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2.04

DEFINITIONS

As used in this plan:
“Adequate capital facilities” means facilities

which have the capacity to serve development with-
out decreasing levels of service below locally estab-
lished minimums.

Arterial Streets. Arterial streets provide the sys-
tems primary traffic-carrying capacity. They are in-
tended for higher volume use and provide routes for
through trips from various destinations.

Arterial, Minor. Minor arterials serve the major
traffic generators of the city, including the central
business district, major commercial and residential
areas, and the high school.

Arterial, Principal. Principal arterials are the major
thoroughfares to, from, and through the city. As such
they are subject to the highest traffic volumes and
speeds. Direct access from primary arterials to abut-
ting properties is discouraged.

“Available capital facilities” means facilities or
services which are in place or that a financial com-
mitment is in place to provide the facilities or ser-
vices within a specified time. In the case of transpor-
tation, the specified time is six years from the time of
development.

“Capacity” means the measure of the ability to
provide a level of service of a public facility.

“Capital budget” means the portion of each local
government’s budget which reflects capital im-
provements for a fiscal year.

“Capital facility” means an element of public in-
frastructure, such as electrical service, streets, a water
supply system, sewers, stormwater systems, and
other publicly-available utilities and facilities.

“Capital improvement” means a project to create,
expand or modify a capital facility. Such a project
may include design, permitting, environmental analy-
sis, land acquisition, construction, landscaping, site
improvements, and equipment. The cost of a capital
improvement is generally non-recurring and may re-
quire multi-year financing.

“Commercial uses” means activities within land
areas which are predominantly connected with the
sale, rental, and distribution of products, or perform-
ance of services.

“Comprehensive plan” means a generalized coor-
dinated land use policy statement of the governing
body of a county or city that is adopted pursuant to
RCW 36.70A.

“Concurrency” means the concept that capital fa-
cilities that achieve and maintain the standards for
level of service adopted in the comprehensive plan
are available to serve new development no later than
the impacts of the new development. This definition
includes the two concepts of “adequate capital facili-
ties” and “available capital facilities” described
above.

“Concurrent development” means development
which can be provided transportation services by the
city within six years of the date of development ap-
proval.

“Consistency” means a requirement of GMA that
no feature of a plan or regulation is incompatible
with any other feature of a plan or regulation. Consis-
tency is indicative of the probability for orderly inte-
gration or operation with other elements in a system.

“Contiguous development” means development of
areas immediately adjacent to one another.

“Coordination” means a requirement of GMA for
consultation and cooperation among affected juris-
dictions during the preparation (and subsequent revi-
sions) of the comprehensive plan.

“Critical areas” means areas identified for protec-
tion and/or special regulation due to their sensitive
nature or importance to the public health and welfare,
and which include: (a) wetlands; (b) areas with a
critical recharging effect on aquifers used for potable
water; (c) fish and wildlife habitat conservation ar-
eas; (d) frequently flooded areas; and (e) geologically
hazardous areas.

“Cultural resources” means elements of the physi-
cal environment that are evidence of human activity
and occupation. Cultural resources includes: (a) his-
toric resources are elements of the built environment
typically fifty (50) years of age and older, and may
be buildings, structures, sites, objects, and districts;
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(b) archaeological resources consist of remains of the
human environment at or below the ground surface
such as habitation sites; and (c) traditional cultural
properties consist of places or sites of human activi-
ties which are of significance to the traditions or
ceremonies of a culture. Traditional cultural proper-
ties do not necessarily have a manmade component
and may consist of an entirely natural setting.

“Density” means a measure of the intensity of de-
velopment, generally expressed in terms of the num-
ber of dwelling units per acre. It can also be ex-
pressed in terms of population density (e.g., people
per acre or square mile). Density is useful for estab-
lishing a balance between potential local service use
and service capacities.

“Department of Ecology (DOE)” means the Wash-
ington State Department of Ecology.

“Determination of Nonsignificance (DNS) means
a written decision by an agency conducting a SEPA
(State Environmental Policy Act) review of a pro-
posed action that the proposal is not likely to have a
significant adverse environmental impact, and there-
fore an EIS is not required.

