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1. AIRPORT  NEIGHBORHOOD  

 

1. Introduction  

 

ü Locatio n 

 

ü Existing proportions of land uses 

 

ü Transportation/circulation  

 

ü Water and sewer availability/environmental constraints  

 

ü Uses adjacent to Airport Neighborhood  

 

ü Supporting plans/documents  

 

2. Airpor t Related Industrial  

 

ü Olympia Regional Airport  and New Market Industrial Campus  

 

3. Public Institutional  

 

ü George Washington Bush Middle School  

 

4. Historic/Cultural Resources  

 

ü Bush Interpretative Sites  

 

5. General Commercial  

 

ü Intersection of 88th Avenue and Old Highway 99  

 

6. Light Industrial  
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1.1 Introduction  

 

The Airport Neighborhood is located in the  southern area of Tumwater generally 

south of Tumwater Boulevard west of Capitol Boulevard/Old Highway 99 and east 

of Interstate 5.  The Olympia Regional Airport, which is owned and operated by the 

Port of Olympia, takes up most of the area of the neighbor hood and is important to 

the economic health of Thurston County as a whole.  

 

Figure 1.  Airport Neighborhood  Existing Land Use 2015  

 
Source: Thurston Regional Planning Council Buildable Lands Database  ð Land Use by Planning 

Area 

Notes: *Includes agriculture, forestry, and mining  

 

Fi gure 1 indicates the proportion of land uses that exist in the neighborhood at this 

time.  The most predominant use at this time is vacant land.  The majority of this 

land is on Port of Olympia property .  The Public Institutional category includes the 

George Washington Bush Middle School as well as a large amount of Port owned 

property currently being used for airport operations.   Commercial uses are mostly 

located along Capitol Boulevard.  Industrial us es make up the third most 

predominant use in the neighborhood.   The majority of these industrial uses are 

located in the New Market Industrial Campus located west of the Airport runway.  
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Tumwater Boulevard serves as a minor arterial and is the main east -west 

circulation link in the Airport Neighborhood.  Capitol Boulevard/Old Highway 99 

serves as the main north -south circulation link and  it  is classified as a major 

arterial.   Center Street is classified as a major collector .  88th Avenue, Kimmie 

Street,  and 83rd Avenue SE are important circulation links in the southern portion 

of the neighborhood.  

 

Water service is available to most of the Airport Neighborhood with the exception of 

areas south of the Airport runway.  Additionally, water service had been exte nded 

to serve the Bush Middle School located at the corner of Kimmie Street and 83rd 

Avenue SW.  Water service has also been extended along Old Highway 99 to serve 

the industrial areas near 79 th  Avenue SE on the east side of the neighborhood.  

 

Sewer service is available to most of the northern area of the neighborhood.  Sewer 

has been extended to areas just west of the Airport runway and to the areas near 

79th  Avenue SE on the east side of the Airport .  The Valley Interceptor, which runs 

from Tu mwater Boulevard to Bonniewood Drive to Elm Street and down the 

Deschutes River Valley  to the Cherry Street Interceptor, provides capacity for all of 

the Airport Neighborhood.  A regional sanitary sewer pump has been constructed at 

83rd and Kimmie Street w ith force mains connecting at 76th and Center Street.  

 

Most of the Airport is flat.  Some areas in the neighborhood are low lying and have 

a high groundwater level.  High gro undwater in some parts of this area has been a 

significant problem and is currentl y being considered jointly with Thurston County 

to develop alternatives and potential solutions.  The groundwater in the 

neighborhood is the source for much of Tumwater's municipal water supply.  This 

resource should be protected by following the recommend ations of the North 

Thurston Groundwater Protection Plan, Tumwater's Conservation Element , and the 

Wellhead Protection Ordinance.  

 

Portions of the area are in the Airport Overlay Zone.  Future development of land in 

the Airport Overlay Zone is subject to t he overlay zone development standards in 

Chapter 18.32 Tumwater Municipal Code.  The intent of the overlay zone is to 

protect the viability of the Olympia Regional Airport as a significant resource to the 

community by encouraging compatible land uses and d ensities, and reducing 

hazards that may endanger the lives and property of the public and aviation users.  

