
 

 
 

 
MEMO: 
 

To:  Sedro-Woolley Planning Commission 
  
From:  John Coleman, AICP 
 Planning Director 
 
Date: December 21, 2021 
 
Subject:  Rules of Procedure 
  
_______________________________________________________________________________ 
 
ISSUE  
 
The Planning Commission has not adopted revised Rules of Procedure in many years. The Planning 
Commission has reviewed the proposed Rules of Procedure at its November meeting. The attached 
Rules of Procedure are complete and it is recommended that the Planning Commission adopt the 
Rules of Procedure.  
 
ATTACHMENTS 
 
Attachment 1 – Rules of Procedure 
 
RECOMMENDATIONS 
 
Make a motion to adopt the attached Rules of Procedure.  
 
 

Planning Department 
Sedro-Woolley Municipal Building 

325 Metcalf Street 
Sedro-Woolley, WA  98284 

Phone (360) 855-0771 
Fax (360) 855-0733 
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Sedro-Woolley Planning Commission 
 

Rules of Procedure 
 

MISSION STATEMENT 

 

The primary mission of the Sedro-Woolley Planning Commission is to thoroughly review and 

refine the City’s Comprehensive Plan and Development Regulations in order to ensure that 

growth in Sedro-Woolley will bring us to what the community has decided is the vision for the 

city. The Planning Commission seeks out public involvement in updating the vision for the city.   

As the population grows, public services must be provided for, using means established by the 

Commission and the City Council. The Commission’s role in updating the Comprehensive Plan 

and Development Regulations ensures that developments are consistent with what the 

community envisions for Sedro-Woolley. The Planning Commission shall also advise the City 

Council on policy and to guide the development of the City. 

The Planning Commission shall carry out the responsibilities designated by ordinance and other 

duties assigned by the City Council. The members of the Planning Commission accept the 

responsibility of the office and declare their intention to execute the duties defined under the 

State and Municipal law to the best of their ability and to respect and observe the requirements 

established by the City Council. 

“The planning process in a community exercises the power of a municipal corporation to 

regulate the health, safety, and other interests of a community.” 

ORGANIZATON OF THE PLANNING COMMISSION 

Membership: The Planning Commission consists of seven members with a term of office of six 

years. When terms expire, the Mayor appoints new members per chapter 2.48 SWMC. If a 

Commission member has more than four (4) total absences from regularly scheduled meetings in 

a calendar year, the Chairperson shall inform the Mayor who may appoint a new Commission 

member to fill the member’s term. No person shall hold the office of member of the Planning 

Commission unless that person is a resident of the city or the UGA. If a member of the Planning 

Commission ceases to be a resident of the city, the office must be vacated.  

 

Election of Officers: Officers shall be rotated and appointed each year at the Commission’s last 

regular meeting of the year. This shall be done by nomination and voting.   

1. A Chairperson and Vice-Chairperson shall be elected by a majority of the Commissioners at 

the first regular meeting of each year. A quorum must be present to elect the Chairperson and 

Vice-Chairperson.  

2. If the term of the Chairperson ends prior to the election of Chair and Vice-Chairperson, the 

Commission shall elect an interim Chair until the regularly-scheduled election.  

3. In the absence of the Chairperson and the Vice-Chairperson, a Chairperson pro tem shall be 

elected informally by the members present to conduct the meeting.  



 

 Page 2 

4. In the event of the resignation of the Chairperson or Vice-Chairperson, the Commission shall 

expeditiously elect a new officer to fill the vacancy for the unexpired term.  

5. The Planning Commission, by majority vote of those present may create special committees 

and assign one or more members to such committees.  

Duties of the Chairperson and Vice-Chairperson:  The Chairperson calls meetings to order, 

records attendance into the record, assigns subcommittees and duties as needed. The chair keeps 

members on track with the agenda and ensures that the Planning Commission moves through its 

tasks punctually. The chair opens the floor for motions made by members, asks for discussion 

from members, asks for seconds to the motions, calls for voting by reading the motion into the 

record and may state into the record the vote of each member.    

The Chairperson shall preside at all Commission meetings and have the powers generally 

assigned such office in conducting the meetings. It shall be the Chairperson’s duty to see that the 

transaction of Planning Commission business is in accord with these By-laws.  

The Vice-Chairperson shall, in the absence of the Chairperson, perform all of the duties of the 

Chairperson at a regular or special meeting. In the absence of the Chairperson and Vice-

Chairperson, the present members may elect a temporary Chairperson to preside at the meeting.  

MEETINGS 

The Planning Commission shall determine a regular meeting time (time, place, and frequency) as 

necessary.  

1. All meetings of the Planning Commission shall be open to the public.  

2. Executive sessions may be held only with prior City Council approval and in accord with the 

requirements imposed by RCW 42.30.110 and 42.30.140.  

3. To conduct official Planning Commission business, a quorum must be present. If no quorum 

exists due to members leaving the meeting, no official action can be taken.  

4. The Planning Commission meetings shall be governed by the guidelines and procedures 

contained in the current edition of Roberts Rules of Order.  

5. To the extent it does not violate public notice requirements, the printed agenda of a regular 

meeting may be modified, supplemented, or revised at the beginning of the meeting by the 

affirmative vote of the majority of Commission members present.  

6. The Planning Commission may devote part of its meetings to an informational study session 

during which no comments from the public will be permitted, unless the Chairperson or a 

majority, on a case-by-case basis, decides otherwise.  

7. Action is taken by a majority vote of the members present and voting. Any member may 

abstain from voting. A tie vote means a motion fails.  

8. After 9:00 PM the Planning Commission shall hear no new agenda items, unless a majority 

of the Commissioners present should decide otherwise.  

9. A staff person will be responsible for the written recording of all Planning Commission 

meetings. All approved minutes will be retained by the City of Sedro-Woolley and be made 

part of a permanent record.  
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AGENDA 

1. The preparation of the agenda will be the duty of the Planning Director or his/her designee, 

and he or she will coordinate that preparation with the Chairperson.  

2. The agenda may be divided into sections and continue until subsequent meetings when it is 

apparent that one meeting will not be sufficient to complete the scheduled business.  

3. Copies of the agenda will be available to all Planning Commission members at least two days 

prior to a regular meeting date.  

4. The agenda will indicate whether the Planning Commission intends to take formal action on 

a particular matter.  

5. The Planning Commission may continue a public hearing to a future date only for the 

purpose of accepting new written or oral testimony solely from anyone who had signed up to 

speak on the original hearing date but did not have the opportunity to testify. A continued 

public hearing does not require new public notice. Once a public hearing is closed, it cannot 

be re-opened without issuance of a new public notice.  

6. The agenda shall be confirmed at the beginning of each meeting.  

WORK SESSIONS 

A substantial amount of the Planning Commission’s work may be conducted at informal study 

sessions.  

1. The Commission shall consider information and recommendations from staff and comments 

from the public during the study session.  

2. Based on staff, public, and Commission input, the Commission determines its 

recommendations to be forwarded to the City Council.  

GENERAL PUBLIC COMMENT 

A general open comment period is provided at each Planning Commission meeting. The General 

Comment Period is for comments not related to any public hearings on the agenda. There will be 

a separate public hearing or comment period for any items on the agenda.  

1. Each speaker is limited to 3 minutes speaking time. If a speaker is representing an 

organization, that speaker shall be granted 5 minutes speaking time.  

2. Members of the public attending study sessions may only speak if acknowledged by the 

Chairperson.  

3. If audience dialogue becomes disruptive, the Chairperson may recess the meeting or request 

that the meeting be adjourned.  

4. To communicate with the Commission on a matter not scheduled for Public Hearing, the 

public may write a letter and/or speak during the duration of each meeting entitled "General 

Public Comment" near the beginning of the agenda.  

PUBLIC HEARING PROCEDURES 

The Chairperson shall open the public hearing on the subject case by identifying the proposal. 
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The Chairperson shall state that the testimony and input will be taken in prescribed fashion. All 

persons wishing to speak on the matter before the Planning Commission must first be recognized 

by the Chairperson. For the record, that person shall state his or her name and address, as well as 

any group or organization he or she represents, if any. All statements by the speaker shall be 

addresses to the Planning Commission. The Chairperson may limit the amount of time allowed 

any person or group in order to give all who wish the opportunity to speak. The Chairperson may 

limit input to avoid duplication. Because public hearings are to gather information, there will be 

no cross-examination of speakers.  