“Duplex” means a building containing two dwell-
ing units. A duplex must be built on-site and consists
of one structure with two residential units. The units
may be connected by a common wall or a carport.
Duplex units should be constructed with a compatible
design and materials to the surrounding neighbor-
hood. In addition, in the instance where a duplex unit
is created by the addition of another unit to an exist-
ing unit, the new unit must be compatible with the
design and materials of the existing unit.

“Essential public facilities” means those public
facilities that are typically difficult to site due to the
nature of their us, including but not limited to those
uses set forth in RCW 36.70A.200.

“Environmental Impact Statement (ElS)” means a
document that discusses the likely significant impacts
of a proposal. This type of document is required by
SEPA.

“Financial commitment” means the identification
of sources of public or private funds or combinations
thereof; the determination that such funds will be
sufficient to finance capital facilities necessary to

support development; and the assurance that such
funds will be timely put to that end.

“Geologically hazardous areas” means areas that
because of their susceptibility to erosion, sliding,
earthquake, or other geological events, are not suited
to the siting of commercial, residential, or industrial
development consistent with public health or safety
concerns.

“Goal” means the long-term end toward which
programs or activities are ultimately directed.

“Growth Management Act (GMA). This is the Act
(RCW, Chapter 36.70A, and all subsequent amend-
ments) which requires most Washington counties,
along with their associated municipalities, to for-
mally prepare long-range development and financial
plans to accommodate projected growth for the next
twenty (20) years.

“Household” includes all the persons who occupy
a group of rooms or a single room which constitutes
a housing unit.

“Impact fee” means a fee levied by a local gov-
ernment on new development so that the new devel-
opment pays its proportionate share of the cost of
new or expanded facilities required to service that
development.

“Industrial uses” means the activities predomi-
nantly connected with manufacturing, assembly,
processing, or storage of products.

“Infrastructure” means those man-made structures
which serve the common needs of the population,
such as: sewage disposal systems, solid waste dis-
posal sites or retention areas, stormwater systems,
utilities, bridges, and roadways.

“Land use” means a classification system which
identifies the types of activities allowed (e.g., agri-
culture, residential, industrial, etc.), the population
densities permitted, and the appearance of the devel-
opment (e.g. heights and sizes of structures, building
placement, and landscaping).

“Level of service” means a quantifiable measure
of the amount of public facilities or services that
must be provided per unit of demand or other appro-
priate measure of need for both existing and potential
future users.
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“Long-term commercial significance” means an
analysis of the growing capacity, productivity, and
soil composition of the land considered in the context
of the land’s proximity to population areas and the
possibility of more intense uses of the land which is
used as an indication of its long-term potential for
commercial production.

“Manufactured housing” means a manufactured
building or major portion of a building designed for
long-term residential use. It is designed and con-
structed for transportation to a site for installation
and occupancy when connected to required utilities.

“Mixed Commercial Development.” Allows a
compatible mix of retail commercial, office uses,
general services, light manufacturing and residential
development located at selected nodes. Design stan-
dards are included in the adopted Design Standards
and Guidelines manual to emphasize building and
site design components.

“Mobile home” means a single, portable manufac-
tured housing unit, or a combination of two or more
such units connected on-site, that is:

a. Designed to be used for living, sleeping,
sanitation, cooking, and eating purposes by one
household only and containing independent kitchen,
sanitary, and sleeping facilities; and

b. Designed so that each housing unit can be
transported on its own chassis; and

c. Placed on a temporary or semi-permanent
foundation; and

d. Is over thirty-two (32) feet in length and over
eight feet in width.

“Multi-family Housing.” As used in this plan,
multi-family is all housing which is designed to ac-
commodate more than one household.

“Overlay” is a special district that provides oppor-
tunities to accomplish specific zoning objectives that
could include; higher density uses for residential and
commercial development; provision of open space
and achieving other public policy goals.

“Policy” means the way in which programs and
activities are conducted to achieve an identified goal.

“Public facilities” means facilities available for
use by the general citizenry including streets, side-
walks, street and road lighting systems, traffic sig-

nals, domestic water systems, storm and sanitary
sewer systems, electrical power, parks and recrea-
tional facilities, and schools.

