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ANALYSIS

Through the much of 2008, the Planning Department received many comments from the
public about the compatibility of some Industrial zoned properties with the neighboring
existing uses and requests for clarification of what uses should be allowed in the Industrial
zone. These comments were largely driven by one proposal on a specific, currently-unused,
Industrial property, but the comments opened up a broader conversation about the City’s
current zoning map, specifically about Industrial property adjacent to single family
residential neighborhoods and schools. While the zoning is being reviewed city-wide as a
result of the Industrial Zone buffering proposal, another major revision that has been of
interest to the City for several years has also been proposed: review the boundaries of the
Central Business District (CBD) and possibly reduce its boundaries and or alter Chapter
17.24 SWMC – Central Business District – to better accommodate residential development
near the commercial services of the CBD.

In December the City Council approved a prioritized list of issues for the Planning
Commission to address; the three items in this proposal were included as one action and
included as the fourth priority item on the list. Because such changes affect the
Comprehensive Plan, no action has been possible on this proposal until it could be
reviewed as part of the Comprehensive Plan review cycle (2009 Docket). The third part of
this proposal would require significant time to complete and, while it is related to the area-
wide rezone, deals with detailed changes to the CBD zoning. This staff report will address
part 3, however, staff recommends that it be separated from the rest of the proposal in
CPA-4-09 and be given its own Docket file number.

Part 1 – Industrial Zone Buffering
The first part of this proposal is to review how different zones are arranged on the Zoning
map and look for opportunities to buffer incompatible uses. Comprehensive Plan policy
LU.1.5 encourages buffering residential uses from industrial and commercial uses and
reads: “Buffer commercial and industrial land uses when they abut residential
development.” One potential action is to change zoning in many areas to provide buffers
between incompatible uses; for example, change a portion of industrially zoned land next
to the Residential 5 (R-5) to a buffering zoning designation with less impact on its
neighbors (Mixed Commercial (MC), Residential 15 (R-15) or Public (P)). Another
example is the opposite action, to upzone a portion of the R-5 land (if appropriate) to one
of the buffer zoning designations. The City would like to retain at least as much property in
the Industrial and MC zones as exists today, so any reduction of one of those zones in any
location would require an addition in another area. Therefore this action will affect zoning
city-wide. A city-wide review of zoning patterns is a major action that requires substantial
public input as it may affect residents and property owners in many parts of the City.

Part 2 – Clarification of Industrial Zone Uses
A second part of many of the public concerns about the Industrial zone relates to what uses
are allowed under the current language in Chapter 17.28 SWMC (Exhibit C). As per
SWMC 17.28.010.A, the following uses are outright allowed uses in the Industrial zone:
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1. Office parks, medical services wholesaling, and light manufacturing, processing, and
industrial development;
2. Industrial equipment, supplies, services, including storage;
3. Agriculture;
4. Parking lots serving any use;
5. Trade schools, warehouses, storage, utilities other than wireless communications
facilities, government services;
6. Limited retail and service uses up to five percent of the total site;
7. Live-work units as a transition between industrial and residential;
8. On-site day care serving a specified permitted use;
9. On-site recreational facilities serving a specified permitted use; and
10. Adult entertainment establishments (details not listed here).

All other uses (with the exception of residential uses, which are prohibited) are allowed
conditionally. For any use that is allowed conditionally, the applicant must apply for a
conditional use permit (CUP) and the CUP must be approved by the Hearing Examiner
before the use can be commenced. It would be beneficial for users of the municipal code if
definitions for the specific uses listed in 17.28.010.A (ie. “processing,” “industrial
development,” etc.) were included in the definitions section of the zoning code (SWMC
17.04.030). In addition, the Planning Commission may want to examine what uses are
allowed and discuss if those uses are still appropriate as outright allowed uses. This is the
opportunity to change outright allowed uses to conditional uses or vice-versa.