The presentation order shall be as follows: 

1. Staff Planner: Presentation of staff report and other materials and correspondences into the 

record. 

2. Proponent: Presentation and statements by representatives of the proponent/applicant. 

3. Chair: Open public hearing.   

4. Members of the Public: Presentations and statements by the public who wish to speak for or 

against the proposal/application. The hearing is to gather information; questions from the 

public are not answered at the public hearing. Questions about the proposal/application shall 

be addressed to staff during regular city hall business hours or in writing to the Planning and 

Building Department.  

The public testimony portion of the public hearing is then closed. Planning Commissioners then 

deliberate on the proposal/application and the testimony received. Members may ask questions 

of both staff and any other speakers to clarify their understanding of relevant points or to gather 

additional information. All questions shall be posed through the Chairperson who shall ask the 

appropriate party for answers.  

A motion for disposition may then be made. This motion may be to continue the hearing to 

gather more information, to recommend approval, approval with conditions, denial of the 

proposal/application, or to forward to the City Council with no recommendation.  

Planning Commission actions shall be transmitted to the City Council in writing and shall 

include the recommendation, findings of fact, the planning staff report, other correspondences, if 

any, and a summary of testimony presented to the Planning Commission.  

CONFLICT OF INTEREST AND APPEARANCE OF FAIRNESS  

Any member of the Commission who in his or her opinion has an interest in any matter before 

the Commission that would prejudice his or her actions shall so publicly indicate and shall step 

down and refrain from voting and any manner of participation with respect to the matter in 

question so as to avoid any possible conflict of interest or violation of the appearance of fairness.  

CODE OF ETHICS AND DECORUM 

A Planning Commissioner is a representative of the City of Sedro-Woolley and, therefore, a 

Commissioner’s actions should reflect that representation.  
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1. Members of the Planning Commission shall fully comply with chapter 42.23 RCW, Code of 

Ethics for Municipal Officers, and the most current version of the City of Sedro-Woolley 

Code of Ethics, as adopted by the City Council.  

2. Members of the Planning Commission shall fully comply with chapter 42.30 RCW, Open 

Public Meetings Act, including RCW 42.30.205 which requires training on the OPMA’s 

requirements.  

3. While the Planning Commission is in session, a Commissioner shall neither, by conversation 

or otherwise, delay or interrupt the meeting or the peace of the Planning Commission, nor 

disrupt any Commissioner while speaking nor refuse to obey the orders of the Chair.  

4. To preserve the integrity of the Planning Commission, if a Commissioner reasonably 

believes that he/she has a conflict of interest in regard to a matter before the Planning 

Commission, the Commissioner should recuse himself/herself from discussion or vote on the 

matter and shall leave the Council Chambers while the matter is under consideration. A 

Commissioner may seek advice from the City Attorney in making this determination.  

5. If a Commissioner is meeting with, speaking to, or otherwise appearing before a member of 

the public, group, or other governmental agency, the Commissioner shall clearly state that 

his/her statement reflects their personal opinion if it is not the official position of the 

Planning Commission. 

AMENDING RULES OF PROCEDURE 

1. The Planning Commission at a regularly scheduled meeting may amend these Rules of 

Procedure by motion and a consensus.  All members must be present to amend the Rules of 

Procedure. A copy of said Rules of Procedure will be filed at the City Clerk’s Office.  

 

 

_____________________________________________ 

Planning Commission Chair 

 

___________________ 

Date 

 



 

 
 

 
MEMO: 
 

To:  Sedro-Woolley Planning Commission 
  
From:  John Coleman, AICP 
 Planning Director 
 
Date: December 21, 2021 
 
Subject:  Requested Amendments to the Parking Regulations in the UVMU - Continued 
  
_______________________________________________________________________________ 
 
ISSUE  
 
The city has received a request (Attachment 1) to amend the existing parking regulations for the 
Urban Village Mixed Use Overlay. The Planning Commission reviewed the request at its September 
21 and October 19 meetings. The purpose of today’s presentation is to further review the topic and 
possibly make recommendations to amend the proposed amendments. A public hearing will be 
scheduled at a subsequent Planning Commission meeting, at which time the Planning Commission 
may make a recommendation for the Council to consider. It is not recommended that the Planning 
Commission make any recommendations at tonight’s meeting.  
 
PROJECT DSCRIPTION/HISTORY 
 
In 2019, after many years of careful review, the city created regulations to allow for development in 
the Urban Village Mixed Use (UVMU) Overlay. Those regulations are found in Chapter 17.21 SWMC. 
This optional overlay applies to an approximately 40 acre area (see map below). The underlying 
zoning of the area is Mixed Commercial. Owners of property in the UVMU Overlay have the option of 
developing to the standards Mixed Commercial regulations or opting to take advantage of the UVMU 
standards in Chapter 17.21 SWMC.  There are also design standards for projects in the UVMU. The 
intent of the overlay area is specified in SWMC 17.21.005: 
 

The intent of this zoning overlay is to encourage a compatible mix of commercial and 
residential development and more diverse types of residential density. This zoning 
overlay 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, reduced dependence on motorized 
vehicles, and provide for an urban village experience and present an attractive and 
welcoming appearance to visitors at the western entrance of the city. The UVMU 
overlay is over an area zoned mixed commercial. The intent of the overlay is to 
encourage commercial uses first and allow residential uses as an incentive to build 
commercial space. 

 
please review the UVMU subarea plan (Attachment 2) and the UVMU zoning regulations (Attachment 
3) which can also be found directly in Chapter 17.21 SWMC 
(https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.
21).   
 

Planning Department 
Sedro-Woolley Municipal Building 

325 Metcalf Street 
Sedro-Woolley, WA  98284 

Phone (360) 855-0771 
Fax (360) 855-0733 

https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21


 

 

 

 

 
 
This year, two developers have applied for permits to build mixed-use projects within the overlay. The 
first project is by The RJ Group; a building with 9,249 square feet of commercial space on the main 
floor, with 76 residential units above and behind the commercial space. The project design meets all 
city standards and is under construction at the corner of Stendal Street and Hodgin Street. The 
second project is proposed by BYK Construction at the corner of Stendal Street and Trail Road. This 
mixed use building has 11,760 square feet of commercial space and a parking garage on the main 
floor, and 67 residential units above the main floor. This project is still in the permitting process.  
 
 
Request: 
 
The RJ Group and BYK Construction have submitted a joint request to amend the parking regulations 
in the UVMU development standards (Chapter 17.21 SWMC). Please see request that is included as 
Attachment A and additional comments from Scarlet Ponder of the RJ Group and Paul Woodmansee 
of BYK Construction in Attachment 5. The request includes changes to the parking regulations as 
proposed by the applicants. There are two components to the request: shared parking; and allowing 
on-street parking to count as the building’s parking requirement.  
 
The review the request, see the staff analysis below and be prepared to discuss the proposal further. 
After the Planning Commission has thoroughly reviewed the request and the parking situation in the 
UVMU, the Planning Commission will hold a public hearing before making a recommendation to the 
City Council. The City Council will then have the option to take action on the Planning Commission’s 
recommendation; the Council’s will likely see the results of the Planning Commission’s review this 
winter.   



 

 

 

 

Analysis of Shared Parking Request: 
 
Staff researched the industry literature on shared parking. There are benefits to shared parking, but 
there are also potential drawbacks. Below is a brief discussion. 
 
According to the Southwest Advisory Planning Committee (SWAP), shared parking is “effective in 
mixed use developments, where retail and/or office demand for parking occurs during the daytime 
hours, and residential demand peaks in the evening (overnight)”i Shared parking works best where 
there are specific uses that create clear weekday peaks, evening peaks and weekend peaks. One 
example is when there is an office component in the day, residential component in the evening and 
retail on the weekend. In this example, the majority of parked cars for each use will be on the site at 
different times. It is important that it can be demonstrated that the hours or days of peak 
parking need for the uses are so different that a lower total will provide adequately for all uses 
served by the facility. SWAP also recommends that the following requirements shall be met: 
 
1. Evidence of reduced parking needs shall be documented and based on accepted planning 
and engineering practice satisfactory to the city engineer and planner. 
2. The planning director shall determine how a combined or multi-use facility shall be broken 
down into its separate (constituent) components. 
3. If a lower total is approved, no changes in any use shall thereafter be permitted without further 
evidence that the parking will remain adequate in the future, and if the evidence is not satisfactory, 
then additional parking shall be provided (either on-site, off-site, or via a fee in lieu of parking) before 
a change in use is authorized. 
4. Evidence of continued availability of common or shared parking areas shall be provided to the 
city council and shall be documented and filed with the site plan if applicable at the Registry of 
Deeds.” 
 
