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Background

Questions from 6/4

• Where mapped wetlands are

• Where CARAs are, and how they affect 
possible uses

• What soil types are prevalent on the site

• Ownership and connections to the rail line 
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Information 
Presented on 6/4
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Background

Applicant Request

• Amend the Comprehensive Plan to rezone 
~270 acres from R 1/20 to RRI

• Current zone: rural residential and resource 
uses

• Requested zone: industrial uses related to 
rural resources
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• West: Black River Refuge

• Northeast: single-family residential, and one parcel to 
the east hosts an agriculture use.

• The remaining parcels to the southeast and south are 
undeveloped. 

Background

Surrounding Areas and Existing Uses
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Site Analysis
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Site Analysis

Access

• Site is accessed via a private driveway that 
connects to Littlerock Road

• Open house: neighborhood residents 
expressed concern about the use of 88th Ave 
SW

• Use of 88th Ave SW is not approved for the 
current use
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• The site is not part of a Thurston County water or sewer 
ULID.

• According to a Hearing Examiner’s decision from April of 
2018, the site is served by an on-site septic system and 
utilizes groundwater under Water Right G2-30523.

Site Analysis

Utilities
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Site Analysis

Environment
• Many critical areas and potential HCP species 

areas are mapped on the site

• Site is adjacent to the Black River and Black 
River Unit of the Billy Frank Jr. Nisqually 
National Wildlife Refuge.

• The Black River is an important tributary of the 
Chehalis River and supports salmon. The refuge 
contains many rare, unique, and valuable habitat 
types that support priority species.
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An environmental determination for the proposed 
amendment is required and will be completed prior to the 
Board of County Commissioners public hearing.
Any future project level applications may require SEPA and 
environmental review unless they are a categorical 
exemption. 

Site Analysis

SEPA
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• April 28th Open House: Noticed through mail, email, and online
• Concerns about the site’s compatibility with neighboring 

residential and open space uses. 
• Residents noted that wildlife uses the area, including black bears
• Neighbors concerned about the current mine using 88th Ave SW 

as an access point, which is not an approved access for the site. 
• Concern about the presence of critical areas nearby, including 

habitat areas for important fish, birds, and other wildlife. 

Site Analysis

Public Engagement
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Thurston County 
Code and Zoning
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TCC and Zoning

• Minimize development in environmentally 
sensitive areas

• Protect environment and open space

• Provide low density residential uses

• Provide rural resource uses

R 1/20 Purpose
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TCC and Zoning

• Single-family residential

• Agriculture, forestry, recreation

• Related accessory uses

• Schools, public facilities, some recreation, 
churches, community centers, and mines are 
allowed through a special use permit

R 1/20 Allowed Uses
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TCC and Zoning

• Site industrial uses reliant on rural resources

• Storage, processing, fabrication, wholesaling 
of good associated with natural resources

• Protect rural area from industrial impacts

RRI Purpose
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TCC and Zoning

• Service and retail

• Agriculture, forestry and mineral related 
industrial uses

• Other uses that support or relate to natural 
resources

RRI Allowed Uses
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TCC and Zoning

• This site does not meet the criteria in TCC 
20.29.020 (5)(a), which would allow for some 
non-resource related warehouse, storage, 
manufacturing, and wholesaling uses. 

RRI: Additional Uses
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Comprehensive 
Plan
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Comprehensive Plan

Land Capability and Environmental 
Characteristics: 

• Capable of supporting industrial 
development with minimal environmental 
constraints 

• No significant adverse effects on surface 
or ground water

• Level and free of critical areas

Locational Criteria: RRI
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Comprehensive Plan

Natural Resources: 

• Development should not detrimentally impact 
agriculture, forestry, aquaculture or other 
natural resource uses 

• The area should have minimal potential for 
natural resource management/utilization. 

