical form of these projects. Typical housing (multifamily)
prototypes are shown below.

Development in the Martin Way Corridor has been consistent with Townhomes and Garden Apartments.
Interviews with area developers indicate market momentum towards a Main Street Mixed Use development type,
but only with public funding assistance or incentives.

Housing

MName / Townhomes Garden Apanmeh (Main St. Mixad Use\ Wrap Mid-Rise / Podium

Urban Garden Apts,

T
6
5 5
4 4 4
3 3 ERSE Y 3
2 2 BRI 2 r—
\ — 1 — / L e e [ = >
Parking Surface / tuck under Surface Surface / tuck under Structure Structure
Structure Woed frame Weod frame Woad over concrete Wood with concrete Wood over concrete
Martin Way Corridor Study | Market Study 45
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Development Feasibility

Therefore, rent
must increase
The vision for a mixed-use, higher-density development pattern is to create ROI

not yet feasible on the MWC, predominantly because construction
costs have outpaced rent growth.

The specific feasibility gap will be explored in LCG's feasibility

analysis. .
Construction

Cost Increases

Required rent:

~ $3.00 PSF
700 SF 1 BR
Required rent $2,100/month
~ $2.00 PSF (Portland metro)
700 SF 1 BR ]
$1,400 /month 5
(Portland metro) 5 5
4 4 4
3 3 B~ 3
2 2 2 B 2
e 1 - L = = _—— =
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Types of Mixed-Use Development

Less expensive More expensive
/\ A
/\
AN
Horizontal Mixed-Use Vertical Mixed-Use
Residential and commercial uses Residential and commercial uses
are mixed across the site, but not within buildings are mixed within buildings

Structured parking

Structural Elements:
Concrete podium/PT slab

Elevators
Circulation/interior stairways
Fire sprinklers and plumbing

Additional A/E and professional fees
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Commercial Prototypes

Typical retail and office prototypes are shown below. Like the housing prototypes, the way in which
parking is provided (surface, tuck under, or structured) is a key influence on the physical form of
these projects. For single-use retail projects, there may be new construction or rehab/renovation of

existing retail/commercial buildings, since there are many of these buildings in the MWC and rehab
is a likely type of development.

Retail / Commercial Office

MName Rehab New Construction Creative Office Mid Rise

High Rise

by

Parking Surface Surface

Surface Structure Structure
Structure

Steel and concrete Steel and cancrete Steel and concrete
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Opportunity Sites

October 2021 Martin Way Corridor Study - Current Conditions Report | 361




Appendix 4 Market Study

Development Opportunity Sites
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In LCG's experience, cities are best served by selecting specific areas to In Olympia, the combination of recent and planned private

focus investments. Areas that are likely to transition the most in keeping investments—particularly in housing and healthcare—and the need for
with the vision for the corridor include nodal areas (i.e., where major improvements to the right-of-way, make Lilly Road a suitable candidate.
roads intersect) that contain one or more major development

opportunities. In Lacey, Martin Village is the major redevelopment opportunity,

although it is unlikely to see the necessary private investment for full-
Leland Consulting Group identified six nodal areas of activity along the scale redevelopment. More on this in the following pages.

Martin Way Corridor. . )
In the unincorporated area of Tanglewild-Thompson place, Carpenter
The criteria for development opportunities sites include: Road presents an opportunity for major redevelopment projects,
Vacant or highly underutilized sites especially if annexed into Lacey.

Larger than two acres
Contiguous ownership
Known investment properties

In the eastern section, recent development and upcoming projects have
accounted for most of the vacant sites, although a few vacant sites
remain unaccounted for.
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While wetlands and natural areas are prevalent in this section and hinder
development prospects the nodal area surrounding the intersection of Lilly
Road and Martin Way has the highest density of both construction activity and
development opportunities.

Several development projects are in the pipeline on existing vacant sites (not
shown in the map at left). These include:

An affordable 82-unit apartment project called Merritt Manor recently
opened on the old Bailey Inn site just west of Stoll Road. A second
phase of the project is understood to be market-rate, six stories tall, and
contain structured parking. While it would be the first of its type along
the corridor, the project is currently only conceptual and at least two
years away from breaking ground. Its completion and success will
provide a realistic depiction of market feasibility for similar
developments in the future.

