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Freeland Sub Area Plan ¢ Appendix A- Consistency Matrix

APPENDIX A

CONSISTENCY MATRIX - GMA GOALS/REQUIREMENTS

GOALSREQUIREMENTS

LOCATION IN PLAN

A. PLANNING GOALSRCW 36.70A.020

1. Urban —growth - Encourage development in urban areas where adequate public Policy Plan/Land Use Element, Chapter IV Goals
facilities or services exist or can be provided in an efficient manner. and Policies - Municipal Urban Growth Areas

2. Reduce —sprawl - Reduce the inappropriate conversion of undeveloped land into Policy Plan/Land Use Element, Chapter 1V Goals
sprawling, low-density development. and Policies - Commercial Development and

Residential Development

3. Transportation - Encourages efficient multi-modal transportation systems that are Policy Plan/Land Use Element, Chapter 1V Goals
based on regional priorities and coordinated with county and city comprehensive and Policies - Transportation, and Transportation
plans. Element -

4. H-using - Encourage the availability of affordable housing to all economic Policy Plan/Land Use Element, Chapter 1V Goals
segments of the population of this state, promote a variety of residential densities and Policies - Housing, and Housing Needs
and housing types, and encourage preservation of existing housing stock. Assessment

5. Economic development - Encourage economic development throughout the state Policy Plan/Land Use Element, Chapter 1V Goals
that is consistent with adopted comprehensive plans, promote economic and Policies - Economic Development
opportunity for all citizens of this state, especially for unemployed and
disadvantaged persons, and encourage growth in areas experiencing insufficient
economic growth, all within the capacities of the state’s natural resources, public
services, and public facilities.

6.  Property —rights - Private property shall not be taken for public use without just Policy Plan/Land Use Element, Chapter IV Goals
compensation having been made. The property rights of landowners shall be and Policies - Government
protected from arbitrary and discriminatory actions.

7. P-rmits - Applications for both state and local government permits should be Policy Plan/Land Use Element, Chapter IV Goals
processed in a timely and fair manner to ensure predictability. and Policies - Government

8. Natural resource industries - Maintain and enhance natural resource-based Policy Plan/ Land Use Element, Chapter IV Goals
industries, including productive timber, agricultural, and fisheries industries. and Policies - Rural Forest Lands, Rural
Encourage the conservation of productive forest lands and productive agricultural | Agriculture Lands, Agricultural Resource Lands
lands, and discourage incompatible uses.

9.  Open space and recreation - Encourage the retention of open space and Policy Plan/Land Use Element, Chapter IV Goals
development of recreational opportunities, conserve fish and wildlife habitat, and Policies - Natural Lands and Parks and
increase access to natural resource lands and water, and develop parks. Recreation, and Parks and Recreation Plan

10. Environment - Protect the environment and enhance the state’s high quality of life, | Policy Plan/Land Use Element, Chapter IV Goals
including air and water quality and the availability of water. and Policies - Environmental Quality

11. Citizen participation - Encourage the involvement of citizens in the planning Policy Plan/Land Use Element, Chapter IV Goals
process and ensure coordination between communities and jurisdictions to and Policies - Government, and Technical
reconcile conflicts. Appendix Record of Public Participation

12. Public facilities and se-vices - Ensure that those public facilities and services Policy Plan/Land Use Element, Chapter IV Goals
necessary to support development shall be adequate to serve the development at and Policies - Public Facilities and Public
the time the development is available for occupancy and use without decreasing Services, and Capital Facilities Element
current service levels below locally established minimum standards.

13. Historic preservation - Identify and encourage the preservation of lands, sites, and | Policy Plan/ Land Use Element, Chapter IV Goals
structures that have historical or archaeological significance. and Policies - Historic Preservation, Natural Lands

Element and Ebey’s Landing Historical Preserve
Plan
DEFINITION OF TERMS Glossary
C. REQUIRED PLAN ELEMENTS

Land Use Element

a. ldentification of relevant urban growth area(s)

b.  Integration of relevant county-wide policies.

Policy Plan/Land Use Element, Chapter 111 Future
La—d Use - Urban Element Designations

Policy Plan/Land Use Element, Chapter 111 Goals

Draft — August 6, 2004
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c.  Designation of the general distribution and general location and extent of
uses of land, where appropriate, for agriculture, timber production, housing,
commerce, industry, recreation, open space, public utilities, public facilities,
and other land uses.

d  Population densities, building intensities, and estimates of future population
growth.

e.  Provisions for protection of the quality and quantity of ground water used
for public water supplies.

f.  Review of drainage, flooding and stormwater run-off in the plan area and
nearby jurisdictions, and guidance for corrective actions for discharges that
pollute.

g.  Future Land Use Map (or maps)

and Policies - Government

Policy Plan/Land Use Element, Chapter 111 Future
La-d Use - Rural Element Designations and
Future Land Use Plan Map

Policy Plan/Land Use Element, Chapter 11 Future
Land Use

Policy Plan/Land Use Element, Chapter IV Goals
and Policies - Environmental Quality

Policy Plan/Land Use Element, Chapter IV Goals
and Policies - Environmental Quality

Policy Plan/Land Use Element, Chapter 111 Future
La—d Use - Future Land Use Plan Map

Housing Element

a. Integration of relevant county-wide policies

b.  Inventory and analysis of existing and projected housing needs

c.  Statement of goals, policies and objectives for the preservation,
improvement and development of housing.

d. Identification of sufficient land for housing, including but not limited to,
government assisted housing, housing for low-income families,
manufactured housing, multi-family housing, group homes, and foster care
facilities.

e.  Adequate provisions for existing and projected housing needs of all
economic segments of the community.

Policy Plan/Land Use Element, Chapter 111 Goals
and Policies - Housing, and Housing Needs
Assessment

Housing Needs Assessment

Policy Plan/Land Use Element, Chapter 1V Goals
and Policies - Housing and Residential
Development

Housing Needs Assessment

Policy Plan/Land Use Element, Chapter 1V Goals
and Policies - Housing and Residential
Development

Capital Facilities Element

Capital Facilities Plan and Capital Improvement
Program

a.  Integration of relevant county-wide policies.

b.  Inventory of existing capital facilities owned by public entities, showing the
locations and capacities of the capital facilities.

c.  Forecast of the future needs for such capital facilities.
d.  Proposed locations and capacities of expanded or new capital facilities.

e.  Six-year plan (at least) that will finance such capital facilities within
projected funding capacities and clearly identifies sources of public money
for such purposes.

f.  Requirement to reassess the land use element if probable funding falls short
of meeting existing needs and any other measures to ensure that the land use
element, capital facilities plan element, and financing plan within the capital
facilities plan element are coordinated and consistent.

Policy and Land Use Element, Chapter IV Goals
and Policies - Public Facilities and Government,
and Capital Facilities Plan and Capital
Improvement Program

Capital Facilities Plan and Capital Improvement
Program

Capital Facilities Plan and Capital Improvement
Program

Capital Facilities Plan and Capital Improvement
Program

Capital Facilities Plan and Capital Improvement
Program

Capital Facilities Plan and Capital Improvement
Program (Revenues Requiring Referendum)

Utilities Element

Island County Comprehensive Plan Utilities
Element

Transportation Element

Island County Transportation Element

Integration of relevant county-wide policies.
Land Use assumptions used in estimating travel.

c.  Facilities and service needs, including:

(i)  Inventory of air, water and land transportation facilities and services,
including transit alignments, to define existing capital facilities and

Island County Transportation Element

Island County Transportation Element, Chapters
Il 'and VI

Island County Transportation Element

Draft — August 6, 2004
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travel levels as a basis for future planning.

(if) Regionally coordinated level of service standards for all arterial and
transit routes to serve as a gauge to judge performance of the system.

(iii) Identification of specific actions and requirements for bringing into
compliance any facilities and services that are below an established
level of service standard.

(iv) Forecasts of traffic for at least ten years based on the adopted land use
plan to provide information on the location, timing and capacity needs
of future growth.

(v) Identification of system expansion needs and transportation system
management needs to meet current and future demands.

d.  Finance, including:

(i)  Analysis of funding capability to judge needs against probable funding
resources.

(if) Multi-year financing plan based on the needs identified in the
comprehensive plan, the appropriate parts of which shall serve as the
basis for the six-year street, road, or transit program required by RCW
35.77.010 for cities, and RCW 36.81.121 for counties and RCW
35.58.2795 for public transportation systems.

(iii) If probable funding falls short of meeting identified needs, a discussion
of how additional funding will be raised, or how land use assumptions
will be reassessed to ensure that level of service standards will be met

e.  Intergovernmental coordination efforts, including an assessment of the
impacts of the transportation plan and land use assumptions on the
transportation systems of adjacent jurisdictions.

f.  Demand management strategies.

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

Island County Transportation Element

URBAN GROWTH AREAS

Area designated (if any) outside or incorporated city boundaries already
characterized by urban growth or adjacent to territory already characterized by
urban growth which is designated as urban growth area(s), shall include urban
densities, greenbelts, and open Areas.

Role of county-wide policies in designating urban growth areas(s).

Provisions adopted for joint county and city planning within urban growth area(s).

none identified

Policy Plan/Land Use Element, Chapter IV Goals
and Policies - Non-municipal Urban Growth Areas

Policy Plan and Land Use Element, Chapter IV
Goals and Policies - Urban Growth Areas

SITING PUBLIC FACILITIES

Process or criteria for identification of essential public facilities, including those
facilities that are typically difficult to site, such as airports, state education
facilities, state or regional transportation facilities, state and local correctional
facilities, solid waste handling facilities and in-patient facilities including
substance abuse facilities, mental health facilities and group homes.

Process for siting essential public facilities.

Provisions which address the situation dictate that no comprehensive plan may
preclude the siting of essential public facilities.

Integration of relevant county-wide policies.

Policy Plan/Land Use Element, Chapter 1V Goals
and Policies - Economic Development, Public
Facilities, Public Services, and Transportation

Policy Plan/Land Use Element, Chapter 1V Goals
and Policies - Economic Development, Public
Facilities, Public Services, and Transportation

Policy Plan/Land Use Element, Chapter 1V Goals
and Policies - Economic Development, Public
Facilities, Public Services, and Transportation

Policy Plan/Land Use Element, Chapter IV Goals
and Policies - Economic Development, Public
Facilities, Public Services, Transportation

REVIEWS

Natural resource—lands - Review of designations and regulations for consistency
with comprehensive plans. Natural lands include agricultural lands, forest lands,
and mineral resource lands.

Critical-areas - Review of designations and regulations for consistency with
comprehensive plans. Critical areas include: (a) wetlands, (b) aquifer recharge

Policy Plan/Land Use Element, Chapter 111 Future
La—d Use - Rural Agricultural Lands and Mineral
Lands Overlay and Chapter IV Future La—d Use -
Rural Agricultural Lands and Mineral Lands
Overlay

Policy Plan/Land Use Element, Chapter Il Future
La—d Use - Wetlands, Aquifer Recharge Areas,
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areas, (c) fish and wildlife conservation areas, (d) frequently flooded areas, and (e)
geologically hazardous areas.

Fish and Wildlife Habitat Conservation Areas,
Frequently Flooded Areas and Geologically
Hazardous Areas (Steep/Unstable Slopes) and
Chapter IV Future La-d Use - Wetlands, Aquifer
Recharge Areas, Fish and Wildlife Habitat
Conservation Areas, Frequently Flooded Areas
and Geologically Hazardous Areas
(Steep/Unstable Slopes)

G. INVENTORIES
Identification of open space corridors within and between urban growth areas, Policy Plan/Land Use Element, Chapter Il Future
including lands useful for recreation, wildlife habitat, trails and connection or Land Use and Natural Lands Plan (to be
critical areas. completed late 1998)

2. ldentification of lands useful for public purposes, such as utility corridors, Transportation Element and Capital Facilities Plan
transportation corridors, landfills, sewage treatment facilities, stormwater
management facilities, recreation, schools, and other public uses.

H. CONSISTENCY

1. Internal Plan provisions, if any, which describes how parts of the plans fit Policy Plan/Land Use Element, Chapter |
together, such as consistency of plan elements and future land use map, Overview - Purpose and Components of the Plan
consistency of land use and capital facilities elements.

2. Interjurisdictional. Policy Plan/Land Use Element

Draft — August 6, 2004
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APPENDIX B

BUILDABLE LANDS ANALYSIS

Pur pose:

The build-out estimate that follows attempts to answer “What growth is possible given existing
parcels, uses, and the potential for creation of new parcels under the Freeland Sub-Area Plan
designations and densities’. This analysis focuses on the population potential for residential and
mixed use land use designations that have been proposed in the Freeland Sub Area Plan but also
contains build-out and population potentials for the existing land use designations which can be
used as a frame of reference. These scenarios are defined as follows:

1. Existing Land Use Designations - RAID: Rural Area of Intensive Development
(RAID). This scenario is based on the current zoning classifications adopted on
September 29, 1998. The analysis includes a Residential, Mixed Use and Commercial
component for estimating build-out.

Proposed Land Use Designations - NMUGA: Non-Municipal Urban Growth Area (NMUGA).
This planning scenario would provide for greater densities and growth potential if Freeland is
designated an NMUGA, and would incorporate infrastructure improvements that address area-
wide storm water runoff, sewage disposal and potable water. The analysis includes a
Residential, Mixed Use and Commercial component for estimating build-out.

Data Sour ce | nfor mation:

The initial database was created using the Island County Assessors data, providing parcel
numbers, land and structure value, and size of the parcel. This information along with ground
truthing resulted in the Freeland Sub-Area Planning Phase 1-Exsting Conditions Report. This
document identifies attributes of the Natural and Built Environment. Existing communities and
neighborhoods were evaluated and reports were documented identifying the number of parcels,
residents, and the current percentage of build-out. The communities were also evaluated by
identifying critical area locations. In March of 2000 a private consultant R.W. Beck created the
‘Existing Infrastructure Report’. The report evaluated the existing water, sewer and storm
drainage requirements for the Freeland sub-area. The current draft Freeland Sub-Area Plan, is
a collection of all the previous reports as well as a more comprehensive analysis of future
projections in implementing the NMUGA planning scenario. Information gathered for the
Buildable Lands Analysis represents field evaluations of all the affected parcels in the NMUGA
designation.

Data Sour ces:

1. AssessorsData: The assessors office assigns a 13 digit number to each parcel in Island
County to link important information such as: size of the parcel, owners of the parcels,
current land-use of the parcel, assessed value and current rate of taxation of the property
and any structures located on the parcel.

Draft- August 6, 2004
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Freeland Sub Area Plan e Appendix B- Buildable Lands Analysis

GIS: Identify Critical Areas including: wetlands identified by the National Wetlands Inventory
(NWI), prepared by the United States Fish & Wildlife Service (USFW), “floodplains’ identified
by the Federal Emergency Management Agency (FEMA), Marine FHWCA’s identified by the
Washington Department of Ecology (WDOE), geologically hazardous areas identified by
Coastal Zone atlas 1974, and the Freeland Parcel Layer digitized by the Island County Assessors
office and exported into GIS?

2. eGiIS.

Planning and Zoning: The Island County Comprehensive Plan regarding future urban growth
projections.

Island County Comprehensive Plan, Exhibit A: Findings of Fact and Legislative intent.
Population projections for Urban Growth Areas and RAIDs including Freeland and Clinton.

Table 1-B. Example of Data Gathered

Key Parcel Number Current|Sub Area|Convert |Acres
Zoning or
Divide
678190|S8245-00-00001-4 |R LD Y 3.755
279415|S7165-08-0000A-1 |IRR HD G 0.369
279424|S7165-08-0000A-2 |RR HD G 3.844
279460|S7165-08-0000B-4 |RR HD G 4.733
279479|S7165-08-0000B-5 |RR HD G 0.368

Definitions:
Key: The Key is the unique identifier in the Island County Assessor’s Database.
Parcel Number: A thirteen- (13) digit number assigned by the Island County Assessor’s office.

Sub Area: A defined area that identifies the geographic extent of Freeland for the purpose of
establishing a non-municipal urban growth and land use designations within.

Residential Classifications:

LD: Low Density consisting of parcels intended for single-family residents and duplexes
at a density of less than three (3) dwelling units per acre.

MD: Medium Density consisting of parcels intended for single-family dwellings at a
density of three (3) to six (6) dwelling units per acre, including single-family homes,
duplexes, triplexes, and fourplexes.

Draft — August 6, 2004
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HD: High Density consisting of parcels dedicated to the development of multifamily
dwellings. Provides an area of higher density housing while ensuring full access to
services. Parcel densities are six (6) to ten (10) dwelling units per acre.

MU: Mixed Use densities were calculated for five (5) to eight (8) dwelling unites per
acre. Designation allows for a variety of residential, commercial, and light-
manufacturing uses defined more specifically within three categories:

Mixed Use Transitional: Serves as a transitional area between one land use
designation and another.

Mixed Use Residential: Areas were the character of the neighborhood is
primarily residential, but where specified low impact non-residential uses are
encouraged.

Mixed Use Commercial: Commercial pedestrian friendly areas, where
residential and non-residential uses within a project compliment each other.
These areas typically provide for higher density housing opportunities with an
integrated non-residential component.

RE: Rural Estate preservation of existing and future single-family developments at a
density of 1 dwelling unit per acre.

Commercial Sub-Area Classifications:

BG: Business General consisting of parcels intended for lands in and around the
Freeland “Central Business District” on which general commercial development exists.
Incorporates a broad range of commercial and retail service uses.

BO: Business Office consisting of parcels designated for business and professional uses
with little or no retail sales.

BV: Business Village consisting of parcels providing for retails sales of convenience
goods as well as personal and business services needed to support people residing in rural
areas.

I: Industrial A business use or activity at a scale greater than home industry involving
manufacturing, fabrication, assembly, warehousing and/or storage.

R: Reserve consisting of parcels that are in public ownership such as parks and public
utilities.

Convert: The build-out potential is based on a few assumptions regarding the effect of the
change in zoning classification due to the transition to the NMUGA planning scenario. Also see
Develop: Development of vacant or underutilized parcels of land in otherwise built-up areas.

Y: Indicates a “Yes”, meaning the parcel is anticipated to convert to the new designated
use.

N: Indicates a “No”, meaning the parcels is not anticipated to convert to the new
designated use or the use is not predicted to change.

G: Refers to the Holmes Harbor Golf course.

Draft — August 6, 2004
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Acres: Gross acreage of parcel, and converted acreage dependent on existence of critical areas
or infrastructure.

NMUGA: Non Municipal Urban Growth Area (NMUGA).
RAID: Rural Area of Intensive Development (RAID).
Current Zoning: Island County Zoning ordinance adopted September 28 1998.

Zoning Classifications:

Rural: The Rural zone is the principal classification for Island County. Densities are
restricted to (1) dwelling unit per five (5) acres.

Rural Residential: The Rural Residential Zone purpose is to define the logical outer
boundary of development of densities of more intensity than the Rural Zone. In
Freeland the Rural Residential Zone allows a density of 3 dwelling units per acre.

Rural Center: The Rural Center Zone is applied to Existing areas of intense Non-
Residential and Mixed-Use development and encompasses the Logical Outer Boundary
of the Existing pattern of development. Densities range from three (3) dwelling units per
acre to (14) dwelling units per acre.

