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PREFACE 

This Adaptive Re-Use Study was prepared to support an on-going effort to evaluate options for 
redevelopment of the former Northern State Hospital campus and the potential for transfer of ownership 
or control from the State of Washington to local governments. This study was a component of a broader 
planning process convened by the Washington State Department of Enterprise Services to bring all the key 
stakeholders around a common table to openly discuss opportunities and concerns. The work program for 
the Adaptive Re-use Study is illustrated in the following graphic.  

The Adaptive Re-Use Study was initiated in the spring of 2014, and while the study was nearing completion, 
a unique proposal was put forward by Janicki Bioenergy to potentially utilize the Northern State property as 
a technology innovation center focused on public health and sanitation issues in developing countries. The 
open planning process and strategies formulated through the Adaptive Re-use Study helped create the 
opportunity for consideration of this project on the Northern State property. This report, however, does 
not provide an analysis of the specific Janicki Bioenergy project. If the proposal proceeds, it will be analyzed 
through the local government environmental review and permitting process. In recognition of the potential 
significance of the Janicki Bioenergy proposal, it is noted in relevant sections of this report.  

The Adaptive Re-use Study was funded by a grant from the Washington State Department of Ecology 
Toxics Cleanup Program, Integrated Planning Grant Pilot Program (Grant number G1400546). Integrated 
Planning Grants provide funding for local governments to conduct the necessary studies and plan for 
acquiring and redeveloping underperforming, contaminated properties. The grants support planning for 
adaptive re-use of a property, integrating economic development, environmental cleanup and restoration, 
and community benefit. The Integrated Planning Grant Program is funded through the Model Toxics 
Control Account, which uses revenues from a fee on the first possession of imported hazardous substances 
in the state to support environmental cleanup, pollution prevention, and waste management efforts. The 
Model Toxics Control Act was approved by a voter referendum in 1988.  
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Figure P-1 
Work Program 
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EXECUTIVE SUMMARY 

Since the Northern State Hospital closed in 1973, the State of Washington and the local community 
have explored opportunities for adaptive re-use of this 225 acre property. The hospital was developed 
based on a master plan by the Olmsted Brothers that remains largely intact and has been deemed 
significant enough to be included on the National Register of Historic Places. The property has been 
owned by the State of Washington since the hospital was constructed in 1912. It is currently managed by 
the Department of Enterprise Services, which leases buildings and grounds to a number of 
organizations, including the federal Department of Labor for a Job Corps training and education facility 
and Pioneer Human Services, a non-profit organization that provides chemical dependency services. 
Approximately 40 percent of the existing buildings are unoccupied. A number of historical buildings 
have been demolished over time and newer buildings that are not compatible with the original master 
plan have been constructed. In 2010, Washington State expressed a desire to surplus the property and 
look for a local champion to acquire and redevelop the site for a greater community propose.  

A three party partnership consisting of Skagit County, the City of Sedro-Woolley, and the Port of Skagit 
are exploring this opportunity. In coordination with the Department of Enterprise Services, the local 
governments conducted an adaptive re-use study of the property.  

The adaptive re-use study finds that while it will take a significant amount of capital investment and 
tolerance for risk, there is potential to revitalize the property into a mixed use district. The historical 
buildings were originally constructed of durable materials and have largely been maintained well enough 
that they can be rehabilitated to serve a number of uses. The unique character of the campus and its 
scenic setting create potential appeal for several types of complementary uses, including education and 
research, hospitality, and specialty residential. Based on community outreach conducted through this 
study, there appears to be strong local support for increasing the level of activity at the property as well 
as for increasing public access to the facility and protecting the historical campus and buildings.  

Repositioning the property will be a long-term endeavor that has the highest likelihood for success with 
leadership from a public agency. Local government has greater patience in investments than most 
private developers. There also appears to be a high level of confidence in the community that a public 
agency would be best suited to provide stewardship of the historical resources of the property. Local 
government can diversify risk in redeveloping the property by taking a phased approach to transition of 
ownership and engaging in partnerships with the private sector.   

Ownership and management of Northern State is a large responsibility. The State of Washington has 
served as the steward of the Property for over 100 years. Consideration of a new model for ownership 
and management should assume that it will establish a structure that will last for the next 100 years. The 
decision of whether the local governments should obtain a controlling interest in the Property should be 
approached with a robust platform that incorporates the following strategies: 

• Take A Transformative Approach 

Redevelopment of the Property will require a transition away from the operations of the last 
several decades. While continuing to provide mental health services at the Property has merit, 
the contemporary models for providing that care have shifted away from large, isolated 
institutions, to smaller facilities integrated into communities. The State of Washington has not 
made a significant investment in revitalizing the historic scale of mental health services at the 
Property and is highly unlikely to do so in the future. Transitioning to a different use of the 
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Property will occur in phases over time. To the extent that existing tenants can modify their 
operations to improve their compatibility with future uses, they can remain on site, but over the 
long-term, attracting private investment and new users of the Property will likely require 
relocation for some tenants.  

• Create A Sustainable Institutional And Economic Platform 

If a new entity takes on ownership and management of the Property, its will need a clear mission 
and sufficient capital and human resources to undertake the transition and provide stable 
leadership for decades to come.  

• Diversify The Financial/Economic Risk 

The State of Washington has struggled to generate sufficient revenue from the property to cover 
operating and capital expenses. This challenge will be even greater for a local government with 
fewer resources than the State. Transfer of the Property should include provisions to spread the 
financial and economic risks so that it is not born solely by a single local government entity 
either through financial agreements with the State or private investors. 

With these strategies in mind, this study recommends that the local governments enter into negotiations 
with the State of Washington and a due diligence period to conduct the following action steps.  

• Proposal To Department Of Enterprise Services 

In conformance with the transformative and phased approach to redevelopment of the 
Property, it is recommended that the City, County, and Port, acting in unison or represented by 
the Port, submit a proposal to the Department of Enterprise Services for long-term transition of 
the property. 

• Due Diligence Study  

The local government partners should undertake more detailed analysis of the property during a 
due diligence period prior to taking a property interest in the facility. Key elements of the due 
diligence study include: 

o Master Planning: Refine programming and site planning options for redevelopment of 
the property 

o Targeted Market Outreach: Explore potential interest from private developers and 
businesses in potentially locate at the Property 

o Cost Estimating: Develop cost forecasts for building renovation and infrastructure 
improvements to support adaptive re-use  

o Financial Modeling: Prepare a 10-year model of likely costs associated with operation, 
maintenance, renovation and potential revenues from leases of the Property  

o Environmental Investigation: Conduct additional investigation of the environmental 
concerns identified by the Focused Site Assessment to develop options and cost 
estimates for resolving them  

• Annexation 

The local governments should coordinate with the Department of Enterprise Services to initiate 
the process of annexing the Property into the City. The zoning and development regulations in 
the City are more appropriate than the County for permitting redevelopment.  
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• Subarea Plan And Planned Action Environmental Review 

The local governments can establish the framework for redevelopment of the Property and 
streamline future permitting by adopting a subarea plan and conducting up front State 
Environmental Policy Act (SEPA) review in coordination with the Master Plan prepared as part 
of the due diligence study. 
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1 INTRODUCTION 

The Port of Skagit (Port), City of Sedro-Woolley (City), and Skagit County (County) have formed a 
partnership to assess the potential for transition and redevelopment of the former Northern State Hospital 
campus (the Property). The Property is currently owned by the State of Washington and managed by the 
Department of Enterprise Services (See Figure 1). The County owns and manages the surrounding 
undeveloped property as the Northern State Recreation Area. The Adaptive Re-Use Study did not consider 
any development or modifications to the Recreation Area.  

 
 Figure 1 

Property Ownership 
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1.1 HISTORY OF PROPERTY  
The Northern State Hospital was originally designed and constructed starting in 1912 to provide health 
services to people with mental illnesses and disabilities1. The hospital campus was designed to be a self-
sustaining facility that included patient and staff housing, a dedicated reservoir, a lumber mill, a quarry, 
steam plant, and gardens. Adjacent to the developed campus, the hospital also included more than 700 acres 
of farmland and livestock operations. Designed by renowned landscape architects, John Charles Olmsted 
and Frederick Dawson of the Olmsted Brothers firm, the campus layout complemented the scenic 
topography and natural landscapes of the Skagit Valley. The campus included meandering pathways through 
forested areas, manicured reflecting ponds, and expansive, verdant views. On site structures and 
architectural ornamentation were built in Spanish Colonial Revival style. 

The hospital closed in 1973, but the Property continues to serve as a landmark for the local community. In 
1975, following the hospital’s closure, the developed campus was transferred from the Department of Social 
and Health Services to General Services Administration (known today as Department of Enterprise 
Services). The farm operations and adjacent woodlots were transferred to the Washington State Department 
of Natural Resources. In 1990, the Department of Natural Resources conveyed the farm and woodlands to 
the County to create the Northern State Recreation Area. 

The approximately 225-acre former hospital campus has been renamed the North Cascades Gateway 
Center. The buildings and grounds are currently leased to seven different organizations under the 
management of the Department of Enterprise Services. Public access to the facility is restricted because of 
the security and privacy needs of some of the current tenants. Despite state and local efforts to recruit users 
to the facility, it has been underutilized since the Northern State Hospital closed. Approximately 60 percent 
of the buildings on the campus are currently occupied. A number of historic structures have been 
demolished because they fell into poor conduction during vacancy. Washington State has listed the campus 
as surplus property and has offered the property for sale, but only received serious interest from the local 
governments.  

In 2010, the Northern State Hospital was listed on the National Register of Historic Places. The listing is 
classified as a district; it includes 276.5 acres of the original 1,086 acres of the original facility, including the 
core hospital buildings, farm-related buildings near Helmick Road, and the Olmsted-designed landscape. 
The listing identifies a total of 83 contributing features including 56 contributing buildings.  

1.2 LOCAL GOVERNMENT INVOLVEMENT 
In response to a long-held perception in the local community that the public asset of the Property has been 
underutilized and recent concerns about specific redevelopment proposals, the City, County, and Port 
decided to work together to proactively explore a new future for the Property. The Department of 
Enterprise Services convened a collaborative stakeholder planning process in response to requests from 
local governments to examine the potential for redevelopment of the Northern State campus. The initial 
meeting of state, local, and tribal government agencies was held on November 6, 2013. 

The Department of Enterprise Services established a set of criteria for consideration of a proposal for 
transition and redevelopment of the Property:  

1 For a detailed history of Northern State Hospital, see “North Cascades Gateway Center Cultural Resources Assessment,” 
prepared by Artifacts Consulting, Inc. in 2008 and “Under the Red Roof: 100 years at Northern State Hospital” by Mary 
McGoffin, 2011.  
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 Address existing site commitments, including existing tenants, current public employees, and current 
uses and conditions such as wetlands, streams, and landscaped areas 

 Address stewardship and preservation of historic resources, including protection and maintenance 
of the National Register of Historic Places listing  

 Balance risk and reasonable compensation to the State of Washington 

 Unify and accommodate community interests and goals 

 Support or approval from the authorizing environment(s) 

 Goals 
The City, County, and Port entered into an Interlocal Agreement in January 2014 to work together to 
explore their long-range vision for Northern State and to assess the potential to transfer ownership or 
control of the facility to local government. The Interlocal Agreement articulates the following goals: 

A. Encourage the private sector to create and sustain jobs at Northern State benefitting all of Skagit 
County and its citizens and that are compatible with all of the other goals 

B. Continue and promote public recreational use of Northern State 

C. Protect the environmentally sensitive areas of Northern State, in particular Hansen Creek 

D. Acknowledge and protect the historic significance of Northern State to the local community, the 
wider region and the State of Washington. 

E. Acknowledge and respect the neighboring Upper Skagit Indian Tribal Nation's interests in Northern 
State.  

In accordance with the Interlocal Agreement, the Port obtained funding through an Integrated Planning 
Grant from the Washington State Department of Ecology (Ecology) to conduct the Adaptive Re-use Study. 
The Adaptive Re-use Study provided technical analysis from a team of consulting experts to inform the 
Department of Enterprise stakeholder planning process.  
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 Guiding Principles  
To complement the goals adopted by the City, County, and Port, guiding principles for redevelopment of 
the Property were also articulated through the public planning process. A community meeting was held on 
June 5, 2014 to inform the public about the studies of the property and solicit ideas for future uses. Over 
100 people attended the meeting.  

Participants in the public meeting were asked to rate the importance of a number of guiding principles for 
adaptive re-use of the Property (See Table 1).  

The most important concerns resulting from the public rating included: 

 Preserve the historic architecture  

 Provide public access to the Property 

 Keep the Property in public ownership 

 Create jobs and employment 

 
 
 

Guiding Principles  
Not 
Important  Neutral  

Very 
Important 

1 2 3 4 5 

Creating Jobs/Employment 4 2 15 20 14 

Creating Tax Revenue 9 8 18 6 8 

Keeping Property in Public Ownership 3 3 4 8 34 

Preservation of Historic Architecture 1 4 2 11 35 

Minimize Public Investment in Property 11 7 14 7 5 

Public Access to Facility 3 2 2 6 37 
 

Table 1 
Guiding Principle Rating 

Trevennen Building-former nurses’ quarters 
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 Definition of Success 
As part of the Department of Enterprise Services stakeholder planning process, a set of success criteria were 
identified for the adaptive re-use of the Property. At the meeting held on September 16, 2014, the 
stakeholders defined success as the following: 

 Broad support for orderly transition both to local control of the Property and from the existing 
interim uses to those consistent with sustainable economic development 

 Increased economic value, jobs, tax revenue, and other indirect economic benefits 

 Stewardship and preservation of historic and natural resources 

 Financial and (high quality) operational sustainability 

 Re-establishment of public access to the State Property and connectivity with adjacent Skagit County 
park property 

 Compatibility with uses and design 

 Clear leadership of the facility going forward 

 Plan for long term success 

 Respect existing commitments to employees and lessees 

 Adequate resolution of legacy environmental impacts 
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2 EXISTING CONDITIONS ASSESSMENT 

The current conditions of the Property were assessed to provide a foundation of information to support 
future use planning. The assessment included review of Property title history, current tenant leases, 
condition of existing buildings, extent of infrastructure, and characteristics of natural resources.  

2.1 PROPERTY PROFILE 
The basic identifying information for the Property is summarized below:  

Ownership State of Washington, Department of Enterprise Services 

Parcel Numbers Four parcels: P38607(Segment 1 and 2), P39356, P100632, P100646 

Size Approximately 225 acres 

Address 7682 Northern State Road, Sedro-Woolley, Washington 

Location East of the City of Sedro-Woolley, bordered by Fruitdale Road (west) and the 
Northern State Recreation area (north, south, and east) 

Jurisdiction Skagit County, located just east of Sedro-Woolley city boundaries, but within the 
Sedro-Woolley Urban Growth Area (UGA) 

Zoning County: Open Space / Public 

City: Public (this would be the default zoning if property was annexed into the City) 

 

2.2 CURRENT LEASES 
The Department of Enterprise Services manages the Property and leases buildings and land to a number of 
tenants (see Table 2). The Department of Enterprise Services operates the central power plant and is 
responsible for maintenance of the Property. The largest tenants of the facility are Cascade Job Corps, the 
Pioneer Human Services, and the National Guard. Cumulatively, the tenants currently occupy approximately 
60 percent of the roughly 560,000 square feet of building space on the campus.  
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Tenant Area Occupied Duration Expiration Date 

US Department of Labor - 
Cascade Job Corps 
 

37.5 acres of land 
220,960 sq. feet of leased 
building. 
24,639 sq. ft. of buildings 
owned by Department of 
Labor 

1 year, with renewal 
options for 19 years 

Renewal options to 
September 2028. 