The Airport Overlay Zone identifies a series of compatible use zones designed to 

minimize such hazards.  

 

Uses adjacent to the Airport include a mix o f office, commercial retail, residential, 

and public institutional uses in the Tumwater Town Center Neighborhood to the 

North.  To the west is the Littlerock Neighborhood that consists mostly of 
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commercial uses and vacant land.  East of the Airport Neighbo rhood are commercial 

and industrial uses along Capitol Boulevard/Old Highway 99 and residential uses in 

the Trails End area , which is presently in Thurston County.  To the south of the 

Airport are widely scattered residential uses with a few subdivisions a nd 

agricultural uses.  

 

The Port of Olympia Airport Master Plan  (2013) applies exclusively to Port owned 

properties within  the neighborhood and should be referenced for specific 

recommendations for the Airport Neighborhood.  

 

Tumwater should work with the Po rt of Olympia to ensure consistency  with the 

Port's plans and the C ity's Comprehensive Plan.  

 

The Economic Development Element  sets forth land use recommendations for the 

Airport Neighborhood as well.  The element  recommends industrial and commercial 

development along Capitol Boulevard and south of the Airport outside of the 

present city limits.  The Airport area itself is recommended for industrial 

development.  Areas not presently within the city are addressed in the City/County 

Joint Plan.  

 

1.2 Airport Related Industrial  

 

The majority of the land in the Airport Neighborhood is under the ownership and 

jurisdiction of the Port of Olympia , which operates the Olympia Regional Airport 

and the New Market Industrial Campus.  

 

The Olympia Regional Airport and associated New Market Industrial Campus serve 

as a large aviation and industrial center for the southern Puget Sound area.   Uses 

that could occur in the Airport area include aviation, retail, commercial, office, 

industrial, educational, recreational, and a gricultural uses.  

 

The Airport area has been designated Airport Related Industrial to reflect the 

unique land use activities of the Airport and associated areas.  

 

As part of the 2036 Comprehensive Plan update, Tumwater is including an area 

rezone requested by the Port of Olympia.  This area is shown in Figure 2.  The Port 

of Olympia owns all parcels in this area .  The rezone area is all within city limits.  

Tilly Road/88th marks the east boundary . 

 

Southern and western boundaries are marked by the city limi ts and the northern 

boundary is the former 88 th  Avenue SE right -of-way.  This right -of-way was closed 

due to the relocation of the runway several hundred feet to the south in the early 
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2000s. 

 

Figure 2.  South East Corner of Airpor t ð LI Rezone to ARI  

 
 

The Airport area should continue to be recognized as an important economic asset 

to the region as a transportation facility and industrial center.   In order to assure 

this, the existing Airport Related Industry zone should be preser ved in its present 

form and it should remain in its present application generally south of Tumwater 

Boulevard.  

 

Portions of this area are located in the Airport Overlay Zone.   The purpose of the 

overlay zone in Chapter 18.32 of the Tumwater Zoning Code is to protect the 

viability of Olympia Regional Airport as a significant resource to the community by 

encouraging compatible land uses and densities, and reducing hazards that may 

endanger the lives and property of the public and aviation users.   The Airport 

Overlay Zone identifies a series of compatible use zones designed to minimize such 

hazards.  New developments in the Airport Overlay Zone must comply with the 

standards of the overlay zone in addition to the standards of the underlying zoning 

district.  
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Oth er environmental concerns, such as noise impacts on surrounding residents, 

strict enforcement of public water system cross connection prohibition, and ground 

and surface water contamination, have been issues brought up in this area and 

deserve close scruti ny during development review and thereafter.   Landscape 

buffers in accordance with the adopted landscaping standards are appropriate 

where industrially zoned lands abut residential.  

 

Detailed plans for the Airport area are addressed in the Port of Olympia Airport 

Master Plan . 