“Public services” means services which are pub-
licly available including fire protection, law en-
forcement, public health, education, recreation, envi-
ronmental protection and other governmental ser-
vices.

“Single-Family Housing.” As used in this plan, a
single-family unit is a detached housing unit de-
signed for occupancy by not more than one house-
hold.

“State Environmental Policy Act (SEPA)” means a
state law intended to minimize environmental dam-
age caused by proposed public and private actions.
SEP A requires that state agencies and local jurisdic-
tions consider environmental factors when making
decisions on activities such as development proposals
as well as planning actions. As part of this process,
environmental review documents are prepared and
opportunities for public comment are provided.
(RCW 43.21C; WAC 197-11)

Streets, Local Access. Local access streets serve
low intensity traffic generators, most typically single-
family residences.

“Special district” is a land use designation that
indicates a special zoning classification to accom-
plish specific zoning objectives.

“Sub-flood control zone” means a zone created to
improve and maintain the capacity of Brickyard
Creek, a flood-prone area, and in which all new de-
velopment is subject to review by the Skagit County
public works department in order to determine poten-
tial adverse impacts.

“Urban governmental services” means those gov-
ernmental services historically and typically deliv-
ered by cities, and includes storm and sanitary sewer
systems, domestic water systems, street cleaning ser-
vices, fire and police protection services, public tran-
sit services, and other public utilities associated with
urban areas and normally not associated with non-
urban areas.

“Urban growth” means growth that makes inten-
sive use of land for the location of buildings, struc-
tures, and impermeable surfaces to such a degree as
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to conflict with the primary use of such land for agri-
culture, forestry, or mineral extraction of long-term
commercial significance. When spread over wide
areas, urban growth typically requires urban govern-
mental services.

“Urban growth area (UGA)” means the designated
area around and including recognized municipalities
within which residential and commercial growth is
focused (over the next twenty (20) years), the great-
est densities are allowed, and high levels of service
are to be developed and maintained to adequately
support population densities and growth.

“Urban Village Mixed Use” is a land use designa-
tion, as part of an overlay zone, intended to provide
for higher density residential and commercial devel-
opment in a designated geographic area, providing
the benefits of mixed-use development, open space,
quality development design and efficiency of land
use.

“Wetland” means areas that are inundated or satu-
rated by surface water or ground water at a frequency
and duration sufficient to support, and that under
normal circumstances do support, a prevalence of
vegetation typically adapted for life in saturated soil
conditions. Wetlands generally include swamps,
marshes, bogs, and similar areas. Wetlands do not
include those artificial wetlands intentionally created
from non-wetland sites, including, but not limited to,
irrigation and drainage ditches, grass-lined swales,
canals, detention facilities, wastewater treatment fa-
cilities, farm ponds, and landscape amenities. How-
ever, wetlands may include those artificial wetlands
intentionally created from non-wetland areas to miti-
gate conversion of wetlands, if permitted by the
county or city.

“Zoning” means a technique of land use control by
which specific geographic areas are designated by
ordinance (text and map), and regulated as to the
types of uses, and development standards that are
allowed.

(Ord. 1524-05, § 2 (Exh. C)(part))
(Ord. 1629-08, § 2 (part))



21

2.08

LAND CHARACTERISTICS AND
TYPES OF LAND USE

The inventory presented in this element provides
information useful to the planning process. It does
not include all of the data or information that was
gathered, but has presented the relevant information
in an organized and useful format. Additional data
are located in the appendices and support documenta-
tion. The first part of the inventory summarizes the
general development of physical descriptions or
types of land use. The second portion summarizes the
city’s specific information. The analysis of this in-
formation is in the last section of the land use ele-
ment.

Physical Description

Topography and Geology
The city of Sedro-Woolley lies on the north side of

the Skagit River which runs generally east and west
(See Figure LU-1 Sedro-Woolley Vicinity). Eleva-
tions in Sedro-Woolley range from thirty-six (36) to
fifty-six (56) feet above sea level. The foothills of the
Cascade Range lie to the east, and reach elevations of
four thousand (4,000) feet. To the west is the broad
delta of the Skagit River.

