






 

 

Urban Village Mixed Use Overlay 

Subarea Plan   

June 2019 Draft 

 
Sedro-Woolley Planning Department  

325 Metcalf Street Sedro-Woolley, WA  

Overlay Area 



City of Sedro-Woolley Urban Village Mixed Use Subarea Plan - Draft 1   

 

Table of Contents         page 1 

1. Introduction         page 2 

1.1 Growth Management Planning in Sedro-Woolley    page 2 

1.2 Background to the creation of the UVMU Overlay    page 3 

1.3 Existing Land Use in the UVMU Area     page 4 

2. Purpose         page 4 

2.1 The Subarea Plan and New Urbanism     page 5 

2.2 Model Results        page 6  

3. Urban Village Mixed Use Goals and Policies    page 8 

 

List of Figures 

1. UVMU Overlay Area as shown on Comprehensive Land Use Map             page 3 

2. Undeveloped lot formerly intended for grocery chain                         page 4  

3. Illustration of the principles of New Urbanism    page 5 

4. Model based on UVMU Overlay Zoning Code and Design Standards         page 7  

4.1 View 1 of Model  

4.2 View 2 of Model  

4.3 View 3 of Model  

4.4 View 4 of Model  

 

 

 

 

 

 

 

 



City of Sedro-Woolley Urban Village Mixed Use Subarea Plan - Draft 2   

 

 

1. Introduction 
 

1.1  Growth Management Planning in Sedro-Woolley 

Cities in Washington State are required by the Growth Management Act (GMA) to plan for 20 

years of projected population and employment growth. Per the GMA, these projections are to be 

updated periodically (every eight years unless changes by the State Legislature). The cities 

within Skagit County work with the County to update each city’s growth projections and then the 

cities develop plans to accommodate the projected growth. In Skagit County, the Growth 

Management Steering Committee recommends 20-year growth projections, then the Skagit 

County Board of County Commissioners (BCC) reviews that recommendation and adopts the 

final growth projections. Those projections can be found in the Countywide Planning Policies 

adopted by the BCC.  

The city of Sedro-Woolley uses many tools to plan for and accommodate the projected 

population growth within the city urban growth area. One of the tools the specified in the Land 

Use Element of the Sedro-Woolley Comprehensive Plan is the creation of an urban village 

overlay. The Introduction to the Sedro-Woolley Comprehensive Plan identifies several goals and 

policies to address the goals of the GMA. These general goals and policies focus on encouraging 

development in urban areas; reducing/preventing sprawl; providing well-planned, efficient multi-

modal transportation systems; providing diverse and affordable housing options; encouraging 

economic development; protecting property rights; retaining open space for recreation; and 

protecting the environment for current and future residents while preserving the city’s existing 

character.  

The UVMU is intended to help the city accommodate the 20-year growth projections with those 

general GMA Goals in mind. In addition to the expanding in a well-planned manner at the edge 

of the city through annexations – primarily for residential development – higher densities of 

residential and commercial development are planned within the existing city limits near 

infrastructure that can support development. This is done in an environmentally and aesthetically 

rational way, under compliance with the GMA. Planning efforts strive to maintain an intentional 

balance of residential, commercial and industrial uses. The provision of new commercial space is 

intended to keep up with the residential growth within the city to maintain that balance. The 

Urban Village Mixed Use (UVMU) area just off State Route 20 has been identified as one of 

high potential for the kind of development that will promote the sort of urban environment for 

which the city strives. In the UVMU area, Commercial space is required, while allowing for 

residential uses in close proximity, therby reducing vehicle trips, reducing housing pressure on 

the edge of the city and providing a diverse, affordable housing options.  
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1.2  Background to the Creation of the UVMU Overlay 

In 2008, at the request of the property owners of several properties west of Trail Road and east of 

Brickyard Creek, the City of Sedro-Woolley created a zoning overlay called the Urban Village 

Mixed Use Overlay (UVMU). The roughly 40 acre area included in the UVMU is depicted in 

Figure 1. An overlay is an optional zoning layer of which the property owner may take 

advantage. The property is still zoned Mixed Commercial, so a property owner may develop 

their property using the Mixed Commercial zone regulations in Chapter 17.20 of the Sedro-

Woolley Municipal Code (SWMC). However, if the owner desires to create more housing units 

than are allowed per the standard Mixed Commercial zoning regulations, then that owner may 

elect to develop the property per the UVMU Overlay standards.  

The UVMU Overlay is intended to allow property owners in the area to build taller buildings 

with more residential units than would normally be allowed in the underlying Mixed 

Commercial zone. In exchange, the property would be developed in a manner that improves the 

aesthetics and pedestrian amenities through development regulations and design standards that 

exceed the standards of the underlying Mixed Commercial zone. “Urban Village Mixed Use” is 

defined in the Comprehensive Plan as “a land use designation, as part of an overlay zone, 

intended to provide for higher density residential and commercial development in a designated 

Figure 1. UVMU Overlay Area as shown on Comprehensive Land Use Map 
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geographic area, providing the benefits of mixed-use development, open space, quality 

development design and efficiency of land use.”  