The rules for the Industrial zone are found in Chapter 17.28 of the Sedro-Woolley
Municipal Code (SWMC), a portion of the City’s development regulations. Changes to
Chapter 17.28 SWMC, the Comprehensive Land-Use map and the Zoning map are
anticipated as a result of this action. There is a possibility that a small portion of the Land-
Use Element of the Comprehensive Plan will also have to be amended, depending on the
extent of the proposed changes to the maps and the text of the zoning regulations.

Part 3 – Central Business District Zoning Changes
While the zoning is being reviewed city-wide as a result of the Industrial zone buffering
proposal, another major revision that has been of interest to the City for several years has
also been proposed: to review the boundaries of the CBD. This proposal could possibly
reduce the CBD boundaries and/or alter the zoning code for the Central Business District to
better accommodate residential development in the areas of the CBD that are not ideal for
commercial development. Currently, residential development is not allowed except above
or behind commercial spaces in the CBD. In areas off of major roads where commercial
development is impractical (ie Haines Street north of Ferry Street), residential units may be
appropriate, especially residential development such as row houses or other housing
structures that are built on the front property line, as found in traditional downtown areas.
Encouraging more residential development in the CBD also increases the number of local
customers for businesses in the CBD, reduces the number of vehicle trips generated by the
development because the units are within walking distance of the goods and services within
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the CBD, and further increases the Comprehensive Plan vision to have a CBD that “is
vibrant during the day with a healthy and safe nightlife.”

Currently, if an applicant wishes to build a residential development without a commercial
component in the CBD, the applicant would be required to apply for a CUP. This is viewed
as risky to the applicant because the CUP process is expensive and approval is not
guaranteed. The CUP process also is necessary for owners of single family residents (SFR)
in the CBD who desire to expand their residence. SWMC 17.24.010 does not allow SFRs
in the CBD, so all SFRs are considered existing non-conforming, which requires a
conditional use permit to expand (or rebuild in the case of a fire). Excluding single and
multi-family construction along the major commercial roads in the CBD is important to
allow the further commercial development in the area, however, commercial development
on strictly residential roads with no transportation connectivity (such as the western end of
West Woodworth Street) is not likely. Maintaining rules to require commercial activity in
such areas may not be in the best interest of the community.

A separate, but related issue to accommodating additional housing in the CBD is the
necessity for on-site play areas. SWMC 17.38.010 requires all developments that create
more than four residential units to “provide a minimum of eight hundred square feet of
unpaved, usable open space with lawn or other soft surface for an outdoor children’s play
area, plus an additional fifty square feet of usable open space for each additional unit
beyond the initial five units, up to a maximum of ten thousand square feet, except that this
requirement does not apply to residential development which is secondary to a commercial
use in the central business district…”

Properties in the CBD are intended for full build-out. The zoning code excludes CBD
properties from maximum lot coverage requirements and allows of zero-lot-line
construction in the CBD (Chapter 17.24 SWMC). The Planning Department recommends
that the Planning Commission explore the possibility of eliminating the requirement for on-
site play areas in the CBD. Instead, a program can be developed to create a CBD park fund
dedicated for purchasing and developing parks in the CBD to accommodate/serve the new
residents in the CBD. This would allow the use of property in the CBD to be developed at
higher densities and with more lot coverage, as the current zoning allows. A CBD park
fund would help create new public parks in the CBD. The currently required on-site play
areas are private and have several drawbacks. Private play areas are often too small to
create any benefit to the residents and take up valuable space that the developer can use to
add more units, parking or stormwater facilities. There are no requirements that private
play areas may not be maintained. Private play areas do not provide a public benefit. The
private play area requirement can interfere with the traditional pattern of development in a
dense, central business district. It may be more appropriate and beneficial to the
community to allow/require developers of property in the CBD to contribute to a CBD
parks development fund, separate from the park impact fee fund that is already in place.