Dwelling Unit: Any building or portion thereof which contains living facilities for not
more than one family. Living facilities include provisions for sleeping, cooking and
sanitation, as required by Island County.

Density: A measure of intensity of development, generally expressed in terms of
dwelling unites per acre. It can also be expressed in terms of population density.

Growth M anagement: A method to guide development in order to minimize adverse
environmental and fiscal impacts and maximize the health, safety and welfare benefits to
the residents of the community.

Land Use: A term used to indicate the utilization of any piece of land.
Parcel: A unit of land with legally defined boundaries.

Population Projections: Exhibit A ‘Finding of Facts and Legislative Intent’.
Information is in the section titled ‘Areas of more Intensive Rural Development’,
Countywide projections are provided by the Office of Financial Management. The
County determines regional and sub-area projections.

Zoning: A police power measure, enacted by local government, in which the community
is divided into districts or zones within which permitted and special uses are established
as are regulations governing lot size, building bulk, placement, and other development
standards. The Zoning Ordinance consists of two parts, the text and the map.

Carrying Capacity: The maximum number current and potential dwelling units
factoring in the presence of critical areas and other regulated restrictions.

Field Verification: Ground truthing and analysis was done on 12-13-01, 12-14-01, 12-
18-01, and 01-02. Parcels were identified in the field to verify and document the

Draft — August 6, 2004
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following: New construction Vacant Parcels, Parcels structural value greater than
$25,000, Parcel lines, Condition of structures relative to the willingness to redevelop,
documentation of underdeveloped parcels, and documentation of the existing uses.
Parcels that were found to be developed with a perceived structural value greater than
$25,000 that was not documented in our database were assigned a generic structural
value of $99,999. Information and updates were imported into the counties GIS project
for the Freeland Buildable Lands Analysis.

Critical areas ground truthing was done on 01-03-02, mapped wetlands and hydrology
were verified for areas with-in the NMUGA boundaries.

Persons per Household: (See Appendix ““C”) The number of people per household was calculated
for the Freeland sub-area based on 2000 Census block data. Twenty-six census blocks were
identified that were located completely with-in the NMUGA boundaries. Information that was
obtained from the individual Census Blocks included the following information: block number,
tract number, total population, total number of households, number of occupied households, and
the number of vacant household. For the purposes of the Freeland Buildable Lands Analysis the
number of occupied households was divided by the total population, which resulted in an
average of 2.34 people per household.

Critical Areas:

Wetlands: The wetland information was obtained from the United States Department of
Fish and Wildlife Services (USF&WS) National Wetland Inventory (NWI) Database. In
1986, A private consultant Pentec used the NWI data as a baseline from which they
added other delineated wetland information to mylar maps of Island County. The mylar
maps were then digitized and imported into our current GIS system projected in a
stateplane south coordinate system.

Geological Hazardous Area: The Geologic Hazardous area data was derived from the
1979 Coastal Zone Atlas. The areas were digitized by Island County Staff in 1998. The
following codes were assigned to the Island County Slopes: U: Unstable, URS:. Unstable
Recent Slide, UOS: Unstable, old Slide.

Streams. The Streams coverage comes from Washington State Department of Natural
Resources (DNR). The Coverage identifies water types numbered from 1-9. With-in the
Freeland NMUGA boundary only water types 4,5,9 exist.

Water Types:

4. Pursuant to Island County Code table17.02.110.C, type 4 streams have a
channel width of two (2) feet or wider at the Ordinary High Water Mark
(OHWM). Type 4 streams are all natural waters not classified as type 1,2,0r 3
and for the purpose of protecting downstream waters.

5: Pursuant to Island County Code table17.02.110.C, type 5 streams have a
channel width less than two (2) feet at the Ordinary High Water Mark (OHWM).
Type 5 streams are all natural waters not classified as type 1, 2,3,0r 4 or seepage
areas, ponds and drainage ways having short run-off periods.

Draft — August 6, 2004
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9: Type 9 streams are water-types that are undefined by the Island County
Critical Areas Ordinance.

Critical Area Analysis:

Available Acres: Each parcel was assessed a 15% reduction in the total gross
acreage to accommodate building setbacks, infrastructure easements etc. The
15% reduction was assessed after the critical areas were subtracted from the gross
acreage using the following formula:

X= Gross Acreage Y= Critical area Acreage
(X-Y-((X-Y)*0.15)) = Available Acreage

Wetlands: A 100-foot buffer was applied to all of the known wetlands
documented on the Island County GIS. The GIS system was used to “Clip’ the
known wetland and buffer locations to the Freeland Sub-Area NMUGA
boundary. The next step was to use the ‘Intersect’” command to apply each
individual parcel boundary to the known wetlands and buffers. Once all of the
boundaries were identified in the GIS the total acreage of known wetlands and
buffers for each parcel could be extracted from the GIS database.

Each parcel was assessed a 15% reduction in the total gross acreage to
accommodate building setbacks, infrastructure easements etc. All of the parcels
with-in the NMUGA were then re-evaluated applying the wetland buffers and the
parcel improvement restrictions to come up with an individual parcels report on
available build-out acreage.

Geologic Hazardous Areas: A 100-foot buffer was applied to all of the known
Geologic Hazardous areas within Island County. The Geologic Hazardous Areas
and buffer theme was then ‘Clipped’ to the Freeland Sub-Area NMUGA
boundary. The next step was to use the ‘Intersect” command to apply each
individual parcel boundary to the known Geologic Hazardous Areas and
associated buffer. Once all of the boundaries were identified in the GIS we were
able to extract the total acreage of known Geologic Hazardous Areas and buffer
on each parcel.

Each parcel was assessed a 15% reduction in the total gross acreage to
accommodate building setbacks, infrastructure easements etc. All of the parcels
with-in the NMUGA were then re-evaluated applying the Geologic Hazardous
buffers and the parcel improvement restrictions to come up with an individual
parcels report on available build-out acreage.

Hydrology: The Island County Hydrology theme was ‘Clipped’ to the Freeland
Sub-area NMUGA boundary. All known Hydrology within the NMUGA
boundary was identified. The GIS theme showed that only water types 4-9
existed within the Freeland NMUGA.. Pursuant to the Island County Critical
Areas Ordinance 17.02.030 water types 4-9 require a 50-foot Buffer. A 50-foot
buffer was applied to the Freeland hydrology layer; the theme was again clipped
to the NMUGA boundary so none of the applied buffer outside the NMUGA

Draft — August 6, 2004
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boundary would be calculated into the analysis. The next step was to use the
‘Intersect” command to apply each individual parcel boundary to the known
Hydrology and associated buffer. Once all of the boundaries were identified in
the GIS we were able to extract the total acreage of known Hydrology and buffer
on each parcel.

Each parcel was assessed a 15% reduction in the total gross acreage to
accommodate building setbacks, infrastructure easements etc. All of the parcels
with-in the NMUGA were then re-evaluated applying the hydrology and buffers
and the parcel improvement restrictions to come up with an individual parcels
report on available build-out acreage.

Critical Areas Merged: For the purpose of establishing a accurate assessment of
the total Freeland NMUGA acreage affected by Critical Areas, we needed to
merge all of the Critical Area themes into one. By merging all of the themes into
one we can identify any overlapping Critical Areas or buffer boundaries that may
have otherwise been subtracted from the total available acreage more than one
time.

The Wetland and Hydrology themes were first merged preserving the affected
parcel numbers and the affected acreage. The goal of this process was to only
account for overlapping critical area boundaries once. Example: A 2-acre parcel
that was 50 % covered by a wetland and stream would only subtract the 1-acre
from the total acreage once. The Geologic Hazardous areas were then merged to
the Wetland/Hydrology theme resulting in a comprehensive Critical Areas theme.
The Critical Areas Merged theme identified all Critical Areas and buffers within
the Freeland NMUGA and was used to calculate the Scenario 5 Buildable Lands
Analysis

Analysis of Current Zoning:

The following analysis is a projection of Freeland build-out under the current Island County
Zoning Ordinance adopted September 28, 1998. The sum of this analysis can be compared to the
analysis of the proposed NMUGA to show the differences in population density due to the
identification of Freeland as a Non Municipal Urban Growth Area (NMUGA). Currently the
Freeland NMUGA boundaries are defined by five zoning designations.

Rural: 1 dwelling unit per 5 acres

Rural Residential: 3 dwelling units per acre

Rural Center: 3 to 14 dwelling units per acre

Reserve: Not designated for dwelling units, public space for public access
Rural Forest: 1 dwelling unit per 10 acres

Table 2-B. Current Zoning NMUGA Boundaries

Frequency Acreage Critical Available
Acreage Acreage
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RUI’8.|Z 1 dwelling Unit per 5 acres

Vacant: 126 212.87 25.66 159.13
Currently |Developed: 80 185.8 26.4 135.49

Total: 206 398.67 52.06 294.62
RUI’8.| Residential: 3 dwelling Units per acre

Vacant: 431 219.18 56.55 138.24
Currently |[Developed: 376 163.32 17.37 124.05

Total: 807 382.5 73.92 262.29
Rural Center: 3-14 dwelling units per acre

Vacant: 50 62.9 9 52.7
Currently [Developed: 77 102.87 7.28 82.25

Total: 127 165.77 8.18 134.95

Public & Institution:

NMUGA: 24 87.6 19.6 N/A
Currently |[Developed: 8 19.91 7.55 N/A

Total: 32 107.51 27.15 N/A
Rural Forest: 1 dwelling Unit per 10 acres

Vacant: 1 6.21 0 5.28
Currently [Developed: 0 0 0 0.00

Total: 1 6.21 0 5.28

Fredland Totals

Residential: 1014 787.38 125.98 562.19
Commercial: 127 165.77 8.18 134.95
Public/INS. 32 107.51 27.15 79.15
Totals. 1173 1060.6 161.31 776.29

Current Zoning M ethodoloqy:

This inventory was based on the most up to date information from within the Freeland NMUGA
following field verification completed in January 2002. The updates were compiled in the GIS
layer and designated as Scenario 5. Parcels were initially evaluated by looking at the structural
value field. Structural values greater than $25,000 were assumed to equal one dwelling unit and
were given a value of 1 and were designated as ‘Developed’. Values less than $25,000 were
assumed to be vacant and were not given a value, but were designated as ‘Vacant’.

The next step was to calculate the percentage of critical areas for each parcel. The critical area
field was updated during the previous field verification and consisted of wetland, streams, and

geologic hazardous areas. Each of the three critical area themes were merged together into one
theme that reported the effected acreage for each parcel with out overlapping boundaries. This

Draft — August 6, 2004
8-B



10

11

12

13

14

15

16

17

18

19

20

21

22

23

Freeland Sub Area Plan e Appendix B- Buildable Lands Analysis

critical acreage was divided by parcel acreage to report the percentage of critical acreage for
each parcel with in the NMUGA boundary. The percentage of critical area was used to
determine the availability of acreage for future development. Each parcel in the NMUGA is
entitled to “Reasonable Use.” For parcels that are 90% or more covered in critical area, it was
assumed that there was little development potential, therefore, regardless of the parcel size it was
determined that only a single dwelling unit could be built on the site. Based on this conclusion,
1 dwelling unit has been allocated to these parcels. For parcels that are 75 to 90% effected by
critical area, 1/4 of the gross acreage will be calculated for development. Likewise, 1/2 of the
gross acreage will be calculated for parcels that indicate 50 to 75% critical areas. Parcels in the
25 to 50% range will be assessed ¥ of the gross acreage for future development. Any parcel
with less than 25% critical area will be calculated using the full acreage. Table 5 below
summarizes the formula that was used to calculate potential dwelling units.

Table 3-B. Potential Dwelling Units with Critical Areas

% Critical Area % of Developable L and
Lessthan 25% 100%
26% to 50% 75%
51% to 75% 50%
76% to 90% 25%
Greater than 90% 1 dwelling Unit

Developed par cels were evaluated to determine if additional dwelling units could be created on
the property. The percentage of critical areas that encumbers each lot was used to determine the
percentage of gross acreage that should be multiplied by the allowed density in order to
determine the potential number of dwelling units. Where a range of densities may be allowed
within a specific zoning designation the potential number of dwelling units is displayed as a low
and high value.

Vacant parcels were first evaluated looking at the percentage of critical areas; the number of
dwelling units was then calculated by applying the zoning density permitted under the existing
land use designation to the amount of land that is not encumbered by critical areas using the
above identified range of percentages. Vacant dwelling units were reported with a low and a
high number depending on the range of zoning density.

Population was derived by multiplying the dwelling units by 2.34 to predict the potential infill
during the 20-year period.

Rural:
Zoning in the rural zone pursuant to the Island County Zoning code chapter 17.02, is one
(1) dwelling unit per five (5) acres. In the Rural zone there are 80 currently developed
parcels on 185.8 acres with 26 acres of critical areas. Vacant lands make up 126 parcels
on 212 acres with 25 acres of critical acres. 136 dwelling units could potentially be
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developed on the 126 vacant parcels. Currently there is a population of 177 people on
parcels zoned rural with in the proposed NMUGA boundaries. At full build out 495
residents would occupy the rural zone.

Rural Residential:

Seven parcels in this zone are part of the Holmes Harbor golf course. The golf course
will not be calculated as buildable land for the purposes of this analysis. Zoning density
in the rural residential zone is 3 dwelling units per acre. Currently, there are 376
developed parcels on 163 acres with 17 acres of critical areas. The current population in
the rural residential zone within the NMUGA boundary is

877 residents. At 3 dwelling units per acre, this zone could potentially handle an
additional 142 dwelling units that translates to an additional 332 residents on parcels
currently developed. Vacant lands make up 219 acres on 431 parcels, with 56 acres of
critical areas. At 3 dwelling units per acre 621 dwelling units could be created on the
vacant parcels at full buildout. Assuming full buildout of the vacant land in this zone
would translate to an additional 1453 people for a total population in the Rural
Residential zone of 2662.

Rural Center:

The current zoning in the rural center district applies a range of densities with 3 dwelling
units per acre being the low and 14 dwelling units per acre being the high. Consideration
was given in this analysis to not apply any potential dwelling units to existing uses that
are not likely to change within the next 20 years. Existing use was confirmed in field
observations completed December 2001, information was updated to the GIS database
summarizing the existing use. Currently, there are 77 developed dwelling units on 102
acres with 7 acres of critical acres. At 3 (low) dwelling units per acre, 86 more dwelling
units could potentially be created. At 14 (high) dwelling units per acre, an additional 501
dwelling units could potentially be created on parcels that are underdeveloped. Currently
there are 50 vacant parcels on 62 acres with .9 acres of critical areas. The vacant parcels
could potentially create 174 additional dwelling units at 3 (low) dwelling units per acre
and 843 at 14 (high) dwelling units per acre.

Population estimates for underdeveloped parcels are purely based on the formula of the
number of dwelling units per acre multiplied by 2.34. Critical areas were factored into
this equation by applying a standard formula based on the ratio of critical areas to gross
acreage. The ratio that is applied to all of the underdeveloped parcels is summarized in
table (CC) under the heading Residential Methodology. The following figures are
estimated potential populations based on formulas and are an attempt to ascertain the
likely buildout potential. In the Rural center zone there currently are 36 developed
dwelling units with a population of 84 at 3 (low) dwelling units per acre. At 3 (low)
dwelling units per acre under developed parcels could potentially be intensified by an
additional 86 dwelling units resulting in an increase in population of 201 people. At 14
(high) dwelling units per acre, underdeveloped parcels could potentially be increased by
501 dwelling units resulting in an increase in population of 1172 people. Vacant lands
developed at 3 (low) dwelling units per acre would result in 174 dwelling units and a
population increase of 407 residents. At 14 (high) dwelling units per acre, 843 dwelling
units could potentially be developed in this zone resulting in an additional 1973 people.
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Total populations in this zone are 692 at 3 dwelling units per acre and 3229 at 14

dwelling units per acre.
Public/Institutional:

Thirty-two parcels on 107 acres are designated as public, golf or institutional land. For

the purposes of this analysis these parcels are not considered to have a potential to

develop. The intent of the public/institutional zoning designation is to preserve the area

for public access and open space.

Rural Forest:

There is only one parcel inside of the NMUGA boundaries that is designated as Rural
Forest. The parcel is 6.2 acres with 0 known acres of critical areas. The Island County

Zoning Ordinance Chapter 17.03 shows density in the rural forest zone shall be 1
dwelling unit per 10 acres. The existing parcel is less than 10 acres, but ‘Reasonable
Use” would allow 1 dwelling unit to be developed on this parcel.

Table 4-B. Freeland Dwelling Units/Population Current Zoning

# of
Parcels

Dwelling Dwelling
Units  Units(high)
(low)

Population
(low)

Population
(high)
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Rural: 1 dwelling Unit per 5 acres

Vacant: 126 130 N/A 304 N/A
Currently |Developed: 80 76 N/A 177 N/A

Potential: 6 14.04

Total: 206 212 N/A 495 N/A
RUI'8.| Residential: 3 dwelling Units per acre

Vacant: 431 621 N/A 1453 N/A
Currently |Developed: 376 376 N/A 877 N/A

Potential: 142 N/A 332 N/A

Total: 807 1138.0 N/A 2662 N/A
Rural Center: 3-14 dwelling units per acre

Vacant: 50 174 843 407 1973
Currently |Developed: 77 36 36 84 84

Potential: 86 501 201 1172

Total: 127 296 1380 692 3229
Public & Institution

NMUGA: 24 N/A N/A N/A N/A
Currently |Developed: 8 N/A N/A N/A N/A

Total: 32 N/A N/A N/A N/A
Rural For est 1 dwelling Unit per 10 acres

Vacant: 1 1.0 N/A 3 N/A
Currently |Developed: 0 0.0 N/A 0 N/A

Total: 1 1.0 N/A 3 N/A
Freeland Totals:
Residential 1014 1351 1351 3159 3159
Commercial 127 296 1380 740 3450
Freeland |Totals: 1173 1647 2731 3851 6388

Population Projectionsfor Freeland asa RAID:

Table 5-B. Island County Population Projections
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Population 1996 2020 24-year Growth % of Growth
South Whidbey 13,600 26,000 12,400 28%
Langley UGA 1,000 2,200 1,200

Freeland RAID 1,400 2,500 1,100

Clinton RAID 900 2,000 1,100

Unincorporated 12,600 23,800 11,200

Employment 1996 2020 22-year Growth % of Growth
South Whidbey 2,708 5,634 2,926 25%
Langley UGA 509 1,310 801 7%
Unincorporated 2,199 4,324 2,125 18%

Source: Island County Comprehensive Plan 1998, Washington State Office of Financial Management 1995

The population estimates are projected through the year 2020. The data was adopted through
countywide Planning Policies based on three factors:

1. 1995 Washington State Office of Financial Management (OFM) 2020 High Series
population growth forecast;

2. Municipal population projections prepared by the cities for their individual planning
periods projected to the year 2020 using the rate of growth assumed by the municipalities
in their comprehensive plans;

3. The Island County EDC Jobs Forecast dated February 2, 1998.

NMUGA Infill Analysis:

The Freeland NMUGA buildout potential is based on maximum buildout with the only
allowances made being those for critical areas and infrastructure. Infill analysis accounts for
structural value, structures age and parcel acreage in determining future subdivision of parcels,
as well as lots converting to their zoned use under current zoning.
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The Freeland Buildable Lands Analysis is based on a few general assumptions. The
development of a sanitary sewer system and stormwater system is a primary assumption for this
analysis based on a 20-year timeframe. For the purpose of this analysis, a parcel with a
structural value of less than $25,000 is considered vacant. Population is a result of the number
of dwelling units multiplied by 2.34.