In 2008 the UVMU was incorporated into the Land Use Element of the Comprehensive Plan 

amendments. However, the zoning regulations and design standards that enable property 

developers to use the UVMU Overlay were not completed until 2019. The zoning code specifies 

uses that are allowed and many of the technical performances required. A separate chapter in the 

Sedro-Woolley Design Standards and Guidelines has been adopted to address the additional 

standards and guidelines for development in the UVMU. Those additional standards provide 

detailed standards for the design of structures and open space amenities as well as driveways and 

parking. The Goals and Policies of this Subarea Plan help guide the specific zoning regulations 

and design standards for the UVMU. 

 

1.3  Existing Land Use in the UVMU Area  

The UVMU area is located along the north side of State Route 20, northward to Stendal Street. It 

runs westward from Trail Road to Brickyard Creek. The area includes properties on the west side 

of Hodgin Street between Brickyard Creek and Hodgin Street. To the north of the UVMU are 

school district-owned baseball and soccer fields. The properties to the south, across State Route 

20 and the BNSF railway, are zoned for industrial use and the land uses in that area are largely 

industrial. To the east of the UVMU the property is zoned Mixed Commercial. The uses east of 

the UVMU include single story commercial uses used for sales and repair and a single family 

home. West of the UVMU is agricultural land that lies outside the city limits and one small 

commercial/industrial use along State Route 20.  

Existing uses within the UMVU area are restaurants, storage, gas stations, an RV repair 

company, single-family homes and a shuttered caged egg layer operation/compost facility. A 

large national grocery chain had planned to build a store within the area that is now the UVMU; 

a traffic light was installed at the intersection of Hodgin Street and State Route 20 to 

accommodate the projected traffic impacts of the grocery store. However, the plans for the 

grocery store fell through and the lot they intended to occupy has since remained undeveloped.  

 

Figures 2.1 – 2.3. Stendal Street, the site formerly intended for the grocery chain, and the sites edge 

along Hodgin Street respectively.  
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2. Purpose  
 

 

2.1  The Subarea Plan and New Urbanism 

A subarea plan is a set of guidelines or regulatory framework for a specific urban area. The 

purpose of this subarea plan is to provide a policy framework and design standards for Sedro-

Woolley’s Urban Village Mixed Use (UVMU) area. The UVMU has been rezoned with an 

overlay specifically to allow for and encourage mixed use. The UVMU will provide for more 

efficient use of resources providing for an integrated mixed-use site plan to include open space, 

walkability, convenience, environmental protection, enhanced commercial options, and reduced 

dependence on motorized vehicles. The UVMU will also provide for an urban village experience 

while presenting an attractive and welcoming appearance to visitors at the western entrance of 

the city. The intent of the Subarea Plan is to encourage commercial uses first and allow 

residential uses as an incentive to build commercial space. 

The “Urban Village Mixed-Use” zone emphasizes aspects of New Urbanism planning.  New 

Urbanism development is consistent with policies articulated in the Comprehensive Plan and the 

City’s Design Standards and Guidelines.  The principle components of New Urbanism 

development include:  

 Pedestrian access and walkways 

 Connectivity for both pedestrian and vehicular flows 

 Mixed-Use and diversity of development mix including residential, office and retail 

 Diversity of housing to include a range of types, sizes and prices in close proximity 

 Quality architecture and urban design 

 Traditional neighborhood elements including open space at the center of the 

development 

 Increased density to enable a more convenient, efficient use of services and resources  

 Smart transportation including pedestrian friendly design 

 Environmentally sensitive and sustainable, energy efficient and utilizing Low Impact 

Development to effectively manage storm water and (possibly LEED) to design 

environmentally efficient buildings 

 Promote open space through more efficient land use and increased densities, and 

 Enhance quality of life. 

Figure 3. Illustration of the principles of New Urbanism 
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2.2 Model Results 

Because the intent of the UVMU is to encourage the construction of commercial space by 

including the incentive of additional residential units, the commercial use is required before 

additional residential units are allowed. Similarly, the required open space and parking for the 

total site development must be provided before additional residential units. If the proposed 

commercial space, residential units, parking and open space as required in the development 

regulations are not able to fit on any given site, then the residential units shall be reduced.  

Figures 4.1 through 4.4 illustrate what a development could potentially look like using the 

UVMU Overlay regulations in Title 17 SWMC and the Additional Design Standards for the 

UVMU Overlay. The figures were designed to illustrate what a development of 35 units per 

acres (the maximum number of units per acre in the UVMU) could look like on a corner site. 