Immediately south of Merritt Manor is another proposed market-rate
apartment project called The Mulberry. Another 50+ unit market-rate
apartment project is proposed in an undisclosed location.

Thurston County parcel data shows land holdings by several potential
developers and indicates that private sector investments in the corridor are
likely to continue increasing in keeping with the trends of recent years (as long
as development is feasible).

The area between Nodes 1 and 2 is owned by Providence, who indicated a
desire for development that would be in keeping with “"Health Care 2.0.” In
LCG's opinion, this may include a mix of uses that provide housing or retail
amenities for staff and customers.
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Sites: Lacey (West)

Martin Village is a 33-acres in the
central part of the corridor (#3). It is
adjacent to 10-acre park and ride and
includes a Regal Cinema, a former Sears
(currently vacant), retail pad sites along 15th Ave NE
Martin Way, and a Burlington clothing = s i
store.

Visibility from 1-5 is low and its isolation
relative to other uses in the corridor
make it a challenging site for brokers to
re-tenant. As a weak performing center,
the site may be a candidate for reuse or = . K
redevelopment. While mall | ]
redevelopments can often take S
advantage of consolidated

landownership patterns and a

sophisticated set of financing and

regulatory tools, Martin Village has at least eight different property owners and CC&R restrictions are likely in place that limit
redevelopment. Prospects are therefore likely very long term and require public acquisition and/or funding assistance.

The Carpenter Road Node offers more readily developable opportunities (#4). Land is zoned CBD and supports higher density uses.
At the southwest corner of Martin Way and Carpenter is a 3.1-acre site within the City of Lacey; other sites are on unincorporated
land. A 2.5-acre parcel owned by Thurston County offers up the potential for a joint venture or disposition strategy.

While not fronting on, or within 0.25 miles of Martin Way, the 50+ acre gravel pit presents a significant opportunity for a major
redevelopment project in the future. Many examples of gravel pit redevelopments have occurred throughout the state, and most
include a mix of uses, including residential, retail, office, and recreation.
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Sites: Lacey (East)

The eastern section of the corridor is dominated by shopping centers north of
Martin Way along Marvin Road. While this area might appear like a prime infill
opportunity because of the low-density environment and surface parking lots,
the covenants, conditions, and restrictions (CC&Rs) that are implemented by
retail property owners highly restrict development prospects. These centers are
currently strong performers.

South of Martin Way and sharing a property line with the newly constructed
Marqg Apartments, there is a vacant 20-acre parcel (#6) owned by the 5
Washington Department of Natural Resources. While plans for this site are

unknown, if any, it is one of the few large vacant sites in this section of the

corridor. Recent multifamily construction, proximity to the future Bus Rapid

Transit route and nearby retail services, and access to several major employment 0 025 05mi
growth areas, make this site highly attractive as a housing or mixed-use e
development. There are also two adjacent smaller (1-2 acre) sites fronting Martin

Way.

Marvin Rd SE

On a related note, the future terminus of the Bus Rapid Transit route improves
prospects for higher density development. However, in LCG's experience, transit
is not a major driver of redevelopment; rather it is added value.

There are two “flag” lots in unincorporated Tanglewilde (#5). These sites are
considered long-term redevelopment prospects given the industrial character of
the surrounding area.

At the study area’s eastern terminus (Meridian Rd, #7), there are three
developable sites that surround the recently constructed Copper Wood
Apartments. Housing and neighborhood-scale retail are appropriate in these
locations.
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Conclusions
Key Takeaways

Nodal Development. There is not currently a central focus of investment in the corridor. Select locations are on the cusp of
transitioning into a moderate density environment. Focusing attention to specific nodes with major development opportunities can
give rise to a suburban town center typology—a mixed-use hub that offers entertainment, apartments, and offices.