Pioneer Human Services 90,000 sq. ft. Month-to-month. Month-to-month lease. 
Sedro-Woolley School District 1,790 sq. ft. 4 years August 31, 2014 
Pacific Northwest Trail 
Association 

1,476 sq. ft. 4 years June 30, 2015 

Department of Natural 
Resources 

1,790 sq. ft. 4 years June 30, 2015 

North Sound Mental Health 
Administration 

8,900 sq. ft. 3.5 years June 30, 2018 

Washington State Military 
Department (National 
Guard) 

4 acres 
Annual with renewal 
options for 50 years 

October, 2044 

 

2.3 EXISTING BUILDINGS  
The Northern State Hospital site has been recognized by the U.S. Department of the Interior as a historic 
resource of national significance. The landscape of the facility and most of its built features are listed on the 
National Register of Historic Places and collectively listed as a distinct historic district. The primary features 
listed on the National Register include the remarkable collection of Spanish Colonial Revival style buildings 
and the Olmsted Brothers-designed site plan. The Northern State site plan is one of the largest landscape 
designs ever realized by the Olmsted Brothers firm. This plan, with its roads, paths, terracing and plantings, 
provides an important asset in the adaptive re-use of the site. 

The existing “contributing” historic buildings at the Property were 
constructed from 1912 through the 1940s, with the bulk of the 
buildings dating from before World War II. Designed by a series of 
architects, predominately Saunders & Lawton Architects and, to a 
lesser extent, Heath & Gove, the buildings include stylistic variations 
on the Spanish Colonial Revival or Mediterranean Revival styles. 
Typical elements include red tile roofs, traditional exterior stucco 
walls, with expressive wood eaves and copper gutters, cupolas and 
downspouts. The structural elements include a mix of reinforced 
concrete and timber, with plastered hollow clay block walls in many 
of the buildings.  

Additionally, 10 buildings are considered historic, but non-contributing. This means that while the structures 
are over the required 50 year age, their design, appearance, and function are not considered to be necessary 
and critical to the historical significance of the district.  

National Historic Register 
Designations 

• 83 features are historic and 
contributing to the character 
of the National Register 
Historic District 

• 10 features are historic, but 
non-contributing 

Table 2 
Tenant Summary 
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The historic structures range in size from 200 square feet to over 112,000 square feet, with a wide variety of 
plan types and spaces. The original site plan, including the adjacent historic farm complex and support 
spaces, was designed to be a self-supporting and autonomous complex. This diversity of plan types, from 
multistory residential buildings, to large assembly spaces, to large scale institutional spaces designed around 
courtyards, all provide for a broad range of possible activities, uses, and users in a network of 
interconnected historic structures and landscape features. 

In addition, there are several buildings that do not match the architecture or the historic character of the 
campus, but were constructed to meet contemporary needs. These include the recreation facility, Douglas 
Building, the RSN Building, and the National Guard Armory. These buildings were constructed after the 
original Northern State Hospital closed. 

 Condition of Buildings 
A preliminary building survey was conducted to examine the overall condition of the buildings, and evaluate 
their functional and historic integrity, recognizing that a substantial rehabilitation and adaptive re-use of 
each structure would likely be required in any major development scenario. The project team architects 
conducted walk-through visual surveys of 28 key historic buildings located on the main Campus in May and 
June 2014. The 28 buildings surveyed have a combined floor area of approximately 371,654 square feet. A 
generalized rating system was developed to note the relative overall conditions of these 28 key buildings.  

The building conditions survey concentrated on the general condition of each building’s structure, roof, 
walls, and interior partition framing. Three of the buildings were selected for further analysis, and, for the 
purposes of this report, are representative of building types and conditions that are repeated in other 
buildings on the Property. These buildings are: 

1. Administration Building (Denny), the largest building in the district, with a complex mix of spaces, 
constructed in 1912 

2. Nurses Hall No. 2 (Trevennen), a special-purpose residential building with distinctive features, 
constructed in 1938 

3. Ward M, L, Attic (Whitewater), representative of several residential buildings in the district, 
constructed in 1933 

The results of the building condition survey are presented in Figure 2 and Table 3.  

   Example photographs of building conditions.  
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Figure 2 
Building Conditions Assessment 
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Rating Number of 
Buildings 

Floor Area 
(Square Feet) % of Total Area 

Poor 1 600 1% 

Fair 10 48,965 13% 

Good/Very Good 17 322,359 86% 

Excellent 0 0 0% 

 

 Historic Integrity and Character 
The walk-through visual survey regarding historic integrity and character focused on the degree to which 
each building had retained its character-defining historical elements, its historic plan elements, its original 
form, and any character-defining historic spaces. The degree to which historic structures have retained their 
integrity and character is a key element in defining whether or not they are “contributing” to the historic 
character of the overall historic district, and eligible for the federal historic tax credit program. The results of 
the historic integrity and character survey are summarized in Figure 3 and Table 4.  

 
 

Rating Number of Buildings Floor Area 
(Square Feet) % of Total Area 

Poor 1 1,320 3% 

Fair 7 41,084 11% 

Good/Very Good 14 296,425 78% 

Excellent 6 33,005 8% 

 

  

Table 3 
Survey of Condition of Contributing Buildings 

Table 4 
Survey of Historic Integrity and Character of Contributing Buildings 

Example photographs of historical character.  
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Figure 3 
Historical Integrity Assessment 
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2.4 INFRASTRUCTURE  
As a developed campus, the Property is served by water, sewer, power, and transportation infrastructure 
(See Figure 3). Utilization of these existing systems represents a potential cost savings for adaptive re-use of 
the Property relative to construction on an undeveloped site. The centralized structure of utilities, including 
steam heating from the power plant may present unique challenges to the site ownership and operation. 
Centralized infrastructure tends to indicate the need for a single "campus operator.” The characteristics of 
these infrastructure systems are described briefly in this section. A more detailed analysis of the condition 
and capacity of these systems will be needed when a specific development project is proposed to understand 
whether improvements would be needed. 

 Access and Circulation  
The Property is accessed from Fruitdale Road to the west via State Route 20 (SR 20). Fruitdale Road is 
classified as a minor collector at SR 20, transitioning to a local access road at Thompson Drive. A traffic 
signal was recently installed at the intersection of Fruitdale Road and SR 20. According to the Skagit County 
2003 Transportation System Plan, the segment of road typically receives around 220 cars per day. Internal 
circulation on the campus is provided by loops created by Northern State Road, Thompson Drive and Hub 
Road. These internal loops are part of the original Olmsted landscape design. Historically, the Northern 
State Hospital was accessed off Helmick Road. There was a rail spur that ran through the northwest corner 
of the Property with a depot located behind the power plant. This route was later converted to a road that 
connected a parking garage located west of the Trevennen Building to Fruitdale Road.  

Public transportation to the Property is provided by Skagit Transit via bus route 300. Service runs every 60 
minutes on weekdays between 8 a.m. and 9 p.m. and weekends between 9 a.m. and 6 p.m.  

Pedestrian access to the facility is available both through trails in the adjacent Skagit County Northern State 
Recreation Area and public rights of way to the west.  

Public access to Northern State is currently restricted, due to the sensitivity of the Job Corps and Pioneer 
Center operations.  

 Potable Water 
Potable water is provided to the Property by the Skagit Public Utility District (PUD). The PUD has over 31 
million gallons of storage volume and provides nine million gallons of water to approximately 65,000 people 
every day. The source of potable water for the Property is the Judy Reservoir Water Treatment Plant. Based 
on information provided by the PUD, current water sources are sufficient to provide adequate supply and 
pressure year-round. The water main enters the site near the intersection of Fruitdale Road and Northern 
State Road as a 12-inch ductile iron class 50 pipe. The main is reduced to an eight-inch diameter ductile iron 
main pipe that loops through the site and provides potable water to the Property. Although the water main 
is predominantly ductile iron pipe, there are isolated sections of polyvinyl chloride C-900, cast iron, and steel 
pipe. Water is provided to individual buildings through services in a variety of materials such as 
polyethylene, galvanized, and copper pipe and ranging in size from 5/8-inch to 2-inch. Hydraulic modeling 
of future systems during fire flows is required by the City for all new development to determine if required 
fire protection can be supplied, or if pipe-upgrades need to be made.  
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 Sewer System 
Sanitary sewer service is provided by the City of Sedro-Woolley Wastewater Treatment Facility. The 
wastewater treatment facility is currently at approximately 49 percent of its capacity with an annual average 
discharge of 1.24 million gallons per day. Since the Property is located outside the municipal boundary, an 
additional premium is charged for sewer service. The Property is connected to the wastewater treatment 
plant by a 15-inch pipe that runs south through an easement across the County-owned Northern State 
Recreation Area. The sewer line enters the Recreation Area off of Fruitdale Road, just north of McGarigle 
Road. Sewer service is provided to currently occupied buildings through 4 to 12-inch polyvinyl chloride 
pipes and 12-inch reinforced concrete pipe. The pipes flow to the southern end of the site where sewer 
usage for the entire site is measured at an existing sewer flow meter station. Improvements to the sewer 
system were recently completed to address issues with groundwater infiltration. Sewer service to many of 
the unoccupied buildings has been decommissioned and abandoned infrastructure remains in place.  

 Stormwater  
Stormwater is captured by catch basins distributed across the campus and conveyed through a network of 
high-density polyethylene pipes (10-, 12-, 18-, 21-, and 24-inch), polyvinyl chloride pipes (8- and 32-inch), 4 
to 15-inch reinforced concrete pipe, 6 to 12-inch clay pipe, and swales. Roof drains collect stormwater from 
the buildings and are piped directly underground to the storm conveyance pipes. Stormwater collected on 
the northern portion of the site is conveyed to a drainage pond located on the northeastern corner of the 
Property. An oil-water separator is located at the facility along with an emergency overflow to Hansen 
Creek. Stormwater collected across the central portion of the campus is drained into a water quality control 
pond in the western-central part of the site. An outflow from this pond is provided through a gravely sand 
berm. Another stormwater detention pond is located on the southwestern corner of the Property to capture 
runoff from the National Guard facility. There is an oil-water separator at this facility, with emergency 
overflow. Improvements to the storm system have been made over the past 15 years, however they have not 
been well documented and a video inspection is needed to determine the condition and functionality of the 
stormwater pipes.  

 Power 
Electrical power is supplied to the Property by Puget Sound Energy via a 12,470 volt underground feeder 
line, which is reduced to 2,400 volts for distribution. There appears to be sufficient electrical capacity to 
support more intensive development on the Property.  

There are two natural gas pipelines in the vicinity of the Property, and there is a 2-inch natural gas line for 
distribution on the Property.  

The power plant building on the property provides steam heating to most of the buildings on the Property. 
There are four gas-fired boilers at the plant. The central steam plant and distribution system are in good 
condition and have been well maintained. The condition of heating systems in the buildings varies.  
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Figure 4 
Infrastructure 
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2.5 NATURAL RESOURCES 
A reconnaissance study of the Property was conducted to identify the presence and approximate locations 
of regulated critical areas including: wetlands, streams, floodplains, and geologic hazards. The complete 
study is provided in the Wetland Reconnaissance and Feasibility Study and summarized in this section. The 
reconnaissance study included review of available maps and data from the Washington State Department of 
Natural Resources, Washington Department of Fish and Wildlife’s Salmonscape website, National Wetland 
Inventory, Skagit County Critical Areas maps, and Natural Resource Conservation Service soil maps. This 
research was augmented by field investigation to confirm findings, approximate the boundaries of wetlands, 
and prepare preliminary wetland ratings.  

 Streams 
Three streams flow through the Property, all of which are classified as Type F, fish bearing streams (See 
Figure 5). Hansen Creek flows along the northern and eastern Property boundaries. Brickyard Creek flows 
through the southern portion of the Property. A third stream (designated for the study as Stream 1) was 
observed in the field to flow under Thompson Drive. County Critical Area maps and Salmonscape depict 
this stream further to the south. Salmonscape shows documented salmonid use in all three streams. Hansen 
Creek provides documented salmonid spawning and rearing habitat. Fish barriers classified as unknown 
(unknown if they are a complete blockage) are shown on Salmonscape on Brickyard Creek below the 
ornamental pond and at the culvert beneath Northern State Road. Despite these blockages, Brickyard Creek 
is documented as artificial rearing habitat for pink, fall chum, and fall Chinook salmon. Coho presence is 
presumed in Brickyard Creek. Salmonscape shows Stream 1 as having documented Coho presence. 

 Wetlands  
The National Wetland Inventory (NWI) maps include four wetlands on the Property. With the exception of 
the rock outcrop in the northwestern corner of the Property, the Natural Resource Conservation Service 
maps classify the majority of Property as hydric soil types. Field reconnaissance confirmed the presence of 
the mapped wetlands and identified eight other potential wetlands on the Property, for a total of eleven 
potential wetlands (See Figure 5). Many of these wetlands are associated with a stream.  

 Hansen Creek Associated Wetlands—There is a wetland complex in the northwest corner of the 
property adjacent to Hansen Creek. The diverse characteristics of this wetland combined with its 
location adjacent to large undeveloped areas resulted in a high habitat score. 

 Brickyard Creek Wetlands—Three distinct wetland areas were identified adjacent to Brickyard 
Creek. Two of these areas are mapped NWI wetlands. Wetland 13 is shown as two separate 
wetlands on the NWI map, although they may be connected near the southern property boundary. 
At the time of a future delineation this connection would be determined. Wetland 12 is the 
excavated pond largely surrounded by lawn and ornamental landscaping. Ornamental ponds are 
exempt from regulation if it can be demonstrated that they were created from a non-wetland site. 
This area is mapped as hydric soil and is part of a wetland corridor, connected on both the upstream 
and downstream ends by natural wetlands and a stream; therefore, it is assumed that regulatory 
agencies would consider these jurisdictional. Wetland 7 is a large and complex wetland. The diverse 
characteristics of this wetland combined with the location adjacent to large, undeveloped areas 
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resulted in a high habitat score. The full extent of this wetland on the hillside has been roughly 
estimated and not fully investigated.  

 Stream 1 Wetlands—Stream 1 originates from subsurface flows within a gently sloping, wet, 
landscaped lawn area in the central portion of the Property, designated as Wetland 2. The flows of 
this stream are assumed to be piped underneath Thompson Drive and are then day lighted where 
the stream flows through Wetland 3.  

 Non Riparian Wetlands—Five wetland areas were identified that were not directly connected to any 
of the streams. The area known as Wetland 1 may be modified by an artificial water source, and will 
require additional investigation to determine how water is entering this area. If the water source is 
entirely artificial, this area may not be a regulated feature. Wetland 4 corresponds to the location of 
the other mapped NWI wetland and is located on a flat terrace that is largely a mowed field. Wetland 
9 includes some small surface depressions adjacent to the old reservoir on top of a rocky bald. This 
wetland is somewhat unique in character, as it is located in an unusual habitat type.  

 Wetlands 11 and 5 are low quality wetlands located in a lawn. A portion of Wetland 11 is located 
very close to an existing building. An area drain is located in the middle of this wetland. It is possible 
that at one time there were subsurface drains and potentially surface drainage that drained this area 
that are no longer functioning and could be repaired (if present). However, at this time it is meeting 
all three wetland criteria.  
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  Figure 5 

Wetlands and Streams 
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 Frequently Flooded Areas  
Frequently flooded areas are lands in the floodplain subject to a 1 percent greater chance of flooding in any 
given year and those lands that provide important flood storage, conveyance, and attenuation functions. At 
a minimum, frequently flooded areas include the 100-year floodplain designations of the Federal Emergency 
Management Agency (FEMA) and the National Flood Insurance Program. Based on FEMA Flood Maps, 
the Property’s eastern and northern edges are located within the 100-year floodplain, running along both 
sides of Hansen Creek.  