The model presumes a 1.98 acre property, therefore 69 residential units could be allowed if 30% 

of the site is dedicated as open space. The model buildings each have a 7,200 sf footprint, so a 

minimum of 3,600 square feet of each building needs to be commercial space. The parking 

required for that commercial space is 36 parking spaces (three buildings of 3,600 square feet of 

commercial each / 300 parking spaces per square foot = 36 parking spaces). The model shows 99 

parking spaces, which takes up almost 40% of the gross site area. 99 parking spaces could be 

enough to accommodate the residential uses, but would be too few to also accommodate the 

commercial uses. Therefore, the number of residential units needs to be reduced in this example 

or more parking would need to be provided.  

Without using structure parking, it is unlikely that a development of 35 units per acre can be 

accomplished. Thus, structure parking is anticipated and regulations to address structure parking 

have been included in the development regulations and design standards. The results were that 

roughly sixty-nine dwelling units could fit on the parcel with the required open space specified 

by the overlay code, but that number of dwelling units may need to be reduced in order to 

accommodate parking for both residential and commercial uses.  
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Figures 4.1- 4.4. Model based on UVMU Overlay Zoning Code and Design Standards 
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3. Urban Village Mixed Use Goals and Policies  

The UVMU goals and policies are aligned with the Growth Management Act goals in the 

Introduction to the Sedro-Woolley Comprehensive Plan. The UVMU goals and policies also 

conform to the goals and policies of the Land Use Element of the Comprehensive Plan and the 

other elements of the city Comprehensive Plan. The goals and policies below are also aligned 

with some of the principle components of “New Urbanism.”  

Goal UVMU 1: Encourage high quality commercial development in the UVMU 

Overlay through incentives for additional residential units that would not be 

possible under the MC zoning regulations.  

Policy UVMU-1.1: The Mixed Commercial zone should allow for a compatible mix of 

commercial and residential development with standards intended to present an attractive and 

welcoming appearance to visitors at the entrances to the city and at selected nodes along major 

roads. 

Policy UVMU-1.2: Buildings along Hodgin Street, Stendal Street, Trail Road, and State Route 

20 (including the access driveway north of Parcels A-C of the Gateway Binding Site Plan) 

should have commercial street frontage with parking screened from public sight.  

Policy UVMU-1.3: A higher standard of aesthetics is required within the overlay. The UVMU 

will promote more efficient use of resources by providing for an integrated mixed-use site plan 

intended to create an urban village experience and an attractive, welcoming appearance to 

visitors. 

Goal UVMU 2: Encourage commerce by creating a pedestrian-friendly 

environment that accommodates shoppers, employees and residents.  

Policy UVMU-2.1: Drive through and other non-pedestrian friendly facilities should not be 

permitted in UVMU area unless set back from main streets. 

Policy UVMU-2.2: The creation of a mixed-use parking district should be encouraged. Parking 

may be constructed and maintained for motor vehicles, bicycles or other non-motorized 

transportation, lease parking and/or other parking that promotes alternatives to driving single-

occupant motor vehicles. 

Policy UVMU-2.3: Off-street parking should be provided for residential dwellings, commercial 

and retail uses in the UVMU Overlay. Providing adequate parking without creating large 

expanses of parking lots in front of commercial businesses is key to the success of the UVMU.  

Policy UVMU-2.4:  To reinforce pedestrian activity, development in the UVMU should be 

oriented to ground floor activities and enhance the liveliness of the street through building 

location, uses and design.  
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Goal UVMU 3: Integrate environment into site design. 

Policy UVMU 3.1: Open space and environmental conservation are encouraged as much as 

possible. Integrating the Brickyard Creek buffer area into the design and use of the buildings and 

other site improvements shall be required. 

Policy UVMU 3.2: The UVMU area should create and/or preserve usable open space for the 

enjoyment of the occupants and the general public. 

Policy UVMU 3.3: Open space should be landscaped and attractive to promote a sense of place 

and aesthetic enjoyment.  

Policy UVMU 3.4: Public access via a public trail, restaurant seating, and pedestrian activity 

along the length of the Brickyard Creek riparian area is encouraged. 

Policy UVMU 3.5: Site development shall be subject to the connection of Hodgin/Stendal Streets 

westward and/or northward as specified in the Sedro-Woolley Transportation Element. 

Goal UVMU 4: Encourage mixed-use development and diverse housing options. 

Policy UVMU-4.1: The UVMU is intended for a range of multifamily, multi-level structures 

with density not to exceed the limit set in Title 17 SWMC. The limit on maximum density is 

intended to encourage flexibility in dwelling unit densities and types of structures to provide 

diversity of dwelling unit types and efficiencies associated within mixed-use development. 

Policy UVMU-4.2: The Urban Village Mixed-Use zone is not intended for single family 

residences or duplexes. Rowhouses (AKA townhouses) may be approved if not located on the 

main roads and if they are part of a comprehensive mixed use site.  

Policy UVMU-4.3: The UVMU area will allow for multifamily, multi-level buildings with 

varying densities dedicated to residential uses. Commercial uses should be street fronting and 

occupy no less than half of the first floor use with residential uses mostly above street level. 