 

1.3 Historic/Cultural Resources  

 

A Thurston County designated historic site, the Bush Butternut Tree located at 8400 

Old Highway 99 on the Bush family homestead, is located directly adjacent and south 

of this area.  This tree is said to be the oldest Butternut Tree in the U.S. and possibly 

the world.   It was planted over 170 years ago by George Washing ton Bush and his 

wife Isabella.   There are two additional historic register sites in the area.  One at 8820 

Old Highway 99 is the Bush Prairie Oregon Trail Marker and one at 1400 85th, also 

called the Bush Interpretative Site.   There is a kiosk for historic info at the northeast 

corner of 88th and Old Highway 99.  Development near these sites should occur in a 

manner that i s sensitive to and preserves the historically significant area.  Clustering 

and density transfer using  a Planned Unit Development (PUD) should be considered.  

 

1.4 General Commercial  

 

Another area that has been designated General Commercial is on the northw est 

side of the intersection of 88th Avenue and Old Highway 99.  This intersection is 

likely to become a major transportation route in the future.  The designated area 

currently contains some commercial uses and some residential uses.  Because of its 

proxi mity to the adjacent Olympia Regional Airport and the major road 

intersection, the area is most appropriately designated commercial rather than 

residential.  Automobile access should be limited to a few points along the two 

major roadways providing access to this area.  Provision of urban plazas and access 

to transit stops should be encouraged as part of development design.  While 

residential uses remain, commercial uses adjacent to them should be screened or 

buffered to minimize adverse impacts to neighbor ing residences.  

 

1.5 Mixed Use  

 

The only area in the neighborhood designated Mixed Use is on the south side of the 

88th  Avenue/Highway 99 intersection.  The designation is Mixed Use but the zoning 

Thurston County placed on the property is Single Family Medium Density 
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Residential (6 -9DU/Acre).  The general reasoning for this seeming contradiction was 

addressed in the Joint Plan.  The following is an excerpt  from the 

Tumwater/Thurston County Joint Plan for the Tumwater Urban Growth Area:  

 

The area near the intersection of 88th Avenue and Old Highway 99 has historically 

been a residential neighborhood that, in recent years, has begun to transition to a 

mix of commercial and residential development.  The area north of the intersection 

should be encouraged to continue this transition because it is more compatible with 

the adjacent Olympia Regional Airport (see description under General Commercial 

heading below).  The area south of the intersection, however, is more appropriate 

for a transition to a mixed -use type of development.  The Mixed Use designation 

would provide an opportunity to develop and infill this area in a way that provides 

for affordable housing clo se to needed services and quality community design.  This 

area currently consists of primarily single -family residential uses and, therefore, 

should remain in the short term within a single -family medium density residential 

zoning designation.  This zoning  would allow for a gradual increase in residential 

densities and additional neighborhood -oriented commercial uses.  The area should 

be periodically evaluated for a change to a mixed use zoning designation when 

development trends and market conditions warra nt.  

 

The subject area was annexed effective January 1, 2016.  Due to agreements with 

Thurston County the zoning and land use designations of areas, being annexed 

must be honored for one year following the effective date of the annexation.  These 

agreements include the County -wide Planning Policies, the Joint Plan, and the 

Tum water Annexation Policies.   The City should consider revising the zoning for 

this area following the one -year waiting period, as scheduling allows.  

 

1.6 Light Industrial  

 

The southernmost portion of the Airport has a commercial and light industrial area 

comprised of small retail businesses, feed stores, used car lots, some industrial uses, 

and a large warehouse and shipping presence.  

 

Most of the light industrial land use is co mprised of warehouse -type facilities.   

There are 33 parcels currently designated light industrial and eight industrial 

parcels.  There is potential for growth and/or redevelopment of these areas as the 

City grows.  

 

1.7 Utilities  

 

A fuel/oil pipeline is loc ated in the southern portion of this neighborhood.   The 

Olympic Pipeline Company owns and operate s this buried pipeline .  The pipeline 
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lies in an east/west direction all the way across the bottom of the Airport , roughly 

parallel with 88 th  and 89 th  Avenues.  It also crosses Old Highway 99 and the 

Deschutes River.  Its status  is unknown but it previously supplied fuels to the tank 

farm at the northeast  corner of Linderson Street and Tumwater Boulevard.  The 

tank farm was removed around 2012 by the Port of Oly mpia , which owns the 

property.  