 Geological Hazards 
Geologically hazardous areas are designated to protect areas that are susceptible to erosion, sliding, 
earthquakes, or other geologic events which may pose a threat to the health and safety. A hazard site 
assessment is required for all development activity proposed within 200 feet of an area of known or 
suspected risk.  

A geological hazard area is designated along the banks of Hansen Creek between Thompson Drive and 
North Cascades Highway. This area is outside, but immediately south of parcel P100632. No geological 
hazard area is located directly on the Property. 

 Aquifer Recharge Areas 
Aquifer recharge areas are designated to protect and maintain both groundwater quantity and quality. The 
Skagit County Municipal Code classifies areas as Category I and Category II aquifer recharge areas (Ch. 
14.24.300).  

The western half of the property is within the Hansen Creek flow-sensitive basin, which is a designated 
Category I aquifer recharge area. Category I areas are designated as those areas where pre-existing or future 
development may pose a potential risk to federally designated sole source aquifer areas utilized for drinking 
water. Category I aquifer recharge areas also include wellhead protection areas, areas identified by the 
County as potential or existing sea water intrusion areas, and areas within a half mile of a surface water 
source limited stream. Development in these areas may require an aquifer recharge site assessment as part of 
the development permit review process. Requirements for the assessment are determined by the director of 
planning and development during initial project review.  

Limitations on groundwater withdrawal are placed on flow-sensitive basins. The Hansen Creek flow-
sensitive basin has a groundwater withdrawal limit of 38,130 gallons per day. Prohibited land uses include: 
 Landfills 
 Underground injection wells 
 Wood treatment facilities 
 Facilities that store, process, or dispose of perchloroethylene 
 Facilities that store, process, or dispose of radioactive substances 
 Other facilities that involve activities that would significantly degrade groundwater quality 
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 Wildlife Habitat  
The large areas of natural, undeveloped land around the Property have the potential to provide important 
wildlife habitat. One feature of particular note on the historical campus itself is the decommissioned 
smokestack of the power plant that has become a roost for Vaux’s Swifts. The Vaux’s Swift is listed as a 
candidate species under the Washington State Endangered Species Act. Audubon Society members have 
counted the swifts entering the smokestack at during spring and fall migration for several years. Skagit 
Audubon Society reports that they have counted 10,000 to 20,000 birds per night, representing 
approximately 3-7 percent of the total population of the species. Based on these observations, the national 
Audubon Society and Birdlife International have listed the smokestack as an Important Bird Area.  

2.6 IMPLICATIONS FOR REDEVELOPMENT  
EXISTING CONTRACTS AND OBLIGATIONS 

Redevelopment of the Property will address the current leases, current state employees, and other 
contractual obligations associated with the facility. Careful consideration will be taken regarding 
compatibility with existing uses and in development transition plans if needed.  

KEY HISTORIC FEATURES AND TAX CREDIT ELIGIBILITY 

In general, in order to be eligible for federal historic tax credits, all new historic building rehabilitation work 
must conform to the U.S. Secretary of the Interior Standards for Rehabilitation. The historic Olmsted-
designed site plan and the Property structures as a whole have retained a relatively high degree of their 
historic integrity and character-defining elements. For a development project to be eligible for the federal 
historic tax credit, it must be compatible with these features, and avoid destroying character-defining 
elements. The key features of most of the historic buildings remain in place, although with considerable 
wear in certain areas. The original red tile roofing has been removed from several buildings and replaced 
with less durable roofing. The exterior stucco sheathing is in place in nearly all situations, but is in need of 
repair and maintenance. Most of the original roof eave detailing is intact, or largely intact and amenable to 
replacement of missing or deteriorated features. 

LEASE TERMS AND TAX CREDIT ELIGIBILITY 

To demonstrate commitment to stewardship, eligibility for federal historic tax credits requires full 
ownership or a long-term lease of a building. Typically, the minimum acceptable duration for a lease is 39 
years.  

HISTORIC PLAN ARRANGEMENTS AND NEW USES 

The historic building plan arrangements are important, character-defining elements to retain in order to 
conform to the Secretary of the Interior Standards and to maintain federal tax credit eligibility. Most of the 
original plan configurations of the buildings remain intact, at least in terms of their key plan features. 
Importantly, the basic plans and circulation for the buildings were well-designed, maximizing the amount of 
exterior window wall exposure and the possibilities for views, light and natural ventilation. This can provide 
flexibility for future redevelopment and combinations of uses for these buildings. Retaining the basic 
historic plan arrangement does not mean that plans cannot be changed, but major plan elements typically 
must be retained. A broad range of new uses can conceivably be introduced within these buildings, so long 
as these new uses are compatible with retention of the character-defining elements. 
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HISTORIC WINDOWS AND OPENINGS 

Windows in historic buildings are particularly important in conveying integrity and character. This is 
especially relevant in the case of the Property, where large multi-pane windows are a distinguishing feature. 
Most of the original, steel multi-pane windows have either been removed or are significantly deteriorated, 
although (importantly) in nearly all cases original window and door openings remain intact. In order to be 
eligible for federal historic tax credits, where deteriorated historic windows are removed, replacement 
windows must be compatible with the size, configuration, look, and feel of the original windows. In several 
buildings, original historic windows have been replaced with residential aluminum sash windows, altering 
the visual character of these buildings. To be eligible for federal historic tax credits, these aluminum 
windows would need to be replaced with simulated divided light window units based on the original multi-
pane pattern of the historic buildings.  

IMMEDIATE ROOF REPAIR NEEDS 

At least three of the most significant buildings require limited (but immediate) roof repairs (including the 
administration building and at least two of the residential wards) in order to halt significant damage that has 
started to affect portions of their roof structures. The costs for these roof repairs would not be especially 
high, given the relative benefit of performing these repairs sooner rather than later. These relatively minor 
repairs should be conducted as soon as possible. 

SELECTIVE DEMOLITION OF NON-CONTRIBUTING FEATURES 

The 28 major “contributing” buildings in the main campus (and all of the farm complex buildings) were 
built between 1912 and the late 1930’s, using variations on the Spanish Colonial Revival style. These 
buildings were built with similar materials, and essentially followed the site planning guidelines established 
under the original Olmsted master plan for the district. However, a series of buildings constructed since the 
1960s were built in what are now seen as incompatible and contrasting styles and materials, in some cases 
adversely affecting the relationships between the historic campus buildings and the overall site experience. 
These more recent buildings were classified as “non-contributing” to the historic district in the original 
National Register nomination and therefore can be removed without jeopardizing the historic district listing.  

HISTORIC FARM COMPLEX 

The Northern State Hospital was originally designed as a remote, self-sufficient, rural “village” in many 
ways, including its own farm operations. A number of historic farm buildings are clustered in the eastern 
portions of the National Register district and these buildings are listed as “contributing” resources. 
Although the land and buildings are currently owned by the County, these historic farm structures are an 
integral part of the historic district. The farm complex should be considered as a potential opportunity and 
value for any redevelopment scenario.  

ACCESS AND CIRCULATION 

Northern State was designed to serve only a modest amount of vehicle traffic. The internal roads have 
limited width and there are relatively few parking stalls on the Property. More intensive uses of the Property 
will create a need to consider transportation needs and may require on- and off-site road improvements and 
additional parking, which would need to be carefully designed to be compatible with the historic campus 
landscape.  
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UTILITY MAINTENANCE AND CHARGES 

If ownership or management of the property is transitioned, a framework will need to be established for 
access, maintenance and payment for utilities which is currently centralized. This framework should be fair 
and equitable distribution to account for multiple tenants. 

WATER SERVICE 

There appears to be adequate capacity of potable water to serve increased intensity of development on the 
Property, but additional research is needed to determine whether there is sufficient pressure to meet fire 
flow standards.  

NATURAL RESOURCES 
While the Property is large, and there is potential for infill development, the presence of streams and 
wetlands constrains the ability to expand beyond the existing footprint of the facility. Development that 
impacts wetlands would require permits and, potentially, approval of a mitigation plan from the local land 
use authority and the U.S. Army Corps of Engineers as well. 
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3 MARKET ASSESSMENT 

The following market assessment illustrates the current county-wide population and employment trends and 
projections, summarizes the current market fundamentals by asset type, and details a survey of uses that may 
be the attracted to the Northern State Property . The market assessment is conducted from the perspective 
of a real estate developer or investor that operates by generating value from the fundamentals of land price, 
construction cost, and lease rates. It is important to note that this perspective is different than that of an 
owner/user whose business model is driven by different factors related to providing goods and services 
rather than the developing real estate.  

The market assessment, coupled with the analysis of the existing conditions and community input inform 
the potential redevelopment scenarios evaluated in Section 6 of this report.  

3.1 MARKET CONDITIONS AND TRENDS 
Adaptive re-use of the Property will be strongly influenced by the demographic and economic trends of the 
County and the City. In general, the County has a relatively small population that has experienced modest 
but steady growth. The County’s economy is driven in large part by manufacturing, with 36 percent of the 
County’s gross domestic product (GDP2) coming from this sector. The manufacturing sector is primarily 
driven by non-durable goods such as food and petroleum. While the County’s economy did not fare as well 
as others during the Great Recession, it has recovered, with the 2012 GDP only two percent less than it was 
when it was at its peak in 2005. This economic activity along with moderate population growth and 
improving employment figures indicate that the local economy is 
stabilizing. 

3.2 POPULATION & EMPLOYMENT 
POPULATION 

Among the nine counties in Washington located along the I-5 
Corridor between the Oregon State border (Clark County) and 
the Canadian border (Whatcom County), Skagit County has the 
third lowest population, ahead of only Lewis County and 
Cowlitz County. The population of Skagit County in 2010 was 
116,901, which represented 2.5 percent of the total population of 
these nine counties. By comparison, Whatcom County to the 
north had a population of 201,140 while Snohomish County to 
the south had a population of 713,335. The County’s total 
population underscores the rural nature of Skagit County relative 
to its neighbors. Looking ahead, the County’s population growth 
patterns are not projected to change significantly between 2010 
and 2030 (See Table 5). While population during this 20-year period is projected to increase by 28,000 
people, the compound annual growth rate is projected to slow from 1.3 percent observed between 2000 and 

2 US Bureau of Economic Analysis, 2012 GDP by Region 

Value
Rank in 
WA

Looking Back*
2010 Total Population 116,901 11
2000-2010 Growth 13,922 13
% Change 13.5% 13
Annual Growth Rate 1.3% 13

Looking Ahead**
2030 Total Population 144,953 11
2010-2030 Growth 28,052 13
% Change 24.0% 11
Annual Growth Rate 1.1% 11

* US Census
** OFM/Medium Series Forecasting | May 2012

Table 5 
Skagit County Population 

Trends & Forecast 
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2010 to 1.1 percent between 2010 and 2030. Figure 6 summarizes the County’s population trends and 
forecasts. 

In 2013 the population estimate for the County was estimated to be 118,600 and the Sedro-Woolley UGA 
was estimated to total 12,386 people or 10.4 percent of the County total. The Sedro-Woolley UGA 
comprises the city limits as well as some unincorporated land including the Northern State property. 
Looking ahead, the Sedro-Woolley UGA is 
estimated to grow by 3,000 people between 
2014 and 2030 at a compound annual growth 
rate of 1.4 percent. This growth would 
represent 12.3 percent of the County 
population growth during the same period. 
Table 6 shows these population growth 
estimates.  

Figure 6 summarizes the growth trends and forecast for Skagit County and the Sedro-Woolley UGA. This 
illustrates the measured population growth that is anticipated for the county. The moderate growth rate is 
positive for the County and the City’s future; however, barring any major shift in the local economy or 
migration patterns, there is not expected to be a population boom in either the County or the UGA. 

 

EMPLOYMENT 

Two broad industry sectors, manufacturing and the public sector, anchor the Skagit County employment 
base. Together these two sectors comprise 47 percent of the County’s total estimate of 47,273 jobs in 2013. 
Manufacturing accounts for 12 percent of the total jobs, but it accounts for roughly 35 percent of the 
County’s GDP, underscoring the importance of these jobs to the County’s economic health. The other 
major employment sector in the County is government, which accounts for 23 percent of the jobs and 15 
percent of the County GDP. Figure 7 shows a chart of employment distribution by sector as well as a table 
noting the major private employers in the County. 

Area 2014 2030 Change CAGR
Skagit County 120,112 144,953 24,841 1.2%
Sedro Woolley UGA 12,448 15,511 3,063 1.4%
Sedro Woolley Share 10.4% 10.7% 12.3%
Source: OFM/Medium Series Forecasting | May 2012, Heartland 

Table 6 
Sedro-Woolley UGA Population Forecast 

Source: US Census, OFM/Medium Series Forecasting | May 2012, Heartland 

Figure 6 
Skagit County and Sedro-Woolley Population Growth Trends and Forecast 
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Skagit County’s employment base peaked in 2008 at 55,210 jobs. From peak-to-trough, Skagit County shed 
4,570 jobs or over 8.3 percent. Relative to Washington state, Skagit County entered the recession early, 
experienced a greater decline and took longer for the labor market to recover. Washington State and the US 
both began to recover in 2010; Skagit County’s recovery has lagged by a year.3 As of mid-year 2014, Skagit 
County is still lagging the state and the nation in its recovery. Based on recent employment projections the 
County will not approach peak eamployment until after 2018, which would equal a 10-year period to recover 
the jobs lost during the Great Recession. The chart in Figure 8 shows Skagit County’s employment growth 
trends and projections.  

 
As the labor market has slowly improved the unemployment rate has declined steadily since the peak of 10.7 
percent in 2010. The current rate is 7.1 percent and is now below the 25-year average of 7.7 percent. The 
right chart in Figure 8 illustrates the unemployment rate trend. 

 Use Type 
This section assesses current market conditions of potential uses that could potentially be accommodated on 
the Property.  

3 Anneliese Vance-Sherman, Ph.D., regional labor economist Employment Security Department. Skagit County Profile. August 2013 

Company Name Industry City
Janicki Industries Manufacturing Sedro Woolley
Regence BlueShield Education & Health Services Burlington
Skagit Valley Casino Resort Entertainment, Lodging, & Food Services Bow
Shell Puget Sound Refinery Manufacturing Anacortes
Tesoro Anacortes Refinery Manufacturing Anacortes
Dakota Creek Industries Manufacturing Anacortes
Trident Seafoods Corporation Manufacturing Anacortes
Draper Valley Farms Manufacturing Mount Vernon
PACCAR Manufacturing Burlington
Dunlap Towing Co. Retail and Trade La Conner

       

Source: Employment Security Department, Quarterly Census of Employment & 
 

Source: Economic Development Association of Skagit County, 
 

Figure 7 
Skagit County Employment Distribution and Major Private Employers 
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OFFICE 

The market for office space in Skagit County has seen significant growth since 2000 with over 290,000 
square feet delivered over during that period representing roughly one-third of the entire County’s 883,614 
square feet of total supply of office building space. Nearly 95 percent of this relatively new supply has been 
concentrated around the I-5 corridor in the cities of Burlington and Mount Vernon. The City of Sedro-
Woolley has just over 50,000 square feet of office square footage representing 5.7 percent of the County’s 
total supply. Of the 90 buildings surveyed in Skagit County the average office building size is less than 
10,000 square feet while Sedro-Woolley’s eight buildings average 6,300 square feet. There are no office 
buildings in the County with more than 100,000 square feet. To contextualize how small the Skagit County 
office market is, Whatcom County’s office market comprises 2.8 million square feet in 220 buildings and 
Snohomish County totals 16.0 million square feet in 1,137 buildings. Skagit County’s office supply is one-
third and one-twentieth of Whatcom and Snohomish County’s market, respectively.4 Figure 9 illustrates 
County wide office delivery trends by decade while Figure 10 depicts the concentration of the County’s 
office buildings.  