The logistics for developing a CBD park fund shall be determined if the community shows
an interest in such a plan. A treasury account will need to be established under the impact



CPA-4-09 – Zoning Updates
City of Sedro-Woolley

Page 5

fee rules in Chapter 82.02 RCW, an impact fee calculation must be developed based on the
costs and needs involved in park development, and a new section to the Parks and
Recreation Element will need to be written. As noted earlier, this third part of CPA-4-09
will require significant work on the part of both staff and the Planning Commission. Staff
recommends that this third part be separated from the rest of CPA-4-09 and treated as a
separate Docket item. This would allow the other two parts of CPA-4-09 to progress
without being delayed by this more complicated proposal.

ANALYSIS OF EXISTING COMPREHENSIVE PLAN ECONOMIC DEVELOPMENT ELEMENT

The following is a summary of how the proposal meets the existing language of the Sedro-
Woolley Comprehensive Plan. After each excerpt are staff’s comments on the section’s
relevance to the City’s current Comprehensive Plan goals and policies. Comprehensive
Plan language appears in italics and staff comments are in regular font.

1. Goal GMA1: Encourage development in areas where adequate public facilities exist.
Encouraging denser residential development in the CBD meets the first goal of the
Comprehensive Plan Introduction and Vision Statement. The sewer, transportation and
utilities systems in the CBD are well developed. Development in the CBD is easily
served by all the existing public utilities.

2. CBD Vision Statement: The city endorses the preservation of a functional yet
aesthetically pleasing downtown area. Downtown is the city’s core—it is a place where
residents can come to purchase basic goods without driving to other communities. It is
also the center of the city’s social life. The central business district is vibrant during the
day with a healthy and safe nightlife. Residential space above first-floor shops helps
see to that. The vision statement sees the CBD as a central, vibrant location where City
residents can walk and feel safe. Additional residents in and around the CBD will add
to the amount of foot traffic in the area. The vision does specifically envision
residential units above commercial space, but this does not exclude non-commercial
associated residential uses in the areas that are not logically conducive to commercial
activity.

3. Policy T4.3: Encourage the use of commuting alternatives to the single-occupancy
automobile. Alternatives include, but are not limited to walking, carpooling, bicycling
and mass transportation. Encouraging residential units near the downtown business
area helps reduce single-occupancy auto trips by allowing resident to live within
walking distance from a concentrated area of goods and services.

4. Housing Objective – Promote residential development in commercial areas where
combining such uses would promote the vitality and economic viability of the area.
The proposal to incorporate more residential units in the CBD is in line with this
objective from the Housing Element, which calls for additional residential development
in commercial areas, including the CBD.
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5. Land Use Policy LU2.5 – Buffer commercial and industrial land uses when they abut
residential development. This Policy clearly identifies buffering of industrial property
from residential property as an important City objective.

RECOMMENDATION

Based on the public comments received and Planning Commission discussion on April 21,
2009, staff shall continue to develop amendments to the Zoning and Land-Use maps, the
Comprehensive Plan and the zoning codes for the Industrial zone and CBD. Staff
recommends that a motion be passed to separate Part 3 of Docket file CPA-4-09, dealing
with the Central Business District boundaries, residential uses and park development, and
create a new CPA file number under which the CBD issues can be reviewed separately
from the greater city-wide rezoning issues. At the next scheduled Planning Commission
meeting (May 19, 2009) staff will provide revised Zoning and Land-Use maps and
proposed text changes/amendments to the zoning code and Comprehensive Plan. There is a
lot of work that still needs to be done on this issue and the Planning Department seeks as
much public input as can be gathered; for this reason it is recommended that at least one
open house be scheduled, and a public notice of the potential changes to the city-wide
zoning map and zoning code be mailed directly to residents and property owners in Sedro-
Woolley.

NOTICE OF PUBLIC HEARING PUBLISHED IN THE SKAGIT VALLEY HERALD: April 7, 2009

EXHIBITS:

A. City Zoning Map
B. Comprehensive Land-Use Map
C. selected sections of Title 17 SWMC – Zoning
D. Land Use Element of the of the Comprehensive Plan
E. Notice of Public Hearing