One of the challenges of shared parking is the potential for spillover effects (when there is insufficient 
parking and drivers park elsewhere or forgo stopping at the location altogether). This is a particularly 
big challenge for the UVMU because there is no overflow parking available nearby.  
 
Other challenges – and potential solutions - include: 
1. If new developments/redevelopments are not required to provide parking and previous 
developments were, the burden of providing parking may be unfairly distributed on the properties that 
have been there longer. 

a. Solution: Maintain required minimums but allow developers to pay a fee in lieu of each 
required space not provided, with the fees to be used for providing public parking. 
b. Solution: Allow those with an existing parking supply that exceeds their needs to rent 
or sell it to newcomers who can’t add parking to their sites. 

2. Developers may be constrained by requirements from lenders that they provide a certain amount of 
parking. 
3. Working out an agreement between land owners or developers if the uses are not all on the same 
property can be difficult. 

a. Solution: The city can provide a model agreement that the parties can use. 
4. Mixed-use projects involving residential condominiums with deed-specific parking spaces per unit 
would make it impossible to share those spaces unless an agreement was reached with either the 
individual unit owners or the condominium association. 

a. Solution: Mixed use rental projects offer more opportunity for shared parking. 
 
Staff also researched which local jurisdictions allow shared parking. With the exception of Burlington 
and Bellingham, none of the cities in Skagit, Whatcom, or Island County have such provisions.  
 



 

 

 

 

Burlington – The Burlington parking regulations are found in BMC 17.85.070 (see Attachment 4). The 
most relevant section of BMC 17.80.070 says: “if a residential use shares parking with a retail sales 
and service use (other than lodging uses, eating and drinking establishments or entertainment uses), 
the parking requirement for the residential use may be reduced by 30 percent; provided, that the 
reduction does not exceed the minimum parking requirement for the retail sales and service use.” If 
Sedro-Woolley applied the Burlington rules, the residential parking requirement for the RJ Group’s 
building (which is 117 spaces) could be reduced to 82 spaces. The required 31 commercial spaces 
would remain at 31, the commercial spaces cannot be reduced.  
 
Bellingham – Bellingham allows shared parking in some of their urban villages, but under strict 
guidelines. The detail involved in the Bellingham shared parking regulations are beyond the scope of 
what Sedro-Woolley staff has the time or technology to administer. In addition, Bellingham has 
adopted these standards to achieve their goal of a mode-shift to non-auto. Sedro-Woolley does not 
have a non-auto goal, nor does the city have the density or transit infrastructure to achieve a non-
auto goal. Bellingham’s program depends on the city’s metered on-street parking to keep the cars 
that need to park for long periods of timeout of on-street parking spaces.  
 
The proposed amendments in 17.21.080A lack the specificity that industry standards recommend 
SWAP recommendations 1-4 above), nor the detail of Bellingham’s program. In addition, the city does 
not have the same transit goals and infrastructure as Bellingham, nor does the city have the ability to 
accommodate reduced car ownership as the urban villages in Bellingham do.  The Bellingham shared 
parking system depends on a construct of urban amenities (such as dense urban development, the 
provision of most goods and services with walking distance, and a strong bus system) that allow 
residents to live car free. Sedro-Woolley cannot provide those urban amenities yet. 
 
At the October 19, 2021 meeting the Planning Commission asked that the applicant provide more 
details about how a shared parking agreement will work. The RJ Group indicated that they will 
provide a master plan of shared parking in the UVMU that includes the RJ Group project and the BYK 
project for the Planning Commission to review. The master plan is intended to assist the 
understanding of where parking will go and how it will be shared. Staff requested a more detailed 
code explanation of the shared parking. As of the time that this memo was completed, the master 
plan has not been submitted.  
 
Analysis of the Use of On-Street Parking Request: 
 
Staff again researched which local jurisdictions allow on-street parking to count towards the required 
off street parking requirements. None of the cities in Skagit or Island County have such provisions. 
Bellingham does have a provision in the some of its Urban Villages. However, Bellingham urban 
villages and the Sedro-Woolley UVMU are very different entities. The practice appears to be limited to 
select Urban Villages in Bellingham.  
 
Parking on the public right of way belongs to the city. The adjacent property owners do not own the 
parking on-street, thus on-street parking cannot be reserved for the adjacent building. Because it 
cannot be reserved, there may not be adequate parking for the development if people that are not 
using the development use those on-street spaces. There are ball fields across Stendal Street from 
the UVMU. The ball field users have traditionally parked on Stendal Street. If developments in the 
UVMU were allowed to count on-street parking, it is likely that there will be times when there may not 
be adequate parking in the UVMU. It is also inadvisable to allow the adjacent property owner to count 
the street parking towards their off-street parking requirements because it appears to be a gifting of 
public property to the adjacent owner.  
 
 



 

 

 

 

ATTACHMENTS 
 
Attachment 1 – Request from the RJ Group/BYK Construction to amend the existing parking 
regulations in the Urban Village Mixed Use Overlay 
Attachment 2 – UVMU Subarea Plan 
Attachment 3 – Chapter 17.21 – UVMU Zoning regulations 
Attachment 4 – Section 17.85.070 Burlington Municipal Code 
Attachment 5 – Additional comments from RJ Group and BYK Construction 
 
RECOMMENDATIONS 
 
Discuss proposed amendments, new information and be prepared to set a date for a public hearing – 
possibly at the January 18, 2022 Planning Commission meeting.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 

Attachment 1 
to December 21, 2021 UVMU Parking memo – 

Request from the RJ Group/BYK Construction to amend the existing parking regulations in the Urban 
Village Mixed Use Overlay 
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July 26, 2021 

City of Sedro Woolley 
Planning and Development Department 
ATTN:  John Coleman, Planning Director 
325 Metcalf Street 
Sedro Woolley WA 98284 

Subject:  UVMU Code Revision Request 

Dear John, 

The RJ Group and BYK Construction have come together to make this request for UVMU Code 
revisions related to parking requirements.  

Currently the UVMU parking requirements have two key issues: 
1. Commercial parking is required to be provided in addition to residential parking, with no

sharing of spaces allowed
2. Off-street parking cannot be counted toward the overall parking count

It is our goal to work with COSW Planning Staff to come up with revised code language to 
address these issues and allow for more creative solutions to meet the intent of this zone. 

As stated in the UVMU code, the intent of this zoning overlay is to provide for a more efficient 
use of resources within an integrated mixed-use site to include “open space, walkability, 
convenience, environmental protection, enhanced commercial options, reduced dependence 
on motorized vehicles and provide for an urban village experience”. 

Furthermore, the code goes on to say that “the intent of the UVMU overlay is to encourage 
commerce by creating a pedestrian-friendly environment that accommodates both shoppers 
and its residents”. 

When reviewing the intent of the UVMU overlay, and comparing it to the parking requirements 
as currently written, it is clear that the parking requirements in the code are in fact restrictive 
to meeting the intent, functionality and experience of an Urban Village. 

IMPACTS TO PROPOSED UVMU DEVELOPMENT PROPOSALS 
As stated above, two key issues have been identified in the UVMU parking language. 

First, as stated in SWMC 17.21.085, “Parking for commercial uses shall be provided in addition 
to residential parking requirements.” When coupled with the residential parking requirements, 
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adding commercial parking at the rates required (1 per 300 SF, plus 1 per 600 SF if in excess of 
50% of the first floor space) results in large expanses of parking that take up significant site 
space. 
 
At Gateway Village PH1, for example, an efficient 5 story mixed-use building is proposed with 
74 apartment units and a 50% commercial ground floor. The parcel required to contain this 
project is 94,884 SF (2.17 AC). Of that parcel, 59% of the total area is dedicated to parking. 
Having such large expanses of parking works against the intent to provide “a reduced 
dependence on motorized vehicles” and “an urban village experience”.  
 
This situation could be improved by allowing for Shared Parking Agreements between 
commercial users and residential tenants within the same building. As suggested in the code 
redlines enclosed here for review, a Shared Parking Agreement would allow for commercial 
users and residential users to share a certain number of clearly marked parking spaces during 
business hours.  
 