5 Analysis: Scenario 5 utilizes the Freeland NMUGA zoning classifications and densities
identified in the June 2001 draft Freeland Sub-Area Plan. The summary shows the total gross
acres and the total acreage effected by the existence of known critical areas from the Island
County GIS database. Ground truthing on 01-03-02 was performed in the field to verify the
existence of critical areas within the scenario 5 NMUGA boundaries.

Residential Analysis:

The residential analysis was based on Scenario 5 that was adjusted by the Freeland Sub-Area
Planning Committee on July 12, 2001. The analysis is based on a 20-year timeframe. The Infill
analysis accounts for structural value, structural age/condition, and the size of the parcel.
Populations are calculated as 2.34 multiplied by the number of dwelling units. Density ranges
for the four zones were as follows:

Rural Estate: 1 dwelling unit per acre.
Low Density: 1 to 3 dwelling units per acre.
Medium Density: 3+ to 6 dwelling units per acre.
High Density: 6 to 10 dwelling units per acre.
Mixed Use: 5 to 8 dwelling units per acre.
The Freeland Buildable Lands Analysis will report the existing dwelling units and populations as

well as the potential dwelling units and population growth under the number 5 NMUGA
planning scenario.

Table 6-B. NMUGA Residential Parcels

Frequency Acreage Critical Available
Acreage Acreage

Low Density: 1to 3 dwelling units per acre
Vacant: 151 251.48 58.67 163.89
Currently [Developed: 209 216.6 34.85 154.49
Potential
Total: 360| 468.08 93.52 318.38
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Med. Density: 3to 6 dwelling units per acre

Vacant: 389 131.18 18.43 95.84
Currently |Developed: 218 62.91 6.22 48.19

Potential

Total: 607 194.09 24.65 144.02
ngh Density: 6 to 10 dwelling units per acre

Vacant: 4 3.57 0 3.03
Currently [Developed: 9 2.83 0 241

Potential

Total: 13 6.4 0 5.44
Mixed Use: 5to 8 dwelling units per acre

Vacant: 15 35.41 5.25 25.64
Currently |Developed: 12 46.97 2.98 37.39

Potential

Total: 27 82.38 8.23 63.03
Rural Estate

Vacant 14 43.07 .03 36.58
Currently |Developed: 15 34.31 0 29.16

Potential:

Total: 29 77.38 .03 65.75
Residential Totals: 1036 828.33 126.43 596.62

Residential M ethodology:

The data exported from the GIS consisted of the following fields; Parcel Numbers, Parcel
Acreage, Critical Areas Acreage, Available Acreage, Structural Value, Likely to Convert,
Current Use, Likely to redevelop, Sub-Area Zoning, and Overlay Zone information.

Parcel acreage was calculated in the GIS using the existing parcel boundaries exported to the
Appendix B database. Updates were made to the GIS consulting the Island County Assessor’s
CAD drawings of updated parcel boundaries (12-18-2001). The available acreage was
calculated by reducing each parcel area by 15% after the Critical Areas were subtracted to
account for future development lot and building setbacks and easements.

The Structural Value field was used as an identifier of parcels currently qualifying as improved
or not improved. Improved parcels were assign a “1” to represent a Structural Value of $25,000
or more. A “0” was applied to Not Improved parcels with a structural value of less then $25,000.

To calculate the total number of dwelling units within each of the land use designations, parcel
acreage was multiplied by the given land-use density and each existing dwelling unit was
subtracted.
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Example: (Acreage * Land-Use Density) — Existing Dwelling Units = Land-Use Dwelling Unit

(2.5 acres * LD High 2.99) - 1 = (6.47) Low Density High Dwelling Unit

The calculations resulted in dwelling units for both low and high densities with-in each land-use
category. Subtracting the improved/not improved from the dwelling unit’s result in data
reflecting the potential dwelling units and growth for the Freeland NMUGA.

The existing dwelling units are calculated by the sum of the improved (1), not improved (0) for
each Land-Use category. Populations are calculated by multiplying 2.5 by the Improved/Not
Improved Land-Use category.

Total dwelling units are a result of the total Available Acres multiplied by the Land-Use Density.
The dwelling units were than multiplied by 2.34, resulting in the total population for each
residential land-use category.

Convert: The convert field was initially based on structural value: A vacant lot or a
structural value of less than $25,000 is believed to convert and is assigned a “YES”. For
parcels that are not likely to change use even though the zoning would allow for a
different use are designated as “NO”. Parcels that the existing use and zoning intensity
will not change the designation “NA” is used. The Holmes Harbor Golf Course has
identified parcels as “Golf”. 'In this analysis, parcels outside of the Freeland NMUGA
are designated as “JPA”. Field verifications were applied heavily to this field.

Develop: The convert field provides us with a very general overview of the effects of the
5 NMUGA. The Develop field was created to look at a more specific reaction for each
parcel within the 5 NMUGA. Structural value and parcel acreage were used to create
some objective thresholds in determining how many parcels were likely to redevelop
within the next 20 years. Each parcel was evaluated using four different categories.

Parcels that have a high potential to develop are categorized as Yes-. Yes- parcels mostly
consist of vacant buildable lots, but can also be lots were the current structure is worth
less than $25,000 and will potential be removed from the property and replaced with a
newer structure of greater value.

Parcels that are at the low end of their density threshold, but have a structure worth
between $25,000 and $75,000 are designated as Remodel-. Lots in this category have a
high potential of being remodeled, but lack the acreage to build an additional structure or
sub-divide.

Add- refers to parcels that are underdeveloped in relation to the allowed lot density.
Structural values over $75,000 assume that existing structure will most likely be left
alone with-in the next 20 years, but additional structures could be built on the parcel.

No- are parcels that are currently built close to the full potential of the lot, structural
values above $75,000 indicate the lot will not be redeveloped during the next 20 years.
Field observations were applied heavily to this field.
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Current Use: A result of field observations, Single family homes are designated as
“Residential”. Commercial structures were identified and specific uses were entered into
the database.

Low Density (1): 1to 3dwelling units per acre

Low-density residential lands are intended for single-family residences and duplexes at a density
of less than 3 dwelling units per acre. For the purposes of this analysis a threshold of 1.0 acres
was established. Any parcels at or smaller than 1 acre would be allowed 1 dwelling unit on the
property, parcels larger than 1 acre would allow for more than 1 dwelling unit to be developed.

Yes-1: This category represents lots that are likely to redevelop within the next 20 years.
Lots in this category can range from vacant lots to lots with structures valued at less than
$25,000.

Remodel-1: Lots in this category are likely to be remodeled within the next 20 years.
The zoning is low density with a structural value between $25,000 and $75,000 on lots
less than 1.0 acres in size.

Example: A $50,000 home that will probably not be rebuilt, but will more than likely be
remodeled. The parcel lacks the acreage for an addition to the home, but the structural
value indicates that the structure has a good chance of being remodeled in the next 20
years.

Add-1: Lots in this category have the potential for additions to the current structures.
The zoning is low density with a structural value of greater than $25,000 on lots larger
than 1.0 acres.

Example: A home that will not be demolished and rebuilt, but the parcel has the acreage
to allow for expansion of the existing structure or development of additional dwelling
units.

No-1: This category represents parcels that are more than likely to not change from their
current state within the next 20 years. Structural values within this category are greater
than $75,000 on lots less than 1.0 acres in size.

Example: A home with a high structural value on a parcel less than 1.0 acre in size. The
parcel is too small for development of an additional dwelling unit, but the structural value
of the house is more than likely too high to remodel.

Yes-1: Structural value < $25,000
Remodel-1: Structural value between $25,000 - $75,000, lots < 1 acre

Add-1: Structural VValue > $25,000 lots > 1 acre
No-1: Structural Value > $75,000 lots < 1 acre

Medium Density (2): 3to 6 dwelling units per acre

The medium density zone is intended for single family homes, including duplexes, triplexes and
fourplexes. For the purposes of this analysis a threshold of .35 acres is set. Any parcels at or
smaller than .35 acres would only be allowed 1 dwelling unit, parcels larger than .35 acres could
accommodate multiple dwelling units.
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Y es-2: This category represents lots that are likely to redevelop within the next 20 years.
Lots in this category can range from vacant lots to lots with structures valued at less than
$25,000.

Remodel-2: Lots in this category are likely to be remodeled within the next 20 years.
The zoning is medium density with a structural value between $25,000 and $75,000 on
lots less than .35 acres in size.

Add-2: Lots in this category have the potential for additions to the current structures.
The zoning is medium density with a structural value of greater than $75,000 on lots
larger than .35 acres.

No-2: This category represents parcels that are more than likely to not change from their
current state within the next 20 years. Structural values within this category are greater
than $75,000 on lots less than .35 acres in size.

Yes-2: Structural value < $25,000

Remodel-2: Structural value between $25,000 - $75,000, lots < .35 acre
Add-2: Structural Value > $25,000 lots > .35 acre

No-2: Structural Value > $75,000 lots < .35 acre

High Density(3): 6 to 10 dwelling units per acre

The high-density zone is established to provide concentrated areas of multi-family dwellings.
For the purposes of the Buildable Lands Analysis a threshold of .16 acres was set to distinguish
between currently developed parcels that are likely to further develop and parcels that can only
be remodeled. The .16 is a calculation of the amount of acreage that would be required to meet
the established zoning density at the low end of the range of densities.

Yes-3: This category represents lots that are likely to redevelop within the next 20 years.
Lots in this category can range from vacant lots to lots with structures valued at less than
$25,000.

Remodel-3: Lots in this category are likely to be remodeled within the next 20 years.
The zoning is medium density with a structural value between $25,000 and $75,000 on
lots less than .16 acres in size.

Add-3: Lots in this category have the potential for additions to the current structures.
The zoning is medium density with a structural value of greater than $75,000 on lots
larger than .16 acres.

No-3: This category represents parcels that are more than likely to not change from their
current state within the next 20 years. Structural values within this category are greater
than $75,000 on lots less than .16 acres in size.

Y es-3: Structural value < $25,000
Remodel-3; Structural value between $25,000 - $75,000, lots < .16 acre
Add-3: Structural VValue > $25,000 lots > .16 acre
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No-3: Structural VValue > $75,000 lots < .16 acre

Mixed Use (4): 5 to 8 dwelling units per acre

Areas designated as mixed use are characteristic of transitional zones between areas of differing
uses. For example a mixed-use zone might be established between an industrial area and a
residential to soften the impact of the dramatic change is use. For the purpose of this analysis a
threshold of .2 acres is established to distinguish parcels appropriate for development of multiple
dwelling units and parcels that are restricted to one dwelling unit. Parcels larger than .2 acres
could potentially accommodate multiple dwelling units, parcels less than .2 acres would be
restricted to 1 dwelling unit.

Y es-4: This category represents lots that are likely to redevelop within the next 20 years.
Lots in this category can range from vacant lots to lots with structures valued at less than
$25,000.

Remodel-4: Lots in this category are likely to be remodeled within the next 20 years.
The zoning is mixed use with a structural value between $25,000 and $75,000 on lots less
than .2 acres in size.

Add-4: Lots in this category have the potential for additions to the current structures.
The zoning is medium density with a structural value of greater than $75,000 on lots
larger than .2 acres.

No-4: This category represents parcels that are more than likely to not change from their
current state within the next 20 years. Structural values within this category are greater
than $75,000 on lots less than .2 acres in size.

Y es-4: Structural value < $25,000

Remodel-4: Structural value between $25,000 - $75,000, lots < .2 acre

Add-4: Structural Value > $25,000 lots > .2 acre

No-4: Structural Value > $75,000 lots < .2 acre
Rural Estate (5): 1 dwelling unit per acre
The Rural Estate zone is established with the intention of preserving the existing relatively low
density single-family land-use pattern. EXxisting view amenities of the western marine

environment in this zone well be preserved by limiting lot density to one (1) dwelling unit per
acre.

Yes-5: Structural value < $25,000

Remodel-5: Structural value between $25,000 - $75,000, lots < 1 acre
Add-5: Structural Value > $25,000 lots > 1 acre

No-5: Structural Value > $75,000 lots < 1 acre

Table 7-B. NMUGA Residential dwelling units & populations

# of Dwelling Dwelling Population Population
Parcels Units (L) Units (H) (low) (high)
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Low Density: 1to 3 dwelling units per acre

Vacant: 151 246 574 575 1343
Currently |Developed: 209 209 209 489 489

Potential 66 262 154 613

Total: 360 521 1045 1218 2445
M ed. Density: 3o 6 dwelling units per acre

Vacant: 389 479 657 1120 1537
Currently |Developed: 218 218 218 510 510

Potential 31 89 72 208

Total: 607 728 964 1702 2255
High Density: 6 to 10 dwelling units per acre

Vacant: 4 21 36 49 84
Currently |[Developed: 9 22 22 51 51

Potential 0 4 0 9

Total: 13 43 62 100 144
Mixed Use: 5 to 8 dwelling units per acre

Vacant: 15 149 240 348 561
Currently |Developed: 12 11 11 25 25

Potential: 184 305 430 713

Total: 27 344 556 803 1299
Rural Estate: 1 dwelling unit per acre

Vacant: 14 40 40 93 93
Currently |Developed: 15 15 15 35 35

Potential: 16 16 37 37

Total: 29 71 71 165 165
Residential Totals: 1036 1707 2698 3988 6308

Commer cial M ethodology:

Commercial parcels are very subjective in relation to how they would be affected by the
zoning changes of the scenario 5 NMUGA. For this reason field observations were a key
indicator of whether the parcels is underdeveloped or currently developed to its full
potential. Location, structural condition, accessibility, parking etc. were key components
in determining the potential of the commercial parcels.

Table 8-B. NMUGA Commercial Parcels

Draft — August 6, 2004
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Frequency Acreage Critical Available
Acreage  Acreage

Business General:
Vacant: 18 18.37 .69 15.03
Currently |Developed: 29 55.16 5.13 42.53
Potential
Total: 47 73.53 5.82 57.55

Business Village:

Vacant: 14 16.89 0 14.36
Currently |Developed: 31 18.80 0 15.98

Potential

Total: 45 35.69 0 30.34

Business Office

Vacant: 2 1.14 0 .97
Currently |Developed: 7 3.76 0 3.20

Potential

Total: 9 4.90 0 417
Industrial

Vacant: 1 0.05 0 43
Currently |Developed: 3 10.65 1.87 7.46

Potential

Total: 4 10.7 1.87 7.89
Commercial Totals: 105 124.82 7.69 99.94

Business General: (BG)

The business general zone is intended for general commercial development in and around the
Freeland “central business district”. General commercial development includes a broad range of
commercial, retail and service activities. Dwelling units are defined as a secondary permitted
use. Structures with a value of less than $50,000 are assumed to redevelop, values less than
$50,000 are assumed to redevelop.

Yes-BG: This category represents parcels with a high potential to develop. A
combination of field observations and relatively low structural values indicated a high
probability that the parcel will redevelop.

No-BG: Parcels in this category are either currently utilizing the full potential of the lot
or the structure on the parcel has a relatively high enough value to indicate that the parcel
has a low probability of redeveloping with-in the next 20 years.

UD-BG: This designation refers to parcels that are currently under developed, structural
values or field observations indicate that the parcel could be further developed in the
future.

Draft — August 6, 2004
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Business Office: (BO)
The business office designation is intended to provide professional and business office space.
Dwelling units are encouraged in a location above or behind the business activity.

Yes-BO: This designation represents parcels with a high potential to develop. Parcels in
this category could either be vacant or have a relatively low structural value.

No-BO: Parcels in this category are either currently utilizing the full potential of the lot
or the structure on the parcel has a relatively high enough value to indicate that the parcel
has a low probability of redeveloping with-in the next 20 years.

UD-BO: This designation refers to parcels that are currently under developed, structural
values or field observations indicate that the parcel could be further developed in the
future.

Business Village: (BV)

The business village designation is intended for a mixed commercial/retail and residential
development. Dwelling units are encouraged to develop above the street level to promote a
“traditional” atmosphere.

Yes-BV: This designation represents parcels with a high potential to develop. Parcels in
this category could either be vacant or have a relatively low structural value.

NO-BV: Parcels in this category are either currently utilizing the full potential of the lot
or the structure on the parcel has a relatively high enough value to indicate that the parcel
has a low probability of redeveloping with-in the next 20 years.

UD-BV: This designation refers to parcels that are currently under developed, structural
values or field observations indicate that the parcel could be further developed in the
future.

Industrial: (1)

The industrial designation is the most intense commercial zone with in the NMUGA, Parcels are
intended for a broad range of manufacturing, technological and industrial uses. Dwelling units
are not intended for this zone.

Yes-|: The parcels has a high probability of either being further developed or is
currently a vacant parcels ready for future development.

No-I: Parcels designated Industrial that the use is either currently industrial or the
structural value is high enough that the parcels would not redevelop.

Reserve: (R)
No-R: Parcels in this category range from public parks to areas providing essential
public services. None of the public parcels will convert or develop in the next 20 years;
therefore all of these parcels have been removed from the Freeland Buildable Lands
Analysis.

Institution: (INS)
INS: Institutional uses, for churches, post office, power substations, etc.
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Residential Conclusions:

Low Density: In scenario 6, 360 parcels on 468 acres will be designated as Low Density.
Critical Areas make up for 93 acres in this zone, which reduces the total available
acreage with the 15% setback & easement reduction to 368 acres. Currently there are
209 dwelling units on parcels currently zoned Rural and Rural Residential. The
NMUGA would allow for an additional 312 dwelling units at 1 dwelling unit per acre, or
836 dwelling units at 3 dwelling units per acre. Population in the Low Density zone
would increase from the current 489, to 1218 at 1 dwelling unit per acre and 2445 at 3
dwelling units per acre.

Medium Density: In scenario 6, 607 parcels on 194 acres will be designated as Medium
Density. Critical Areas make up for 24 acres, which reduces the total available acreage
to 153 with the 15% for setbacks & easements. Currently there are 218 dwelling units on
parcels currently zoned Rural and Rural Residential. The NMUGA would allow for an
additional 510 dwelling units at 3 dwelling unit per acre, or 746 dwelling units at 6
dwelling units per acre. Population on the Medium Density zone would increase from
the current 510, to 1702 at 3 dwelling units per acre and 2255 at 6 dwelling units per
acre.

High Density: In scenario 6, 13 parcels on 6 acres will be designated as High Density.
There are no Critical Areas in this zone, so only the 15% setback and easement reduction
would be applied. The total available acreage in the High-Density zone is 6.3 acres.
Currently there are 9 dwelling units on parcels currently zoned Rural and Rural
Residential. The NMUGA would allow for an additional 32 dwelling units at 6 dwelling
units per acre, or 53 dwelling units at 10 dwelling units per acre. Population in the High-
Density zone would increase from the current 21, to 95 at 6 dwelling units per acre or
144 at 10 dwelling units per acre.