 

Special care should be taken when designating land uses near buried pipelines.   

Existing residents and property owners should be reminded of the pipeline location 

on a regular basis and the importance of utilizing the òCall before you Digó hotline 

(811).  In the past,  this particular pipeline has not been very noticeable on official 

city maps such as Future Land Use, zoning, or other maps such as Joint Plan Land 

Uses.  To further ensure that the public is aware of the risks i nvolved with buried 

pipelines, this pipeline corridor should be designated Utilities and shown on the 

official Land Use map for Tumwater .  It should also be shown on the Official zoning 

map for Tumwater.  

 

A natural gas pipeline is located in the southern p ortion of Tumwater and the 

Urban Growth Area.   It traverses t wo neighborhoods including the A irport 

Neighborhood  and the SW Tumwater Neighborhood .  The Williams Gas Pipeline 

Company owns and operate s this  buried pipeline .  The pipeline lies roughly in an 

east/west direction.   It crosses 93 rd Avenue in the vicinity of Hart Road, crosses 

Kimmie Road around 91 st Avenue, and then continues in a westerly direction under 

I -5 to a natural gas gate station on the west side of I -5.  From the gate station,  it 

contin ues westerly towards Grays Harbor County.  

  

Special care should be taken when designating land uses near buried pipelines.   

Consideration should be made to limit high -risk  land uses adjacent to the Williams 

pipeline.   Existing residents and property owners  should be reminded of the 

pipeline location on a regular basis and the importance of utilizing the òCall before 

you Digó hotline (811).  In the past,  this particular pipeline has not been very 

noticeable on official city maps such as Future Land Use, zoni ng, or other maps 

such as Joint Plan Land Uses.   To further ensure that the public is aware of the 

risks involved with buried pipelines, this pipeline corridor should be designated 

Utilities and shown on the official Land Use map for Tumwater .  It should a lso be 

shown on the Official zoning map for Tumwater.  
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2. BREWERY NEIGHBORHOOD  

 

1. Introduction  

 

ü Location  

 

ü Existing land use proportions  

 

ü Surrounding land uses 

 

ü Transportation routes  

 

ü Utilities  

 

ü The brewery properties  

 

ü Environmental constraints  

 

ü Supporting plans/documents  

 

2. Single Family Low Density Residential  

 

ü Area west of Capitol Boulevard, north of Custer Way  

 

ü Area west of Cleveland Avenue, north of Roberts Road  

 

3. Single Family Medium Density Residential  

 

ü Two small clusters of properties on southwestern ends of 

Carlyon  Avenue and Vista Street  

 

ü Small area at northeast corner of cemetery  

 

4. Mixed Use  

 

ü Area east of Capitol  Boulevard, north of M Street  

 

5. Brewery District  

 

Former Sunset Life Insurance office east of Capitol Boulevard, 

west of Sunset Way  
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ü Tumwater Square area (centered in the 

Custer/Cleveland/Capitol  Boulevard vicinity)  

 

ü Area north of Custer Way between Boston Street and Capitol 

Boulevard that includes the RST Cellars Building  

 

ü Area south of Custer Way between Capitol Boulevard and 

Cleveland Avenue  

 

ü Area south of C Street and north of Linwood Avenue between 

Interstate 5 and Tumwater Valley Drive  

 

ü Properties south of Custer Way referred to as the Knoll, Valley 

and Bluff in the Community Visioning Project Final Report for 

the Former Brewery Properties  

 

6. New Market Historic Distric t  

 

ü Tumwater Historical Park  

 

ü Tumwater Falls Park  

 

ü Henderson and Crosby H ouses 

 

ü The site of the Old Brewhouse on the east side of the Deschutes 

River  

 

7. Light Industrial  

 

ü Former brewery properties  

 

8. Public/Institutional  

 

ü Cemetery east of Cleveland Avenue, south of North Street  

 

9. Utilities  

 

ü Puget Sound Energy Olympia Brewery sub-station east of 

Capitol Boulevard, next to the Deschutes River, near the former 

brewery  

 

10. Shoreline  
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ü Deschutes River Valley  

 

11. Parks/Open Space 

 

ü Coralie Carlyon Park  

 