4 Data referenced from CoStar 

Source: Employment Security Department/LMEA; U.S. Bureau of Labor Statistics, Local Area Unemployment Statistics 

Figure 8 
Skagit County Employment and Unemployment Rate Trends 
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Figure 9 
Skagit County Office Delivery Trend 

Source: CoStar 

Source: CoStar 

Figure 10 
Skagit County Office Product Distribution Map 
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The County’s current average gross asking rental rate for office space is $14.15 per square foot per year. 
This asking rate is 6.2 percent below the five-year average rate of $15.03. At $12.00 per square foot, the 
limited office supply found in Sedro-Woolley has an average asking rate that is $2.15, or 15 percent, less 
than the County-wide average rate. The current office vacancy rate for the County and the City of Sedro-
Woolley are 13.8 percent and 13.3 percent, respectively. The current rates are approximately five percent 
higher than the five-year average. The table in Figure 11 summarizes the Skagit County/Sedro-Woolley 
office market.  

 

There is only one office building in the development pipeline: the Kulshan Creek Professional Office 
Building development opportunity located in Mount Vernon, east of I-5. This lack of proposed 
development is not unexpected given the current office market fundamentals and slow job growth. Any new 
office development that may occur in the coming years in the County and the City will likely be necessitated 
by an owner/user rather than speculatively built.  

INDUSTRIAL 

The industrial market in the County experienced significant growth in the 1990s and 2000s with over 1.3 
million square feet delivered during that period representing roughly 40 percent of the entire County’s 3.3 
million square feet of total industrial inventory. Approximately 90 percent of this 1990s/2000s supply has 
been concentrated around the I-5 corridor in the cities of Burlington and Mount Vernon. The area 
surrounding the Skagit Regional Airport known as Bayview Ridge has also been one of the County’s focus 
areas for industrial land uses. During the 1990s and 2000s this area captured nearly 40 percent of the 
development. Going forward, the Bayview Ridge area is primed to accommodate more industrial facilities as 
demand warrants due to its location outside of the flood plain. The City has just over 77,000 square feet of 
industrial square footage representing 2.7 percent of the County’s total supply. To contextualize how small 
the Skagit County industrial market is, Whatcom County’s industrial market comprises 5.1million square feet 
in 246 buildings and Snohomish County totals 34.6 million square feet in 1,050 buildings. Skagit County’s 
industrial supply is 66percent of the Whatcom County market and only 9 percent of Snohomish County’s 
market.5 Figure 12 illustrates Skagit County wide industrial delivery trends by decade while Figure 13 depicts 
the concentration of the County’s industrial supply. 

5 Data referenced from CoStar 

County Sedro Woolley Comparison
Current 5-Year Avg Current 5-Year Avg Value Note

Buildings 90 8 8.9% SW % of County
Rentable Area 883,614 50,060 5.7% SW % of County
Average Age 48.8 43.5

Gross Rent Per SF $14.15 $15.03  $12.00 $11.68  ($2.15) SW < County
Vacancy Rate 13.8% 9.2%  13.3% 7.6%  -0.5% SW < County
Vacant SF 121,869 78,009  6,639 3,781  5.4% SW % of County
Months on Market 17.3 17.5  45.6 18.6  28.3 SW > County
Source: CoStar 

Figure 11 
Skagit County/Sedro-Woolley Office Market Fundamentals 
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Source: CoStar 

Figure 12 
Skagit County Industrial Delivery Trend 

Figure 13 
Skagit County Industrial Product Distribution Map 

Source: CoStar 
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The County’s current average gross asking rental rate for industrial space is $6.25 per square foot per year. 
This asking rate is 3.0 percent below the five-year average rate of $6.44. There are currently no listed asking 
rents in Sedro-Woolley. The current industrial vacancy rate for the County and the City are 16.0 percent and 
1.6 percent, respectively. The County’s current vacancy rate is approximately 10 percent higher than the five 
year average while Sedro-Woolley’s industrial space is well utilized. The countywide vacancy rate is more 
indicative of the scale of market demand, while the low city vacancy rate illustrates both the strength of local 
businesses and the limited supply of real estate in the relatively small community.  

 

The table in Figure 14 summarizes the Skagit County/Sedro-Woolley industrial market. 

While there is ample land for industrial development in Skagit County, there is only one industrial project 
noted in the development pipeline: a 13,000 square foot warehouse development opportunity located in 
Mount Vernon, west of I-5. Much like the office market, this lack of proposed development is not 
unexpected given the current market fundamentals and slow job growth. 

Implications for Janicki Bioenergy Proposal  

The market study indicates that the industrial sector is a major producer of jobs in Skagit County, but 
that there is currently sufficient supply of industrial land in the region. Any new industrial development 
that may occur in the coming years in the County and the City will likely be driven by an owner/user 
rather than built on speculation. The recently received Janicki Bioenergy proposal represents this type 
of owner/user development.  

The Janicki Bioenergy proposal is a research and development facility rather than a manufacturing 
center. While the facility is expected to include some manufacturing operations, these will be limited to 
developing, testing, and pilot scale production. The facility is expected to employ a larger number of 
engineers, designers, and managers than a typical manufacturing facility. This creates opportunities for 
renovation of historic buildings to support office space.  

County Sedro Woolley Comparison
Current 5-Year Avg Current 5-Year Avg Value Note

Buildings 104 7 6.7% SW % of County
Rentable Area 3,275,567 457,374 14.0% SW % of County
Average Age 38.6 63.3

Gross Rent Per SF $6.25 $6.44  - - - N/A SW < County
Vacancy Rate 16.0% 6.2%  1.6% 0.9%  -14.4% SW < County
Vacant SF 523,244 179,082  7,100 710  1.4% SW % of County
Months on Market 44.4 22.7  - - - N/A SW > County

Figure 14 
Skagit County/Sedro-Woolley Industrial Market Fundamentals 
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SENIOR HOUSING 

Given the Northern State’s picturesque campus setting and considerable number of existing buildings, the 
Property could support the full continuum of care for those in later stages of life. This continuum includes 
the following types of care6: 

 Independent Living: This type of housing is best for older adults who are virtually independent and 
have minimal medical issues. Most independent living communities are comprised of private 
apartments where residents cook their own meals and come and go as they please. They can, 
however, partake in pre-arranged dining options if they choose. There is often regular entertainment 
and outings, including trips to local stores and markets, though some residents may choose to keep 
their own vehicle as well. For the most part, individuals select independent living to leave the 
responsibilities of home ownership behind, live with peers in a secure environment, and enjoy the 
shared amenities of the community. 

 Assisted Living: Residents live independently, but select to get help with certain supportive services 
based on their needs. Staff members at assisted living communities can help residents with their 
daily activities, meals, medication administration, housekeeping, and more. Residents can select from 
different dining options – a flat number of meals per month, two or three a day, or opt out of the 
meal plans and cook in their apartments, which include a small kitchen. As in independent living 
communities, there are usually regular social gatherings, like musical performances, book clubs and 
holiday celebrations. Exercise and wellness are often featured at these communities for residents 
who seek to maintain their health as they age. Outings are also held, and transportation is often 
provided, though some residents may have their own vehicles. Assisted living can offer seniors who 
might not feel completely safe at home on their own a great option for leaving behind home duties, 
connecting with peers, and enjoying an appropriate level of support to live safely and independently. 

 Skilled Nursing: Skilled nursing communities, also known as nursing homes, offer 24-hour nursing 
care for those who need a high level of help and medical care. Residents in these communities often 
require a high level of care and have complex medical needs. Some communities provide short-term 
skilled nursing care for those recovering from surgery or an illness. Regular programming, including 
musical performances and gatherings, are scheduled, and residents often dine in a dining room 
setting. Residents may live in individually or in shared rooms. One misnomer about skilled nursing 
facilities relates to the nursing home or long-term care labels they went by before. More and more, 
skilled nursing facilities are managing short-term stays for individuals being discharged from hospital 
stays as they recover from surgery, an accident, or other medical condition. Many of these 
individuals will go home after they recuperate. For some chronically ill individuals, stays may be 
much longer. 

 Memory Care: Many communities offer specialized care and housing for individuals dealing with 
memory issues such as dementia or Alzheimer’s disease. These communities provide around the 
clock care, are secure (residents cannot exit the facility without supervision), and offer activities 
designed to instill a sense of routine and structure. They are often separate units within an assisted 
living community. Programming designed to enhance memory is often offered, as are scheduled 
events like performers and gatherings. Care for individuals suffering from memory loss is very 
specialized; these facilities typically employ a large number of medical staff.  
 

6 http://www.epochsl.com/expert-insights/the-senior-living-continuum-of-care-what-is-it 
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Population
65+ Growth 18,699

Caputre @ 8% 1,496
Caputre @ 10% 1,870
Caputre @ 12% 2,244

Table 7 
Skagit County Bed/Unit 
Demand Through 2030 

Access to medical attention is crucial to the functionality of senior living facilities and Northern State has 
the assets (building and land) to support this function. Additionally, the Property’s proximity to existing 
clinics and hospital care at PeaceHealth United General Medical Center, which approximately 10 minutes 
from Northern State, is equally important to having the on-site care in case of emergency situations.  

There are currently 21 communities supporting seniors across the full 
range of needs in Skagit County. These communities total 1,614 beds 
and units. The map in Figure 15 depicts the location of each of these 
communities as well as the type of care provided at each. In Sedro-
Woolley there are three communities totaling 176 bed/units. 
Birchwood Memory Care is a 60-unit memory care/assisted living 
facility, Country Meadow Village is an 87-unit independent 
living/assisted living community, and Life Care Center of Skagit 
Valley is a 116-unit skilled nursing community.  

Based on current estimates there are 20,849 people age 65 and older 
in Skagit County.7 Given the number of bed/units that are currently 
provided in the County, approximately eight percent are living in 
senior living facilities. This is consistent with American Association of 
Retired People research, which found that nearly 90 percent of seniors want to stay in their own homes as 
they age.8 Looking ahead, the Washington State Office of Financial Management estimates Skagit County 
will have 18,700 more people aged 65 and older than there were in 2010. In fact, approximately 67 percent 
of all of the County’s population growth between 2010 and 2030 is projected to be in the 65 and older age 
cohort.9 This growth strongly supports the need for new senior housing communities. The table in Figure 
15 illustrates the number of units/beds this growth may support over the next 20 years. As this table 
illustrates, there could be need for between 1,500 and 2,250 new beds/units through 2030. 

 

 

7 OFM/ June 2014 
8 American Association of Retired People, 2011 
9 OFM/Forecasting/ May 2012 
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Type of Care Communities
Independent Living 10
Assisted Living 12
Skilled Nursing (SNF) 6
Memory Care 8

Source: Northwest Regional Council’s Aging and Disability Resource Center 

Figure 15 
Skagit County Senior Living Communities 
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HOSPITALITY 

Hospitality owners and/or managers 
may be attracted to Northern State 
because of its picturesque setting and 
the rare concentration of historic 
buildings. The on-site amenities that 
currently exist as well as those that 
could be developed over time present 
an opportunity to create a destination 
resort that can occupy multiple 
buildings and provide a place to stay as 
well as explore. A hospitality program 
could include guest rooms, a 
restaurant(s) that may source some of 
its food from area farms, a conference 
center, and recreation opportunities on 
the Property as well as on the adjoining 
County-owned park that surrounds the 
Property. The Trevennen Building was originally designed as nurse’s quarters and has the character and 
floor plan to make an attractive boutique hotel. Any of the existing seven ward buildings could each support 
roughly 60 guest rooms or other supporting functions while the remaining stock could house any of the 
elements deemed accretive to the resort’s regional draw. A destination hospitality program at Northern State 
could draw inspiration from regionally renowned resorts such as McMenamins Edgefield (See Figure 16). 
This roughly 100-acre property, which is located approximately 20 miles east of Portland, Oregon, features 
114 hotel rooms, 10 restaurants and bars, a brewery and winery, a working farm that supports the 
restaurants, a ballroom, a movie theater, a spa, a golf course, a concert stage, and many other on-site 
attractions that help drive demand.  

With this concept in mind, an evaluation was conducted of existing destination resorts within two, partially 
overlapping catchment areas- (1)90-minute drive time from Northern State and (2) 90-minute drive from 
Seattle. The 90-minute drive time is important for two reasons. First, this is an industry-accepted distance 
for meeting/conference planners to book corporate meetings, retreats, and conferences, which can be a 
major driver of room nights for a hotel/resort. Second, the 90-minute radius around the Property is the 
primary trade area for guests coming to the site. This area captures the northern portion of the Seattle metro 
(roughly north of downtown Seattle and Bellevue) and the Vancouver/Abbotsford metro areas in British 
Columbia. The primary set of potentially competitive projects would be those that are located within an 
hour and a half from Seattle/Bellevue. The map and table in Figure 17 illustrate the location of the resorts 
surveyed along with a summary of the resort characteristics including room count, reported asking rates and 
occupancy rates.  

Source: http://www.mcmenamins.com/ 

Figure 16 
Aerial Image of McMenamins Edgefield Resort 
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Source: Heartland LLC 

Figure 17 
Resort Survey Summary 

Each of the potentially competitive resorts contained within Figure 17 and Table 7 contains a range of 
onsite amenities and area activities that may also be achievable at the Property. In general each of these that 
are highly amenitized and target a higher-end market (see Salish Lodge, Suncadia, Willows Lodge, and 
Alderbrook) drive significantly higher room rates. Where occupancy information was provided it was 
observed that at 90 percent and above rate during the peak season may be expected when the regional 
economy is generally healthy.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

While there are 2,566 rooms in the survey and 1,421 of those are in Skagit County, Snohomish County, and 
Whatcom County, there is likely enough demand within the 90-minute drive time from Northern State. 
There are just over 2,000,000 people currently living in this three-county area comprising approximately 
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850,000 households. These households spend, on average $61,500, per year and of that $1,200 or 2.0 
percent of their consumer expenditures are on out-of-town trips.10 This includes lodging, food and alcohol, 
and recreation activities while out of town. Northern State’s unique characteristics (property setting and 
existing buildings), its proximity to potential guests from Seattle, Vancouver, and Abbottsford, and a supply 
of competitive destination resorts that is not cannibalizing itself all suggest this property to be supportive of 
a hospitality element. 