Mixed Use: In scenario 6, 27 parcels on 82 acres will be designated as Mixed Use.
Critical Areas make up 8 acres, which reduces the total available land to 73 acres
including the 15% setback reduction. Currently there are 11 dwelling units on parcels
currently zoned Rural and Rural Residential. The NMUGA would allow for an
additional 324 dwelling units at 5 dwelling units per acre, or 535 dwelling units at 8
dwelling units per acre. Population in the Mixed-Use zone would increase from the
current 25, to 782 at 5 dwelling units per acre or 1278 at 8 dwelling units per acre.

Rural Estate: In scenario 6, 29 parcels on 77 acres will be designated as Rural Estate.
Critical Areas make up .03 acres, which reduces the total available land to 76.19 acres.
Currently there are 15 dwelling units on parcels currently zoned Rural and Rural
Residential. The NMUGA would allow for an additional 56 dwelling units at 1dwelling
unit per acre. Population in the Rural Estate zone would increase from the current 35 to
165 people.

Reserve/l nstitutional/Recr eational: In scenario 6, 32 parcels on 107 acres will be

designated as Recreational, Institutional or Reserve land. Critical Areas make up 27
acres; these areas are not intended for future developments so available acreage and
population figures are not applicable.
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Commer cial Conclusions:

Business General: In scenario 6, 47 parcels on 73 acres will be designated as Business
General. Critical Areas make up 5 acres which reduces the total available land to 66
acres with the 15% setback and easement reduction.

Business Office: In scenario 6, 9 parcels on 4.9 acres will be designated as Business
Office. There are no critical areas within the business office zone therefore the 15%
setback & easement reduction would be applied directly to the gross acreage resulting in
an available acreage of 4.83. Dwelling units are only documented with existing
residential structures with values above $50,000 of which there are none in this zone.

Business Village: In scenario 6, 45 parcels on 35.7 acres will be designated as Business
Village. There are no critical areas in this zone, therefore only the 15% setback and
easement reduction will be applied. The total available acreage in the Business Village
zone is 35.15 acres.

Industrial: In scenario 6, 4 parcels on 10.7 acres will be designated as industrial.
Critical Areas make up 1.9 acres, which reduces the total available land to 9.14 acres.

Table 9-B. Commercial Dwelling Units & Population

#of Dwelling Dwelling Population Population

Parcels Units (L) Units (H) (low) (high)

Business General:

Vacant: 18 0 0 0 0
Currently |Developed: 29 26 26 60 60

Potential 26 26 60 60

Total: 47 52 52 120 120
Business Village:

Vacant: 14 19 80 44 187
Currently |Developed: 31 1 1 2 2

Potential 12 29 28 67

Draft — August 6, 2004
24-B



10

11

12

13

14

15

16

17

18

19

20

21

22

23

Freeland Sub Area Plan e Appendix B- Buildable Lands Analysis

[Total: | 45 | 32 | 10 | 74 | 256 |
Business Office

Vacant: 2 0 0
Currently |Developed: 7 0 0

Potential

Total: 9 0 0
Industrial

Vacant: 1 N/A N/A N/A N/A
Currently |Developed: 3 N/A N/A N/A N/A

Potential

Total: 4 0 0
Commercial Totals: 105 84 162 194 376

Frecland Buildable L ands Conclusions:

Freeland NMUGA Current Zoning:

The following table represents the Freeland NMUGA boundaries at the full build-out
potential with the current Island County zoning. The commercial zone was evaluated
under the current zoning and the NMUGA scenarios, exempt parcels were identified in

both analysis.

Table 10-B. Current Zoning Totals

Current #of |Acreage | Dwelling | Dwelling | Population | Population

Zoning Parcels Units (L) | Units (H) (low) (high)
Residential Totals: 1014 | 787.38 1351 1351 3159 3159
Rural Center 127 165.77 296 1380 692 3229
Public/Golf/INS: 32 107.51 N/A N/A N/A N/A
Freeland Totals: 1173  1060.7 1647 2731 3851 6388

Freeland NMUGA Zoning:

The following conclusions are based on the scenario 5 planning analysis of the Freeland sub area
proposed NMUGA designation. The analysis is based on field observations and Island County
data that are explained above.

Table 11-B. NMUGA Zoning
NMUGA Zoning:

Draft — August 6, 2004
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#of  Acreage Dwelling Dwelling Population Population
Parcels Units (L) Units (H) (low) (high)
Residential Totals: 1036 | 828.33 1707 2698 3988 6308
Commercial Totals:| 105 124.82 84 162 194 376
Public/Golf/INS: 32 107.51 0 0 0 0
Freeland Total: 1173  1060.7 1791 2860 4182 6684
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APPENDIX C

PERSONS PER HOUSEHOLD ANALYSIS

Persons per Household: The number of people per household was calculated for the Freeland
sub-area based on 2000 Census Block data. Twenty-six blocks were identified using GIS that
were located completely within the NMUGA boundaries. Information that was obtained from
the individual Census Blocks included the following information: block number, tract number
total population, total # of households, number of occupied households, and the number of
vacant households. For the purpose of the Freeland Buildable Lands Analysis the number of
occupied households was divided by the total population which resulted in an average of 2.34
people per household.

ay o

Proposed NMUGA Zoning

[} {

Iln’JrJJlI.'.'iIII

R

« A= B 11 g
Persons Per/Household Census Tracts
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2000 Census “ Per sons Per Household”

State County | Tract# | Block # Global Block # Total Pop.|  Total
Code Code Occupied
DU's

53 029 971300 |2036 530299713002036 18.00 6.00
53 029 971300 [2025 530299713002025 36.00 17.00
53 029 971300 |2023 530299713002023 164.00 70.00
53 029 971300 |2024 530299713002024 6.00 3.00
53 029 971300 [2997 530299713002997 0.00 0.00
53 029 971300 [2032 530299713002032 51.00 18.00
53 029 971300 |2033 530299713002033 27.00 14.00
53 029 971300 |2034 530299713002034 35.00 16.00
53 029 971300 |2035 530299713002035 5.00 2.00
53 029 971300 [2039 530299713002039 2.00 1.00
53 029 971300 |2040 530299713002040 54.00 28.00
53 029 971300 [2041 530299713002041 0.00 0.00
53 029 971300 |2042 530299713002042 21.00 9.00
53 029 971300 = [2043 530299713002043 11.00 7.00
53 029 971300 |2044 530299713002044 25.00 13.00
53 029 971300 |2045 530299713002045 0.00 0.00
53 029 971900 [1037 530299719001037 6.00 3.00
53 029 971900 |2034 530299719002034 22.00 8.00
53 029 971900 |2035 530299719002035 23.00 8.00
53 029 971900 [1035 530299719001035 0.00 0.00
53 029 971900 [1036 530299719001036 34.00 12.00
53 029 971900 [1038 530299719001038 28.00 13.00
53 029 971800 |2016 530299718002016 0.00 0.00
53 029 971800  |2017 530299718002017 0.00 0.00
53 029 971800 |2018 530299718002018 0.00 0.00
53 029 971800 [2019 530299718002019 60.00 20.00

628.00 268.00

Pop./Occupied DU's = 2.34

268/628
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APPENDIX D

SEWER WORKSHOPS

Sewer Workshop #1 February 8, 2003

The following materials were mailed to all property owners within the proposed Freeland Sub-
Area or NMUGA boundary. The first sewer workshop concentrated on analysis of alternative

collection systems leading to a preferred alternative that will provide the sewer consultant with
direction in continued sewer planning for the Freeland Sub-Area. Approximately 100 people

attended the Saturday workshop of which we received close to 50 returned questionnaires.

Invitation for Sewer Workshop #1:

Fleage foin ue fora
Sewer Planning

Warksfop

Tatarnd Couny abong with the Freetand Sub-Ares Planssing Commiree

e Bk ricasices dor e 30 aevend
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Sub-Area History & Schedule:

History of Sub-Area Planning Process
In Freeland

O Soptesabes 28, 1998, the Bossd of Bland County Commarnenen BIOC) adopted the Tl
Connty Comprehsnsres Plan The “Flan® estabinhes the stostegies for managmg gaouth ths is
anticpatedte ooour aver the ness 2 yeam n liland County. It aplan that mplements the

afths ghon State Groush Manage Ret [GMR)} which stablabes & numbar
f g thae scums et stive te achisvs. These goals iclusk posss maion of pasal shassebe,
protection of sgncultunl and forestey lands, peotection of the emnionment ind sedaction of spond
s of the m‘.gu in the Plan i taimplsmsent policiss hat sttempt to oecdics the desslopmsnt

osos and foomt |n|rh Sorr d....-r saral landh arsd ertical s ronmental epstems

Srope a-k.,...,, e matives i avem that @ copable of
accomencdating it

A lagge porticn of Sutuse populstion md sroncmi growth i epeciedto ctouzin o\uCounrrl thase
etyen of Dale Mahon, Coupanlle and L 3 Pobom and g have been me;
stive 1o ivet Rirusr populition; and the commmsesdl vevices mmecdkd tc
sach obthe atim. Thacugh ) thene pobisin anll gaatly
inceesse the Leved of protection that can be sfforded 1o the minl charartes of Taland County by vatue
af g the development presstiaes m these amas. Protesction of laland County’s rarl chasactes,
scibioes md Govmte Lisds and el mvisonand pbren <o b fthes eebamcad by

policies that wall provide b stamatives i othet non mumcpd”
aunae that e peepaed o accommodie £

wave thm popul tiom, i

The Freelmd Sub Area Planning Committes was fammed by the Baad of Iiland County
Commimisaem i oodatta purpis 3 cuncenaed la o Feulnd which woudd manage groreth thin
w bkely to ocer veslarsd ovwt thas samse 20 year turse Bames Dus to the fact that much of the
Hierd i 10 szrine Foosliad s sesacy o o sobsldec s ofthe anteipead populition et
S ©n e ung vacank dparcels. The Fureland Sub Asa
g Commmtter s chaged with developung 4 pla that weuld mimags U groath both m 3
utablih wheo i Fooslandia mmght oo an well s how it maght Look

enannes that would

A dhialh Foeelamd Sub Acea Plan b been pospased by the ctizen based Freeland Sub Ases Flanring
Committes. T separ e the viian of what Froslsd wodd look ke o 20 yrsm andis baed e
cancepts, goals sndidens citizen 2nd C Teis the Snt deaft
of 2 Plan that wil contime to be shaped by more cibzen punapation sad mput fiom the waidents
* Fusland Asconsganyang sy Fusland Sub Awea Pan that sy be adsgtedin the binuee ual b
plam for s, The Febraary 5 2003 op i the
fimt workaliop that fscoes oa the sewne st af the Scb Amwa Pl Seveca wodahiops il be
scheduled cver the conang months ta dscass the wsus ofsewnn in Fueland The sodehops wll
faeem on sisch meum m srimgs collaction aEemitives, tamsmsion 2inm i, dsiabition
albematives, and mathoc of treatment and coats. Chur fist wodahop on Febmuary &% wall focus on
callection system aksmatives
Wiy sl b g ous bevt o e evespons snfomned of the dates, b sndd outeme of theve
wodahaps by uay of public astics and posse i s the South Whidbey Recard, sddtional
wmntations, s cxe .n.-“..r..s....g presentatioes to yous home cunem s ocation and othes groags
s ke

2 wall s portiag of v in e comeurity. Fot vy cbviow smavoms you m & liesdose
ey amenus bs hest how emch ek armnis < <ok Phcaan s vt i 1 i sty atages
o this studdy and that accarste cost svtimates will nct be knoem unti the sody s 2 ornesr

e, Wi vy sunch Boge b vie you o oui weim sEwodehops. TEpow ki wiible to stvad
pleme do not hesttate to contact w sbout bangng 1 presentation to you mdyoue neighbos

Sub-Area Planning Process
Schedule

The follouring is 3 general description of the three phasesof the Sub-Area Flanning Frocess
The Fredmd Sub-Asea plan 13 based on the asmmpben that Freclamd wall develep 1over
and tormrvater mfrastruchics in onder 1o be defined 03 3 Mon-Munidpal Urbun Growth
Area (MMUGA) There e many compies sies that wil generate wanous questions during
thes procers. In erder for the planmng process to be mceridul the atizens of Freeland sl
need 1 become famibar wih the isoes gelated to designating Freedand & 2 MMUGA. The
public outreadh effort o mtended to provde infermaton md gather mput from the Fredand
citizens whidh will be used 15 the basss in the decision making prosess

Tedand Countyis planning under the pusdince of the Washington State Crowth Mmagement
Act (GMA). Designation of Freedmnd 55 an MMUSA is 2 GMA isse, which requires 1
penersl understanding of GMA prineiples The fallowsmp is 3 bt of poals 15 achisve dupsp
phase L of the sub-area planning process

-

lntroduction: Higeryof gewth i the sea, issues for the feture
Public Invelvemeant: Mobde media, weshshops, deect maless, ste
Sub-Area Education: GMA, RALD & Sub-Ases Panninp soncepts
Compeehensive PMlan: Dratting of 3 genersl eomprehensive land-use phan

L

Gemerd o wwer, & transp

nfrastructwe

Phis 2 Ieland County Plaming Comamizsion

Phase 2 places 1 hiphee emphass on publie paiapasien and coordination of the repulstory

sy des und implementation. Folloarup phase 1 sducation md public mvolvement is sls

important during this part of the sub-area planning process

L Cosrdination Itland County, Betentially Holmes Hackoe Sewer & Water Districts,
Fresland Water District

2 Follaweup: Continued work on mesting goals 1-3 of phase 1 for any potental
pastsapants that mussed out during phase 1

3, Addmscnal steps to be idmtified by the Board of Tsland County Commisionsrs md
Flanning Staft

Phase 3 Board of Isdand County Crmmissioners

Fhate 3 generdly involves the deployment of implementation stratepies that Jaad to the final
pian approval and the areanen of the Lacsl Improvement Dismet (LIT

L Publi

2. Additional steps to be identified by the Board of Tsland County Com
Plannung Stafl

Conuments: Wntten public comm et

Thank you Letter to Workshop participants:

ISLAND COUNTY
PLANNING & COMMUNITY DEVELOPMENT

i Baa, ALF

FHOND: (0 75-T105 W e Camans (601 9922 @ nar S Wiy (100 T 49111
a1 2am D L 1 e, WA GEEA A0
barmat Woma P s tetpobesss riand ooty aplinad

The Islond County Department of Flonnng and Community Development would like
to extend our oppreciation for your aftendance af the Freelad Sewer Waorkshop
on February B, 2003 af Trinity Lutheran Church. ¥our porticipation and input is
critical 1o thig effoet

Cwer the next 12 months we will be e-mailng notices, matiarions and other
nfermation related 1o planning efforts in Freelond. We welzeme input on any of
these items and hepe that we will see you of future meetings and worksheps, You
will be notified of future sewer workshops in Freelend that will divcuss discharge
alternaties, solleetion alternatases, funding alternaties and all of the ether
impartant issues on this subje

Regularky scheduled Freatand Sub Area Planaing Committes meetings are held an
the second and fourth Thursday of the month fram 7 pm 109 pm ot the Trinity
Lutheran Church (however, these meetings are held in the smaller buil
the highway ¥ swraged 10 @ tend these meetings.

g up near
e and en

are welc

W would akio like 16 reiterate sur willingness to comé 1o your homeawnars
N meetings or other get Tog # thit you may participate in so thar we
can discuss these issues in greater detail

Smce you have provided us with your e-mail oddress please note that in order to
reduce mailing costs, we will be del vering futurs invitations Toyou via g-mail Tf
your e-mail addre s changes please [et us know,

Again, thark yeu for your participation

Sewer Workshop #2 May 10, 2003
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The following materials were mailed to all property owners within the proposed Freeland Sub-
Area or NMUGA boundary. The second sewer workshop concentrated on the sewer system
design choices and the system treatment methods available for use within Freeland.
Information gathered in this workshop was used to determine which treatment method is the
preferred alternative for Freeland. Approximately 60 people attended the Saturday workshop.
Almost 25 completed questionnaires were returned for this workshop.

Invitation for Sewer Workshop #2:

Please join us for
A Second
Sewer Planning
Workshop

Diectons w:
Trid

Loheran tharch Gamashm
16341 Stabe #5285
Freeland, %%f%w
Eran North. Troceed south o0 Highay

etk fo o atedy 5 mik st
Foeehnd oty rigthund e il
e Triny iherz,

FromSonh.: Proceed north o Bidmay
525 straight hronghithe troffic Lt ¢ the
itersectionof M Street & Higmey
s Left bemdl eide Twu%eu =

T side apprazmate! s _ ns.

rds vorth of this intsrsectioe. Sawerdgy Mday 10, 2007

Starting at T lam
Fredand Commsmiry Center
Trindty Laheran Charch
Gymenartsm

feland County along with the Freeland Sub-Area Flanning Committes
would ke to extend an fnvitatfon for you to attend

2 very important workehop in Freeland.

Yowranendnee 5 criical i helping
to daride the fimwe of your
comnnmity Jois to karnabout T g

i Ten & SRR
e Lot mvsepa el s @it ato
alterratives and provide w with Tube Whrgmers
B disposal systern alterratives, espechlly SOITE Conmumiry paut on the mwmmmw‘ramm

Crpe the comse of the ned 6 to 2
montls a cotpreheltie seuer phn vl
e developed e nesd conmmaviny
input wgarding pomitle suer tiea tremt

Fyoacarctmabs ittothe wakebop o
Hfey 10t bt oM e to leam mare

froam propenty mwnes within the
plarming area To leam mote about

p’opose&sewara.lmuve

% 2 hrming wakidop m Idand County Flanotng &
potential severs in Freelnd, plase join et .
s Fow 3 bl mrskshogs o by 10, m&fff“m arepaccatl m Deuvelopment
2007 the presentation will provide wahdop). PR wodld aso ]ﬂfemmﬂ.e Courpeville, W 95239
up crtart mfemationabont ey o to the folkmdrg fithre svmer pheedrg msﬁfn
syatern desion choices for tieatrment B emats:
disposal e tho &. parmd@es shndva s

Dater  Satuday hiay 10, 2003

When: St at 11:00am disoesion
to follompresentatio.

Where: Freelnd Commuity Cater
"Trinity Lutheran Clurch

nm

18341 5mte Ronte 525
Freeland, WA 02 M0

* Sava Abbanative Reiew Weadshop,

scheduled for Kme 21, 2005 .

*  Recormended Atemative Watshap,

sthebuled for Augast ), 203,

Sewer Workshop #3 June 28, 2003
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The following materials were mailed to all property owners within the proposed Freeland Sub-
Area or NMUGA boundary. The third sewer workshop concentrated on potential locations of
the sewage treatment facilities. Public input from this workshop was used to determine which
site out of those determined feasible by the consultants and the County was the most preferred
location of the treatment facility in the community.  Approximately 40 people attended the
Saturday workshop of which nearly 20 returned questionnaires.

Invitation for Sewer Workshop #3:

Diections to:

ity Dicfharan, harch
16341 State #5825
Freeland, ot

From Borth: Droceed sardy o Higmey
) that weilltramition, to Eighwey 525
Just sonhy of Conperilke. Catine past
Creerbark for approcinately Smiksto
Freelrd, crcyor right hard cide will e
the Triviey Dtheram Chorch,

@ your leit bandside appracdmatekr 200
“mrdsporth of this tersactiay

Pleage foin us for
A Third
Sewer Planaing
Workshop

Saerday June 28, 2007
Startng ar 1 Tam
Fredwnd Commenty Conter
Trinety Latheran Cheerch
Cymnastsm

Island County along with the Freeland Sub-Area Flanning Committee

would like to extend an invitation for you to attend

a very important wotkehop in Freeland.