Locational Criteria: RRI
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Comprehensive Plan

Utilities: 
• Appropriate rural utilities for industrial use 
• Land can support the industrial uses with on-site septic 

systems and water without adversely affecting surface or 
groundwater

Transportation: 
• Rail access or proximity to highway
• Direct access to arterial or collector roads 
• No adverse traffic impacts on surrounding rural areas and uses.

Locational Criteria: RRI
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Comprehensive Plan

Existing Land Uses: 
• Visually and functionally compatible with rural character
• Uses must be dependent on rural setting and resources
• No interference with rural uses or resources
• Must not affect the visual character of the rural 

landscape.
• Site design should reinforce the boundaries and rural 

nature of the industrial area.

Locational Criteria: RRI

IR-II, REC-623 
Bates No. 24239



Comprehensive Plan

Land Capability and Environmental 
Characteristics: Lands that are within the 
Black River Corridor, along the Nisqually Bluff 
or severely constrained by environmentally 
sensitive or hazardous areas. 

Natural Resources: The area may contain 
forests, mineral deposits, critical areas and 
soils suitable for agriculture. 

Locational Criteria: R 1/20
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Comprehensive Plan

Public Services: Uses do not require provision of urban 
services or utilities. Area may be located along arterials, 
within areas containing pre-existing small-lot development, 
and/or relatively close to existing centers of employment 
and/or personal services. 
Existing Land Uses: The land is comprised of parcels 
twenty acres or larger in size. Residences, agriculture, 
forestry, mineral extraction, open space, or undeveloped 
land may be present. 

Locational Criteria: R 1/20
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REC-673 

 

https://bnd-law.sharefile.com/public/share/web-

s988fbebe44a8444aab28e22910e57b37  

https://bnd-law.sharefile.com/public/share/web-s988fbebe44a8444aab28e22910e57b37
https://bnd-law.sharefile.com/public/share/web-s988fbebe44a8444aab28e22910e57b37


REC-677 

 

https://www.youtube.com/watch?v=4mcsqBA6WYM  

https://www.youtube.com/watch?v=4mcsqBA6WYM


REC-684 

 

https://www.youtube.com/watch?v=ZTuG57jXxBo  

https://www.youtube.com/watch?v=ZTuG57jXxBo
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Planning and Land Use

Zoning
AC - Arterial Commercial

AG - Agriculture

AQUATC - Aquatic

ARI & ARI2 - Airport Related
Industry
ARI & ARI2 - Airport Related
Industry
AS - Auto Services

BD - Brewery

C - Cemetery

C-1 - Commercial

C-2 - Heavy Commercial

C-3 - Large Lot Commercial

C-3 - Special-Use Commercial

CAP - Capitol Campus

CBC & CBC2 - Capitol Boulevard
Community
CBC & CBC2 - Capitol Boulevard
Community
CBD - Central Business District

CBD 4 - Central Business District 4

CBD 5 - Central Business District 5

CBD 6 - Central Business District 6

CBD 7 - Central Business District 7

CC - Core Commercial

CCD - Community Commercial

CO - Community Office

COM - Commercial

COSC - Commercial Oriented
Shopping Center
CS - Community Service

CS-H - Commercial Service High
Density
DB - Downtown Business

FRL - Forestland

GB & GB2 - Green Belt

GB & GB2 - Green Belt

GC, GC2 & GC6 - General
Commercial
GC, GC2 & GC6 - General
Commercial
GC, GC2 & GC6 - General
Commercial
HC - Highway Commercial

HC - Historic Commercial

HD - High Density Residential

HDC-1 - High Density Corridor 1

HDC-2 - High Density Corridor 2

HDC-3 - High Density Corridor 3

HDC-4 - High Density Corridor 4

HI - Heavy Industrial

HPBDBC - Hawks Prairie Business
District - Business/Commercial
HPBD-C - Hawks Prairie Business
District-Commercial
I - Industrial