 

 

10 DemographicsNow, 2014 Estimates 

Implications for Janicki Bioenergy Proposal  

The proposed Janicki Bioenergy research and development center could support complementary 
hospitality facilities for foreign dignitaries, visiting project partners, and technicians who would come to 
Northern State to be trained to operate and maintain the innovative equipment.  
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Source: Heartland 
 

Lodge Room Daily Rates
Resort 

ID Resort Name City
Miles to 
Seattle Rooms

Conf. 
Center Casino Weddings Spa Pool Gym Golf Trails

Water 
Access Fishing

Peak Season Avg 
Room Rate

Off Season Avg 
Room Rate Amenity Notes and Area Activities

1 Suncadia Resort Cle Elum 84 272
         

$394 $229 Concerts, outdoor movies, specialty wine & beer events, and 
seasonal local festivals

2 Little Creek Casino 
Resort

Shelton 76 92
         

$178 $178 Concerts, boxing, MMA fights, 

3 Great Wolf Lodge Grand 
Mound

79 398
         

$379 $319 Family oriented lodging and activities along with a water 
theme park

4 Alderbrook Resort & 
Spa

Union 79 93
         

$425 $239 Live music, events for guests, cooking classes

5 The Resort at Port 
Ludlow

Port Ludlow 41 37
         

$292 $204 Afternoon tea, Daily happy hours, monthly Monday wine, 
yacht club events, golf tournaments

6 Salish Lodge & Spa Snoqualmie 29 84
         

$627 $484 Snoqualmie Falls, and Downtown Snoqualmie events, biking, 
horseback riding, skiing, 

7 Willows Lodge Woodinville 18 84
         

$479 $384 Wine & beer tasting, shopping, kayaking, hot air balloon 
rides, Molbak's greenhouse, Woodinville Lavender

8 Suquamish 
Clearwater Casino 

Suquamish 17 85
         

$220 $172 Concerts, wine beer & vodka tastings (separately), local 
festivals

9 Semiahmoo Resort Blaine 115 212
         

$354 $249 Friday night bbq's, 50's nights, 

10 The Chrysalis Inn & 
Spa

Bellingham 87 43
         

$288 $264 Whatcom Falls Park, Larrabee State Park, Mt. Baker, and 
other local attractions

12 Swinomish Casino & 
Lodge

Anacortes 71 98
         

$194 $184 Live Music, Comedy Shows

13 Homestead Resort Lynden 104 30
         

$243 $180 3 unique restaurants, museums, biking, parks, shopping, 
theaters

14 Silver Reef Hotel 
Casino Spa

Ferndale 99 105
         

$233 $225 Live music, Comedy shows, whiskey & cigar nights, expos

15 Pacific Inn Resort & 
Conference Centre

Surrey, BC 113 150
         

$179 $174 Organizes anniversaries, engagements, birthday parties, 
Christmas parties, trade shows, exhibitions

18 Sandcastle At Birch 
Bay

Blaine 112 89
         

$311 $158 Amenities include a restaurant, pool, hot tub, and rooftop 
terrace

21 Tulalip Resort Casino Marysville 37 370
         

$338 $298 Cabaret, live music, comedy shows, Hibulb Cultural Center

22 Wildwood Resort Sedro-
Woolley

81 83
         

$275 $275 Adventure camp for kids, tennis courts, basketball courts, 
boat launches, bird watching and nature trails

23 La Conner Country 
Inn

La Conner 67 68
         

$174 $139 Art lessons, kayak tours, festivals, wine tastings, brewery 
tours

25 Hotel Bellwether Bellingham 89 65
         

$377 $362 Kayaking, hiking, whale watching, wine tasting, and other 
local activities are listed

26 Guemes Isl& Resort Anacortes 83 16
         

$259 $375 Wood fired sauna, barbecues and rowboats (without motors) 
wood fired saltwater hot tub, and massage therapy 

27 Skagit Valley Casino 
Resort

Bow 72 41
         

$124 $109 Live music, comedy shows

28 Majestic Inn & Spa Anacortes 81 51
         

$304 $239 Whale watching, deception pass tours; hiking, biking, 
museums and galleries, and children activities

Table 7 
Resort Survey Amenity Summary 
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Figure 18 
Higher Education Locator Map 

EDUCATION/RESEARCH 

Another user group that may be a good fit for the Property is educational and research organizations. These 
educational organizations could be either extensions of the five four-year universities in the state, a 
community college campus location, or a private school. Educational institutions would be a natural fit for 
the campus layout at Northern State; the existing buildings could support classrooms, boarding, and other 
support functions such as administrative, recreation and dining. The concept for a research campus is one 
where a technology, bio-tech, other laboratory based, or even outdoor recreation equipment development 
entity utilizes the Property to establish a creative environment that offers researchers a place to focus on 
their pursuits while forwarding innovation for their organization.  

The location of higher education facilities in Skagit County and Whatcom County is illustrated in Figure 18. 
The seven institutions with a presence in this area include Western Washington University’s main campus in 
Bellingham. Western Washington University also has an extension program for marine sciences and 
Washington State University operates an agriculture/food science extension program. There is also the 
Skagit Valley College, which offers two year degrees, the Northwest Indian College that has a satellite 
campus in La Conner, and the private North Cascades Institute that offers a master’s in education.  

  

Implications for Janicki Bioenergy Proposal  

The Janicki Bioenergy proposal for a research and development center includes education and training 
components that fit into the “education/research” market sector. Janicki Bioenergy envisions bringing 
people in from around the world to train and learn to operate innovative sanitation technologies. There 
are also potential opportunities for synergistic academic research to be conducted alongside the 
commercial operation.  
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There are some obvious synergies with siting a public institution at Northern State. The state recently 
adopted educational attainment goals that strive to have at least 70 percent of Washington adults (ages 25 to 
44) to have postsecondary credentials by 2023. House Bill 2626 enacted this goal with its passage by 
Governor Inslee in April 2014. While this is a lofty goal given that less than 50 percent of the State’s adults 
had postsecondary credential s in 2013, it applies pressure on the legislature to provide funding to support 
higher education expansion. That said, Figure 19 shows that expenditures on higher education has declined 
significantly over the past two biennium and spending in the 2011-13 biennium was the lowest it has been 
since 2001.  

State funding for higher education has historically been cyclical. Going forward, funding should begin to 
increase as is reflected in the 2013-15 budget. However, there are a number of expansion ideas for the four-
year universities across the state that creates an environment of intense competition for relatively scarce 
state funds. Two of the higher profile efforts are the Craft Brewing and Distilling Center of Excellence 
being proposed at the former Olympia Brewer in Tumwater and a proposed four-year university campus at 
the Weyerhaeuser campus in Federal Way.  In addition to these two efforts, there are the ongoing 
expansions by the University of Washington at its Tacoma and Bothell campuses as well as Washington 
State University’s expansion efforts in Everett and Spokane.  

One of the more successful efforts for an extension campus effort has been the Washington State 
University Wine Science Center in Richland, which is scheduled to open in 2015. The partnership between 
the private sector and the state was key in realizing this center and without the private sector’s fund raising 
efforts it would not have been developed on such a quick timeline. For reasons similar to the Wine Science 
Center case study, a private educational institution that focuses on food and agriculture, technology 
innovation, hospitality, or the medical field may have fewer financial hurdles to clear given the options for 
potential funding sources. 

Although the financial barriers are potentially less significant, identifying a private entity to reuse the 
Property for research purposes is challenging for several reasons. While the Property’s setting certainly has 
an academic feel, its distance from a major metropolitan area may make it difficult to attract and retain 
students or researchers. Also, utilizing the significant volume of building square footage available on the 

Source: http://fiscal.wa.gov/ 

Figure 19 
Higher Education State Expenditure Trends 
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campus is unlikely for the vast majority of these types of entities. Such a private use may prove attractive for 
an organization if just a portion of the property is devoted to this use and the uses on the remainder of the 
property are symbiotic with this activity.  

3.3 IMPLICATIONS FOR REDEVELOPMENT 
Northern State is a large campus with approximately 225 acres of land and roughly 600,000 square feet of 
usable building space. Identifying a single use type to utilize the entire property is unlikely. The strongest 
case can be made for a blend of the above assessed uses. The following points highlight the strengths and 
weakness for each of the uses. 

OFFICE AND INDUSTRIAL 

The local office and industrial markets have not been trending up and the outlook does not suggest a major 
expansion of either of these uses in the near term future. Most of the new development in the county has 
occurred along the I-5 corridor and in the Bayview Ridge area. Sedro-Woolley is not in the path of office 
and industrial development and it not likely to be in the future at a scale that would support a full re-use of 
the Property. While the existing buildings could be renovated to support office uses, any new office use 
would likely be from an owner user with a unique connection to this area.  

SENIOR HOUSING, HOSPITALITY, AND EDUCATION/RESEARCH 

These uses are all compelling alternatives given Northern State’s campus feel, the existing buildings, and 
general market conditions influencing these uses. 

MIX OF USES 

The likelihood of any single type of use occupying the entire campus is low given the large scale of land and 
building square footage. The chances for successful redevelopment are likely to increase if several 
complementary uses could co-exist and benefit from each other’s presence. 

COSTS OF BUILDING REHABILITATION 

The current condition of the buildings and campus grounds will require significant costs in order to support 
the re-use of the Property. At the time of this report, cost estimates have not been fully created. It will be 
crucial to understand the rehabilitation costs in order to inform discussions with market participants that 
may be interested in developing/operating/occupying all or portions of the Property as well as a financial 
model that will help optimize the financial benefits of its re-use.  
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4 LAND USE REGULATORY FRAMEWORK 

The land use regulatory framework for permitting redevelopment on the Property is based on its location 
outside of the City of Sedro-Woolley’s incorporated boundary, but within its UGA. Currently, the County is 
the regulatory authority for development of the Property. If the Property is annexed into Sedro-Woolley, 
then the City will become the regulatory authority. The key elements of the land use regulatory framework 
for both the County and City are summarized in this section, for comparison.  

The involvement of the Port as a partner in redevelopment will also be informed by the Port’s internal 
planning documents, including their Strategic Plan and Comprehensive Plan. This section summarizes the 
relevant elements of both County and City plans and regulations.  

4.1 COMPREHENSIVE PLANS 
Under the Washington State Growth Management Act, local Comprehensive Plans establish the policies 
and framework for the physical development of a community. The Comprehensive Plan designates general 
types of land uses. Zoning ordinance and development regulations providing finer detail requirements must 
comply with the Comprehensive Plan policies and land use designations.  

SKAGIT COUNTY 

The Skagit County Comprehensive Plan designates the Property as Urban Reserve Public Open Space 
(URP-OS). URP-OS areas include publicly owned lands that are reserved for public use or enjoyment for 
recreation, scenic amenities, natural resource land management, or for the protection of environmentally 
sensitive areas. Public uses include schools, libraries, postal services, offices, training facilities, fire and police 
stations, and court buildings. The County Comprehensive Plan articulates several goals that align with the 
adaptive re-use of the Property and specifically identifies its redevelopment as a mid-term goal to be 
pursued in partnership with federal, state, and local agencies, as well as with private-sector entities, in order 
to achieve economic and community objectives. 

CITY OF SEDRO-WOOLLEY 

The Property was included in the City’s UGA as part of its Comprehensive Plan amendments in 1998. As an 
area outside of the City’s boundary, but within its UGA, the City has established a land use designation for 
the Property in anticipation of potential future annexation. The City Comprehensive Plan Land Use Map 
designates the Property as Public. This designation allows for a range of potential uses in the public interest, 
and is not restricted to only open space use (see section 4.2). 

The City’s Comprehensive Plan includes a number of goals and policies that support redevelopment of the 
Property, including the following: 

Economic Development Element Goal E1: To develop a sound fiscal base. 

Policy E1.1: Create employment opportunities within the Sedro-Woolley economy, particularly for residents who 
now commute to other distant employment areas. 

Policy E1.2: Participate with other public agencies and private interests in labor force training programs that take 
advantage of traditional resources. 
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Policy E1.3: Identify and promote sites which can be developed for a variety of local employment projects. 
Promote development of business and industrial parks, office and professional centers, and specialized 
commercial and entertainment centers. 

Policy E1.4: Work with property owners to determine the effective development capacity of sites having 
employment center possibilities. 

Economic Development Goal E2: To increase economic opportunities. 

Policy E2.1: Encourage local business development opportunities and utilization by the private and public sector, 
particularly for small start-up businesses owned by or employing Sedro-Woolley residents. Promote local use of 
special small business financing and management assistance programs. 

Policy E2.2: Identify facilities which may be used for small businesses. Assist efforts to reuse older buildings, 
redevelop vacant property, and revitalize the existing central business district.  

Policy E2.4: Participate in special public/private ventures that provide public benefits and are appropriate to 
Sedro-Woolley’s long range goals.  

Policy E2.5: Reserve certain capable lands and sites for employment-related developments. Provide a suitable 
supply of commercial, retail, business, office and industrial lands within Sedro-Woolley to reduce commuting 
requirements to outside areas for employment opportunities.  

4.2 ZONING 
The current County zoning designation for the Property is Urban Reserve- Public Open Space (URP-OS). 
The purpose of URP-OS is to allow for the dedication or use of land for public purposes, open space, 
recreation, and the development of recreational facilities, enjoyment of scenic amenities, and protection of 
environmentally sensitive areas in certain unincorporated urban growth areas.  

The City has zoned the Property as Public (P) as the default designation if it is annexed. Permitted uses in 
the P zone include public facilities (this is not an open space designation), which is generally inclusive and 
broad. In addition to public uses, the code allows commercial and industrial uses through a conditional use 
permit. If the Property were annexed, the Comprehensive Plan land use designation and zoning designation 
could be changed to another zone, such as Mixed Commercial (MC) or since this is such a unique and large 
property, a new specialized zone could be created. The permitted uses under the County’s URP-OS zone 
and the City’s P and MC zones are provided in Table 9.  
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Table 9 

Zoning Comparison 
 

Urban Reserve Public-Open Space (County) 
Current Zoning 

Public (City) 
Default Zoning if Annexed 

Mixed Commercial (City) 
Potential Alternative Zone 

Permitted Uses 

 Parks 
 Schools 
 Public infrastructure 
 Recreational uses 
 Other primarily public uses 
 Agricultural 
 Institutional residential uses 
 Residential (one single-family dwelling 

unit per forty acres) 

 Public uses. Allows parks, schools, public 
infrastructure and other developments 
intended for primarily public use 

 Quasi-public uses. Allows parks, schools, 
public infrastructure and other 
developments intended primarily for 
quasi-public use 

 Low-intensity agriculture 
 Recreational uses 
 Institutional residential uses 

 Retail, general services, recreational, 
cultural uses, light manufacturing, low-
intensity agriculture 

 Residential units contained above the 
first story of a commercial building 
(including live/work units), limited to 
eight such units per building 

 Public uses 
 Public utilities, other than wireless 

communications facilities 
 Health facilities and services 

Conditional Uses 

 Campgrounds, primitive 
 Expansion of existing inpatient substance 

abuse and mental health facilities 
 Major utility developments 
 Natural resource training/research facility 
 Outdoor recreation facilities 
 Personal wireless services towers  
 Roadside stands not greater than 300 sf 
 Stables and riding clubs 
 Temporary events 
 Water diversion structure 
 Active recreational facilities 
 Campground, developed. 
 Golf course 
 Group care facility. 
 Impoundment 
 Inpatient substance abuse, mental health 

facilities 
 Institutional camp 
 Major public use 
 Regional equestrian events center 

 All uses not permitted above.   Quasi-public uses  
 Wireless communications facilities 
 All other uses not otherwise prohibited 
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Table 10 
Development Regulation Comparison 

4.3 DEVELOPMENT REGULATIONS 
Development regulations are determined by the jurisdiction and zone in which the Property lies. In addition to the current County zone, 
regulations for two potential City zones have been provided.  

 

 

Criteria Urban Reserve Public-Open Space  
CURRENT ZONING 

Public (City) 
POTENTIAL ZONING OPTION A 

Mixed Commercial (City) 
POTENTIAL ZONING OPTION B 

Minimum Setback    

Front 35 feet None 

Residential (R-5, R-7, R-15) zones: minimum of 
20 feet on arterial street; 10 feet on non-
arterial 
MC: 10 feet 
Other: 20 feet on arterial street, 10 feet on 
non-arterial 

Side/Rear 

None on interior lot lines adjacent to other 
public designations. 15 feet on side and 20 
feet on rear for lots adjacent to other land 
use types. 

 

Residential (R-5, R-7, R-15): minimum of 35 
feet, which may be reduced to 20 feet if 
building step-backs are incorporated 
(Chapter 15.44). 20 feet for rear setbacks. 
MC: 10 feet 
Other: 20 feet 

Maximum Height 40 feet (exempts antennas, steeples, 
water towers) 60 feet 35 feet (60 feet if minimum side and rear 

setbacks required are doubled.) 