Croer the course of the past fsr moths
Iland Cowty and the Freshnd Sub-
Area Phiming Cormyittee lave been
otk tovmrd the congletion of a
conprehersie wuerphn It
expecte d the plan will be conpletad by
the end of the jear. W need o onmmity

pnat, especilly ﬁumpme;rry omers
within the plarming avea To leam mowe
abot potertial sersers in Freehnd,
please join us for a public worlshop on
Jume 28, 2003 the presentation will
provide i cetant infomm tion about
potential locations for a seuage
‘heatment syt

Date:  Satvday Jwe 28, 2003
Whern: Starting at 11:00am dioesio
o folbrreceriat vt
Where: Freslmd Commmity Center
“Thirity Lutherart Cluxch

3ibiai
18341 State Rote 525
Frealard, WA %3249

Youwattendance  critical in helping
to decide the fire of your
comnurity Jois to kamabout
the potental sites of sevage
teanment & disposal Fystens and
provide 15 with conmumity imgut on

the lomtines.
Ohr [rewion smerphrede vk dops
hell m Fetnmry § ad My 10, 2003

TRTE Tery successful emerite (please see
commers fran Jut wedkdp L We
ok ako e to fmbe watothe
followkg fnxe semer DI ements

oot mabee it tothe wabechop on
Fave 2 bt mould B to leam moare
ahontthe nb-xea & smerphirde
mroessplase feel fTes to catnct et
ke ATRTERm erds far
Tresdtion to X Zrap.

Idand County Planming &
Commumity Development
B0 Box #5000

Coupeville, WAL 95139
360-675-7502

ramdF@ien shnd wa us

Sewer Workshop #4 May 8, 2004
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The following materials were mailed to all property owners within the proposed Freeland Sub-
Area or NMUGA boundary. The fourth and final sewer workshop concentrated on the draft
product produced by the consultants based on input from Freeland residents. The type of system
chosen, the potential locations of the sewage treatment facilities, and the cost to citizens were
discussed. Public input from this workshop was used to determine if the report produced
adequately addressed the concerns of Freeland. Approximately 25 people attended the Saturday
workshop of which 5 returned questionnaires.

Invitation for Sewer Workshop #4:

A
Sewer Planninge
Workshop

Directio ns to:

Ty Dofhveran. (horch
5] Sixe # 515
Freeland, M-ﬂ

Trorn Motk Proceed somh o Highrey
D tarwdl rnesitim koo Higheey 525

ot sondhy of Conperille.  Cotioe past

Creerbork for apprainately S mik eto

Freelhnd, orvyour right hand side will be

the Trivicy Daberan Choach

Fran Seuh: Froceedronthm Highmay

Satwrdmy Mgy 8, 2004
Starting ar 1000w
Creefand Comeesonly Center
Tramty Latheran Chureh
Tymnasin

Pleage fain @ for

elandd Cownty alongr wath the Freeland Sub-Area Hlanning Committee

Island Cownity along with the Freeland Sub-Area Planning Commities
woudd ifke 0 extend an fnvitadon for you o attend

2 vety fnportant workehop in Freeland.

Crper the corse of the last wear [shud Joines to dseiss the conglete d Ifyou carmot vake itto the
Cowtyand the Fieehnd Sub-fiven sevmge phn developed with the wrorlshop on by 8 but would He
Fhnring Conmittes Jawe been wreling fpt of Freeland citizers. to karn more about the sub-area B
tovard e compltion ofa Faicipation from the conmmmity is sewer phyming process plase feel
conprehersfe wuerphn The fist readed, especially froom property fres to cortact 16 to neke
daft of the plan Ius been finghed ‘To awmas within the plaming ave. amngarents for bringing the
am mote about the ¢ avplete d serags Towratendance & aiical in helping Presenmation 1o Four grotg.
plan for Freelnd, please join s fora to deride the fumwe of your
public warlshop on by 9, 2004, ‘The comymaity i s
presentation will provide Maporant P © = De’ 5
infrrnation about the locations fora B it ] oAty D relopan et
treatrrent syste, the cost wrorhshops keld on Febrary 8, biay PO Box: 5000
P nd e : 10, and T 22, 2000 1zeve wary Coupeville, Wik 95239
St AntaplneRon mcressiil everts W wouldle to 360-675-7500
mEa, continve this trend W vould also A B
. ke to fwite you to the follosing

Dare: :amr.\iay DAT;;?OSSZUU‘i L —
When: Swrting at 10

erean to Fllot ¥ BeclindiSih dea

i Commin e meeting scheduled

presentation o

Whexe! Freehnd Conmmmity Center sz
i = My 13 2004 at 7pm Teinity

Dy Litenn Chick Dherm Gurch

18341 5me Foute 523 = DNy 27, 2004 at Tpm Tdnity

Freshnd, Wia 08240 Dnheran Goorch
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Fredland Mission Statement
&

Freedland Vison Statement

Draft — August 6, 2004
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Freeland’s M1 SSION is creating a healthy, vibrant, safe place where people love to visit, learn,
walk, bike, work and live.

Freeland’s VI SION Statements - DRAFT

1. Small Town Character and Community | dentity

We see Freeland as adistinct urban enclave, bordered in severa directions by farms,
open fields, and woodlands. As we approach the Freeland outskirts, we note the
dramatic change in character from the rural countryside to the urban streetscape
(landscaped central median, overarching street trees, attractive streetlights) of Freeland.
We appreciate the architecture that is unique to Freeland, free of the plastic, fast food
franchise architecture prevalent in so many other communities.

2. Getting Around

We see a community with "full-service streets" in which cars and pedestrians,

bicyclists and buses are equally at home. We see streets with ample sidewa ks and paths,
large trees reaching over the street, and attractive pedestrian-scaled streetlights. We see
well-planned neighborhoods, designed to encourage walking from home to work, from
home to the corner store, from home to the transit stop, and from home to parks.

3. Environmental Quality

We see a community with clean air, made possible by |ess dependence upon the
automobile, and the recruitment of environmentally compatible industry. Compared to
other communities, we see more people walking and biking or taking public
transportation. Our community is designed to cause less traffic congestion and require
shorter commutes. We have less storm water runoff and pollution in our streams due to
our smaller, landscaped parking areas and compact two and three story commercia areas.

4. Community Appearance

We see a community of clean, tree-lined streets, subtle commercial signage, with
residential and commercia buildings of architectural distinction nestled amidst well cared
for landscaping. We see adequate and consolidated parking areas with cars tucked behind
landscaped walls and hedges or parked to the rear of buildings. Main Street has been
transformed into a grand, landscaped boulevard from the SR 525 intersection to the
downtown. Scott Avenue has been developed in similar grand fashion. Businesses and

homeowners have installed lighting which respects their neighbors and protects the view
of the night sky.

5. Historic Preservation



We see the entire community, from school-aged children to senior citizens, with akeen
appreciation for Freeland’ srich history. Thereis constant attention and energy being
poured into the Freeland’ s historic buildings and other natural historic resources.

6. Downtown Fredland

We see a healthy, vibrant downtown with attractive streets and well-maintained
sidewalks filled with people and activity. We see adiverse array of shopping, dining,
working, and cultural amenities. We see a downtown which is the social and cultural
center of the community, and a place where we want to take visitors. At night, we see the
lights on in upper story residential windows throughout the downtown area.

7. Neighborhoods

We see safe, secure, peaceful, and well cared for neighborhoods in every part of
Freeland, with streets free of litter, and attractive landscaping. We see well tended
homes with neighbors greeting neighbors on sidewalks and front porch swings. We see
families pushing baby carriages to nearby parks. We see children riding their bikes to the
neighborhood corner store for aloaf of bread or a Saturday afternoon ice cream.

8. Public Safety

We see a community of neighbors and business owners committed to community based
policing. We see police officers on the beat, getting to know the neighborhood kids, and
their parents. We see a sheriff's department which is committed to supporting, rather than
replacing, the collective will and determination of the people to have acommunity free of
drugs, violence and crime.

9. Housing

We see awide range of housing choices and prices, single family homes, some with
accessory/garden cottages, condominiums and townhouses, apartments and dwelling units over
downtown shops. We see neighborhoods with several different housing types where the elderly,
young families, singles and others share experiences and help one another. 10. Economic
Opportunity

We see acommunity of workers with satisfying occupations, and a diverse local
economy with employment in services, retail, manufacturing, professional, home/cottage
industries, technology and agriculture, among others. We see workers with pride in their
work and the prospect of advancement as they go on to develop their skills and value.

11. Fiscal Responsibility and Better Services

We see amore compact “town” development pattern resulting in considerable cost
savings to the taxpayer when compared to a sprawling development pattern. These
savings have been realized through fewer milesin paved streets, shorter water and sewer



lines, more efficient trash collection over shorter routes, more efficient law enforcement,
aswell as many other government services.

12. Parks, Recreation and Open Space

We see large community parks, smaller neighborhood parks, and tiny pocket parks well
distributed throughout the community. Larger community parks have clusters of playing
fields for organized athletic leagues. Smaller neighborhood parks have multi-purpose
fields for informal athletic events aswell as areas for unstructured play. We see parks
convenient to neighborhoods as well as to office workers during their lunch hour.

13. Green ways

We see a system of interconnected green ways adjoining area streams, intermingled with
the urban fabric of Freeland and stretching into the countryside. We see a system of short
and long loops, designed for walking, running, hiking, skating and biking, which connect
an array of schools, parks, nature preserves, and neighborhoods.

14. Water and Sewer Services

We see well maintained, financially self-supporting water supply and waste water
treatment facilities and service areas, designed and strategically placed to both
accommodate and lead the planned, compact growth of our community.

15. Schools

We see schools which are, at their foundations, under girded by community invol vement
and parental support. We see schools that are located in proximity to neighborhoods so
asto be natural gathering places for people to come together to solve community
problems.

16. The Arts, Entertainment, Sportsand Culture

We see an appreciation for the arts which begins with Freeland's historic seaside roots,
but extends to many other traditional and contemporary art forms and cultural events. We
see Freeland as host for avariety of cultura events, including the arts, entertainment, and
sports competitions. We see gathering places for young and old people alike to develop
their skills and share their talents with others.

17. Culture Diversity and Acceptance
We see a community which embraces and appreciates the strengths and interests of a
diverse population made greater by the common objectives of quality education,

economic opportunity, public safety, and civic purpose.

18. Inter-gover nmental Cooperation and Regionalism



We see Freeland as an integral part of a much greater region. As such, we see our
Freeland area residents working constructively with nearby towns and counties on a
collective regional vision. In particular, we see a need for cooperation on issues
such as water quality, air quality, transportation, and growth management

19. Human Nature

Freeland is a community where children, teenagers, young adults, adults and senior
citizens are nurtured and encouraged in learning and applying successful living
principles based on the wisdom of validated historical truth, continually being
discovered, rediscovered, and remembered.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

Freeland Sub Area Plan e Appendix E- Issue Papers

Land Use

Draft — August 6, 2004
3-E



LAND USE

. ISSUES

A

B.

What factors and assumptions should be used when determining population estimates and population capacity?

What residential densities are appropriate in Freeland? How much residential land should be designated in
Freeland?

If some residential densities will be lower than four dwelling units per acre, what are some justifying factors?

How much commercial land should be designated in Freeland?

[I. BACKGROUND

A

Growth Management Act. The Third Compliance Order from the Western Growth Management Hearing Board
contains language regarding “limited areas of more intensive rural development”. Their discussion of RCW
36.70A.070(5) is as follows:

“Thus, ‘existing areas or uses’ that may have ‘more intensive rural development’ must be actual areas or uses
capable of having a ‘logical outer boundary’ based on characteristics of the surrounding area, and not simply
undeveloped land which was zoned for intensive use at the time the County became subject to GMA’s requirements.
While undeveloped land may be part of such an area, it cannot in and of itself constitute the area of more intensive
development under these sections of GMA.”

“Conclusions: The new amendments to GMA contained in RCW 36.70A.070(5) allow limited exceptions where
more intensive development is allowed in rural areas. These exceptions are generally limited to areas with some
significant development in place, not merely lightly developed areas with historically higher density zoning. The
new amendments simply reiterate GMA’s goals of reducing sprawl and containing urban growth to areas where
services can be provided effectively.”

Island County Comprehensive Plan and Development Regulations. On September 29, 1998, the BICC adopted
the Island County Comprehensive Plan and implementing development regulations. It was on this date that a RAID
designation was given to Freeland. RAIDs are a Comprehensive Plan Land Use designation that are either
residential, commercial or mixed use. The Freeland RAID actually consists of two separate adjacent RAIDs, a
commercial RAID that is zoned Rural Center and a residential RAID that is zoned Rural Residential. The Rural
Center zone is the most intense commercial zone type in Island County and allows a variety of uses ranging from
grocery stores to retail office space to gas stations to light industrial activities. Design regulations were also
established that apply to the RC zone which are uniformly applied to all commercial development in Island County.
The Rural Residential zone allows a density of 3 dwelling units per acre. Development in both the RC and the RR
zone do not require the installation of such urban services as sewer, water and stormwater and therefore necessitate
on-site treatment.

Western Washington Growth Management Hearings Board Order. On June 2, 1999, the Western Washington
Growth Management Hearings Board issued an order that applauded Island County’s effort to establish a citizen
based sub-area planning committee that would explore designation of Freeland as a non-municipal urban growth
area (NMUGA) and given the importance of how this designation relates to accomplishing the goals of the
Comprehensive Plan, set forth a compliance schedule for NMUGA designation. However, the Hearings Board also
stated that the County had to take interim actions to ensure that development would not result in sprawl while the
committee was doing their work. Over the next 12 months and through several different legislative actions, the
BICC adopted ordinances that would limit the scale of commercial development, limit the location of certain types
of commercial development and reduce the boundary of the Freeland RAID by eliminating that portion which lies
south of SR 525 and a portion of land referred to as the Holly Farm. The Hearings Board responded to these actions
by stating the RAID was now in compliance with the Growth Management Act.
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LAND USE

[11. ISSUE DISCUSSION

A. Residential Areavs. Residential Density. The current density within the RAID is 3 dwelling units per acre.
RAID densities were established by calculating the average parcel size of all residential parcels less than five acres
within the RAID. Depending upon the average, each RAID was then assigned a density of either 1 dwelling unit
(du)/acre, 2 dus/acre and 3 dus/acre.

Previous Hearings Board decisions have clearly stated that if an area is designated urban, the area must have an
average density of at least 4 dus/acre. If Freeland is designated as an NMUGA, the residential component must
have an average density of at least 4 dus/acre. There are areas within Freeland that may be appropriate to designate
at a lower density of 4 dus/acre, but sound reasons must be given for this type of low density. Reasons that may be
sited include presence of wetlands and other critical areas, a desire to recognize a defined area as a greenspace
(however, this must include policies that designate and regulate these areas as greenspace), etc.

Other Hearings Board decisions have also stated that the amount of area designated for residential use and the
corresponding densities must be sized relative to the projected population of the NMUGA.. Specifically, the land
area that is designated residential, in combination with the assigned densities, should not allow a population
capacity that is in excess of 125% of the projected population.

B. Commercial Areavs. Employment Density. The current commercial area in Freeland is zoned Rural Center. The
Rural Center zone is a designation that is present in various areas of the county and allows a variety of different
non-residential and mixed uses. Development within the Rural Center zone is subject to non-residential design
guidelines, as well as numerous other county-wide land use development standards. Rural Center uses and
development standards are uniformly administered county-wide regardless of what character, identity or uniqueness
has developed over the years. Designation of Freeland as an NMUGA, and the subsequent adoption of a
comprehensive plan and development regulations, will allow local control in determining how commercial land
there will be and what it will look like.

To determine the amount of commercial land, two different methods have been identified by the Department of
Community, Trade and Economic Development (DCTED). The first method requires calculating the total gross
floor area developed for new employment uses over a given time (probably the last five years), subtract critical
areas, their buffers and public lands to arrive at total net employment acres developed. Then estimate the total
square footage of improvements for all employment uses. Finally, divide the total square footage of improvements
by the total buildable area to arrive at a floor area ratio (FAR). The second method is an employment density
calculation based on a ratio such as employees per net acre by using employment estimates. The County has not
been tracking development for new employment uses as referenced in the first methodology and would therefore
have difficulties calculating this factor. The County has, on the other hand, identified employment estimates in the
Comprehensive Plan. While these estimates have not been done for the Freeland NMUGA, an estimate could be
derived from those that are listed.

One factor that needs to be considered is that Freeland does not just serve the area that will be identified as the
NMUGA. It serves a much broader geographic area and is considered by many to be the commercial hub of South
Whidbey. This being the case, close attention should be paid to the population that Freeland actually serves, both in
terms of jobs that may be generated and the number of people that utilize those services. Furthermore, seasonal
influences may also be a factor to consider. During the summer months, all of Whidbey Island experiences a
significant increase in population that increase the demand for retail and general commercial services.

C. BuildableLands. One component of designating Freeland as an NMUGA that must be fulfilled is performing a
buildable lands analysis. This analysis will be essential in answering many of the questions and supporting the
positions that are established in sections A and B above. The purpose of this buildable lands program is to
determine whether Freeland is achieving urban densities. There are three steps that provide a framework to review
and evaluate the status of buildable lands, (1) estimate the number of acres needed to accommodate future
residential and employment growth; (2) estimate the number of acres of residential and employment land suitable
for development; (3) compare needs and acres to determine sufficiency of suitable land within each comprehensive
plan designation.
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LAND USE

Land needs are calculated by estimating the actual density and projecting population growth and its distribution.
Land supply is derived by estimating the gross acreage of vacant, partially-used and under-utilized land, as well as
determining buildable area of vacant, partially-used and under-utilized land. These two figures should be a fairly
close match.

Two concepts mentioned above include Buildable Area and Vacant, Partially-Used and Under-Utilized Land.
Buildable Area is integral to the issue of area vs. density.

Buildable area includes those lands that are currently capable of supporting some type of development. To
derive this estimate, wetlands, steep slopes, streets, utility easements, critical area buffers and other areas
where development would not typically occur, are subtracted from the land supply in order to gain a better
perspective of the actual buildout potential. Estimating how much area is buildable is essential in
determining how much population can “fit” within a certain area. Likewise, having an idea of how much
buildable area exists within a commercial area, will assist in making a conclusion as to how much
commercial land is appropriate to serve a given population.

Vacant, Partially-Used and Under-Utilized Land are categories used to determine the status of development
on a parcel as it currently exists versus the potential that is allowed based on zoning. Vacant lands are
those that have no development and therefore includes all buildable area on the vacant parcel into the land
supply. Partially-Used lands are those that are currently using a portion of the land, but there is enough
land that would allow other uses or more development, i.e. a single-family residence located on a 10 acre
parcel that is zoned 4 dwelling units per acre. Under-Utilized Lands are those that are currently occupied,
but that zoning allows a much more intensive use, i.e. a single-family residence located on a parcel zoned
for multi-family. This classification also includes redevelopable lands and land that market forces are
likely to convert development to a more intensive use.

V. OPTIONS

A. RESIDENTIAL - The following is a list of factors that can be modified as a part of the population equation.

1.