Sedro-Woolley is located at the transition between
these two physiographic areas. The majority of the
existing incorporated area lies within the floodplain
delta of the Skagit River. This area is level to nearly
level alluvial bottom land. However, immediately to
the north is an area consisting of level to extremely
steep glaciated uplands, glaciolacustrine terraces, and
glacial outwash terraces. Relative minor areas are
influenced by the geology of the bedrock which is
typically phyllite and sandstone.

Due to the potential for flooding in the floodplain
delta immediately adjacent to the Skagit River, the
majority of new development is planned for the up-
land area in the northern portion of the urban growth

area. Some of this area may not be suitable for devel-
opment due to steep slopes. This constraint has been
taken into account and offset by encouraging appro-
priate development in these areas consistent with the
Critical Area Ordinance.

* Soil Survey of Skagit County Area, Washington, U.S. Department of
Agriculture, Soils Conservation Service, 1989, p.2.

Soils
Some of the soils in Sedro-Woolley are associated

with the floodplain of the Skagit River. This associa-
tion has produced a soil map unit known as Urban
land-Mt. Vernon-Field complex which consists of
very deep, moderately well-drained, relatively level
soils.

North of State Route 20 in the central part of the
urban growth area, the predominant soils are Minkler
silt loam and Skipopa silt loam. The Minkler unit
consists of very deep, moderately well-drained soils
which formed on river terraces. Glacial activity has
influenced the Skipopa silt loam which is also very
deep, but poorly drained due to underlying glacio-
lacustrine sediments. Limitations for development
within these soil units consist of potential flooding
(Urban land-Mt. Vernon-Field complex and Minkler
silt loam), perched water table and slow permeability
(Skipopa silt loam), and seasonal high water table
(Mt. Vernon-Field complex).

The area between Sapp Road and Bassett Road is
made of several discontinuous soil units, primarily
Dystric Xerochrepts, Barneston gravelly loam, and
Hoogdal silt loam. Dystric Xerochrepts is a soil
found on steep escarpment which is moderately deep
to deep and well-drained. Barneston gravelly loam is
very deep, somewhat excessively drained and found
on outwash terraces. Hoogdal silt loam is a very deep
and moderately well-drained soil located on short
upland slopes. The area consisting of these three soils
has the most limitations in terms of constructing
homesites. The Dystric Xerochrepts units is limited
by extremely steep slopes. Barneston gravelly loam
has poor filtering capacity which limits its suitability
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for septic systems. The moderate to steep slopes
found within Hoogdal silt loam map unit create mod-
erate limitations which will be taken into account for
each development.*

* Soil Survey of Skagit County Area, Washington, U.S. Department of
Agriculture, Soils Conservation Service, 1989, p. 16,44,59,76,97, &
116.
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Figure LU-1
Sedro-Woolley Vicinity
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Figure LU-1A
Sub-Flood Control Zone
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Surface Water
The Skagit River was the primary source of trans-

portation during the early years of Skagit County.
The salmon that thrived in the river also contributed
to the local economy. In more recent years, the water
quality and habitat value of the river have declined
due to runoff from agricultural, urbanization, and
clear cut areas. Increased soil erosion from upland
areas has caused siltation of the river bottom reduc-
ing its navigability. The silty bottom has also dis-
couraged salmon from spawning as they prefer a
gravelly river bottom for laying eggs. Many locals
believe the siltation is also responsible for the in-
creased frequency and duration of flooding. They
surmise that as the river bottom fills with sediments,
the water is displaced causing the river level to rise.

Brickyard Creek and Hansen Creek are the pri-
mary conveyances for storm water to the Skagit
River. Hansen Creek flows north and south along the
eastern edge of the urban growth boundary. Due to
the low level of urbanization adjacent to Hansen
Creek, it is less important as a storm water convey-
ance. However, its value as habitat for fish and other
wildlife species is very significant.
Brickyard Creek runs from the northeast to the
southwest to where it meets the Skagit River. Most of
the recent development in Sedro-Woolley drains into
Brickyard Creek which is currently close to its
maximum capacity. A recent study completed by
Sturdy Engineering of Mount Vernon identified a
number of restrictions caused by undersized or offset
culverts that reduce the available capacity of Brick-
yard Creek.* A major restriction where the creek
crosses State Route 20 in the western portion of the
urban growth area was removed. in the summer of
1996 with the completion of a new culvert and fish
ladder.