Development Timing. Market conditions along the Martin Way Corridor still only support surface parked development typologies.
The corridor is in transition, however, and may begin to see higher-density developments with a mix of structured and surface
parking. From an investment perspective, opportunities include low interest rates, land availability, and rising rents. However,
construction costs are expected to continue increasing at the current record pace, so it may take many years before this actually
comes to fruition.

Housing. Demand is expected to remain strong for residential uses, particularly apartments. Pent-up demand, among other factors,
has driven rents to levels that we believe are on the cusp of supporting higher density development types. The Martin Way Corridor
is now a proven market for wood framed, walkup apartments but remains unproven for higher density or mixed-use developments
with more experience construction types and structured parking.

Retail. While the Martin Way Corridor is saturated with retail space, particularly general merchandise and big box retailers,
opportunities exist to promote smaller, independent retailers and restauranters that provide amenities and services to local workers
and residents. Focused investments to the Martin Way streetscape and specific nodes may result in aesthetically pleasing public
space and land uses that attracts new tenants.

Office. Office prospects are likely limited for the foreseeable future. Employment growth is expected to continue in the industries of
government, healthcare, and warehousing and transportation. Government and healthcare-related office will likely be limited to
Olympia in select locations. Professional and financial office may occur as part of mixed-use developments further to the east in the
future.

Industrial. The vision for the Martin Way Corridor does not align with the current opportunities and trends in industrial development
(big box warehousing and distribution). However, incremental improvements—particularly in the Tanglewild-Thompson area—to
existing light industrial properties will likely have modest impacts on market conditions throughout the corridor.
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Conclusions
Strategies and Tools

There are several strategies and tools available to cities to improve
market conditions and support development that is in keeping with
the vision for the corridor. Some tools are in place already and may be
expanded, and others are yet to be implemented. This page provides
a brief summary of the tools and strategies we will further explore in
later tasks of this project.

Tax Credits provide a develop an incentives to construct specific
housing types in targeted areas.

The Low Income Housing Tax Credit program (LIHTC) provides
a tax incentive to construct or rehabilitate affordable rental
housing for low-income households.

The Multifamily Tax Exemption (MFTE) currently exists in the
western Olympia section of Martin Way and provides an eight
to 12-year tax exemption on the building value of eligible
housing projects. The program currently stops at Lilly Road.

Bonuses and Waivers. Cities can decide to waive certain fees for
certain development types or award bonuses (density, parking) for
including certain components.

Public-Private Partnerships (PPPs). PPPs do not have to be big joint
ventures; cities can also agree to fund or construct infrastructure
improvements that may be prohibitively expensive for developers.
Partnerships with local colleges and healthcare institutions may
provide additional opportunities.

District-wide funding tools. Tax Increment Financing is currently
being debated by the State Legislature.
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Placemaking. Public space, plazas, trails, and sidewalks are critical
public investments for mixed-use environments. Local
governments may need to construct the sidewalks and bike
lanes through the critical areas rather than expecting
development to build that infrastructure (since there won't be
development in those areas).

Phasing. Developing large sites can often be done in a way that limits
the need to take significant financial risks upfront. Infrastructure
should be built incrementally and flexibly, using a variety of funding
sources and financing tools.

Property Acquisitions and Land Banking. As land prices increase,
rent growth may not be enough to cover the feasibility gap of higher
density development types. Land banking (purchasing and holding
land in order to preserve land for desired development types that
might not yet be feasible) is one strategy to consider.

Housing Action Plans. Both Olympia and Lacey are in the process of
looking into potential future actions or have already adopted a variety
of strategies to encourage a range of housing options.

Olympia has identified land write-downs (discounted land
prices for city-owned property), density and height bonuses,
streamlining the permitting process, revising development
standards, lowering impact fees, and reducing minimum lot
sizes

Lacey's HAP recommendations are borne out of its affordable
housing strategy to streamline affordable housing
development.

Identify Private and Nonprofit Champions. Often these entities and
individuals are able or willing to take more risks for a lower return on
investment and can therefore enter the market with lesser needs.
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LELAND CONSULTING GROUP

People Places Prosperity

503.222.1600
www.lelandconsulting.com

Strategic Advisors to Public and Private Development
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