Allowing for this type of creative solution will still meet the needs of commercial businesses 
during the day and allow for reduced expanses of parking to help provide a better urban village 
experience for all users. The proposed shared parking agreement would be approvable at the 
discretion of the Planning Director, allowing for discussion between the developer and City 
about the best way to achieve this shared parking on a project by project basis.  
 
Second, we would like to request the addition of parking language to the UVMU code that will 
allow for any on-street parking developed within the ROW to be counted toward the total on-
site (“off-street”) parking count. On-street parking in the ROW that is directly adjacent to any 
proposed UVMU project will work to serve the proposed development, especially those 
commercial spaces with public street frontage. 
 
As stated in SWMC 17.21.080 (B), “Off-street parking shall be provided for residential dwellings, 
commercial and retail uses in the UVMU overlay.” Although this code language does not 
outright restrict a developer from including on-street parking in the overall parking count for 
the site, there is precedent in COSW that on-street parking cannot be counted toward a 
projects total on-site parking count. Our team proposes new language be added in SWMC 
17.21.080 that allows for on-street parking to count toward a UVMU project’s total parking 
requirement. See the enclosed UVMU redlines for proposed new language details in SWMC 
17.21.080 (C).  
 
Allowing for projects in the UVMU to count any public on-street parking stalls toward the 
overall project parking count works to meet the intent of the UVMU overlay and provide a 
more pedestrian friendly site design. This measure will allow for a reduced on-site parking 
requirement which works to create a better “urban-village experience” while still providing 
adequate parking for users to access the site. 
 
From a development perspective, it is important to note that building on-street parking stalls in 
the ROW in addition to a full parking area that meets the requirements of a UVMU project per 
code creates a redundant development cost for these parking spaces. The developer is 
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essentially paying to develop parking spaces in the ROW that are above and beyond the spaces 
required to serve their project – effectively resulting in the developer paying twice for these 
duplicate parking improvements.  
 
If street parking is proposed as part of a UVMU projects civil improvements, then a developer 
should be allowed to count these street parking spaces toward the overall project parking 
count. This will help to offset any duplicate construction costs and aid in project finance-ability.  
 
BENEFITS OF PARKING LANGUAGE UPDATES 
The UVMU parking language changes proposed here will benefit both the Sedro-Woolley 
community at large and private developers working within this overlay area. 
 
The proposed language changes will benefit the community in the following ways: 

1. Provide much needed housing options in the City of Sedro Woolley. Record low vacancy 
rates and a lack of availability of housing is a large stress on the community. By making 
UVMU development more feasible and palatable to developers we can provide more 
housing options to meet the needs of the community. 

2. Help create urban village areas with a better “urban village experience” for users by 
reducing large expanses of parking. 

3. Work toward a community with reduced dependence on motorized vehicles. 
4. Provide an option for residents and commercial businesses to thrive in a pedestrian 

friendly environment. 
 
The proposed language changes will benefit developers working in the UVMU in the following 
ways: 

1. Create better project finance-ability by reducing redundant construction costs 
2. Create better project finance-ability by creating a better cost ratio between required 

land improvements and building value 
3. Help incentivize developers to build high density housing options and commercial 

spaces to meet the community’s needs, particularly housing needs.  
4. Allow for more creative site design options through an option like the shared parking 

agreement 
5. Allow for better site utilization to create an enhanced urban village experience for site 

users 
 
SUMMARY 
Overall, making modifications to the UVMU code language as suggested in the attached 
document will provide various benefits to the community and will help to incentivize 
development within this zone. 
 
Several small changes could result in a much more desirable end product that will work to meet 
the UVMU design intent and create a more palatable and financially feasible project for 
developers. If developers are incentivized to build in the UVMU, then the City of Sedro Woolley 
will benefit through the gain of residential housing options and desired commercial 
opportunities.  
 



4 222 Grand Avenue Suite C Bellingham WA 98225     360-733-5760

Please review the attached redlined UVMU code with our proposed changes shown in red. We 
would be happy to meet to discuss this language further and look forward to working with 
COSW staff to come up with a mutually acceptable code revision. 

Warm Regards, 

Devon Caines 
Senior Project Manager, The RJ Group 

Rob Janicki 
Owner, The RJ Group 

Paul Woodmansee 
President, BYK Construction Inc 



Chapter 17.21 
URBAN VILLAGE MIXED-USE (UVMU) OVERLAY 

Sections: 
17.21.005    Intent. 
17.21.010    Applicability. 
17.21.015    Definitions. 
17.21.020    Use restrictions. 
17.21.025    Bulk restrictions. 
17.21.030    Minimum lot size requirements. 
17.21.040    Maximum density requirements and mixed uses. 
17.21.050    Open space. 
17.21.060    Building height. 
17.21.065    Design standards. 
17.21.070    Hazardous waste. 
17.21.080    Parking—General. 
17.21.085    Parking for commercial uses in the urban village mixed-

use zone. 
17.21.090    Parking for residential uses in the urban village mixed-use 

zone. 
17.21.100    Integrated site plan. 
17.21.110    Integration with Brickyard Creek. 

17.21.005 Intent. 
The intent of this zoning overlay is to encourage a compatible mix of 
commercial and residential development and more diverse types of residential 
density. This zoning overlay 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, reduced dependence on motorized vehicles, and provide for an urban 
village experience and present an attractive and welcoming appearance to 
visitors at the western entrance of the city. The UVMU overlay is over an area 
zoned mixed commercial. The intent of the overlay is to encourage 
commercial uses first and allow residential uses as an incentive to build 
commercial space. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.010 Applicability. 
This chapter shall apply to areas within the city of Sedro-Woolley designated 
urban village mixed-use (UVMU) overlay as shown on Sedro-Woolley 
comprehensive zoning map. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.015 Definitions. 
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These definitions are in addition to and reference Section 17.04.030, 
Definitions. 

“Motel” means a commercial building (or buildings) providing lodging for ten or 
more persons on a transient basis. Cooking facilities may be installed. Motels 
shall be designed to accommodate the automobile tourist or transient, daily 
maid service shall be provided, and parking facilities must be provided 
convenient to each guest room. 

“Open space” means land which is free of buildings and is landscaped or 
pedestrian amenities are provided in compliance with the open space 
requirements in this chapter. 

“Townhouse” means a dwelling in a row of units in which each unit has its own 
front and rear access to the outside, no unit is located over another unit, and 
each unit is separated from any other unit by one or more vertical common 
walls. 

“Usable open space” means land which is free of buildings and is open to 
public and that serves public use of outdoor recreation and similar activities. 
(Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

“Shared Parking Agreement/Arrangement” means a written agreement, 
approved by the Planning Director, that allows for the shared use of parking 
spaces between commercial and residential users within any one 
building/project.  

17.21.020 Use restrictions. 
Use restrictions in the UVMU overlay zone shall be as follows: 

A.    Permitted uses for street-facing units on the first floor on Hodgin Street, 
State Route 20 (including the access driveway north of Parcels A through C of 
the Gateway Binding Site Plan), Trail Road and Stendal Street are listed 
below. Uses on the floors above the ground floor shall be regulated per 
subsection B of this section. Similarly, uses on the first floor that face the 
opposite side of the main street-facing side that meet the requirements of 
Section 17.21.040 shall be regulated per subsection B of this section: 

1.    Retail and wholesale sales; 

2.    Food/drinking venues such as restaurants and taverns; 
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3.    Banks and similar services; 

4.    Temporary lodging, including hotel/motel; and 

5.    Recreational and cultural uses. 

B.    Permitted Uses in Portions of UVMU Not Fronting on Hodgin, Trail, State 
Route 20 (Including the Access Driveway North of Parcels A through C of the 
Gateway Binding Site Plan) or Stendal Streets. 