The overall size of the NMUGA boundary. Modifying the size of the NMUGA will have an impact on how
much population can be located within Freeland. This option is viable at the outset of the sub-area planning
process, however, once the boundary has been designated, future evaluation of the effectiveness of the defined
urban growth area is suppose to use adjustments to the boundary as a last alternative.

The assigned density within each residential zoning district. Modification of the density within the zoning
district will obviously result in a change in the number of people that can be accommodated within that zone.

The size of each individual zoning district.

Assumptions that are made when determining buildable lands; vacant, partially-developed and under-utilized
lands; market influences; social trends, etc. Level of detail that is applied to each of these factors, and others,
will influence the estimated capacity. For example, relying on the wetland maps that the County uses will yield
a different land reduction factor than if each one were to be accurately surveyed. Local jurisdictions are
suppose to make allowances for a certain percentage of residential and commercial land that will not be
available for development because of market trends or individual desires to develop or not to develop.

Persons per household. The County has established an average household size of 2.5 persons per house for all
of South Whidbey. This figure may be different for the Freeland area.

B. COMMERCIAL - The following is a list of options that are relevant in determining commercial land needs.

1.

County-wide employment forecasts have been prepared as a part of the County’s Comprehensive Plan. With
assistance from the Island Economic Development Council, these figures can be extrapolated for Freeland.
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Calculate the amount of commercial land needed either by determining an amount of commercial acreage
necessary per person that Freeland serves or calculate the amount of floor area necessary to accommodate
employment projections in Freeland.

Assumptions that are made when determining buildable lands; vacant, partially-developed and under-utilized
lands; market influences; social trends, etc. Level of detail that is applied to each of these factors, and others,
will influence the estimated capacity. For example, relying on the wetland maps that the County uses will yield
a different land reduction factor than if each one were to be accurately surveyed. Local jurisdictions are
suppose to make allowances for a certain percentage of residential and commercial land that will not be
available for development because of market trends or individual desires to develop or not to develop.

Assumptions that will be made regarding determining future demand, i.e. area/population that Freeland serves,
certain uses may have a different sphere of influence and thus serve a different area, compare estimates of
future population age groups with appropriate types of commercial uses that support these populations, etc.

Assumptions that will be made regarding how much of each lot can be used for the actual commercial use.
Modification of height restrictions within each commercial zone will impact how many square feet of building
can be located on site. The same question can be applied to the issues of open/community space, sidewalks,
parking, landscaping, etc.
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DESIGN REVIEW

|SSUES

A

B.

What types of architectural styles and finishes are desired?
What standards should there be that address the size, type and style of signs and lighting?

What standards should there be that address bulk, size, setbacks and height requirements for residential and
commercial structures?

What type of landscaping requirements should be adopted?

BACKGROUND

A

Growth Management Act. The Growth Management Act does not require adoption and implementation of
development standards that address design. Incorporation of development standards that address such issues as
lighting, building design, landscaping, signs, etc. are typically included in ordinance form as a result of ideas and
thoughts expressed by the community that address concerns of how the community should look and feel.
Additionally, in the case of Freeland, design standards in the Rural Center and Rural Residential zones have been
established as a means of achieving the goal of preserving rural character, which is specifically set forth as a priority
in the GMA. While Freeland would not normally be considered rural, it is a small urban community located in a
larger rural setting.

Island County Comprehensive Plan and Development Regulations. On September 29, 1998, the BICC adopted
the Island County Comprehensive Plan and implementing development regulations. Several elements within these
documents have been included that address the various aspects of design. Specific aspects of design are addressed
differently depending upon whether development proposals are residential or commercial. Currently, for those
areas that are zoned Rural Residential, specific standards are being applied to development proposals that address
signage associated with home occupations; residential lighting limitations; landscaping, design and screening
guidelines related to non-residential development; setbacks and uses. In the Rural Center zone, a different, more
rigorous set of criteria have been established that address these same aspects of design with additional emphasis on
site coverage and intensity of use. In addition to the various aspects of design set forth in the Zoning Ordinance,
Design Guidelines (Appendix C of the Zoning Ordinance) have been established to be used as examples of
illustrative design guidelines that are applicable to both residential and commercial development. These illustrative
examples extract the content of the code and provide sample drawings of design, landscaping, styles screening, etc.

Western Washington Growth Management Hearings Board Order. The Growth Management Hearings Board
Order of June 2, 1999 (and subsequent Orders of clarification) ruled that the Freeland RAID did not comply with
the Growth Management Act. Specifically, the boundaries were determined to be too large and the uses too intense.
The County responded to the Order by reducing the boundaries and limiting the intensity of commercial uses. This
is the only impact that Hearings Board Orders have had on design of development within Freeland.

| SSUE DISCUSSION

The Freeland RAID is actually comprised of a residential RAID and a mixed use/commercial RAID. In the Rural
Residential Zone, the residential component of the Freeland RAID, the allowable density is three dwelling units per acre.
There is no variation in residential density within Freeland and the goals and policies that have been established to
address residential development within Freeland are no different than those that are applied to all of the other areas in
the County that are zoned Rural Residential. In other words, the goals, policies and regulations that have been
established in the Rural Residential zone are homogeneous and are therefore applied identically throughout the entire
county. Likewise, the Rural Center Zone is located in a number of geographically diverse areas throughout the County
but regulated by a set of homogeneous development standards. As a result, development proposals in areas like
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DESIGN REVIEW

Bayview, Clinton and Ken’s Korner are reviewed in a like manner, offering little opportunity to foster a unique identity.
Designation of Freeland as a Non-Municipal Urban Growth Area will require development of a sub-area plan that
establishes unique zoning districts, goals, policies, development standards and design review criteria applicable only to
development within Freeland. The following is brief discussion related to the various sub topics associated with design
review.

A. Finishesand Style. An important component to creating the desired appearance of a community is determining the
desired types of such features as architectural styles, outside finishes, roof and siding materials and color. In
determining the appropriate architectural style(s), requirements don’t necessarily have to be characterized as a
particular era or geographic location, rather, style can be as simple as requiring pitched roofs and gable end roofs or
encouraging cupolas and bay windows. In other words, what sort of architectural features and styles will create the
desired appearance? Many design regulations discourage blank walls — windows, doors, varying textured materials
and landscaping can be required so as to avoid blank walls. Should all external walls be subject to this sort of
requirement or just the ones that front a main road or parking lot? Are external materials that are painted/stained
with natural colors preferred over bright colors or, as is the case with many older Victorian homes, i.e. Port
Townsend, should color schemes that are unique be encouraged? Should pitched roofs be preferred over flat roofs?

B. Lightingand Signs. Current County code limits the overall size of signs, how they are illuminated, and residential,
commercial and public lighting standards. No direct light is allowed to pollute adjacent properties by spraying
beyond property lines, internally illuminated signs are prohibited and the number of free standing signs within a
complex is limited. Issues that need to be addressed include the height of signs, their bulk/size, how the size is
calculated, whether the size of signs should be relative to speed limit, how they are illuminated, where they should
be located, what type of signs shall be used when calculating the size, how many will be permitted, if off-site signs
should be allowed or prohibited, when and what types of temporary or permanent signs should be allowed, the use
of banners, architectural integration within the complex or project, maintenance and replacement of non-conforming
signs, and numerous other issues. Lighting standards should be addressed with respect to both residential and
commercial development. In the residential zones, consideration should be given towards what types of lighting
should be allowed (sodium vs. mercury vapor), wattage of outdoor bulbs, controlling spray of direct light and types
of street lighting. In the commercial zones, the same issues must be addressed, but additional discussion should
cover times of the day when lighting shall be allowed, types of lighting fixtures, and lighting options with respect to
signs (indirect, backlit, channel, etc.).

C. Bulk, Setbacksand Height. The size and location of structures on the parcel should also be addressed as a
mechanism for achieving the desired look and feel of the community. The amount of parking, impervious surface
limitations, lot coverage ratios, public space requirements, landscaping, setbacks, etc. are all factors that will limit
the degree of bulk. These types of regulatory requirements are currently in place within the County’s code.
Modifying these standards to achieve the goals and policies of the applicable zone would be necessary. In addition,
further discussion should center on such concepts as the orientation of buildings to streets, paths, sidewalks and
other structures, square footage limitations for specific uses, maximum square footage for each building, square
footage limitations with respect to size of parcel, maximum number of buildings allowed on a parcel, etc. Special
attention should be given to setbacks and what a setback intends to achieve. Setbacks can be established for
minimums and maximums. It may be desirable in a commercial zone that is trying to foster a community or village
feel to establish a maximum setback so that commercial structures are up close to the street. This sort of concept
also has the effect of displacing parking to streets or the rear of buildings.

D. Landscaping. Landscaping is an effective tool used to soften the appearance of the built environment. It is not
generally considered a means of screening or hiding buildings, rather as a means of improving the aesthetic
character of the built environment. If installed and maintained properly, landscaping will cover blank walls on
buildings, soften the concrete appearance of parking lots, streets and sidewalks, create transitions and separations
between uses, and improve the aesthetic quality of pedestrian walkways, among other things. The type of
landscaping, including specific types of trees and shrubs, can be very helpful in achieving an effective landscape
plan. For example, the visibility of each business is essential to their economic viability. For this reason, the type
of tree that is located in front of the business along a street should not be one that will eventually hide the building.
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An alternative would be to identify trees that do not have branches on the lower portion of the tree trunk so that the
business is still visible to pedestrians and automobiles, and the trees form a high canopy.

V. OPTIONS

A. Finishesand Styles

1.

Determine traditional architectural styles that are associated with era or location, i.e. Victorian, Queen Anneg,
New England.

Identify particular architectural features that are desired, i.e. cupolas, bay windows, gable end roofs, awnings.
Identify exterior finishes that are desired and those that should be discouraged, i.e. wood, stucco, brick.

Identify colors that are desirable and those that should be discouraged. Encourage a mix of textures on the face
of buildings.

B. Lighting and Signs.

1.

Determine the type of light that is desired. For both residential and commercial buildings, a softer light such as
that which is emitted by sodium light bulbs may be preferred over mercury vapor which emits a brighter bluish
light. Other types of bulbs include high intensity bulbs such as metal halide, high pressure sodium, low
pressure sodium, flood lamps, neon and fluorescent. Standards may be different for residential than those that
are established for commercial.

Determine appropriate wattage of bulbs. Again, it may be appropriate to establish different standards from
commercial and residential. Currently, the Island County Code prohibits outdoor light bulbs that exceed 60
watts that are associated with residential uses. Further consideration should be given to how light is shielded or
screened so as to eliminate spray of indirect light on neighboring properties. It may be appropriate to apply this
standard differently in a residential neighborhood as opposed to downtown Freeland.

Determine the type of lighting that is appropriate for signage, i.e. box lights, channel lighting, backlit, indirect,
neon. Are there appropriate hours where a business should be required to dim some or all of their signs and
lights? If a new lighting ordinance is implemented in Freeland, how long before and under what circumstances
should non-conforming lights be required to retrofit to a conforming standard?

What type of signs should be encouraged? There are many different types of signs, monument signs,
freestanding signs, pole signs, A-frame signs, banners, letters on the building fagade, flashing signs, moving
signs, etc. What are the appropriate height limits of each type of sign?

How much square footage should a business be allowed for signage? Should there be a standard for the total
square footage that is allowed per business as well as a standard for square footage per sign (businesses often
desire more than one sign)? Square footage can also be calculated relative to the speed limit of the road upon
which the business is located. The purpose of this type of standard is to allow businesses located along a
highway to have more signage because automobiles are moving at higher speeds and the sign and business are
typically located further from this type of road as opposed to a much smaller interior road where cars are
moving slowly and are much closer to the sign and/or business. How should square footage be calculated?
Should both sides of a sign be calculated into the total or should it just be the area of the billboard area?

What types of features should be considered exempt from calculating signage, i.e. open/closed sign, neon beer
signs, enter and exit signs, time and temperature signs?

How long before and under what circumstances should non-conforming signs be required to retrofit to a

conforming standard? Should there be an amortization period that requires all signs be retrofitted or replaced
within a certain time frame? Should retrofitting and replacement take place when a new business occupies the
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space? Should it take place when business owners make application to the County for a permit that requires
modification to the sign?

How to encourage architectural and aesthetic integration of signs into the complex and community. It may be
appropriate to locate signs and design signs such that they contribute to the desired look and feel of the area by
landscaping around the sign, prohibiting bright colors and flashing lights, encourage indirect lighting of some
or all types of signs in specific zones with landscaping that hides the light fixture (an example of indirect
lighting would be lights that are on the ground and shine up upon the face of the sign)?

C. Bulk, Setbacksand Height.

1.

Determining the appropriate scale of bulk is an essential component of achieving the desired goal. There are
factors other than limiting the size and square footage of buildings that will automatically limit the bulk aspect
of site development. These include the amount of landscaping required, the amount of open space or
community space, setback requirements, buffers from critical areas, parking requirements, etc. Other
techniques that can be established include creating a lot coverage ratio, height limitations, encourage varying
heights of buildings within a complex, eliminating blank external walls and requiring pitched roofs. Requiring
a limitation on the size of each building, in addition to the total square footage allowed relative to the size of the
parcel, can be an effective way to achieve a mix of clustered smaller buildings rather than having one large
structure.

Minimum and maximum setbacks can be used to improve aesthetic and functional goals of the particular zone.
Requiring a maximum setback from road in a mixed use zone or a village zone will create a more compact
neighborhood and encourage pedestrian traffic. Buildings with street level store fronts will benefit from close
proximity to a road and sidewalk. Many village type settings have maximum setbacks of 15 or 20 feet which
allows just enough space in between the road and the building for sidewalks, benches, street trees and lighting.
Minimum setbacks may be appropriate for use located along the highway. A greater distance from the highway
will allow for tree buffers that will cut down on noise and visual impacts, they will allow for some highway
expansion that may be necessary in the future, and can be beneficial to commercial uses that support highway
traffic by allowing improved circulation for those uses and easy ingress and egress for traffic on and off the
highway.

Establishing a height limitation for each zone will preclude visual obstructions, limit bulk and allow for
consistent and harmonious development within a community. Two story height limitations in commercial and
village business zones have been effective at allowing a good mix of street level commercial use and second
story residential and office uses while allowing good solar access to downtown core streets. It may be
appropriate in multi-family or mixed use zones to allow three and four story structures in order to achieve the
desired density and achieve a compact urbanized area rather than a more sprawling, geographically larger area.

D. Landscaping.

1.

As stated above, in most cases, landscaping should be used as a means of improving and accentuating the
overall aesthetic quality of development rather than being considered as a way of hiding or screening
development. However, there are circumstances where the use of landscaping can and possibly should be used
as a way of screening a development, i.e. industrial warehouses or junkyards. Native vegetation should be
retained to the extent possible and used in combination with newly installed landscaping. Native vegetation,
especially mature trees, can be used as a means of preserving viewscapes from the highway. Native vegetation
will soften the bulk of new development by minimizing its visual impact. The same buildings will appear much
larger if all of the mature trees are removed from the site than if at least a couple are kept. These larger trees
can make buildings seem smaller because of the relatively large size of the trees. Mature trees will also offer an
easier transition from one use to another.

Goals should be established for the number and type of trees that are desired along streetscapes.
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3. Goals should be established for the number and type of trees/bushes that should be required in parking lots. A
common approach is to establish a number of internal planters and/or islands required per a specified number of
parking spaces or square feet of impervious parking surface.

4. There may be locations where it is appropriate to require landscaped berms along roadways as a separation
device between roads and structures. Typically, this type of feature would separate high speed, high use roads
from pedestrian friendly areas, where a separation would benefit as a visual buffer, noise buffer and safety
buffer.
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Critical Areas Executive Summary

Critical areas contain features or characteristics that require specific considerations
in planning and development. Island County’s comprehensive plan (adopted September,
1998) defines critical areas as wetlands, aquifer recharge areas, fish and wildlife habitat
conservation areas, frequently flooded areas, and geologically hazardous areas. Critical
areas are frequently viewed as problems or roadblocks to utilizing or developing
property. However, this perspective is characteristic of short term development goals
that fail to consider the lasting benefits of critical areas. The Puget Sound basin is
undergoing a dramatic conversion to pavement and buildings, and Whidbey Island is part
of a greenbelt to the heavy urban and suburban development on the "mainland".
Consequently, the economic and ecological values of the remaining critical areas on the
Island are expected to increase. Property owners with long range vision recognize that
protection of critical areas is an investment that will escalate in value far into the future.

This issue paper discusses four types or aspects of critical areas that concern the
Freeland JPA: watersheds, groundwater/aquifer recharge, wetlands, and marine habitats.
Omission of other types of critical areas does not mean they do not exist within the JPA
or are not significant. And the information presented here should not be considered
comprehensive or exhaustive, but a point of origin for further discussion.

The concept of comprehensive watershed management is emerging as a basis for
planning growth and development. This is reflected in passage of the 1998 Watershed
Management Act (RCW 90.82/ESHB 2514) and the investment of state funds to
implement this act. Understanding where and how water flows through an area is crucial
to predicting and preventing adverse impacts of projects on drinking water quality and
quantity, surface erosion and flooding, and marine environments. Whole watershed
evaluation is gradually being employed in Island County. This issue paper strongly
recommends that a comprehensive approach to Freeland’s watersheds be used in
developing a management plan for the Freeland JPA. This would include consideration
of how wetlands in the JPA function to modulate surface water flow, both in quantity and
quality. Since watersheds and wetlands often straddle artificial borders, such as JPA
boundaries, evaluation of these features is more appropriately based on their landscape
context. A failure to use the proper ecological framework can easily result in incorrect
(and sometimes economically costly) decisions.

Specific recommendations for Freeland’s critical areas include:

1. Accurate identification and characterization of landscape-level features of the five
watersheds that overlap the Freeland JPA should be performed. Examples of these
features are wetland and stream systems with their associated buffers and mature forests.
These data should be used to develop a watershed management action plan and policy at
the landscape, rather than parcel, level.

2.  Education, guidance, and assistance by governmental and non-governmental
organizations should be offered to owners whose property includes critical areas. Local
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government should offer encouragement to retain or minimize impact on critical area
through devices such as tax incentives, public benefit rating systems, and conservation
easements. To expand the range of “reasonable uses”, innovative alternatives to
development techniques and engineering should be explored and offered to properties
containing critical areas.

3. Fully characterize the aquifer(s) supplying the Freeland JPA so that a water budget
for future growth and a Groundwater Management and Conservation Plan for the
Freeland JPA can be developed. Until better information is available, the percentage of
impervious surface permitted in the central portion of the JPA should be reduced, since
this region is in a high recharge area of the JPA.

4.  To avoid future conflicts with federal and state regulations governing marine
habitats, a thorough assessment of forage fish and forage fish habitat in the marine waters
of the Freeland JPA should be made. This information can be used to formulate
development ordinances that reduce and refine stormwater runoff or effluent. It can also
be used to create a shoreline management plan for the JPA that represents a proactive,
progressive utilization of Freeland’s shoreline.