ü Area north of Highway 101  

 

ü Tumwater Historical Park  

 

ü Tumwater Falls Park  
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Figure 3.  Brewery District Designation Subdistricts  
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2.1 Introduction  

 

The Brewery Neighborhood is located in northeastern Tumwater.   Olympia forms 

the northern boundary; Interstate 5 and Highway 101 serve as the western 

boundary; M Street is the southern boundary; and Cleveland Avenue and the 

cemetery form the eastern boundary.  This is the oldest part of the city, and 

includes the sit e of the original settlement of the town New Market.  The dominant 

features of this neighborhood are the Deschutes Falls and the site of the former 

Olympia Brewery.  

 

Figure 4.  Brewery Neighborhood Existing Land Use  

 
Source: Thurs ton Regional Planning Council Buildable Lands Database  ð Land Use by Planning 

Area 

 

2.1.1 Existing Land Use Proportions  

 

Figure 4 illustrates the existing proportion of land uses currently located within the 

Brewery Neighborhood .  Industrial is the most common land use in the 

neighborhood at 40%.  The former brewery properties account for all of the uses 

considered industrial.  Open space, at 23%, is represented mostly by areas along the 

Deschutes River including the northern end of  the Tumwater Valley Municipal Golf 

Course, Tumwater Historical Park, the area north of Interstate 5 and Highway 101 

at the southern end of Capitol Lake, and Tumwater Falls Park .  Tumwater Falls 

Park is privately owned but it is open to the public .  It  contains a State fish 
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hatchery and fish ladder.   At 17%, the public/institutional category is comprised 

mainly of the cemetery located at North Street and Cleveland Avenue .  Commercial 

uses account for 9% of the Neighborhood and are located mainly in the Tumw ater 

Square area , which is east of Capitol Boulevard and north of Custer and N orth 

Streets.  Vacant land at 8%  and residential at 3% occupy small areas  of the 

neighborhood.  

 

2.1.2 Surrounding Land Uses  

 

To the north of the Brewery Neighborhood are Capitol Lake and Olympia .  Areas 

east of the neighborhood consist of established residential uses in both the 

Deschutes Neighborhood and in Olympia.  To the south are the Tumwater Valley 

Municipal Golf Course and Pioneer Park, both of which lie within the Deschute s 

River Valley .  Interstate 5 and Highway 101 are the western boundaries of the 

Neighborhood, beyond , which are mostly single -family homes on urban sized lots in 

the Tumwater Hill Neighborhood.  

 

2.1.3 Transportation Routes  

 

Capitol Boulevard, a major arterial, serves as the main north/south corridor in the 

Brewery Neighborhood.  Other major roads in this area include Cleveland Avenue, 

Custer Way, North Street,  and Deschutes Way , which are classified as minor 

arterials.  

 

A northbound I -5 off-ramp  exits into the neighborhood at the Deschutes Way/E 

Street intersection.   In addition , a northbound I -5 on-ramp is located at the north 

end of the neighborhood where Deschutes Way crosses underneath I -5.  An entrance 

to northbound Highw ay 101 is located near the intersection of Deschutes Way and 

Simmons Road.  Simmons Road has been closed to vehicles and is now a pedestrian 

route.  

 

2.1.4 Utilities  

 

Most of the Brewery Neighborhood is well supplied with water and sewer.   The 

construction of the Valley Interceptor has resulted in improved availability of sewer 

service to this neighborhood, especially in areas to the south.  It has also reduced 

the likelihood of significant damage to the sewer line due to its relocation awa y from 

the steep slopes north of Custer and west of Capitol Boulevard where large 

landslides have broken the lines in 1965 and 1996.   However, a smaller landslide in 
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2008 damaged an existing sewer lift station near the Old Brewhouse .1 

 

The majority of the Deschutes River Valley  is within an aquifer sensitive area as 

designated by the North Thurston Groundwater Protection Plan.   The City has 

several wells in the valley south of the Palermo neighborhood and at the northern 

end of the Tumwater Valley Municipal  Golf Course.  