1.    Retail and wholesale sales; 

2.    Professional services; 

3.    General services; 

4.    Offices; 

5.    Recreational and cultural uses; 

6.    Food venues such as restaurants and taverns; 

7.    Banks and similar services; 

8.    Commercial day care centers; 

9.    Multifamily residential (townhouse, apartment, condominium) of four 
units or more, as part of a mixed-use site development; 

10.    Residential units above the first story of a commercial building in 
varied densities; 

11.    Temporary lodging, including hotel/motel and bed and breakfast 
guesthouse; and 

12.    Health facilities and healthcare, excluding overnight 
accommodations. 

C.    Conditional Uses. 

1.    Outdoor recreation facilities; 



2.    Public utilities, excluding wireless communication facilities; 

3.    Quasi-public uses; 

4.    Public uses; 

5.    Retirement/assisted living facilities; 

6.    Small-scale wood/metal fabrication; shop space. 

D.    Prohibited Uses. 

1.    Adult entertainment; 

2.    Wireless communication facilities; and 

3.    All uses not listed above. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.025 Bulk restrictions. 
Minimum setbacks for commercial and mixed-use buildings: none. Maximum 
setbacks: ten feet. These may be larger if exclusively used for pedestrian 
access and amenities. This does not include parking and any other 
accommodations for motorized vehicles. Sites shall be developed in a 
coordinated manner, complementing adjacent structures and uses through 
placement, size and mass. 

Residential multifamily structure setbacks: ten-foot front yard; five-foot side 
yard(s); ten-foot rear yard; minimum twenty-foot buffer from commercial uses. 
In the event setbacks do not apply given large site areas and proximity to 
property lines, minimum setbacks shall be considered minimum yard 
requirements to public sidewalks and adjacent structures. (Ord. 1931-19 § 2 
(Exh. A) (part), 2019) 

17.21.030 Minimum lot size requirements. 
No minimum lot size requirements for the UVMU overlay. (Ord. 1931-19 § 2 
(Exh. A) (part), 2019) 

17.21.040 Maximum density requirements and mixed uses. 
A.    Residential Density. The UVMU overlay is intended for a range of 
multifamily, multi-level structures with density not to exceed thirty-five dwelling 
units (DU) per acre. The urban village mixed-use zone is not intended for 
single-family residences. Thirty-five DU per acre is a maximum density and is 
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intended to encourage flexibility in dwelling unit densities and types of 
structures providing for a diversity of dwelling unit types and efficiencies 
associated within mixed-use development. This overlay will allow for 
multifamily, multi-level buildings with varying densities (not to exceed thirty-
five DU per acre), dedicated to residential uses. Allowed number of units shall 
be calculated by dividing the total site area (less area encumbered by 
wetlands, fish and wildlife habitat conservation areas and their respective 
buffers per Chapter 17.65) by the maximum units allowed per acre and 
rounding down to the nearest whole number. Land area encumbered by 
wetlands, fish and wildlife habitat conservation areas and their respective 
buffers per Chapter 17.65 do not count towards the density allowed, but may 
count as open space per Section 17.21.050. 

B.    In mixed-use commercial and residential structures consisting of 
apartments or condominiums over commercial uses, no less than fifty percent 
of ground level floor space shall be a commercial use. 

C.    Residential structures without a commercial or retail component shall not 
exceed a one-to-one ratio of finished square foot space to finished 
commercial space on site; not to include indoor parking areas or garages in 
ratio calculation. 

D.    Residential uses may also be integrated with retail or office within the 
same building structure. There is no minimum or maximum commercial or 
residential unit densities per structure. (Ord. 1931-19 § 2 (Exh. A) (part), 
2019) 

17.21.050 Open space. 
Open space shall constitute a sliding percentage of gross acreage subject to 
provisions of other amenities as specified in the city design standards and 
guidelines and as stated in UVMU design standards. 

Of the minimum percent gross open space, a sliding percent must be 
landscaped and integrated into site plan, and must be useable public open 
space. 
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Table 17.21.050(1) 

Density 
(units per 

acre) 

Open Space 
(% of total 

site) 

Usable Public 
Open Space 
(% of total 

site) 
35 Units 30% 25% 

30 Units 25% 20% 

≤25 Units 20% 15% 
(Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.060 Building height. 
Maximum building height: 

A.    Mixed-use or commercial buildings fronting on Hodgin Street, Trail Road, 
State Route 20 (including the access driveway north of Parcels A through C 
on the Gateway Binding Site Plan) or Stendal Street: sixty feet. Fifty percent 
of any building stories above the third story shall be stepped back eight feet 
from the street frontage side of the building. Recessed balconies can count for 
up to fifty percent of the required step-back. 

B.    Maximum building height for mixed-use or commercial buildings not 
fronting on the areas described in Section 17.21.020(A): thirty-five feet. 
Exception: sixty feet, if adequate access for the fire department’s ladder truck 
is provided and the fire lane and fire apparatus access are approved by the 
fire chief. 

C.    Standalone residential apartments/condominiums: thirty-five feet. 
Exception: forty-five feet, if adequate access for the fire department’s ladder 
truck is provided and the fire lane and fire apparatus access are approved by 
the fire chief. 

D.    Standalone townhomes: thirty-five feet. (Ord. 1931-19 § 2 (Exh. A) (part), 
2019) 

17.21.065 Design standards. 
The UVMU is intended to create a pedestrian-friendly environment while also 
accommodating vehicular traffic and parking. All development utilizing this 
chapter (UVMU overlay) is subject to the UVMU design standards section of 
the Sedro-Woolley Design Standards and Guidelines Manual in addition to 
any other applicable sections of the manual. Where conflict between sections 
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of the design standards exists, the additional standards for the urban village 
mixed-use overlay shall apply. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.070 Hazardous waste. 
On-site hazardous waste treatment and storage facilities as accessory to a 
permitted or conditional use are allowed as a conditional use; provided, such 
facilities comply with the state hazardous waste siting standards and Sedro-
Woolley and State Environmental Policy Act requirements. (Ord. 1931-19 § 2 
(Exh. A) (part), 2019) 

17.21.080 Parking—General. 
A.    Intent. The intent of the UVMU overlay is to encourage commerce by 
creating a pedestrian-friendly environment that accommodates both shoppers 
and its residents. Providing adequate parking without creating large expanses 
of parking lots in front of commercial businesses is key to the success of the 
UVMU overlay. 

The creation of a mixed-use parking district shall 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.  

New development may utilize a shared parking arrangement subject to review 
and approval by the planning director to allow for shared parking between 
commercial and residential users in the same building. Any shared parking 
spaces covered by a shared parking agreement shall be clearly marked with 
signage that shows the allowed parking uses per the approved agreement. 
For example “Commercial Parking Only During Business Hours, M-F 9am-
5pm”. Enforcement of the terms/rules of a shared parking agreement shall be 
the responsibility of the building manager to enforce. Fines and fees for 
enforcement of any sharked parking rules may be utilized at the discretion of 
the building manager, per the terms of the shared parking agreement.  

Partially underground parking structures are encouraged with either 
landscape or constructed buffers to minimize visual impacts of parking. The 
Sedro-Woolley design standards and guidelines apply to location and design 
of parking lots. 

Private driveways, garages and garage entrances shall be at rear and side of 
buildings; unless deemed unfeasible by civil engineer or planning director. 
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The city may enter into a developer agreement (or similar binding agreement) 
and collect in-lieu fees to develop and manage a mixed-use parking district. 

B.    Off-street parking shall be provided for residential dwellings, commercial 
and retail uses in the UVMU overlay. (Ord. 1931-19 § 2 (Exh. A) (part), 2019)  

C. On-street parking developed within the public ROW is eligible to be 
counted toward the total onsite parking count for any commercial use that 
fronts on said on-street parking, as long as that on-street parking is 
constructed as part of the project improvements. 

17.21.085 Parking for commercial uses in the urban village mixed-use zone. 
Subject to any shared parking as approved under Section 17.21.080, parking 
shall be provided as follows: A minimum of one parking space per three 
hundred square feet of gross commercial floor area shall be provided. If more 
than fifty percent of the gross floor area of the first floor is used as commercial 
area, then only one parking space per six hundred square feet shall be 
required for the commercial space in excess of fifty percent of the gross first 
floor commercial space. Parking for commercial uses shall be provided in 
addition to residential parking requirements. (Ord. 1931-19 § 2 (Exh. A) (part), 
2019) unless a shared parking agreement identifying shared parking spaces 
between commercial and residential users in the same building is proposed 
and approved by the planning director.  