* Sedro-Woolley Sub-flood Control Zone Surface Water Management
Plan, Sturdy Engineering Corporation, January 13, 1993, p. 4-7.

The conflict created by use of Brickyard Creek as
a drainage facility and fish and wildlife habitat has
resulted in difficulties for all concerned. Prior to the

early 1960’s, Brickyard Creek flowed to the north-
west where it joined the Samish River. However, a
major ditching effort altered its course from a point
in the vicinity of the Brickyard Creek subdivision on
north Reed A venue. From this point to its conflu-
ence with the Skagit River, Brickyard Creek has been
totally engineered.

A sub-flood control district was created by the
county in 1972 to manage the drainage functions of
the creek. Now any development which discharges
stormwater to Brickyard Creek must receive approv-
als from the Skagit County Flood Engineer and the
Department of Fisheries. The competing goals and
mission statements of these two agencies can cause
extensive delays and frustrations for developers and
the local jurisdictions. The city of Sedro-Woolley is
in the process of developing a comprehensive storm-
water management plan for its urban growth area. A
part of this study will be to develop a cooperative
process for the management of Brickyard Creek and
incorporate it into a regional drainage management
system. The city of Sedro-Woolley has adopted the
1992 stormwater management ordinance prepared by
the Department of Ecology for the Puget Sound Ba-
sin. The Sub-Flood Control Zone is shown in Figure
LU-1A.

On a larger scale, surface water provides the pri-
mary source of water for Skagit County. Public Util-
ity District Number 1 of Skagit County is responsible
for collecting, treating and distributing potable water
for the majority of the county. Sedro-Woolley’s wa-
ter comes from Judy Reservoir located south of the
Skagit River. Surface water from the state and private
lands is collected there and treated before being dis-
tributed to Sedro-Woolley.

Ground Water
Ground water is located below the earth’s surface

within the spaces between individual soil particles.
Where there are layers of porous soil or rock sand-
wiched between less permeable layers, an aquifer is
created. Many jurisdictions depend on aquifers as a
primary source of water.
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With so many jurisdictions removing water from
aquifers, they must somehow be replenished. Areas
where surface water filters through the ground to an
aquifer are called aquifer recharge areas. The quality
of surface water and the recharge areas is extremely
important, because any contamination transmitted
through these areas will affect the entire aquifer. In
addition, because the ground water system is so ex-
tensive, once polluted it is very difficult to impossi-
ble to clean. A section of the city’s natural resource
and sensitive areas ordinance provides regulations for
the identification and protection of aquifers.

The city has developed a Critical Areas Ordinance
which regulates development as it relates to areas
characterized by Natural Resources and Sensitive
Areas. Along with this ordinance are established a
number of policies designed to protect the quality
and quantity of ground water which is used for public
water supplies. In addition, this ordinance also regu-
lates drainage, flooding, and storm water runoff
which may discharge pollutants to the groundwater.
The city’s Critical Areas Ordinance is codified in
SWMC 17.65.

Wetlands
Wetlands are located primarily within the northern

portion of Sedro-Woolley and its outlying vicinity.
Specific locations of wetlands must be ground-
truthed. For study purposes, the National Wetland
Inventory maps were used. The area of wetlands
shown on these maps totals approximately 189 acres.
This amounts to 3.6% of the urban growth area. An
ordinance regulating development in wetland areas,
and requiring site by site reconnaissance was adopted
by the city in March of 1992.

Frequently Flooded Areas
Sedro-Woolley is extremely fortunate in compari-

son to other municipalities in Skagit County. Almost
all of its urban development is located outside of the
one hundred (100) year floodplain. The one hundred
(100) year flood elevations associated with the Skagit
River were mapped by the Federal Emergency Man-

agement Agency in December of 1989. These eleva-
tions are fifty-two (52) feet in the eastern portion of
the urban growth area, and forty-three (43) feet in the
western portion (See Figure LU-2). All critical public
facilities are located outside of the floodplain with
the exception of the United General Hospital. The
issue of the hospital location will have to be ad-
dressed on a site-specific basis as construction oc-
curs.