Maximum Size Limit 

Total gross building area shall not exceed 
5,000 sf of new construction per parcel. 
Additional development requires urban 
reserve development permit. 

Not prescribed by code. Not prescribed by code. 

Minimum Lot Size 5 acres, or requires urban reserve 
development permit 

None, but requires 20 foot 
minimum of frontage on a 

public street. 

None, but requires 20 foot minimum of 
frontage on a public or private street. (Lot size 
may be made a condition of approval in 
design review and conditional uses.) 

Maximum Lot 
Coverage 50% Not prescribed by code. Not prescribed by code. 
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4.4 IMPLICATIONS FOR REDEVELOPMENT 
ANNEXATION 

The land use regulatory framework of the City is more conducive to the intensive development that the 
Property infrastructure can support. City zoning and development regulations are designed to support urban 
development. Annexation into the City will provide greater flexibility and regulatory certainty for 
redevelopment of the property than maintaining the current jurisdiction in the County. The Property is 
entirely located within the City’s UGA and is contiguous to the City boundary, so annexation is logical from 
a growth management perspective.  

PLANNED ACTION SEPA REVIEW 

Given the large size and the likely long-term phasing of redevelopment of the Northern State campus, the 
most effective process for environmental review would be to use the Planned Action option for State 
Environmental Policy Act (SEPA) review. The Planned Action SEPA review process includes robust public 
review requirements and is designed to examine long-term build-out of neighborhoods and subareas.  

ZONING 

If the property is annexed into the City of Sedro-Woolley, the default zoning will be Public. This use 
provides a great deal of flexibility, but does not specifically identify residential, commercial, or industrial 
allowed uses. There are three options for how the zoning could be amended to provide greater regulatory 
certainty: 

1. The existing Public zoning district could be amended to allow uses defined in a master plan or 
subarea approved by the City. 

2. The existing Public zoning district could be amended to include a longer list of allowed uses 
supported by a master plan or subarea plan. 

3. A new mixed use zoning district could be established that includes allowed residential, commercial 
and industrial uses. This option would provide the greatest degree of regulatory certainty for future 
development of the Property.  

BINDING SITE PLAN  

Since development of the Property is likely to occur in phases over time with multiple parties, a framework 
should be put in place to allow for leasing and development of discrete portions of the four large legal lots. 
A binding site plan would provide the most expedient and flexible regulatory framework for phased 
development.  

DESIGN GUIDELINES 

There is no current regulatory process that would that would review design of new buildings or renovations 
to fit with the historic character of the Property. If a developer pursued federal historic tax credits for 
specific buildings within the campus, the National Park Service has an established review process. The local 
governments could consider establishing design guidelines for the Property as a mechanism to review design 
of new buildings or renovations that do not pursue the federal historic tax credits.  

PORT COMPREHENSIVE SCHEME OF HARBOR IMPROVEMENTS 

If the Port intends to take an ownership or management role in the Property, the Port should update its 
Comprehensive Scheme of Harbor Improvements to provide goals, policies, and identify specific Port 
actions or investments.  
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5 ENVIRONMENTAL ASSESSMENT 

Northern State is not a property that would typically be considered a contaminated, or brownfield, site; 
however, the facility historically operated as a self-sustained community with working facilities such as a 
vehicle and equipment maintenance shop, a laundry building, a power plant, and waste disposal that could 
have caused releases of hazardous substances in specific locations. A preliminary investigation of potential 
environmental impacts was conducted as part of the Adaptive Re-use Study. This section summarizes the 
findings from the Focused Site Assessment Report  

5.1 CLEANUP PROCESS  
Cleanup of contaminated sites in Washington State is regulated under the Model Toxics Control Act 
(MTCA) through Ecology’s Toxics Cleanup Program. The administrative rules for implementing MTCA 
(WAC 173-240) establish the procedural and technical requirements for cleanup. Before a potentially 
impacted property can be redeveloped, it is necessary to understand the character and extent of 
contamination and the risks to human health and the environment, and to establish agreement with Ecology 
as to how the impacts will be addressed. The end goal of remediation is to prevent exposure to or remove 
contamination posing unacceptable risks to human health and the environment. It is important to note that 
MTCA defines a contaminated “site” as the extent of contamination, so a large property like Northern State, 
could potentially contain multiple impacted ‘sites.’ 

5.2 ENVIRONMENTAL INVESTIGATION FINDINGS 
A focused environmental site assessment was conducted at Northern State. The findings of the assessment 
are briefly summarized here and presented in more detail in the complete Focused Site Assessment Report. 
The assessment included researching historical operations of the facility and conducting a limited field 
investigation. Historical research led to identification of a number of areas of potential concern (See Figure 
20)  

 Maintenance Building: Potential chemical impacts associated with former gasoline underground 
storage tanks (UST) located north of the Maintenance Building.  

 Power House: Potential chemical impacts associated with existing diesel above ground storage tanks 
(AST) and former coal storage activities north of the Power House. 

 Waste Piles: Potential chemical impacts associated with a former refuse incinerator and coal storage 
and disposal activities east of the Power House. 

 Debris Piles: Potential chemical impacts associated with buried building debris piles east and 
northeast of the Power House.  

 Former Filtration Building: Potential chemical impacts associated with drinking water chlorination 
activities north of the Filtration Building.  

 Gasoline AST: Potential chemical impacts associated with an existing gasoline AST located north of 
the Planer and Paint Shops.  

 Former Laundry Building: Chemical impacts associated with potential dry cleaning operations east 
of the former Laundry Building.  
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Several other areas of potential concern were identified, but were not investigated in the Focused Site 
Assessment. These include the footprints of former buildings that were demolished and buried in place and 
the National Guard Armory. A list of potential areas of concern is provided in Table 1 of the Focused Site 
Assessment Report. 

The collection of soil and groundwater samples in the field investigation attempted to identify the presence 
or absence of environmental impacts associated with historical features of concern. In total, soil samples 
were collected from eight locations and groundwater samples were analyzed from two locations (See Figure 
20).  

The Focused Site Assessment found that the historical operations at the facility have left contamination in 
shallow soil and groundwater in two distinct locations: to the north of the current power plant and adjacent 
to the former laundry building.  

SOIL IMPACTS 

Soil impacts are generally limited to shallow soils (0 to 1.5 feet below ground surface) to the north of the 
current power plant. Chemicals of concern include petroleum hydrocarbons and carcinogenic polycyclic 
aromatic hydrocarbons. 

GROUNDWATER IMPACTS 

Exceedances in groundwater were detected in two distinct locations at the Property. To the north of the 
power plant, where the chemicals of concern are petroleum hydrocarbons and arsenic, and to the north and 
downgradient of the former laundry building, where the chemicals of concern are arsenic, tetrachloroethene, 
and trichloroethene.  

Additional characterization of these impacts is recommended in order to delineate the extent contamination 
identified at the facility and develop a better understanding of potential exposure pathways to human and 
ecological receptors. 
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Figure 20 

Environmental Areas of Concern 
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5.3 POTENTIAL CLEANUP APPROACHES 
Development of remedial actions that are protective of both human and ecological receptors at the Property 
is dependent on further characterization of identified impacts. One or more of the following remedial 
actions may be considered for the facility: 

1. In situ remediation and/or monitored natural attenuation of groundwater impacts. In situ 
remediation involves injection of chemicals and/or microorganisms designed to accelerate 
degradation of the hazardous substances into benign compounds.  

2. Targeted excavation and off-site disposal of impacted soils, in combination with the use of 
applicable institutional controls. 

3. Capping of impacted soils through the use of paving to limit any future potential exposure and 
infiltration of precipitation that would increase the likelihood of impacts leaching to near-surface 
soil. 

Additional development of remedial actions, including costs and feasibility, will be completed following 
further characterization of identified impacts at the facility. 

5.4 IMPLICATIONS FOR REDEVELOPMENT 

 Due to the large size of Property and that distinct impacts that were identified in separate areas, the 
environmental approach should seek to individually address concerns in different areas, rather than 
treating the entire campus as one “site.” 

 Additional characterization is needed to define the vertical and horizontal limits of the impacts 
identified in the Focused Site Assessment.  

 Potential areas of concern that were not sampled as part of the Focused Site Assessment, such as the 
locations where buildings were demolished and buried in place, should be investigated at the time 
when specific development projects are proposed for those areas.  

 Redevelopment of the Property can be integrated into development of the remedial alternatives and 
selection of the most effective cleanup actions. 
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6 FUTURE USE PLAN 

6.1 DISTRICT APPROACH 
Similarly to how the Northern State Hospital historically functioned as a self-sustaining community, the 
future use of the Property should involve a mix of different uses that are compatible and synergistic. The 
Property is likely too large to support a single type of use. Redevelopment is more likely to be successful if 
the Property functions like a district or neighborhood with multiple uses. For example, a hotel could greatly 
benefit from co-locating with educational programs such as a cooking school or hospitality training program 
such as the one offered by Washington State University. This district approach has benefits from a planning 
perspective, as it creates the possibility of activating the Property in different ways at different times, as well 
as from a financial perspective, as the district approach will distribute the risk and capital requirements for 
renovation across multiple parties and projects.  

Adaptive re-use of Property is also most likely to be successful if it connects with the inherent, authentic 
characteristics of the area. These characteristics include: 

 The beautiful natural setting of the Skagit Valley and the North Cascades 
 The economic strengths of Skagit County, including agriculture and associated tourism in the Skagit 

Valley 
 The character and charm of the Northern State historical buildings and landscape  
 The relative isolation of the campus combined with its accessibility  

6.2 FUTURE USE CONCEPTS 
A range of future uses were identified through the market assessment and community meetings. The market 
assessment identified potential market demand from a developer or investor perspective for hospitality, 
specialty residential, and education / research uses. Other uses may be able to demonstrate market viability, 
but based on current market conditions and trends, these areas appear to have the greatest potential 
opportunity.  

At the June 6, 2014 community open house meeting, participants were given the opportunity to vote on 
specific future use concepts and to provide their own ideas. Based on the voting exercise, education and 
research was the most popular type of use (see Table 11). 

A long list of “big ideas” for future development was generated by the attendees. Nearly all participants 
listed multiple ideas, and roughly half suggested that more than one use be located on the property. For 
specific types of uses, social services was the most popular theme. 55 comments were submitted referencing 
social service amenities, medical facilities, clinics, rehabilitation centers, hospice, veteran facilities, and 
resources for the homeless, or transitional housing. Job training was also mentioned frequently, with 18 
comments referenced job creation, including vocational training such as expanding existing Job Corps 
program.  
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Table 11 
Adaptive Re-Use Voting Exercise  

Future Use Types1 Number of “Dot” Votes 
Education and Research Campus 53.5 
Specialty Residential 33 
Expanded Existing Uses 26 
Hospitality Destination 19 
Light Industrial and Flex Space 11.5 
Commercial Office and Business Park 4 
NOTE:  
These uses are considered as primary, but would be developed alongside other 
complementary uses. 

6.3 FEASIBILITY AND BENEFITS OF FUTURE USES 
An assessment of the feasibility and benefits of future uses was conducted to narrow the range of potential 
uses for future targeted market outreach and master planning. The assessment was based on the best 
professional judgment of the consulting team using the research and analysis of the Property summarized in 
the previous sections of this report. The evaluation was reviewed in meetings with the public agency 
stakeholder group and in a community meeting on September 16, 2014.  

Five types of uses were defined for this analysis, with the recognition that redevelopment will likely involve 
a mix of uses, and not just one type. These five uses are: 

 Leverage Existing Uses: Expand current uses and attract complementary types of services 
 Education/Research Campus: Potential to add continuing education opportunities to existing 

vocational training, such as satellite campus for university or small college. Potential for educational 
opportunities that complement property, such as architecture, technology, landscape architecture, 
ecology, and agriculture 

 Hospitality Destination: Opportunities for tourism capitalizing on assets of natural setting, local 
farming, and historic buildings. Components could include spa, hotel, and restaurants. Activities 
could include weddings, retreats, and vacations 

 Commercial Office / Business Park: Opportunities for campus setting for offices  
 Specialty Residential: Potential for continuum of care facility 
 Light Industrial: Flex space, light assembly/manufacturing and warehousing 

 Assessment of Benefits 
Benefits of redevelopment were grouped into three categories: economic, community, and environmental. 
The uses that rated the most favorable in these categories were: education and research, hospitality 
destination, and commercial office/business park. Each of these uses are associated with moderate to high 
wage jobs that have strong potential multiplier benefits of attracting outside capital and increasing spending 
in the local economy. These uses each have the potential to provide strong community benefits through 
renovation of the historic campus and increasing public access while being compatible with surrounding 
residential and open space land uses.  

Continuing current operations at the Property is considered to have limited community benefit. This is 
based on the fact that under public ownership the facility is exempt from property taxes and that the 
Department of Enterprise Services does not currently pay leasehold taxes. If a local government such as the 
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Port controlled the property, they would contribute leasehold tax, which is formulated to represent a 
property tax contribution. While the existing tenants and operations do provide local employment, there 
appears to be limited multiplier effect in terms of increasing economic activity in the area. The current 
restrictions on public access to the Property are also a major concern based on comments from the 
community.   

The benefits of light industrial uses on the campus were considered low to moderate because of 
assumptions that these activities would not be conducive to the historic buildings and campus setting and 
could create traffic or noise impacts in the surrounding area.  

 Assessment of Feasibility  
The future use types were evaluated against a set of ten feasibility factors. The feasibility factors address 
alignment with the goals of the state and local governments, market and financial viability, compatibility 
with the historical character of the Property, and risks and transaction costs.  

The uses that rated most favorably were education/research campus, hospitality destination, and specialty 
residential. Each of these uses aligns well with the goals of the Interlocal Agreement among the City, 
County, and Port. The market study indicated potential demand for these types of uses. Each of these uses 
could capitalize on the character of the historic campus, are likely to be compatible with surrounding uses, 
and could readily comply with local development regulations.  

While the existing uses have been able to sustain themselves for a number of years, challenges to long-term 
viability were identified. These include the concern about limited public access and that the current lease 
revenues do not cover the full costs of maintenance of the facility. Washington State has been able to 
absorb costs, at the expense of deferring maintenance on buildings. It would not be viable for a smaller unit 
of local government to financially manage the Property in the same way.  

The feasibility of light industrial and commercial office/business park uses was considered challenging based 
on several factors. The market study indicated little demand for these uses and found that current local lease 
rates for these types of tenants are low and not likely to provide sufficient revenue to cover the costs of 
renovation and deferred maintenance. These types of uses would also likely be perceived in the community 
as a dramatic change from historical uses which could cause anxiety and lack of public support.  

Implications for Janicki Bioenergy Proposal  

It is recognized that the Janicki Bioenergy proposal includes manufacturing operations that may have 
the challenges with compatibility with historic buildings, traffic, and noise associated with the light 
industrial category of uses. The design and operations of the facility could potentially address these 
concerns to increase the compatibility of these uses within the character of the historic campus. 