17.21.090 Parking for residential uses in the urban village mixed-use zone. 
Subject to any shared parking as approved under Section 17.21.080, parking 
shall be provided as follows: 

Table 17.21.090(1) 

Townhouse: 1 space per bedroom up 
to 2 bedrooms, 0.5 
space per additional 
bedroom over 2 
bedrooms 

Apartment or 
condominium: 

  

Studio 1.2 per dwelling unit 

One bedroom 1.5 per dwelling unit 

Two bedroom 1.7 per dwelling unit 
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Three bedroom 
or larger 

1 space per bedroom up 
to 2 bedrooms, 0.5 
space per additional 
bedroom over 2 
bedrooms 

(Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.100 Integrated site plan. 
It is the intent of the UVMU to allow for mixed-use development in the context 
of development for the entire site. The site design shall consider the entirety of 
the UVMU overlay to achieve a cohesive mixed-use environment that 
incorporates mixed-use structures, and single use structures (such as 
structures entirely consisting of either residential or commercial uses). The 
adjacent land uses consist of public-owned land, commercially zoned land 
and industrially zoned land. The edges of the UVMU do not abut residential 
land; therefore, provisions to taper down the scale and height of the buildings 
at the edges of the UVMU are not specifically required; however, such 
tapering is encouraged. Although the entire UVMU is intended to be cohesive 
in design and infrastructure services, the individual properties may be 
subdivided and owned by different owners. (Ord. 1931-19 § 2 (Exh. A) (part), 
2019) 

17.21.110 Integration with Brickyard Creek. 
A.    Intent. The Brickyard Creek corridor shall be an integrated amenity of any 
development in the UVMU overlay. The creek has a riparian buffer per the 
critical areas ordinance (Chapter 17.65). Public access via a public trail along 
the length of the creek is encouraged by the Sedro-Woolley comprehensive 
plan, subject to the criteria in Chapter 17.65. It is the intent of the UVMU 
overlay to incorporate public access along the creek corridor. It is not the 
intent of the UVMU overlay to allow development that is blocked visually or 
physically from the creek corridor. 

B.    Orientation of Residential and Commercial Uses on Creek Corridor. 
Development adjacent to the creek corridor shall maintain a pedestrian-
friendly aesthetic along with a pedestrian connection to the public trail within 
the creek corridor. Views of the creek from adjacent residential development 
shall be incorporated in design plans. Seating areas for restaurants and cafes 
are encouraged along the riparian area. Because a pedestrian trail in the 
riparian area is an anticipated requirement of development along Brickyard 
Creek, walls and building elements facing the creek corridor shall not be 
designed to have service areas or blank walls facing the creek. (Ord. 1931-
19 § 2 (Exh. A) (part), 2019) 
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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.  



City of Sedro-Woolley Urban Village Mixed Use Subarea Plan - Draft 5   

 

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. 



 

 

 

 

Attachment 3 
to December 21, 2021 UVMU Parking memo – 

Chapter 17.21 

URBAN VILLAGE MIXED-USE (UVMU) OVERLAY 

Sections: 

17.21.005    Intent. 

17.21.010    Applicability. 

17.21.015    Definitions. 

17.21.020    Use restrictions. 

17.21.025    Bulk restrictions. 

17.21.030    Minimum lot size requirements. 

17.21.040    Maximum density requirements and mixed uses. 

17.21.050    Open space. 

17.21.060    Building height. 

17.21.065    Design standards. 

17.21.070    Hazardous waste. 

17.21.080    Parking—General. 

17.21.085    Parking for commercial uses in the urban village mixed-use zone. 

17.21.090    Parking for residential uses in the urban village mixed-use zone. 

17.21.100    Integrated site plan. 

17.21.110    Integration with Brickyard Creek. 

17.21.005 Intent. 

The intent of this zoning overlay is to encourage a compatible mix of commercial and residential development 

and more diverse types of residential density. This zoning overlay 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, reduced dependence on motorized vehicles, and 

provide for an urban village experience and present an attractive and welcoming appearance to visitors at the 

western entrance of the city. The UVMU overlay is over an area zoned mixed commercial. The intent of the 

overlay is to encourage commercial uses first and allow residential uses as an incentive to build commercial 

space. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.010 Applicability. 

This chapter shall apply to areas within the city of Sedro-Woolley designated urban village mixed-use (UVMU) 

overlay as shown on Sedro-Woolley comprehensive zoning map. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.015 Definitions. 

These definitions are in addition to and reference Section 17.04.030, Definitions. 

“Motel” means a commercial building (or buildings) providing lodging for ten or more persons on a transient 

basis. Cooking facilities may be installed. Motels shall be designed to accommodate the automobile tourist or 

transient, daily maid service shall be provided, and parking facilities must be provided convenient to each 

guest room. 

https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.005
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.010
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.015
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.020
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.025
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.030
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.040
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.050
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.060
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.065
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.070
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.080
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.085
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.090
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.100
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.110
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1704.html#17.04.030


 

 

 

 

“Open space” means land which is free of buildings and is landscaped or pedestrian amenities are provided in 

compliance with the open space requirements in this chapter. 

“Townhouse” means a dwelling in a row of units in which each unit has its own front and rear access to the 

outside, no unit is located over another unit, and each unit is separated from any other unit by one or more 

vertical common walls. 

“Usable open space” means land which is free of buildings and is open to public and that serves public use of 

outdoor recreation and similar activities. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.020 Use restrictions. 

Use restrictions in the UVMU overlay zone shall be as follows: 

A.    Permitted uses for street-facing units on the first floor on Hodgin Street, State Route 20 (including the 

access driveway north of Parcels A through C of the Gateway Binding Site Plan), Trail Road and Stendal Street 

are listed below. Uses on the floors above the ground floor shall be regulated per subsection B of this section. 

Similarly, uses on the first floor that face the opposite side of the main street-facing side that meet the 

requirements of Section 17.21.040 shall be regulated per subsection B of this section: 

1.    Retail and wholesale sales; 

2.    Food/drinking venues such as restaurants and taverns; 

3.    Banks and similar services; 

4.    Temporary lodging, including hotel/motel; and 

5.    Recreational and cultural uses. 

B.    Permitted Uses in Portions of UVMU Not Fronting on Hodgin, Trail, State Route 20 (Including the Access 

Driveway North of Parcels A through C of the Gateway Binding Site Plan) or Stendal Streets. 

1.    Retail and wholesale sales; 

2.    Professional services; 

3.    General services; 

4.    Offices; 

5.    Recreational and cultural uses; 

6.    Food venues such as restaurants and taverns; 

7.    Banks and similar services; 

8.    Commercial day care centers; 

9.    Multifamily residential (townhouse, apartment, condominium) of four units or more, as part of a mixed-

use site development; 

10.    Residential units above the first story of a commercial building in varied densities; 

11.    Temporary lodging, including hotel/motel and bed and breakfast guesthouse; and 

https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.040


 

 

 

 

12.    Health facilities and healthcare, excluding overnight accommodations. 

C.    Conditional Uses. 

1.    Outdoor recreation facilities; 

2.    Public utilities, excluding wireless communication facilities; 

3.    Quasi-public uses; 

4.    Public uses; 

5.    Retirement/assisted living facilities; 

6.    Small-scale wood/metal fabrication; shop space. 

D.    Prohibited Uses. 

1.    Adult entertainment; 

2.    Wireless communication facilities; and 

3.    All uses not listed above. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.025 Bulk restrictions. 

Minimum setbacks for commercial and mixed-use buildings: none. Maximum setbacks: ten feet. These may be 

larger if exclusively used for pedestrian access and amenities. This does not include parking and any other 

accommodations for motorized vehicles. Sites shall be developed in a coordinated manner, complementing 

adjacent structures and uses through placement, size and mass. 

Residential multifamily structure setbacks: ten-foot front yard; five-foot side yard(s); ten-foot rear yard; 

minimum twenty-foot buffer from commercial uses. In the event setbacks do not apply given large site areas 

and proximity to property lines, minimum setbacks shall be considered minimum yard requirements to public 

sidewalks and adjacent structures. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.030 Minimum lot size requirements. 

No minimum lot size requirements for the UVMU overlay. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.040 Maximum density requirements and mixed uses. 