ID - Institutional District

IND - Industrial

LAKE - Lake

LD - Low Density

LHN - Lacey Historic Neighborhood

LI & LI2 - Light Industrial

LI & LI2 - Light Industrial

LI-C - Light Industrial Commercial

LTA - Long Term Agriculture

LTF - Long Term Forestry

MD - Moderate Density Residential

ME - Mineral Extraction

MEI - Major Educational Institution

MF - Multifamily Residential

MFH - Multi-family High Density
Residential 14-29 Units Per Acre
MFM & MFM2 - Multi-family
Medium Density Residential 9-15
Units Per Acre
MFM & MFM2 - Multi-family
Medium Density Residential 9-15
Units Per Acre
MGSA - Mcallister Geologically
Sensitive Area
MHDC - Mixed Use High Density

MHP & MHP2 - Manufactured
Home Park
MHP & MHP2 - Manufactured
Home Park
MHP & MHP2 - Manufactured
Home Park
MMDC - Mixed Use Moderate
Density
MPC - Master Planned Community

MR - Military Reservation

MR 10-18 - Mixed Residential 10-18
Units
MR 7-13 - Mixed Residential 7-13

MS - Medical Service

MU & MU5 - Mixed Use

MU & MU5 - Mixed Use

NA - Nisqually Agriculture

NATURL - Natural

NC & NC2 - Neighborhood
Commercial
NC & NC2 - Neighborhood
Commercial
NC - Neighborhood Convenience
Commercial
NR - Neighborhood Retail

NV - Neighborhood Village

OS & OS2 - Open Space

OS & OS2 - Open Space

OS-I - Open Space Institutional

OSI-P - Open Space Park

OSI-S - Open Space School

P/OS - Open Space Park

P/SP - Public/Semi-Public

PF - Public Facility

PID - Planned Industrial Park

PO - Professional Office

PO/RM - Professional
Office/Residential
PP - Public Parks Trails And
Preserves
PU - Public Use

PUD - Planned Unit Development

R 1/10 - Rural 1/10

R 1/20 - Rural 1/20

R 1/5 - Residential 1 Unit Per 5 Acre

R/SR & R/SR2 - Residential Sensitive
Resource 2-4 Units Per Acre
R/SR & R/SR2 - Residential Sensitive
Resource 2-4 Units Per Acre
R-16 - High Density Residential 16

R-4 - Low Density Residential

R-4 - Single Family Residential 4

R-4-8 - Residential 4-8

R-4CB - Single-Family Residential
(Chambers Basin)
R5-12/1 ,RESIDENTIAL 5-12 UNITS
PER ACRE
R-6 - Moderate Density Residential

R6/8 - Residential 6/8

R-6-12, Residential 6-12

R-6-12 - Two Family Residential 6-
12
R8/25 - Residential 8/25

R8-24/1,RESIDENTIAL 8-24 UNITS
PER ACRE
RCC - Rural Commercial

REN - 0.25 - Residential Existing
Neighborhood 0.25 Acre
REN - 0.35 - Residential Existing
Neighborhood 0.35 Acre
REN - 1.00 - Residential Existing
Neighborhood 1 Acre
RES - Residential

RL1/1 - Residential LAMIRD 1/1

RL1/2 - Residential LAMIRD 1/2

RL2/1 - Residential LAMIRD 2/1

RLI - Residential Low Impact

RLI 2-4 - Residential Low Impact 2-4

RM-18 - Residential Multi-Family 18

RM-24 - Residential Multi-Family 24
Units Per Acre
RMU - Resident Mixed Use

ROW - Right of Way

RR1/5 - Rural Residential 1/5

RRI - Rural Resource Industrial

RRR1/5 - Rural Residential Resource
1/5
SC - Service Commercial

SF - Single Family

SF-D - Single Family Duplex

SF-ES - Single Family
Environmentally Sensitive
SFL & SFL2 - Single Family Low
Density Residential 4-7 Units Per
Acre
SFL & SFL2 - Single Family Low
Density Residential 4-7 Units Per
Acre
SFM - Medium Density Residential
6-9
SFM, SFM1 & SFM2 - Single Family
Medium Density Residential 6-9
Units Per Acre
SFM, SFM1 & SFM2 - Single Family
Medium Density Residential 6-9
Units Per Acre
SFM, SFM1 & SFM2 - Single Family
Medium Density Residential 6-9
Units Per Acre
SHORES - Shoreline Residential