Implications for Janicki Bioenergy Proposal  

The Janicki Bioenergy proposal appears to be a hybrid of the education/research campus, office park, 
light industrial, and hospitality uses. The details of the proposal were not defined at the time of this 
report, but in concept, the project could overcome some of the feasibility challenges because it has 
been brought forward by a well-capitalized business that sees value in the character of the historic 
campus. The business model for an owner/user such as Janicki Bioenergy is fundamentally different 
than the developer/investor perspective that underlies the market assessment for this Study.  
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Table 12 
Benefits of Future Uses 

 
 

Future Use Economic Benefits Community Benefits Environmental  
Prominent uses which 
may include ancillary mix 
of uses as well 

Jobs Taxes Private Revenue 
(Multiplier Effect) Heritage Public Access / 

Recreation 
Compatibility with 
Community Natural Resources Remediation 

Expanded/Leveraged 
Existing Uses 
 

Modest paying 
jobs 

Public ownership, 
no property taxes Limited 

Current uses not 
dependent on 
buildings 

Restricted access Crime and perception 
concerns 

Limited active 
stewardship 

Cleanup to 
unrestricted standards 

Education / Research 
Campus 

High paying, 
lucrative jobs 
 

Public ownership, 
no property taxes 

Faculty and student 
spending 

Capitalize on 
character 

Draws people and 
integrates open space 
and access 

Positive benefits 

Restoration and 
research likely 
integrated in to 
programs 

Cleanup to 
unrestricted standards 

Hospitality Destination  
 

Modest pay, but 
high number of 
jobs 

Private ownership, 
property taxes + 
hotel taxes 

Influx of outside 
spending  

Capitalize on 
character 

Draws people and 
integrates open space 
and access Integrates 
open space and 
access 

Concerns with 
exclusivity 

Enhancement likely 
integrated into 
landscaping 

Cleanup to 
unrestricted standards 

Commercial Office / 
Business Park 

High paying, 
lucrative jobs 
 

Private ownership, 
property taxes 

Attracts outside 
investment No link to historic uses Accessible, but not a 

draw Concerns with traffic Likely limited concern 
with stewardship 

Cleanup to 
unrestricted standards 

Specialty Residential 
(elderly, convalescence, 
veterans)  
 

Modest paying 
jobs 

Private ownership, 
property taxes 

Limited 
 

Potential connection 
to convalescent history 

Accessible, but not a 
draw 

Positive benefits from 
services 

Enhancement likely 
integrated into 
programs 

Cleanup to 
unrestricted standards 

Light Industrial / Flex 
Space 
 

Low number, but 
higher payer scale 
 

Private ownership, 
property taxes 

Brings investment, but 
not likely a draw 

No connection to 
historic uses 

Accessible, but not a 
draw 

Potential concerns 
with traffic and noise 

Likely limited concern 
with stewardship 

Cleanup to industrial 
standards 
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Table 13 
Feasibility of Future Uses 

 

 

Future Use Feasibility Considerations 
Prominent uses 
which may 
include ancillary 
mix of uses as well 

Alignment with 
Local 
Government 
Goals 

Business Risk to 
Implementing 
Agency 

Market Potential1 Financial 
Sustainability1  

Location Degree of 
Change 

Land Use 
Regulatory 
Compatibility 

Scale of Capital 
Investment to 
Implementing 
Agency 

Institutional 
Friction 

Compatibility with 
Historic 
Architecture 

Expanded 
Baseline – 
Increase scale of 
existing uses 

Limited private 
investment and 
public access 

Limited revenue 
potential to 
balance 
maintenance 
costs 

Limited income 
stream. Tenants 
require subsidized 
lease rates 

Revenues do not 
cover 
maintenance 
costs 

Benefits of 
seclusion 

Minor Allowed under 
current zoning 

Agency takes on 
significant 
maintenance 
and capital 
investment 

Limited change Does not 
capitalize on 
buildings value 

Education / 
Research 
Campus (all 
sectors) 

Strong alignment Risk of attracting 
institution 

Limited number of 
potential sites 

Depends on state 
funding 

Assuming tailored 
to assets of the 
site 

Minor Allowed under 
current zoning 

Attracts outside 
investment  

Requires 
significant 
alignment of 
interests, but 
positive project 

Campus 
character central 
to use 

Hospitality 
Destination  
 

Strong alignment Risk of attracting 
investment and 
perception 

Attractiveness for 
private 
investment 

Potential to 
generate 
significant private 
investment and 
revenue 

Assuming tailored 
to assets of the 
site 

Moderate Zone change Attracts outside 
investment  

Potential 
opposition to 
tourism 

Campus 
character central 
to use 

Commercial 
Office / Business 
Park 

Strong alignment Risk of recruiting 
and retaining 
tenants 

Limited demand 
and challenging 
location 

Rents not likely to 
cover renovation 
and deferred 
maintenance 

Distance from 
population center 

Large Annexation and 
zone change 

Attracts outside 
investment  

Potential concern 
with privatization 

Not dependent 
on historic 
character 

Specialty 
Residential  
 

Strong alignment Risk of attracting 
investment 

Demand for 
health services, 
and growing 65+ 
community,  

Potential to 
generate 
significant private 
investment and 
revenue 

Assuming tailored 
to assets of the 
site 

Connects to 
historical use 

Zone change Attracts outside 
investment  

Complementary 
to existing use 

Campus 
character central 
to use 

Light Industrial / 
Flex Space 
 

Limited Risk of recruiting 
and retaining 
tenants 

Limited demand 
and challenging 
location 

Revenues not 
likely to generate 
sufficient revenue  

Distance from 
population and 
freeway 

Large Annexation and 
zone change 

Attracts outside 
investment  

Potential concern 
with privatization 

Limited  

NOTE:  
The market and financial factors of the Feasibility Assessment are based on the perspective of a developer or investor, which is fundamentally different than the perspective of an owner/user (see Section 3) 
 

 

 

NORTHERN STATE ADAPTIVE RE-USE STUDY  PAGE 53 



 

6.4 CONCEPTUAL SITE PLAN SCENARIOS  
The preferred future use of the Property is a mixed-use district that includes elements of education and 
research facilities, hospitality services, and specialized residential opportunities. It is recommended that the 
future uses not be refined to any greater degree at this time, but that flexibility be maintained to allow the 
private market to respond to opportunities.  

To illustrate how a mixed use district could evolve on the Property, two conceptual site plans were prepared 
for the general types of use that appear to have the highest potential for success:  

 Research and education as primary use with complementary hospitality, office, and residential uses 
 Hospitality as primary use with complementary office, commercial, and educational uses 

The distinction between these two conceptual site plans pivots off of how the central buildings on the 
campus, primarily the Denny building and Assembly Hall are utilized. 

 Research and Education Focus  
This conceptual site plan illustrates renovation of the Denny building for classroom, conference, and 
research laboratory space. The residential buildings to the north could provide housing for researchers and 
students. Renovation of Trevennen Hall and the buildings on Hub Drive could support boutique hotel 
opportunities that capitalize on the charm of the buildings and their orientation for views. The current Job 
Corps program could fit well into this scenario. Their existing programs could provide a stepping stone to 
the more highly technical research conducted on other parts of the campus. This conceptual plan also 
identifies potential areas for increased parking. Additional parking will likely be needed to support more 
intensive use of the Property, and the siting and scale of parking areas will need to be carefully designed to 
be compatible with the Olmsted landscape plan.  

 Hospitality Focus  
The hospitality-focused conceptual site plan envisions renovation of the Denny building to support hotel 
and conference uses. The adjacent buildings on Hub Drive and Trevennen Hall could provide lodging and 
complementary uses such as restaurants, retail, a spa, and studios for classes or exercise. Education and 
research could be a component of this development scenario, with dedicated buildings along Northern State 
Road. A natural education connection could be to partner with a hospitality business management program 
to provide students with real world experience. This conceptual plan also illustrates a unique potential 
residential use of creating an artist village through renovation of the former commissary and laundry 
buildings.  

 Development Phasing 
With over 500,000 square feet of existing building space and over 225 acres of land, absorption of new 
development will occur over years, if not decades. Figure 23 illustrates a conceptual phasing sequence for 
redevelopment. The first phase of development should focus on the center of the facility, the Denny 
building and Assembly Hall. The second phases will likely focus on the adjacent buildings along Hub Drive. 
The initial phases of redevelopment can occur within buildings that are currently unoccupied. Existing 
tenants can remain in place for some time before compatibility issues and market perception will require any 

NORTHERN STATE ADAPTIVE RE-USE STUDY PAGE 54 



 

significant relocations. However, setting plans for relocation and demonstrating progress and commitment 
to change will be critical to attracting private investment in the Property.  
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Figure 21 
Conceptual Site Plan Option 1 
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Figure 22 
Conceptual Site Plan Option 2 
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Figure 23 
Development Phasing 
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7 IMPLEMENTATION STRATEGIES 

7.1 DECISION PLATFORM 
Ownership and management of Northern State is a large responsibility. The State of Washington has served 
as the steward of the Property for over 100 years. Consideration of a new model for ownership and 
management should assume that it will establish a structure that will last for the next 100 years. The decision 
of whether the local governments should obtain a controlling interest in the Property should be approached 
with a robust platform that incorporates the following strategies: 

TAKE A TRANSFORMATIVE APPROACH 

Redevelopment of the Property will require a transition away from operations of the last several decades. 
While continuing to provide mental health services at the Property has merit, the contemporary models for 
providing that care have shifted away from large, isolated institutions, to smaller facilities integrated into 
communities. The state of Washington has not made a significant investment in revitalizing the historic scale 
of mental health services at the Property and is highly unlikely to do so in the future. Transitioning to a 
different use of the Property will occur in phases over time. To the extent that existing tenants can modify 
their operations to improve their compatibility with future uses, they can remain on site, but over the long-
term, attracting private investment and new users of the Property will likely require relocation for some 
tenants.  

CREATE A SUSTAINABLE INSTITUTIONAL AND ECONOMIC PLATFORM 

If a new entity takes on ownership and management of the Property, its will need a clear mission and 
sufficient capital and human resources to undertake the transition and provide stable leadership for decades 
to come.  

DIVERSIFY THE FINANCIAL/ECONOMIC RISK 

It is a truism that the State of Washington has greater resources than a local government. Transfer of the 
Property should include provisions to spread the financial and economic risks so that it is not born solely by 
a single local government entity either through financial agreements with the State or private investors.  

7.2 APPROACH TO REPOSITONING NORTHERN STATE 
The state and local governments should consider for key issues in crafting an approach to transition of 
control of the Property: ownership and governance, property transfer, local entity management, and 
considerations for the future after property transfer.  

 Ownership and Governance 
There are a range of options for the organizational structure of the entity that would take ownership of the 
Property. These include a joint state and local partnership, a new local agency, such as a Public 
Development Authority, a single existing local agency, or a not-for-profit private organization. A 
preliminary analysis of these options is provided in Table 14. There are advantages and disadvantages to 
each of these options that should be studied in more detailed. Decisions regarding the ownership and 
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Table 14 
Preliminary Assessment of Ownership and Governance Options 

governance approach can be influenced by the structure of the property transfer mechanism utilized and as 
such must be made in that context.  
 

Approach Advantages Disadvantages 

Create a 
State/Local Entity  

 Distributes risk between State and local 
entity 

 May have better market credibility 
 Potential access to State government 

tenants 
 Access to state and federal grants 
 New entity has potential to energize the 

process 

 Greater administrative complexity 
 Potential for changing policy goals over 

time 
 Mismatched governance systems 

Create a Local 
Multi-Agency Entity 
with a sole focus 

 Distributes risk among several entities 
 Broader local acceptance and 

accountability 
 Access to state and federal grants 
 New entity has potential to energize the 

process 

 More complex governance 
 Potential for changing policy goals over 

time 

Single Local 
Agency  

 Efficiency of decision making 
 Access to state and federal grants 
 May have lower overhead 

 Competing priorities 
 Weaker financial credibility 
 Potentially less inclusion and 

representation 

Newly Created Not 
for Profit 

 Minimizes local agency demands 
 Potential access to private foundation 

grants 

 Less direct control by public 
 Not eligible for all state and federal 

grants 
 Weaker financial credibility 

No Action  No risk to local entities  Property likely to remain in status quo 
condition 

 

 Property Transfer 
There are two primary options for transferring control of the Property from the State to the local 
community: fee simple acquisition and leasing. Both of these options are tempered by phasing the transfer 
of control or ownership of the facility to correspond with risk reduction realized through downstream real 
estate transactions such as subleases. Under the fee simple acquisition option, the State would sell the 
Property to the local entity at one time or in phases, and the local entity would then ultimately have full 
control of the Property and all the financial responsibility. Under the leasing scenario, the State retains 
ultimate responsibility for the Property, but the local entity would play an intermediate management role in 
subleasing to tenants and supporting permitting and financing of redevelopment. As noted, both of these 
options could be phased, where the local entity would purchase or lease specific portions of the Property, 
and sequentially increase its control over time. As with ownership and governance, there are advantages and 
disadvantages to each of these options that should be studied in more detailed. 
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Table 15 
Preliminary Assessment of Property Transfer Options 

 

 

Approach Advantages Disadvantages 

No Action  No risk to local entities  Property likely to remain in status quo 

Fee Simple Transfer 
In Phases With 
Options 

 Incremental assumption of ownership 
reduces initial costs and allows 
organization to develop capacity 
over time 

 Allows time for any site improvements 
to be implemented 

 Creates a real property asset  
 Allows flexibility in future property 

disposition 

 Potential perception of lack of 
commitment 

 Risk of government policy changes 
over time 

Fee Simple Transfer 
Of Entire Property 

 Creates a real property asset 
immediately 

 Allows flexibility in future property 
disposition 

 Requires operational ‘ramping up’ 
immediately 

Master Lease, 
Phased 
Assumption Of 
Control With 
Options 

 Not a complete transfer of liability 
 Incremental assumption of control 

allows organization to develop 
capacity over time 

 Allows time for any site improvements 
to be implemented 

 Ability to match lease with sub leases 

 Requires resolution of state leasehold 
tax liability 

 Limits disposition to sub leasing 
 Potential perception of lack of 

commitment 
 Risk of government policy changes 

over time 

Master Lease For 
Site In Its Entirety 
(Or Modification 
With A Lease And 
Option To Acquire) 

 Not a complete transfer of liability 

 Requires operational ‘ramping up’ 
immediately 

 Requires resolution of state leasehold 
tax liability 

 Cash flow challenge if large lease 
payment ahead of subleasing 
revenues 

 

 Local Entity Management 
After the Property is transferred, through either purchase or lease, the local entity will manage the buildings 
and/or grounds. The organizational structure of the management should be formulated before an actual 
transaction to ensure that the local entity is prepared to take on responsibilities as soon as it has control of 
the Property. The options for management are  

 Internal: Staff of the local entity provide day-to-day management. 
 Contract with 3rd Party: The local entity could contract with an outside party to provide 

management services. The outside party could be a private, commercial entity or a not-for-profit.  
A preliminary evaluation of these options is provided in Table 16. There are advantages and disadvantages 
to each option. Further analysis and deliberation is needed to select one of these options or formulate 
another preferred alternative. The selection of an option will be informed by the structure of the transaction 
and the ability to identify an anchor tenant.  
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Table 16 
Preliminary Assessment of Future Management Options 

 

 

Approach Advantages Disadvantages 

Internal   More direct control 

 Requires larger staff and overhead 
costs  

 Increases demands on and 
responsibilities of senior management 

 Limited ability to attract and 
compensate qualified candidates 
with proper experience 

Management 
Contract With 3rd 
Party Private Entity  

 Transfers some risk to private entity 
 Reduces staffing and overhead 

requirements of local entity 
 Provides high level and breadth of 

experience immediately 
 Better investment market perception 
 Brings more global /regional reach 

 Requires thoughtful selection process 
 Requires tight contract terms 
 Potential community perception 

concerns of private interests 

Management 
Contract With 3rd 
Party ‘Not For Profit’ 
Entity  

 Transfers some risk to 3rd party entity 
 Reduces staffing and overhead 

requirements of local entity 
 Provides high level and breadth of 

experience immediately 
 Brings more global /regional reach 
 Likely greater community 

acceptability 

 Requires thoughtful selection process 
 Requires tight contract terms 
 Requires more intense financial and 

experience vetting of not for profit 

 

 Future Use Considerations 
The goals and guiding principles of the Adaptive Re-use Study should be implemented as the local entity 
governs and manages the Property into the future. This will involve the following primary actions: 

• Maintaining public ownership and oversight of the Property 

• Establishing a decision framework to carefully consider future leases or sales of the Property and 
ensure they align with the goals and guiding principles 

• Increasing public access to the Property relative to current conditions 

• Positioning the asset for eligibility for federal historic tax credits—this will involve providing 
minimum 30 year lease/terms  

• Resolving the environmental issues on the Property, which though relatively minor, will be a critical 
consideration for outside investors who are typically highly averse to risks associated with 
environmental liability 
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7.3 NEXT STEPS 
Transition of the Property will be a long-term, complex undertaking. There are four major action steps that 
should be taken to move the effort forward: 

PROPOSAL TO DEPARTMENT OF ENTERPRISE SERVICES 

In conformance with the transformative and phased approach to redevelopment of the Property, it is 
recommended that the City, County, and Port, acting in unison or represented by the Port, submit a 
proposal to the Department of Enterprise Services that aligns with the State’s criteria and articulates a vision 
for adaptive re-use of the facility. 