A.    Residential Density. The UVMU overlay is intended for a range of multifamily, multi-level structures with 

density not to exceed thirty-five dwelling units (DU) per acre. The urban village mixed-use zone is not intended 

for single-family residences. Thirty-five DU per acre is a maximum density and is intended to encourage 

flexibility in dwelling unit densities and types of structures providing for a diversity of dwelling unit types and 

efficiencies associated within mixed-use development. This overlay will allow for multifamily, multi-level 

buildings with varying densities (not to exceed thirty-five DU per acre), dedicated to residential uses. Allowed 

number of units shall be calculated by dividing the total site area (less area encumbered by wetlands, fish and 

wildlife habitat conservation areas and their respective buffers per Chapter 17.65) by the maximum units 

allowed per acre and rounding down to the nearest whole number. Land area encumbered by wetlands, fish 

and wildlife habitat conservation areas and their respective buffers per Chapter 17.65 do not count towards 

the density allowed, but may count as open space per Section 17.21.050. 

https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1765.html#17.65
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1765.html#17.65
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.050


 

 

 

 

B.    In mixed-use commercial and residential structures consisting of apartments or condominiums over 

commercial uses, no less than fifty percent of ground level floor space shall be a commercial use. 

C.    Residential structures without a commercial or retail component shall not exceed a one-to-one ratio of 

finished square foot space to finished commercial space on site; not to include indoor parking areas or garages 

in ratio calculation. 

D.    Residential uses may also be integrated with retail or office within the same building structure. There is no 

minimum or maximum commercial or residential unit densities per structure. (Ord. 1931-19 § 2 (Exh. A) (part), 

2019) 

17.21.050 Open space. 

Open space shall constitute a sliding percentage of gross acreage subject to provisions of other amenities as 

specified in the city design standards and guidelines and as stated in UVMU design standards. 

Of the minimum percent gross open space, a sliding percent must be landscaped and integrated into site plan, 

and must be useable public open space. 

Table 17.21.050(1) 

Density (units 

per acre) 

Open Space (% 

of total site) 

Usable Public 

Open Space (% of 

total site) 

35 Units 30% 25% 

30 Units 25% 20% 

≤25 Units 20% 15% 

(Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.060 Building height. 

Maximum building height: 

A.    Mixed-use or commercial buildings fronting on Hodgin Street, Trail Road, State Route 20 (including the 

access driveway north of Parcels A through C on the Gateway Binding Site Plan) or Stendal Street: sixty feet. 

Fifty percent of any building stories above the third story shall be stepped back eight feet from the street 

frontage side of the building. Recessed balconies can count for up to fifty percent of the required step-back. 

B.    Maximum building height for mixed-use or commercial buildings not fronting on the areas described in 

Section 17.21.020(A): thirty-five feet. Exception: sixty feet, if adequate access for the fire department’s ladder 

truck is provided and the fire lane and fire apparatus access are approved by the fire chief. 

C.    Standalone residential apartments/condominiums: thirty-five feet. Exception: forty-five feet, if adequate 

access for the fire department’s ladder truck is provided and the fire lane and fire apparatus access are 

approved by the fire chief. 

D.    Standalone townhomes: thirty-five feet. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.020
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf


 

 

 

 

17.21.065 Design standards. 

The UVMU is intended to create a pedestrian-friendly environment while also accommodating vehicular traffic 

and parking. All development utilizing this chapter (UVMU overlay) is subject to the UVMU design standards 

section of the Sedro-Woolley Design Standards and Guidelines Manual in addition to any other applicable 

sections of the manual. Where conflict between sections of the design standards exists, the additional 

standards for the urban village mixed-use overlay shall apply. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.070 Hazardous waste. 

On-site hazardous waste treatment and storage facilities as accessory to a permitted or conditional use are 

allowed as a conditional use; provided, such facilities comply with the state hazardous waste siting standards 

and Sedro-Woolley and State Environmental Policy Act requirements. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.080 Parking—General. 

A.    Intent. The intent of the UVMU overlay is to encourage commerce by creating a pedestrian-friendly 

environment that accommodates both shoppers and its residents. Providing adequate parking without 

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

overlay. 

The creation of a mixed-use parking district shall 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. New development may utilize a shared 

parking arrangement subject to review and approval by the planning director. 

Partially underground parking structures are encouraged with either landscape or constructed buffers to 

minimize visual impacts of parking. The Sedro-Woolley design standards and guidelines apply to location and 

design of parking lots. 

Private driveways, garages and garage entrances shall be at rear and side of buildings; unless deemed 

unfeasible by civil engineer or planning director. 

The city may enter into a developer agreement (or similar binding agreement) and collect in-lieu fees to 

develop and manage a mixed-use parking district. 

B.    Off-street parking shall be provided for residential dwellings, commercial and retail uses in the UVMU 

overlay. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.085 Parking for commercial uses in the urban village mixed-use zone. 

Subject to any shared parking as approved under Section 17.21.080, parking shall be provided as follows: A 

minimum of one parking space per three hundred square feet of gross commercial floor area shall be 

provided. If more than fifty percent of the gross floor area of the first floor is used as commercial area, then 

only one parking space per six hundred square feet shall be required for the commercial space in excess of 

fifty percent of the gross first floor commercial space. Parking for commercial uses shall be provided in 

addition to residential parking requirements. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.090 Parking for residential uses in the urban village mixed-use zone. 

Subject to any shared parking as approved under Section 17.21.080, parking shall be provided as follows: 

https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.080
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1721.html#17.21.080


 

 

 

 

Table 17.21.090(1) 

Townhouse: 1 space per bedroom up to 2 

bedrooms, 0.5 space per 

additional bedroom over 2 

bedrooms 

Apartment or 

condominium: 

  

Studio 1.2 per dwelling unit 

One bedroom 1.5 per dwelling unit 

Two bedroom 1.7 per dwelling unit 

Three bedroom 

or larger 

1 space per bedroom up to 2 

bedrooms, 0.5 space per 

additional bedroom over 2 

bedrooms 

(Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.100 Integrated site plan. 

It is the intent of the UVMU to allow for mixed-use development in the context of development for the entire 

site. The site design shall consider the entirety of the UVMU overlay to achieve a cohesive mixed-use 

environment that incorporates mixed-use structures, and single use structures (such as structures entirely 

consisting of either residential or commercial uses). The adjacent land uses consist of public-owned land, 

commercially zoned land and industrially zoned land. The edges of the UVMU do not abut residential land; 

therefore, provisions to taper down the scale and height of the buildings at the edges of the UVMU are not 

specifically required; however, such tapering is encouraged. Although the entire UVMU is intended to be 

cohesive in design and infrastructure services, the individual properties may be subdivided and owned by 

different owners. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

17.21.110 Integration with Brickyard Creek. 

A.    Intent. The Brickyard Creek corridor shall be an integrated amenity of any development in the UVMU 

overlay. The creek has a riparian buffer per the critical areas ordinance (Chapter 17.65). Public access via a 

public trail along the length of the creek is encouraged by the Sedro-Woolley comprehensive plan, subject to 

the criteria in Chapter 17.65. It is the intent of the UVMU overlay to incorporate public access along the creek 

corridor. It is not the intent of the UVMU overlay to allow development that is blocked visually or physically 

from the creek corridor. 

B.    Orientation of Residential and Commercial Uses on Creek Corridor. Development adjacent to the creek 

corridor shall maintain a pedestrian-friendly aesthetic along with a pedestrian connection to the public trail 

within the creek corridor. Views of the creek from adjacent residential development shall be incorporated in 

https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1765.html#17.65
https://www.codepublishing.com/WA/SedroWoolley/#!/SedroWoolley17/SedroWoolley1765.html#17.65


 

 

 

 

design plans. Seating areas for restaurants and cafes are encouraged along the riparian area. Because a 

pedestrian trail in the riparian area is an anticipated requirement of development along Brickyard Creek, walls 

and building elements facing the creek corridor shall not be designed to have service areas or blank walls 

facing the creek. (Ord. 1931-19 § 2 (Exh. A) (part), 2019) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.codepublishing.com/WA/SedroWoolley/ord/Ord1931-19.pdf


 

 

 

 

Attachment 4 
to December 21, 2021 UVMU Parking memo – 

Burlington Municipal Code 17.85.070  
 

17.85.070 Shared parking.  

A. Shared Parking – General Provisions. 

1. Shared parking shall be allowed between two or more uses to satisfy all or a portion of the minimum off-

street parking requirement of those uses as provided in subsections (B) and (C) of this section. 

2. Shared parking shall be allowed between different categories of uses or between uses with different hours 

of operation, but not both. 

3. A use for which an application is being made for shared parking shall be located within 800 feet of the 

parking. 

4. No reduction to the parking requirement shall be made if the proposed uses have already received a 

reduction through the provisions for cooperative parking. 