SMU - Saint Martins University

T/OS/P - Trails/Openspace/Parks

TC & TC2 - Town Center

TC & TC2 - Town Center

UR - Urban Residential

UR 1/5 - Urban Reserve 1/5

URBCON - Urban Conservancy

UV - Urban Village

UW - Urban Waterfront

UWH - Urban Waterfront Housing

V(U)C - Village (Urban) Center

WD - Woodland District

WT - West Tenino

Jurisdictions

Annexations - Bucoda
313

460

464

NA

Annexations - Lacey
1

1011

1061

1062

1096

1202

1209

1286

1288

1304

1347

1470

1509

1512

1518

1521

1529

1570

1580

1589

1590

1596

1618

175

205

233

406

55

555

56

564

570

572

585

596

598

704

715

750

759

782

819

851

853

884

903

906

918

929

940

963

972

977

996

<all other values>

Annexations - Olympia
3307

5160

5161

5209

5210

5277

5286

5308

5446

5469

5472

5634

5686

5761

5810

5870

6352

6396

6418

6423

6431

6432

6433

6467

6477

6488

6859

6870

6876

6897

7029

NA

Annexations - Rainier
304

359

387

388

390

397

398

407

510

527

544

551

561

638

NA

<all other values>

Annexations - Tenino
613

616

625

663

665

721

724

741

742

747

ASR READJ

NA

Annexations - Tumwater
02000-022

02001-024

02004-007

02004-010

02004-018

02004-031

02004-039

02005-008

02005-039

02006-024

02013-007

02015-008

02022-001

02022-002

094-006

095-040

095-041

097-006

1006

1013

1014

1035

1041

1047

1048

1060

1065

1094

1136

1139

1145

1158

1193

1194

1197

1207

1269

1274

1284

1338

1339

1347

1396

14027

1944 ELCTN

2000-005

2003-012

2004-020

2005-010

2005-016

2005-017

2005-028

2005-036

2005-038

2006-002

2006-010

2006-028

2006-22

2008-001

2008-002

2008-003

2015-004

265

266

267

268

269

270

271

272

273

275

276

277

278

279

280

281

282

311

339

506

516

533

534

536

546

551

566

599

628

629

640

691

710

711

715

740

748

762

768

770

782

813

824

825

826

855

908

925

927

936

946

969

972

980

990

NA

O2017-031

O2017-032

O2018-017

O2018-024

O94-005

<all other values>

Annexations - Yelm
07-0233

1054

1097

153

160

320

390

408

433

441

443

461

462

465

474

484

513

528

529

534

543

554

577

585

605

616

627

648

827

831

872

NA

<all other values>
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Notes

The information included on this map has been compiled by Thurston County staff from a variety of sources and is subject to change without notice. Additional elements may be present in reality that are not represented on the map. Ortho-photos and other data may not align. The boundaries depicted by these datasets are approximate. This document is not intended for use as a survey product. ALL DATA IS EXPRESSLY PROVIDED ‘AS IS’ AND ‘WITH ALL FAULTS’.

Thurston County makes no representations or warranties, express or implied, as to accuracy, completeness, timeliness, or rights to the use of such information. In no event shall Thurston County be liable for direct, indirect, incidental, consequential, special, or tort damages of any kind, including, but not limited to, lost revenues or lost profits, real or anticipated, resulting from the use, misuse or reliance of the information contained on this map. If any portion of

this map or disclaimer is missing or altered, Thurston County removes itself from all responsibility from the map and the data contained within. The burden for determining fitness for use lies entirely with the user and the user is solely responsible for understanding the accuracy limitation of the information contained in this map. Authorized for 3rd Party reproduction for personal use only. © 2026 Thurston County BATES NO.  34688
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