DUE DILIGENCE STUDY  

The local government partners should undertake more detailed analysis of the Property during a due 
diligence period prior to taking a property interest in the facility. Key elements of the due diligence study 
include: 

• Master Planning: Refine programming and site planning options for redevelopment of the property 

• Targeted Market Outreach: Explore potential interest from private developers and businesses in 
potentially locate at the Property 

• Cost Estimating: Develop cost forecasts for building renovation and infrastructure improvements to 
support adaptive re-use.  

• Financial Modeling: Prepare a 10-year model of likely costs associated with operation, maintenance, 
renovation and potential revenues from leases of the Property  

• Environmental Investigation: Conduct additional investigation of the environmental concerns 
identified by the Focused Site Assessment to develop options and cost estimates for resolving them.  

ANNEXATION 

The local governments should coordinate with the Department of Enterprise Services to initiate the process 
of annexing the Property into the City. The zoning and development regulations in the City are more 
appropriate for permitting the level of redevelopment envisioned for the Property.  

SUBAREA PLAN AND PLANNED ACTION SEPA REVIEW 

The local governments can establish the framework for redevelopment of the Property and streamline 
future permitting by adopting a subarea plan and conducting up front SEPA review in coordination with the 
Master Plan prepared as part of the due diligence study.  
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PUBLIC COMMENTS SUMMARY  
Northern State Public Meeting | June 5, 2014 

A community meeting was hosted by the Port of Skagit, and its partners, Skagit County and the City 
of Sedro-Woolley on June 5 to generate discussion about the future of Northern State. Over 100 
people attended the meeting. Information was presented in an informal format on key topic areas, 
including property ownership, market conditions, existing buildings, and natural resources. Public 
input was collected at stations focusing on each of the topics areas and on comment cards. 
Participants were also asked to share their “big idea” for redevelopment of the property and voted 
on their preference for general reuse category. Comments and key themes resulting from the 
community meeting are summarized below.  

Adaptive Reuse Voting Exercise 
 Education and Research Campus- 53.5 
 Specialty Residential- 33 
 Expanded Existing Uses- 26 
 Hospitality Destination-19 
 Light Industrial and Flex Space -11.5 
 Commercial Office and Business Park- 4 

Community Priorities, Comment Card Exercise 
 Historic Preservation- 87% of respondents 

rated historic preservation as important or very 
important  

 Public Access- 86% of respondents rated public 
access as important or very important  

 Job Creation- 62% of respondents said that job 
creation was important or very important 

 Tax Revenue- 29% said tax revenue said that 
important or very important 

 Pubic Investment- 27% of respondents said 
minimizing public investment was important or 
very important 
 

Guiding Principles  
Not 

Important  Neutral  
Very 

Important 
Total 
Votes 

1 2 3 4 5 
 Creating Jobs/Employment 4 2 15 20 14 55 

Creating Tax Revenue 9 8 18 6 8 49 
Keeping Property in Public Ownership 3 3 4 8 34 52 
Preservation of Historic Architecture 1 4 2 11 35 53 
Minimize Public Investment in 
Property 11 7 14 7 5 44 
Public Access to Facility 3 2 2 6 37 50 

Total Count= 55 

Above: Results from the community voting 
exercise regarding potential reuse options. 

Prepared by Maul Foster & Alongi, Inc.   1 
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PUBLIC COMMENTS SUMMARY  
Northern State Public Meeting | June 5, 2014 

Key Themes 
 Social services was the most popular theme. 55 comments were submitted referencing social 

service amenities, medical facilities, clinics, rehabilitation centers, hospice, veteran facilities, 
resources for the homeless, or transitional housing.  

 Job training-18 participants referenced job creation, including vocational training such as 
expanding existing Job Corp. program 

 Nearly all participants listed multiple ideas, and roughly half suggested that more than one 
use be located on the property. Mixed-use communities were a popular concept.  

 Though not reflected in the priority ranking process, many participants commented that 
private funding or grant dollars would be needed to restore the buildings.  

 Public ownership and public access were both overwhelming popular  
 Participants seemed split on tourism. Many people were opposed to tourism and wanted to 

encourage community-oriented uses. Many others supported a conference center or 
McMenamin’s type venue. 

 History of the use is important. Many participants used the history of the property as 
inspiration for the future use and recommended agriculture, social services, and vocational 
training in their ideas for redevelopment. 

Big Ideas for Redevelopment  
List of ideas written by attendees follow by number of times mentioned 
 Social services, medical facilities, 

clinics, rehab, or hospital—mental 
hospital being the most frequent 
recommendation, excludes veteran-
specific facilities (33) 

 Educational and research facilities—
Universities, research centers, charter 
schools (19) 

 Habitat restoration and environmental 
protection (15) 

 Agriculture—farm to table concept, 
agricultural education, community 
gardening, training, farmers markets, 
culinary arts (15) 

 Veterans facility (15) 
 Parks, open space, general recreation 

(13) 
 Vocational and job training, i.e. 

expansion of Job Corp (14) 
 Transitional housing or human 

resources for homeless and low-
income communities (8) 

 McMenamin’s style resort or similar 
destination resort (8) 

 Therapeutic agricultural farm (8) 
 Senior services and housing(8) 
 Convention center (6) 
 Government offices (6) 
 Business park or high-tech campus (5) 
 Environmental training and outdoor 

education (4) 
 Museum or Interpretive Center (4) 
 Hospitality—hotels and restaurants(4) 
 Camping or recreation base camp (3) 
 Fair Grounds (3) 
 Aquatic center (3) 
 Residential housing (2) 
 Prison (2) 
 Ghost tours  
 Zoo 
 Retail 

Prepared by Maul Foster & Alongi, Inc.   2 
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PUBLIC COMMENTS SUMMARY 
  
 

Northern State Public Meeting | September 25, 2014 
 
 

A community meeting was hosted by the Port of Skagit, and its partners, Skagit County and the City of Sedro-Woolley on September 25 to 
generate discussion about the future of Northern State. Approximately 25 people attended the meeting. Feedback from the first 
community meeting on June 5 was presented to confirm the general community perspectives regarding priority objectives and potential 
future uses of the property. Information was also presented on potential community benefits and the feasibility of uses previously 
recommended by the public. Community members were asked to weigh in, using green, yellow, and red dots, to indicate their support for 
specific uses. 

Comments and key themes resulting from the community meeting are summarized below, as well as results from the two voting exercises.  

Guiding Principles 
The matrix below illustrates feedback received on June 5. Participants at the September 25 community meeting provided the following 
comments: 
 Respondents at the September 25 event indicated general agreement with the responses collected at the previous community 

meeting regarding prioritization of guiding principles.  
 Several participants commented on the balance between a strong community desire for public ownership and access with a more 

neutral commitment to investment of public dollars.  
 Some community members commented on the fact that tax revenue can only be generated by a private entity, and that public 

opinion for private uses on the property were mixed.  
 Multiple comments were made about the role of Job Corps and the other current tenants in providing employment opportunities 

and training. Some wondered how these uses could compliment additional, future uses.  
 Participants voiced across the board support for preservation of historic structures.  

 

 

 

 

 

 

 
Future Uses 
Attendees at the September 25 community meeting reacted to findings from the June 5 community open house. Participants’ opinions 
aligned with the following key themes: 

 Respondents at the September 25 event generally concurred with the future uses 
recommended at the previous community meeting. Several respondents said 
education and specialty residential were their preferred reuse options. 

 Most people agreed that, given its acreage, the property would be suitable for a 
mix of distinct uses.  

 Opinions regarding the potential for on-site hospitality were mixed. Several 
individuals voiced that some private funding would be critical for the 
rehabilitation of historic structures, while others worried that a private use would 
lead to reduced public accessibility and a lack of attention to community needs. 
The majority of participants agreed that support for hospitality uses on the site 
would depend on the specifics of the use. 

 Several individuals expressed interest in expanding the current uses on the 
property, while others wondered how the nature and restricted access of existing 
uses might impact the ability for redevelopment on other portions of the site. 
Overall, participants were in support of maintaining the existing operations, 
either on site or at another off-site location.  

 The majority of participants agreed that commercial office or flex space would 
yield the least public benefit.  

 Several individuals thought that an education or research campus offered the 
most flexibility in terms of ability to combine with other uses. People also 
thought that the educational campus approach would protect and encourage 
open, public access.  

 Participants questioned and debated the financial commitment required for retrofitting existing structures for the variety of 
proposed uses.  

 No additional uses were recommended at the September 25 community meeting. 

 

Guiding Principles 
Not 

Important  Neutral  
Very 

Important 
Total 
Votes 

1 2 3 4 5 
 Creating Jobs/Employment 4 2 15 20 14 55 

Creating Tax Revenue 9 8 18 6 8 49 
Keeping Property in Public Ownership 3 3 4 8 34 52 
Preservation of Historic Architecture 1 4 2 11 35 53 
Minimize Public Investment in 
Property 11 7 14 7 5 44 
Public Access to Facility 3 2 2 6 37 50 

Above: Results from a community voting 
exercise conducted on June 5, 2014 

Above: Results from a community voting exercise conducted on June 5, 2014 
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PUBLIC COMMENTS SUMMARY 
  
 

Northern State Public Meeting | September 25, 2014 
 
 

 

Assessment of Potential Benefits  

Participants at the September 25 community meeting were asked to rate reuse options by the ability of that use to produce public benefits. In most cases, community members agreed with the assessment conducted by the project 
partners and consultant team. Hospitality prompted the most unique responses, with 9 community members voting in support and 5 voting in opposition.  

Future Use Economic Benefits Community Benefits Environmental What Do You Think? 

Prominent uses which may include ancillary mix of uses as well 
Expanded/Leveraged 

Existing Uses 
 

Supports family wage jobs and workforce 
training. 

Public ownership, so no property taxes 
Limited multiplier benefit 

Current uses not dependent on buildings 
Restricted access 

Crime and perception concerns 

Limited active stewardship of natural 
resources 

Cleanup to unrestricted standards 

Green- 4 
Yellow- 4 
Red- 0 

Education / Research 
Campus 

Supports high paying, lucrative jobs 
Public ownership, so no property taxes 

Potential to generate additional local spending 

Capitalizes on character of the campus 
Draws people and integrates open space and 

access 
Likely perceived as an amenity to community 

Habitat restoration and research likely 
integrated in to programs 

Cleanup to unrestricted standards 

Green- 14 
Yellow- 0 
Red- 0 

Hospitality Destination 
 

Modest pay, but high number of jobs 
Private ownership, property taxes + hotel taxes 

Significant influx of outside spending 

Capitalizes on character of buildings and 
campus 

Draws people and integrates open space and 
access Integrates open space and access 

Concerns with exclusivity 

Enhancement likely integrated into 
landscaping 

Cleanup to unrestricted standards 

Green- 9 
Yellow- 0 
Red- 5 

Commercial Office / 
Business Park 

High paying, lucrative jobs 
Private ownership, property taxes 

Significant outside investment 
 

No link to historic uses 
Accessible, but not a draw 

Concerns with traffic 

Likely limited concern with stewardship of 
natural resources 

Cleanup to unrestricted standards 

Green- 1 
Yellow- 2 
Red- 4 

Specialty Residential 
(elderly, convalescence, 

veterans) 
 

Supports family wage jobs 
Private ownership, property taxes 

Limited multiplier benefit 

Potential connection to convalescent history 
Accessible, but not a draw 

Positive benefits from services 

Enhancement likely integrated into programs 
Cleanup to unrestricted standards 

Green- 8 
Yellow-1 
Red- 1 

Light Industrial / Flex Space 
 

Low number, but higher payer scale 
Private ownership, property taxes 

Brings outside investment, but not likely to create 
a draw 

No connection to historic uses 
Accessible, but not a draw 

Potential concerns with traffic and noise 

Likely limited concern with stewardship of 
natural resources 

Cleanup to industrial standards 

Green- 0 
Yellow- 2 
Red- 5 
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PUBLIC COMMENTS SUMMARY 
  
 

Northern State Public Meeting | September 25, 2014 
 
Assessment of Feasibility  

Participants at the September 25 community meeting were asked to rate the feasibility of proposed reuse options. Public opinions generally aligned with findings from the feasibility assessment conducted by the Port of Skagit and its 
partners. However, the community opinion was slightly more favorable towards the potential for an education or research campus and for the expansion of existing uses. The community perspective was also more polarized regarding 
the concept of a hospitality destination, reflecting earlier comments that support for hospitality was dependent on the specifics of that use. 

Future Use Feasibility Considerations 

 Alignment with 
Local 

Government 
Goals 

Business Risk to Implementing 
Agency 

Financial Feasibility 
 Location Compatibility with 

Historic Architecture What Do You Think? 

Expanded Baseline – Increase 
scale of existing uses 

Limited private 
investment and 
public access 

Limited revenue potential to balance 
maintenance costs 

Tenants require subsidized 
lease rates 

Revenues do not cover 
maintenance costs 

Benefits of seclusion Does not capitalize on 
buildings value 

Green- 4 
Yellow- 1 
Red- 0 

Education / Research Campus 
(all sectors) Strong alignment Risk of attracting institution Likely depends on state 

funding 
Assuming tailored to 

assets of the site 
Campus character 

central to use 

Green- 14 
Yellow- 0 
Red- 0 

Hospitality Destination 
 Strong alignment Risk of attracting investment and 

perception 

Potential to generate 
significant private investment 

and revenue 

Assuming tailored to 
assets of the site 

Campus character 
central to use 

Green- 9 
Yellow- 0 
Red- 5 

Commercial Office / Business 
Park Strong alignment Risk of recruiting and retaining 

tenants 

Limited demand and 
challenging location 

Rents not likely to cover 
renovation and deferred 

maintenance 

Distance from population 
center 

Not dependent on 
historic character 

Green- 1 
Yellow- 2 
Red- 5 

Specialty Residential 
 Strong alignment Risk of attracting investment 

Growing demand for senior 
and health services, 

Potential to generate private 
investment and revenue 

Assuming tailored to 
assets of the site 

Campus character 
central to use 

Green- 8 
Yellow- 1 
Red- 1 

Light Industrial / Flex Space 
 Limited Risk of recruiting and retaining 

tenants 

Limited demand and 
challenging location 
Revenues not likely to 

generate sufficient revenue 

Distance from population 
and freeway Limited 

Green- 0 
Yellow- 2 
Red- 5 
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