5. The reduction to parking permitted through shared use of parking shall be determined as a percentage of 

the minimum parking requirement as modified by the reductions permitted in BMC 17.85.050. 

6. An agreement providing for the shared use of parking, executed by the parties involved, shall be filed with 

the director. Shared parking privileges shall continue in effect only as long as the agreement, binding on all 

parties, remains in force. If the agreement is no longer in force, then parking shall be provided as otherwise 

required by this chapter. 

B. Shared Parking for Different Categories of Use. 

1. A business establishment may share parking according to only one of the following subsections: (B)(2), (3), 

or (4) of this section. 

2. If an office use and a retail sales and service use share parking, the parking requirement for the retail sales 

and service use may be reduced by 20 percent; provided, that the reduction shall not exceed the minimum 

parking requirement for the office use. 

3. If a residential use shares parking with a retail sales and service use other than lodging uses, eating and 

drinking establishments or entertainment uses, the parking requirement for the residential use may be 

reduced by 30 percent; provided, that the reduction does not exceed the minimum parking requirement for 

the retail sales and service use. 

4. If an office and a residential use share off-street parking, the parking requirement for the residential use 

may be reduced by 50 percent; provided, that the reduction shall not exceed the minimum parking 

requirement for the office use. 

C. Shared Parking for Uses with Different Hours of Operation. 

1. For the purposes of this section, the following uses shall be considered daytime uses: 

a. Customer service and administrative offices; 

https://www.codepublishing.com/WA/Burlington/#!/Burlington17/Burlington1785.html#17.85.050


 

 

 

 

b. Retail sales and services, except eating and drinking establishments, lodging uses, and entertainment uses; 

c. Wholesale, storage and distribution uses; 

d. Manufacturing uses; and 

e. Other similar primarily daytime uses, when authorized by the community development director or designee. 

2. For the purposes of this section, the following uses shall be considered nighttime or Sunday uses: 

a. Auditoriums accessory to public or private schools; 

b. Religious facilities; 

c. Entertainment uses, such as theaters, bowling alleys, and dance halls; 

d. Eating and drinking establishments; 

e. Lodging uses; and 

f. Other similar primarily nighttime or Sunday uses, when authorized by the community development director 

or designee. 

3. Up to 90 percent of the parking required for a daytime use may be supplied by the off-street parking 

provided by a nighttime or Sunday use and vice-versa, when authorized by the director, except that this may 

be increased to 100 percent when the nighttime or Sunday use is a religious facility. 

4. The applicant shall show that there is no substantial conflict in the principal operating hours of the uses for 

which the sharing of parking is proposed.  
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John Coleman

From: Scarlet Ponder <Scarlet@therjgroup.com>
Sent: Wednesday, October 20, 2021 2:41 PM
To: John Coleman
Cc: Janicki, Rob; Carrie Veldman
Subject: Written comment for 10/19 Planning commission meeting

CAUTION: This email originated from outside of the City of Sedro-Woolley mail system. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

 
Hi John,  
 

Rob asked that I send you our written comments from the RJ Group for the 10/19 Planning 
Commission meeting, on the requested amendments to the Urban Village Mixed Use parking 
regulations, to supplement our spoken comments from last night’s meeting:  

The intent of the UVMU overlay is to “encourage commerce by creating a pedestrian-friendly 
environment that accommodates both shoppers and its residents. The proposed revisions are inteded 
to address two key issues with the current UVMU parking requirements, as stated below.  

The first issue is that currently, commercial parking is always required in addition to residential 
parking with no shared spaces allowed. This parking requirement is in fact restrictive to meeting the 
intent, functionality and experience of an urban village, and results in unnecessarily large expanses of 
parking which take up significant space. Allowing the use of shared parking agreements in the UVMU 
overlay is an elegant solution which would allow additional flexibility to ensure that parking needs of a 
development can be adequately meet commercial and residential parking needs and provide a better 
urban village experience for users. The proposed shared parking agreement would be approvable at 
the discretion of the planning director, allowing for discussion between the developer and the city 
about the best way to achieve shared parking on a project-by-project basis. Shared parking 
agreements have been successfully implemented in cities around the country, in places as varied as 
San Diego CA, Nashville TN, North Kansas City MO, and West Hartford CT.  

The second issue is that off street parking is not currently counted toward the overall parking count. While 
current code doesn’t prohibit this, precedent is that COSW doesn’t accept on street parking toward parking 
counts. From a development perspective, building on-street parking stalls in addition to a full parking area 
meeting UVMU parking requirements creates redundant development costs, because the developer is 
essentially paying to develop parking spaces in the ROW above and beyond what is required to serve the 
project. On-street parking in the ROW that is directly adjacent to any proposed UVMU project will work to serve 
the proposed development, especially those commercial spaces with public street frontage. Allowing projects 
to count these stalls toward overall parking count works to meet the intent of the overlay and provide a more 
pedestrian friendly design, while still providing adequate parking to users to access the site.  
 
The RJ Group is prepared to return to the Planning Commission to present more site-specific information 
regarding anticipated parking demands, how shared parking can successfully be implemented, and how any 
potential overflow issues can be anticipated and addressed. 
 
Thank you,  
Scarlet 
 
--  

jcoleman
Text Box
Attachment 5December 21, 2021 PC memo
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Scarlet Ponder 
Project Manager 

 
Office: 360-738-9033 x218 | Cell: 901-607-5570 
222 Grand Ave. Suite C. Bellingham, WA 98225 
www.therjgroup.com 
 
“Make no little plans; they have no magic to stir men’s blood” ~Daniel Burnham 



 

BYK Construction, Inc. 

Main Office:  702A Metcalf Street, Sedro Woolley, WA 98284 

 

 To the Planning Commission of Sedro-Woolley –  

This letter is in regards to the review of the UVMU parking code when it comes to commercial 

parking requirements.   In exhibits below I show you that our specific site at 820 Trail Road 

was severely hindered due to the City of Sedro-Woolley requirements for the commercial 

parking.   

Our residential parking requirements for our 65 unit development is 100 stalls.  29 of these 

stalls will be residential only parking indoor in a parking garage on the first level.  

Our Commercial parking requirement is 40 stalls for our 11,760 sf of commercial space.  This 

is a lot of parking stalls for businesses, especially since the business’s share parking with the 

residential parking lot during business hours.   

The ebb and flow of parking during the day has busy times, but it has been proven time and 

time again that the commercial use and residential use combining a percentage of their stalls 

for shared use works.  

Our initial parking included the offsite parking, 14 spaces that is adjacent and in front of the 

commercial space for our project.  This offsite parking is not currently built.  This offsite 

parking is built only by us building the offsite parking. See exhibit E that shows the street, in 

which a sign says no parking currently. This is free parking created for by our development 

but yet, our business can’t use the created parking in our parking count?   We lost 3,000 sf of 

green space in our park area a total of 23%.   We had a very nice park area for our tenants 

that and it was cut down for the excessive parking requirements of the commercial spaces.   

If we create the parking we should be able to use the parking in our count.  The required 

parking for the commercial space that is created should be able to use the offsite parking in 

its calculated totals.  The City of Sedro-Woolley needs to begin monitoring the on street 

parking throughout the right of way.  This needs to be managed so Business’s don’t get hurt 

by people parking extra vehicles where they shouldn’t.   Since the City has no monitoring 

system, we have no way to combat parking issues.  

Be Blessed,  

Paul Woodmansee   10.19.2021   
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Exhibit A - First landscape plan rendering 14 Parking stalls in street created by Project that is not currently there.
Per code not allowed to be counted in our parking count. 



Exhibit B - First Civil plan rendering
14 Parking stalls in street created by Project that is not currently there.
Per code not allowed to be counted in our parking count. 
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Exhibit C -Required Landscape plan after code review 

Parking added due to requirement of no off
street parking is counted. 3,000 sf of green
space lost.   That is a 23% reduction. 



Exhibit D -Required Civil plan after code review 



Exhibit E



 

 

 

 

 
 

                                                           
i Metropolitan Area Planning Council (MAPC). (December 30, 2011). SWAP Parking Bylaw Project. Retrieved from 

http://www.mapc.org/wp-content/uploads/2017/10/SWAP_DLTA_Final_Report_Revised_TAGGED.pdf.  

http://www.mapc.org/wp-content/uploads/2017/10/SWAP_DLTA_Final_Report_Revised_TAGGED.pdf
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