5. When reasonable, critical areas should be combined with public spaces and parks.
If critical areas can be incorporated with such uses, the likelihood of protection can be
increased. However, the quality and function of the critical area within the landscape
context should not be degraded or compromised by such a combination.
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[I1. Critical AreasPosition Summary from Freeland Open House
(1/25/01)

Critical areas contain features or characteristics that require specific considerations
in planning and development. Critical areas are frequently viewed as problems or
roadblocks to utilizing or developing property. However, this perspective is
characteristic of short term development goals that fail to consider the lasting benefits of
critical areas. The Puget Sound basin is undergoing a dramatic conversion to pavement
and buildings, and Whidbey Island is part of a greenbelt to the heavy urban and suburban
development on the "mainland”. Consequently, the economic and ecological values of
the remaining critical areas on the Island are expected to increase. Property owners with
long range vision recognize that protection of critical areas is an investment that will
escalate in value far into the future.

Island County’s comprehensive plan (adopted September,1998) defines critical
areas as wetlands, aquifer recharge areas, fish and wildlife habitat conservation areas,
frequently flooded areas, and geologically hazardous areas. However, the Freeland
planning area is dominated by a feature that is outside of the jurisdiction of the County:
Puget Sound. Holmes Harbor and Mutiny Bay flank the Freeland area, and these marine
bodies are affected by upland activities. Stormwater drainage, creek and streams, and
escaped sewage effluent from the Freeland area ultimately flow into Holmes Harbor and
Mutiny Bay. Implementation of the 4(d) rule for salmon and steelhead under the
Endangered Species Act by the Federal government (NMFS, June 2000) and adoption of
new Shorelines Guidelines by Washington State (DOE, November 2000) are likely to
influence the type and the review of development proposed for the Freeland area.
Furthermore, it is well recognized that both cumulative and individual effects of upland
development on marine waters need to be considered.

While these regulatory factors may be viewed as barriers to full enjoyment of
property rights, innovative and sound solutions can allow the goals of both the property
owner and the environmental regulations to be achieved. For example, creative
engineering allowed development of the Holmes Harbor Golf Course and Marina
community. A sewage treatment and reuse system that maximizes the use of
groundwater and avoids pumping large quantities of sewage into Holmes Harbor has
successfully operated in this community for 6 years.

The following goals for critical areas in the Freeland planning area are made, with
an eye toward the long range enhancement of property value.

. Critical areas within the Freeland planning area should be accurately identified and
characterized, with the consent of property owners. Owners whose property contains
critical areas should be fully informed of options and benefits of voluntarily protecting
critical areas, including nongovernmental organizations that can offer guidance and
assistance.

. A critical areas management plan for the Freeland planning area that is consistent
with Federal and State regulations governing marine waters and shorelines should be

Critical Areas Issue Paper - 5
9/30/04



O©oo~N OOk, WwW NP

formulated. This effort should include individuals and organizations with local
knowledge, such as the Whidbey Audubon Society.

. Island County government should explore and adopt innovative alternatives to
development techniques and engineering. By allowing a wider range of solutions to
minimize or ameliorate development impacts, property owners are more likely to
voluntarily recognize and protect critical areas.

. When reasonable, critical areas should be combined with public spaces and parks.
If critical areas can be incorporated with such uses, the likelihood of protection can be
increased. However, the quality of the critical area should not be degraded or
compromised by such a combination.

Property values in urban and suburban settings are rooted in accessibility to work,
shopping, and cultural and entertainment activities. The commodities and features that
are conserved by critical areas are highly valued by Island residents: availability of clean
drinking water, native wildlife and vegetation, and scenic vistas. For sustainable use of
the land and its critical areas, the spirit, ethics, and value of stewardship must be
acknowledged by a landowner in caring for the land. The principles of stewardship are
fundamental to land, farm and soil conservation policies and demonstrate responsibility
to the land and the surrounding community. Here in Freeland, those principles can be
applied to conserve the property value and the resources of land for current and future
generations
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V. Introduction to the Critical Areas |ssue Paper

The Growth Management Act (GMA) and the Growth Management Hearing Board
(GMHB) place considerable emphasis on identification and protection of critical areas.
“[A] fundamental axiom of growth management [is]: "the land speaks first." Only after a
county’s agricultural, forestry and mineral resource lands have been identified and
actions taken to conserve them, and its critical areas, including aquifers, are identified
and protected, is it then possible and appropriate to determine where, on the remaining
land, urban growth should be directed... City of Bremerton, et al., v. Kitsap County
[Bremerton], CPSGMHB Case No. 95-3-0039, FDO, October 6, 1995, at 31. Footnote
omitted.” Furthermore, retention of the functionality and value of critical areas is an
explicit requirement of the GMA. “ [T]he Act’s requirement to protect critical areas,
particularly wetlands and fish and wildlife habitat conservation areas, means that the
values and functions of such ecosystems must be maintained. While local governments
have the discretion to adopt development regulations that may result in localized impacts
upon, or even the loss of, some critical areas, such flexibility must be wielded sparingly
and carefully for good cause, and in no case result in a net loss of the value and functions
of such ecosystems within a watershed or other functional catchment area. [underline
added] Tulalip Tribes v. Snohomish County [Tulalip], CPSGMHB Case No. 96-3-0029,
FDO, January 8, 1997, at 13.”

In order for a comprehensive plan for the Freeland JPA to be developed in
compliance with the GMA, critical areas impacted by the JPA development must be
identified and evaluated. This issue paper contains four sections that address critical
areas of significance in the Freeland JPA: watersheds, wetlands, groundwater/aquifer
recharge, and marine habitats. While these sections attempt to address these topics in a
comprehensive way, absence of discussion of specific critical areas should not be
construed as an absence of these areas. That is, this issue paper is not exhaustive.
Furthermore, technical assessments of specific sites in the JPA should be performed by
qualified professionals.

Participants in producing this issue paper were:
Writers:  J.C. May (watershed); Randy Blethan (wetlands); Linda Rhodes
(groundwater/aquifer recharge, marine habitats).
Readers: Thomas Holden; Vernon Brisley.
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V. Watersheds
by J.C. May

A. Overview

The following commentary will look at the watershed, subbasins(portions of
watersheds) contained within the Freeland Nonmunicipal Urban Growth Area
(NM-UGA) and joint planning area(JPA) in a whole system perspective from
their source to their outfall into Holmes Harbor or Smugglers Bay (or into
the Newman Pond wetland complex). Especially noted will be the natural
and human constructed drainages (and mixtures), wetlands, marshes, and
the seasonal streams which are functioning as an interconnected system
within these boundaries.

The primary wildlife corridors (specifically for birds and small mammals)
are along these drainages, within the wetlands and still-vegetated stream
riparian zones which connect the still-forested, native plant covered
upland habitat areas to the nearshore and estuary/bay areas (it seems some
of our main indicator "threatened"
species for the NM-UGA area are Great Blue Heron, Bald and Golden Eagle,
Peregrine Falcon, osprey, spotted owl. Intact native vegetation sustains
migratory songbirds which frequent the South/Central Whidbey area, and
its wetlands, ponds, and shore areas provide fresh water fowl and salt
water nearshore and shore birds feeding stations during their seasonal
migration. Also open meadow and wetland complexes and drainage systems
provide habitat and food to sustain other raptors, such as Marsh and
Redtail hawks, barred and great horned owls, and raven.

B. Background on Impact of Past and Present Forestry and Current
Development Practices on Natural Water shed
Functions

Forestry practices, specifically past and present clearcutting activities,
have caused the destruction of duff and the loss of topsoil, substantially
reducing the water retention capabilities of Island soils.....in most
cases, even with regrowth of timber and underbrush, runoff rates are
higher, in some cases significantly higher than before logging.

Development practices, especially the large scale removal of significant
portions of trees and vegetation to obtain views and/or open space are
destroying the ability of the land to naturally control the effects of
increased run-off.

These forestry and development practices (which historically have been
based on the "right of property owners" concept) are negatively impacting
and sometimes significantly damaging the property of down-slope
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owners (especially property owners at the mouth of subasins or

underneath/below steep slopes and bluffs) A current example is the

clearcut and devegetation at Fox Spit which has greatly increased the threat of flooding
and landslides to the downslope properties and the properties below the steep bluffs.
This hazardous condition necessitated a drainage intervention by Island County
Engineering, at considerable cost to Island County.

Such vegetation removal practices have caused the following Watershed

impacts:

1) Saturation of previous stable and usable down-slope soils by increased
shallow or sub-surface runoff has reduced both property values and land use of down-
slope property owners.

2) Flooding of down slope areas, which blow out and damage natural stream
drainages, and flood down-slope property owners.

3) Reduction of water available to recharge Freeland's sole-source
aquifers due to rapid run-off instead of steady peculation into and
through soils

C. Thecumulativethreats, or initiating factorsimpacting , degrading,
or destroying critical area habitat within the Freeland NM-UGA and the JPA
are: (including recommendations)

1. Pollutant run-off from impervious surfaces of Commercial Businesses

(parking lots/strips) the driveways and lawns of residences, and State,

County, and City road systems - both the quality and quantity of run-off
will degrade wetland areas, streams, and drainage systems. For example, the drainage
along the former Fish Creek extending from the northern portion of Fish Road to Freeland
Park and Holmes Harbor is being subjected to considerable alteration by commercial
development. A recently approved auto fueling and maintenance facility adjacent to two
category A wetlands along Fish Road is an activity with significant potential to alter these
critical areas by changing water flow and sediment loads and to contaminate them with
polycyclic aromatic hydrocarbons and surfactants. Properly constructed and properly
maintained containment and treatment facilities should be enforced at this development to
prevent damage to these high quality wetlands and the downstream properties. Farther
downstream, the former Fish Creek drainage is at risk of being placed entirely in culverts
if the large parking lot serving the grocery/hardware/retail space north of Main Street is
expanded. “Culvertizing” such an extensive stretch of this drainage will not only
eliminate any potential biofiltration treatment of runoff, but will also fail to slow detention
pond overspills, carrying petroleum contaminants directly into Holmes Harbor.

2. Continued removal of remaining forested areas and

naturally vegetated wildlife habitat drainage corridors without revegetation of the
landscape. An example of such an at-risk area is the steep slope commercial site west of
Woodard Road at SR 525, which will be converted from trees, shrubs, and lawn to

Critical Areas Issue Paper - 9
9/30/04



impervious surface. In the same drainage from SR 525 all the way down to Holmes
Harbor, additional removal of vegetation has occurred, where all the invasive
scotchbroom and blackberry has been scraped and cleared, along with
intermixed native vegetation that was being smothered by invasive plants.

Such cleared/graded/degraded areas need an ordinance provision for
replanting with native vegetation to provide habitat cover and also to
provide sufficient groundcover to prevent excessive run-off, erosion and
flooding.

Sufficient intact Wildlife habitat and Wildlife corridors are threatened
by future individual and subdivision development along the West and East
side of Holmes harbor within the UMGA and the JPA. Along Honeymoon Road
here have been sitings of Pileate woodpeckers and spotted owl. There is
a Great Blue Heron Nesting area in the large firs to the West of Honeymoon
Bay Lake, which is fed by a small wetland-spring complex and seasonal
stream drainage system. Especially important to wildlife as habitat/cover
are the seasonal stream drainage systems which feed down into Holmes
Harbor.....these are increasingly being stripped off native vegetation or
degraded by narrowing riparian buffer zones due to residential development
or by infilll and diversion due to subdivision development.

There is an active Osprey nest upon the Cell Tower above the Freeland Well
Facility (since | don't have my maps with me, | don't exactly know which
direction)....according to Audubon personnel the Great Blue Heron rookery
previously situated at Newman Ponds has moved to Forested area near the
Ospreys nest for protection from Eagle predation of their
young.......these herons forage in the nearby open meadow and wetland
areas.

There needs to be provision in the Freeland master plan, by ordinances or
development incentives to identify, protect, maintain, and restore
important seasonal stream drainage riparian zones which provide wildlife
corridors and help prevent downstream siltation and flooding.

3. Degradation of remaining wetland areas by excessive polluted run-off
due to clearing of landscape, construction of impervious surfaces,
ditching and channeling of natural drainage systems, and pollution from
highways, or commercial, industrial chemical/oil contamination.....

There definitely needs to be ordinances and regulations for appropriate
catchment basins, integrated with natural features such a vegetated berms
and man-made filtering systems such as artificial wetlands....

There also definitely needs to be ordinance provisions for using such
filtered "gray" water and using cistern water for landscape, golf course,
garden watering (such complementary ordinances will to help to utilize and
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purify run-off by allowing peculation down through soils)

And within the above ordinances there needs to be language which states
that certain Residential densities, or commercial sq footage will
necessitate stricture regulations for containing, filtering, purifying and
reusing such run-off ........ these might include central water systems for
future subdivisions and housing developments and inclusion within rural
subdivisions of dual water systems - one for drinking water and one for
"gray" landscape irrigation water.

4. The cumulative effects of the mainly commercial development result from removal of
trees, shrubs, and native vegetation and replacement by impervious surfaces. These
effects include disruption of natural drainage, streams, and connecting wetland systems
through alteration of natural hydrology and water flow patterns. In addition, non-point
source pollutants from surface water run-off from lawns and impervious surfaces can
contaminate wells, natural wetlands and ponds, streams, and the adjacent marine waters
and shorelines. The rate of development in the Freeland business core has become rapid
in the past few years: nearly 20% of the undeveloped area in the business core was
converted last year, and less than 25% of the business core area remains available for
future development.

Ordinances should ensure that drainage and streambed culverts under
existing roads (whether state, county, JPA, or UGA) are sized to handle the surfacewater
runoff from upland individual parcels and larger developments so naturally
existing or manmade drainage systems below are not blown out by large
storm events. Drainage and streambed culverts should be
regularly inspected for blockage/siltation).
Provisions should be made which ensure adequate manmade
wetlands or retention ponds upstream on individual or grouped parcels and
larger subdivisions to control and filter such runoff.

D. Summary of Recommendationsfor Critical Areas Protection

1. For clearing of trees, underbrush and vegetation of individual lots
(especially 1/4 acre and larger) which degrade water quality and adversely
impact wildlife and their habitat the development and implementation of a
property owner, incentive program to retain/increase tree cover and native
vegetation is recommended.

Potential sources of funding: Centennial Clean Water funds/Island

County, Whidbey Island Conservation District funds, and WSU Cooperative
Extension Funds.

2. For increase untreated surface runoff due to loss of critical natural
features (i.e. tree/shrub habitat, native vegetation, and riparian

corridors) on individual parcels, Conservation easements and/or incentive
programs should be established to minimize non-point pollution at the
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source and protect critical ecological features. For as more land is
developed this increases sediment loads into downslope wetlands and
streams and negatively impacts wildlife habitat, water quality and natural
ecosystem functions.

Potential Sources of funding Centennial Clean Water Funds/County road
funds/conservation grants/impact fees.

For the above Individual lot recommendations there could be an ordinance
requiring Best Management Practices (BMPs) to be employed by contractors,
homeowners, and regulatory groups to control the negative commutative
impacts of current clearing and grading practices.

For larger scale development and clearing activities, such as
subdevelopments, which impact and degrade natural resource areas (and
reduce opened space) essential for water quality, surface water run-off
control, and water quality, the Open Space Public Benefit Rating System
Program (PBRS) could be implemented for such Property owners as well as
ordinances which encourage stewardship of the land and retention of

natural areas.

Additional funding for such ordinances and incentive programs could be
Residential Building Permit fees/PIE funds/Coastal Zone Management grant
Funds.

3. The cumulative impacts from individual parcels that generate

increasing nonpoint pollution and cause deterioration and damage of
watershed ecosystems could be addressed by establishing a Community
Watershed Enhancement Low Interest loan and Grant for nonpoint pollution
prevention BMPs and watershed restoration (especially for remediation
costs beyond the financial resources of individual property owners).

The cumulative impacts from larger scale development could be addressed by
ordinances which require appropriate education and implementation of
grading and development activities which protect and don't degrade

critical and sensitive areas. This could be funded by impact fees, as

well as building permit fees

E. Responsesto Freeland Survey 2000 and the Open House (1/25/01)

1. There were concerns about possible flooding along Shoreline Drive at the head of
Holmes Harbor and a possible well pollution problem at the Mutiny Bay Housing
development within the JPA

2. There was concern about maintaining the integrity of a wildlife

corridor area, where raccoon, deer, coyote transit through on coop housing

property in Harbor Hills Community, south of SR 525 near the Scott Road intersection.
This community is upslope from a large wetland and forested area between Scott and
Newman Roads and which provides a connection to the Newman Ponds.
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F. Island County Activities

1. Draft Watershed nonpoint source Control Plan for Central and South
Whidbey

2. Just started Freeland UGA Stormwater drainage study by Fakkema &
Kingma consultants

3. Upcoming Central and South Whidbey Surface Water/Stormwater Utility
District initiative by Island County Surface Water Department to be put on
Sept Ballot.

G. Whole Systems Recommendations

Major impacts to watersheds are due to the cumulative affects from
development activities which destroy and damage critical and sensitive
areas and degrade ecosystem health. Presently, planning review of
development impacts is done on a site-by-site basis as required by current
codes ; cumulative impacts are not addressed.
There needs to be a Drainage Basin Planning Process established as part of
the Freeland's NM-UGA comprehensive management plan and the Freeland/County
JPA areas comprehensive plan; this would include a water resource
planning element.
The Freeland NM-UGA local ordinances would include provisions that analyze
the cumulative impact of development over its watersheds and subbasins and
prevent and/or mitigate impacts to watershed ecosystems which affect
wildlife habitat, natural surface/storm water drainage capability, and
water quality.
Residential and commercial development - clearing and grading of
trees/shrubs/native vegetation from forested, wetland and stream riparian
zones and the resultant addition of impervious surfaces in lawn, parking
lots and roads - is the primary initiating factor for adverse critical
area ecosystem impact in the Freeland UGA/JPA):
(An additional possible source of funding would come from implementation
of a Central/South Whidbey Surface/Stormwater Utility District
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VI. Wetlands of the Freeland Joint Planning Area
by Randy Blethan

A. Oveview

The value of wetlands for fish and wildlife protection has been recognized for
decades. Other benefits have more recently been identified. Wetlands are valuable as
sources, sinks and transformers of a multitude of chemical and biological materials.
They stabilize water supplies, thus ameliorating both flood and drought. They cleanse
polluted waters, protect shorelines, and recharge ground water aquifers. Wetlands can
support a rich bio-diversity and an extensive food chain. They play major roles in the
landscape by providing unique habitats for a wide variety of flora and fauna.

Wetlands are open ecosystems that maintain strong ties to the adjacent ecosystems.
In order to maintain ecological value there are two factors to be considered the location
of the wetland in the total regional landscape and its relationship to the other ecosystems.
With the increase of human disturbances there is a diminution of connectivity and
simplification of the categories of wetlands represented. The natural actions of these
wetlands, the interactions between components therein and the physical, chemical, and
biological processes, are like-wise curtailed.

The landscape context of the Freeland JPA changes with land use. Natural areas
disappear, representing an easily recognizable environmental loss to economic
“progress.” The values and functions that wetlands provide are in perpetuity; commercial
values are finite. The valuable structure and functions of these unique and fragile
ecosystems must be recognized and translated into wetland protection laws, regulations,
and management plans.