Floods associated with the Skagit River occur pri-
marily during November and December as a result of
winter rainstorms. Spring floods can also occur when
snowmelt caused by a sharp increase in temperature
combines with unusually high levels of rainfall. This
is a relatively rare occurrence, however, but was evi-
denced as recently as the spring of 1990. The record
of past flood events in Sedro-Woolley is scarce, sug-
gesting that the flood hazard on a community-wide
scale is relatively low.*

* Flood Insurance Study: City of Sedro-Woolley. Washington, Skagit
County, Federal Emergency Management Agency, December 5,
1989, p. 4.
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Figure LU-2
Floodplain
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Habitat
The primary wildlife habitats species in Sedro-

Woolley are located along stream and river corridors.
Anadromous fish runs have been identified in Brick-
yard Creek by the Washington State Department of
Natural Resources (DNR). Other primary habitat ar-
eas are the palustrine wetlands located north of the
incorporated city. Maps prepared by the Washington
State Department of Wildlife showing detailed in-
formation for the Sedro-Woolley urban growth area
are available for review at the office of the planning
department. These areas are protected by the city’s
sensitive areas ordinance which prescribes specific
setbacks from stream and river banks and wetlands in
order to protect water quality, enhance habitat and
limit disturbances to animals.

Types of Land Use
In June of 1994, the Sedro-Woolley city council

approved the comprehensive plan, land use element
and comprehensive plan map presented in this com-
prehensive plan as the adopted land use plan follow-
ing a public hearing on June 27, 1994. (See Figure
LU-3 Adopted Land Use Plan). Later modifications
included the redesignations of property in the special
study area near the downtown and the establishment
of the eastern urban growth boundary.

(Ord. 1524-05, § 2 (Exh. C)(part))
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2.12

EXISTING LAND USES AND LAND
AVAILABILITY

The following data is provided as a statement of
the current status of land availability. The 2025 popu-
lation forecast for Sedro-Woolley, including the un-
incorporated urban growth area, is 15,000.

2005 OFM Estimated Population
City Limits 9,800

2000 Estimated Population
City Limits 8,658
Unincorporated UGA 1,700

The current city limits encompasses 3.7 square miles.

The existing area for each zone is as follows:

Zone Acres
Residential 7 (R-7) 714
Residential 5 (R-5) 771
Residential 15 (R-15) 107
Central business district
(CBD)

147

Mixed commercial (MC) 157
Industrial (I) 242
Public use (P) 152
Open space (OS) 16
Total 2,306

The 2005 Land Capacity Analysis for residential and commercial/industrial uses is summarized in the tables
that follow.

Summary of Residential Land Capacity

Total

Residential

Acres

Net

Residential

Acresl

Total

Potential

Units2

Existing

Single

Family

Existing

Multi-

Family

Total

Existing

Units

Total

Capacity3

Capacity

Single-

Family4

Capacity

Multi-

Family5

City 1,592 796 5,229 2,740 1,025 3,765 2,089 1,733 356

UGA 622 311 1,665 380 277 657 1,088 1,088 0

Total 2,213 1,107 6,893 3,120 1,302 4,422 3,177 2,821 356
1 Includes a twenty-five (25) percent infrastructure discount and a twenty-five (25) percent market factor discount (fifty (50) percent total).
2 This number represents the total units that could be developed if the entire net residential acres were built out at the density zoned (i.e. seven units per

acre for R7; five units per acre for R5; and fifteen (15) units per acre for R15)
3 The total number of units that can be accommodate based on current zoning
4 The number of units that can be accommodated assumed to be single family based on current zoning.
5 The number of units that can be accommodated assumed to be multi-family based on current zoning.

The residential analysis indicates that the city and its associated urban growth area has the capacity to ac-
commodate 3,177 housing units or 8,206 new residents.

Summary of Industrial/Commercial Land Capacity

MC CBD
Total

Commercial IND

Total
Commercial/

Industria1
Undeveloped or

Underdeveloped1

City 157 147 304 242 546 292
UGA 21 0 21 43 64 39
Total 178 147 325 285 610 331
1 This includes approximately sixty (60) acres of residentially developed land that is zoned as central business district.