 

The Cities of Tumwater, Olympia, and Lacey paid for the water rights associated 

with the brewery before they were required to be relinquished to the State due to 

non-use.  As a result, the three cities currently have joint ownership of the w ater 

rights including of a number of wells, tanks, properties, and other drinking water 

infrastructure.  This infrastructure is mainly located at the southern end of the 

brewery properties and the northern end of the Tumwater Valley Municipal Golf 

Course.  Approximately one third of Tumwaterõs drinking water currently comes 

from wells in this area.  As the water rights and infrastructure that were purchased 

from the brewery are put into use, this area will likely produce far more than half of 

the Cityõs drinking water.  

 

2.1.5 The Brewery Properties  

 

The brewery properties include the Main Brewery south of Custer Way, the 

Warehouse Area east of Capitol Boulevard, the RST Cellars building on the north 

side of Custer Way, and the historic Old Brewhouse.  

 

1. The Ma in Brewery  

 

This group of buildings was the heart of the brewery.   The Main 

Brewery consists of the properties and buildings south of Custer Way 

and west of Capitol Boulevard.  There are several large buildings in 

this area , which are quite visible from I -5, Capitol Boulevard, 

Tumwater Falls Park, and many other locations in the vicinity.   The 

Main Brewery also borders natural and scenic areas such as the 

Tumwater Falls, Tumwater Falls Park, the fish hatchery, and the river 

canyon downstream.  

 

These factors (visibility and adjacent land uses) should be taken into 

consideration when future land uses of the site are discussed.   A 

thorough analysis of the possibility of reuse or replacement of the 

buildings would also be beneficial for discussions about future land 

                                            
1 Source: Natural Hazards Mitigation Plan for the Thurston Region ( 2009) 
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uses at this site.  

 

Figure 5.  Main Brewery from Tu mwater Falls Park, August 2010  

 
Source: Photograph by David Ginther  

 

2. The Warehouse Area  

 

The Warehouse Area was the bottling and keg operations portion of 

the brewery.   It is located on the east side of Capitol Boulevard.   Six 

buildings cover an area roughly nine acres in size (~400,000 square 

feet).  The largest of these six buildings covers almost seven acres 

(~300,000 square feet).   All of these buildings are located within the 

Deschutes River Valley , which was filled in by the brewery in order to 

construct the buildings.  The Deschutes River  was straightened at the 

same time as well.  

 

The State Department of Natural Resources has identified this 

location as an area of  high liquefaction hazard .  Liquefaction is the 

change in soil from a solid state to a liquefied state during an 

earthquake , which often causes severe settling and collapse of 
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structures.  In addition , a large portion of this area is within the 

floodplain.   Seasonal flooding regularly goes well beyond the extent of 

the official mapped floodplain, inundating areas all the way to the base 

of the valley hillsides .  This has occurred during a number of floods 

including but not limited to 1974, 1996, 2006, 2007,  and 2009.  Special 

care should be taken when contemplating future land uses for this 

particular area due to the flooding and earthquake hazards.  

 

Figure 6.  1984 Flood 

 
Source: Page 5 of the Flood Insurance Study for Tumwater produced by the Federal Emergency 

Management Agency dated April 3, 1984.  

 

3. The RST Cellars Building  

 

This building is located adjacent to the historic Schmidt House on the 

north side of Custer Way.  The name of this building comes from the 

letter designatio ns of the three fermentation and finishing cellars 

contained within the building (the òR,ó òS,ó and òTó cellars).2  There 

                                            
2 Source: Paul Knight -Former Olympia Brewmaster.  Interviewed by Carla Wulfsburg  August 5, 
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are also a large number of other cellars within the Main Brewery 

buildings on the south side of Custer Way.  This property has changed  

ownership several times since the brewery closed and is currently 

under different ownership than the rest of the brewery properties.  In 

2006, one of the previous owners removed the fermentation tanks from 

the building.   In doing so, the back wall of the building had to be 

removed.  The building is still missing its back wall.  

 

Figure 7.  RST Cellars building August 2006  

 
Source: Photo by John Darnall  

 

4. The Old Brewhouse  

 

In 1906 the Olympia Brewing Company, owned by Leopold Schmidt, 

                                                                                                                                             
2010. 














































































































































































































