B. Waetlandsin Landscape Context

Freeland is located within the Northern Puget Sound Lowlands Region (region 5),
covering ten sections within two townships: Township 30N Sections 34 and 35;
Township 29N, Sections 2, 3, 10, 11, 14, 15, and 16. Both townships are in Range 2 East.
Throughout a matrix of rural development and agricultural use is a major wetland
complex, dominated by contiguous estuarine shoreline and fragmented patches of
palustrine wetlands. Wetlands of the Freeland planning area are transitional, in their
spatial arrangement, between uplands and the marine ecosystems of Holmes Harbor and
Mutiny Bay.

The largest wetlands within this regional landscape are estuarine. Depressional
flow-through wetlands characterize the majority of wetlands in this area. Precipitation
and surface water provide the source of the hydrology. The human disturbances have
increased drainage by increasing impervious surfaces, which create surface water run-off
patterns. Agricultural activities have created artificial drainage sub-systems. The shapes,
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boundaries and connectivity of these wetlands have been seriously compromised,
simplifying the landscape mosaic.

Wetlands occur in the transitional zone between the upland environment and open
water. These wetlands perform transitional storage and processes associated with water
quality. Water level, flow, and frequency have a direct effect on the ecological processes
that can be performed by these wetlands. The opportunity for water quality functions to
occur is sharply reduced where the length of residency is reduced due the simplified
landscape features, steep slopes and simplified drainage conveyances. It is therefore
important to have knowledge of landscape properties that control wetland hydrology and
water chemistry. The cumulative and individual effects of upland development on
watershed basins, wetlands, marine waters and other critical areas need to be considered.

Understanding the landscape relationship is also necessary in evaluating the
transportation of sediments, nutrients, and even toxic materials in the wetlands. When
hydrology is modified it directly changes the ability of a wetland to transform chemical
and biological materials. Outflows from wetlands must also be viewed in a landscape
context to evaluate impacts on the marine ecosystem. Biotic and abiotic factors such as
dissolved organic carbon, excessive salinity, toxins, and excess sediments and detritus,
which wetlands remove, can have a negative impact on marine habitats. Marine waters
and their associated tidelands are interdependent with stormwater drainage and watershed
management plans.

The complex topography delineates two dominant drainage basins with
immediate discharge into the sub-tidal area of the marine. There are five watersheds
within these basins in the Freeland JPA. Four of these, Fish, Eaton, Golf and Freeland,
drain into Holmes Harbor, a six mile long embayment which opens into Saratoga
Passage. The fifth, Bay watershed drains into Mutiny Bay, Admiralty Inlet. The
watershed functions and processes are highly simplified due to the truncated landscape
setting of island geomorphology. With the immediacy of the marine/estuarine catchment
area the wetlands and associated complexes provide the primary ameliorating factor in
water quality. Freeland's unique watersheds' characteristics must be maintained to
preserve individual and local processes and functions.

C. Wetland Regulatory Actions

The Growth Management Act has a strong mandate regarding critical areas,
including wetlands. It says that all counties and cities “shall adopt development
regulations that protect critical areas.” Under the Island County Comprehensive Plan
(adopted September, 1998), critical areas are defined as wetlands, aquifer recharge areas,
fish and wildlife habitat conservation areas, frequently flooded areas, and geologically
hazardous areas.

Critical Area Ordinance(s) are frequently viewed as problems or roadblocks to
using or developing property. Guidance for future planning recognizes that protection of
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critical areas is an investment that will escalate in value far into the future. Landscape
site-specific concerns may be implemented by crafting into Land Use regulations and
policies specific needs and concerns of the Freeland JPA landscape. An innovative
Critical Area Ordinance(s) can establish a sound management/conservation plan, which
would insure the integrity of the wetland/watershed functions within the five sub-basins
of the Freeland JPA.

As pointed out above, the landscape of Freeland JPA has with it a unique set of
considerations. In making planning decisions, the sensitive natures of the functions
preformed by individual wetlands need to be considered. Currently, the general language
has led to wide variety of approaches to wetland protection. [Category ‘A’ (dominated
by over 50% native vegetation) - Category ‘B’ {i.e. human created, farm ponds} (over
50% exotic vegetation) if exceptions are not met: No defined formulas for mitigation —
only subjective review, SEPA review only required if filling or alterations to buffer.
Category ‘C’ is not protected]

The regulatory criterion is established at the level of each individual project. This
scale should be shifted to the broader landscape (watershed) scale. This would provide
decision-makers with a context to evaluate the potential cumulative effects of the
individual projects on broad-scale patterns of wetland diversity.

Some possible solutions are developing language specific to the Freeland JPA
that protects the involved watersheds from potential loss of functions and processes. This
language should support an integrated, interdisciplinary approach to preserving the
quality of wetland critical areas in any watershed and stormwater drainage management
plans. The cornerstone to a sound watershed management plan would target standards
for cumulative impact analysis, aquifer recharge quality, groundwater quality assurances,
wetland functional assessments (for mitigation) and comply with the 4(d) rule of ESA
and Shorelines Guidelines. Support from Washington State Department of Ecology
(model programs, etc.) should be fully utilized and a recommendation for the use of best
available science should be included.

Other positive objectives could potentially include developing functional profiles
for each wetland class. These wetlands would be reviewed based on impacts to the
functions of a watershed in which they are located. Using this larger scale context would
review processes of functionally interconnected systems, such as wetlands, marshes, and
seasonal streams and identify cumulative threats and factors that are impacting,
degrading, destroying valuable functions within wetland critical areas. Prevention of
flooding, erosion and excessive run-off would be provided for by requiring native re-
vegetation of areas degraded by clearing and grading. This provides groundcover and
bio-diversity productivity with food, cover and nesting habitat.

Decision-makers should be supported by comprehensive landscape knowledge,
based in an accurate critical area inventory and mapping. Island County has the GIS
technology to accomplish this task. Natural and human constructed drainage, and
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mixtures thereof, should be included. Other layers within this technology may identify
historic wetlands, plant communities and guild ecosystems of specific interest.

D. Responsesto Freeland Survey 2000 and Open House (1/25/01)

Public response at the Freeland Planning Open House held on January 25th, 2001
addressed critical wetland habitats within the Freeland planning area in the following
four areas:

i) How to protect Freeland's aquifer recharges areas and evaluates potential
groundwater contamination from proposed development. To avoid the potential of
impacted groundwater, what mitigation measures are needed.

i) Whether critical areas not immediately adjacent to a development project are
included in project review.

iii) Development tax incentives versus credits for conservation easements

iv) How to maintain wildlife corridors and mitigate impacts on them. Creation of
sufficient greenbelt/open spaces for such wildlife corridors and preserving open
space/forested lands/drainage corridors for wildlife travel corridors especially from
higher lands through wetlands to the shore and tide lands in Holmes Harbor and in
Mutiny Bay

None of the items in the Freeland Survey 2000 directly addressed any critical
areas. Since write-in comments for the survey have not been available, it is unknown
whether any of the respondents commented on these topics. Whether this
unresponsiveness reflected a lack of public awareness about these habitats or lack of
interest or concern is unknown.

E. Recommendations

1)  Critical areas currently existing within the Freeland JPA should be accurately
identified and characterized, creating an inventory. Landscape-level features and
processes such as wetland and drainage (stream) systems, wetland and stream buffers,
mature forests and other potentially affecting characteristics should be included in such
an inventory. Historical loss of wetland and stream habitat due to clearing, filling and
agricultural development should also be identified. Mylar inventory overlays could be
digitized and added to Island County's GIS database. This created GIS database would
be a foundation for analysis of future land use impacts (anticipated future losses of
wetland and stream habitat) and responsive management plans. Inventorying efforts
should include individuals and organizations with local knowledge. Whidbey Audubon
Society, Whidbey Environmental Action Network, WSU Cooperative Extension's Beach
Watchers Program are examples of such organizations.
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2) A management action plan and policies specific to the Freeland JPA should be
established. These policies and plan need to be developed at the watershed (basin)
landscape level. Cumulative impact analysis should be included in development project
review even when wetlands/critical areas are not immediately adjacent to a proposed
project site, due to impacts landscape wide. The goals should include preservation of
water quality and aquifer recharge, through functional assessments and groundwater
contamination evaluations aimed at promoting self-sustaining wetlands and functions of
surface water quality, stormwater retention, sediment control, aquifer recharge, wildlife
habitat, maintenance of wildlife corridors, and mitigation of impact on corridors. Best
available science should be utilized in developing these assessments and management
plans.

3)  Owners whose property contains critical areas should be fully informed of options
and benefits of voluntarily protecting critical areas, including non-governmental
organizations that can offer guidance and assistance. Open space public benefit rating
system, conservation easement, and other tax incentives should be investigated,
encouraged and developed. Island County government should require full exploration of
alternatives when critical areas are to be affected and should support innovative
engineering and development techniques. When a wider range of solutions, to minimize
or mitigate development impacts, are supported property owners are more likely to
voluntarily recognize and protect critical areas.

4)  When reasonable, critical areas should be combined with public spaces and parks. If
critical areas can be incorporated with such uses, the likelihood of protection can be
increased. However, the quality of the critical area should not be degraded or
compromised by such a combination.

G. Funding
One possible source of funding might be through Washington State Department

of Ecology, perhaps Watershed planning program or SWIWS, Statewide Integrated
Wetland Strategies, etc.
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VII. Groundwater and Aquifer Recharge Areas
by Linda Rhodes

A. Overview

The availability of clean drinking water is important to everyone. The U.S.
Environmental Protection Agency (EPA) has designated Whidbey Island as a sole source
aquifer. Consequently, all of Island County is considered a critical aquifer recharge area.
This means the Island’s aquifers depend entirely on rainfall for regeneration. Ample
regeneration not only maintains the supply of fresh water but also excludes salt water
from entering aquifers. The quality and quantity of groundwater need to be conserved,
and these features are influenced by overlapping, yet distinct, sets of factors. ldentifying
these factors and developing a plan that considers them should be integral to any
comprehensive plan for Freeland. A failure to manage and conserve Freeland’s water
could result in aquifer exhaustion or contamination, and the alternatives to local
groundwater, such as piped water from the Skagit River, are likely to be more costly.

Glossary of terms

1. Well logs: Records of soil types and their depths that were encountered when wells
are drilled. Before 1996, this information was not necessarily reported to the Island
County hydrogeologist.

2. Interpolation modeling: A method of using individual well logs to predict the
composition of soils in areas where well logs have not been collected. This is used only
to make predictions about areas between existing logs.

3. Xenobiotic contaminant: A chemical that is foreign to an ecosystem. Examples
include synthesized organic compounds, such as pesticides.

B. Groundwater Quality

1.  Monitoring requirements.

Groundwater quality concerns include saltwater intrusion, biological agent
contamination, and contamination by xenobiotic chemicals. Washington State law
requires water systems that serve more than 15 connections to monitor drinking water for
coliform contamination (monthly), volatile organic chemicals (VOCs) such as petroleum
products (alternate years), soluble organic chemicals (SOCs) such as pesticides
(annually), and inorganic compounds such as heavy metals and chlorides (once every
three years). Locations that are not likely to be impacted by SOCs (e.g., nonagricultural
sites) can receive waivers for SOC monitoring. The U.S. Environmental Protection
Agency (EPA) requires the results of these monitoring efforts and any necessary remedial
actions to be made available to each customer in a Consumer Confidence Report (CCR)
every year. For water systems that supply 2 — 15 connections, the state regulations are
considerably reduced, relying more on good business practices or the discovery of
problems to induce a monitoring program. Wells serving a single connection are tested
only at the time of drilling, and monitoring is completely voluntary thereafter.

2.  Seawater intrusion.

Critical Areas Issue Paper - 19
9/30/04



O oo ~NOoO UL WN -

Seawater intrusion is a prime concern, since it is one of the most common causes of
well contamination in coastal communities. Currently, the Island County Health
Department has a program of monitoring 45 wells throughout the Island for evidence of
seawater intrusion. This testing utilizes measurement of major cations and anions
(calcium, chloride, potassium, magnesium, sodium, nitrate, sulfate), alkalinity,
conductivity, hardness, and depth to water. By measuring this range of features,
saltwater intrusion can be detected much earlier than by chloride measurement alone,
which is the standard method for monitoring for intrusion. Earlier detection of possible
intrusion will allow ameliorative actions to be taken before aquifers are permanently
damaged. To date, no wells within the Freeland planning area have suffered saltwater
intrusion or have exhibited elevated major cation and anion levels that indicate potential
for saltwater intrusion.

3. Aquifer contamination potential (other than seawater intrusion).

Currently, hydrogeological evaluation of proposed developments requires an
assessment of stratigraphic well logs within a 1-mile radius of the proposal. Douglas
Kelly, the hydrogeologist with Island County Health Department performs this
assessment. His assessment uses well log information, aquifer recharge overlays, data
collected in his collaborative studies with USGS (see section C below), and his
professional judgement. For the Freeland planning area, the 75 available logs are
unevenly distributed (Figure 1 — stratigraphic map). The highest concentrations of logs
are near the Mutiny Bay shore where 22.7% (17 of 75) are located. Other areas with
significant densities of logs are along the western shore of Holmes Harbor (6 along
Bercot Road and 2 near the Holmes Harbor Golf Course development), the southern
shore of Holmes Harbor (3 near Nichols Boatyard, 3 near Freeland Hall, and 2 near
Freeland Park), and the Freeland business core (8). Other logs are scattered along SR
525 (9) and Bush Point Road (3), along the southern half of Fish Road (7), the region
between Scenic Drive and SR 525 (6), and west of Honeymoon Bay Road (3). Only one
log is located along the eastern shore of Holmes Harbor, one near the Newman Road
wetlands complex, and four logs in the large low-lying region between SR 525 and
Mutiny Bay Road.

The total depth of a well is measured down from the ground’s surface, and the
lower end may be above or below mean sea level (MSL). Many of the Mutiny Bay shore
logs are <100 feet deep. Those located closer to the Fish Road/Mutiny Bay Road
intersection are typically silt overlying sand or gravel at 50 to 75 feet below MSL,
whereas logs farther west along Mutiny Bay shore tend to have clay overlays. In
contrast, logs in the western portions of the JPA, including the west shoreline of Holmes
Harbor frequently have thick (>50 feet) strata of clay and glacial till starting within 20
feet of the surface and these logs are often >200 feet deep. Similarly, well logs to the
east of Woodard Avenue primarily have clay or silty clay overlays of 50 to 100 feet.

Interpolation modeling using well log information can be used to make predictions
about soil composition in areas between soil logs. One such interpolation model
generated the cross-sectional views shown in Figure 2. This figure displays substrata
down to approximately 200 feet below MSL throughout the Freeland JPA. As additional
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well log data are collected, projection models like this can be refined and used for
predicting substrate composition and susceptibility to surface contamination.

While clay and glacial tills near the surface may slow the recharge rate of
groundwater supplies, these soils can form a barrier against surface contamination.
Contaminated water that encounters such a barrier can travel along its surface until a
penetrable substrate or the surface of the ground is contacted. Thus, contaminated
surface water can still enter a groundwater supply by traveling to a site remote to the
origin of the contamination. Many contaminants that reduce the quality of groundwater
may be degraded in the shallow soil zone, which is biologically active. The slow
recharge rates and longer residence times in shallow soils can provide effective
mitigation for groundwater contamination.

C. Groundwater Quantity

A low-resolution aquifer recharge map, based on the USDA Soil Survey (1957) is
currently used to predict recharge potential (Figure 3). According to this map, the eastern
and western flanks of the JPA are considered medium recharge areas. Excepting 3
significant sections, the central portion of the JPA (i.e., between Holmes Harbor and
Mutiny Bay), including the Freeland business core, is considered to be a high recharge
area. Sections in this central portion that are considered to have low aquifer recharge
potential include the shorelines along Holmes Harbor and along Mutiny Bay, a large low-
lying region around Fish Road (which contains several high quality wetlands), and
another low-lying, wet area that connects Holmes Harbor and Mutiny Bay between Bush
Point Road and Cameron Road (Figure 3). The location of the Freeland business core
within a high recharge area has implications for the amount of impervious surface that is
currently permitted within this area (e.g., up to 80% impervious surface allowed for
parcels zoned Rural Center).

Meanwhile, a more quantitative model for estimating recharge potential is under
development by Douglas Kelly, the Island County hydrogeologist. In collaboration with
USGS, data is being collected in support of a quantitative, numeric model called the
Deep Percolation Model (DPM), which can be used for calculating groundwater recharge
rates. The program, in its 4™ year of a 5-year project, contributes to an Island-wide map
of recharge rates. As projects are proposed and developed, the map and the model can be
updated to reflect changes in impervious surfaces and predicted recharge rates. It is
expected that this recharge map and model will function as a dynamic assessment tool.

Information on the current location of water-bearing strata can be useful when
considering quantities of available water. The well logs are a source of these kinds of
data, since they indicate whether the lower end is located in a water-producing layer. For
the Freeland planning area, soils logs are concentrated in certain areas while other areas
are devoid of soil logs (see section B.3 above and Figure 1). Usually well logs terminate
where productive water-bearing strata are found, so it is worthwhile to inspect the lower
ends of the logs displayed in Figure 1. One striking pattern is that the logs east of
Woodard Avenue rarely extend 50 feet below MSL, and the gravelly water-bearing layer
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ranges between 50 to +50 feet MSL. This is true for well logs in an area from the
Holmes Harbor shore through to the elevated sections of Harbor Hills, the area
encompassing the Freeland Water District’s well field, and the low-lying floodplain
between Fish Road and Woodard Avenue. This pattern makes it tempting to speculate
that wells around and east of Woodard Avenue may be withdrawing from a common
aquifer. In contrast, well logs at the westernmost portion of the JPA are long (>300 feet),
penetrate substantial layers of clay and till, and encounter water-bearing strata at >100
feet below MSL (Figure 1), suggesting that these wells may be withdrawing from a
different stratum.

Further inspection of the well log plots reveals a second interesting pattern.
Excepting the log close to the Newman wetlands complex (log 1UY), the logs east of
Woodard Road have proportionately less clay along their lengths and appreciably more
gravel, sand, and silt. The western logs frequently have sections of clay and glacial till
longer than 50 feet. Since recharge function is dependent upon soil porosity, it is
possible that regions with higher subsurface permeability have a role in directing water
toward aquifers. Thus, the eastern and western portions or the JPA may function
differently in recharging the area’s aquifer(s).

The Freeland Water District supplies a significant portion of the Freeland JPA,
including the business core. Currently, at least 327 of the 550 equivalent residential
units (ERUs) available to the Freeland Water District are committed. Other major water
purveyors in the Freeland JPA include WB Waterworks and the Holmes Harbor Golf
Course development. It is not known whether these large capacity distributors are
withdrawing from a common aquifer.

At this time, the Island County hydrogeologist feels the groundwater supply in the
Freeland JPA is adequate to fulfill current demand. Since reliable estimates of
groundwater capacity in the area are difficult to make, careful monitoring of aquifers is
justified when large withdrawals are permitted. All development projects are reviewed
for potential groundwater impact by Island County and by Washington State, using best
available science. If unacceptable impacts are likely, the project can be denied or
required to provide mitigating measures. Since some uncertainty can exist, even with
best available science, approved projects are often required to monitor to ensure that
negative impacts are not introduced and additional mitigation measures will be applied in
the event of such impacts. For example, under certain circumstances, Island County has
required bonding to provide for future mitigation. While the regulatory review process
appears adequate, it is less clear whether there is a planned response for negative impacts
resulting from projects that were approved without mitigation measures.

D. Responsesto Freeland Survey 2000 and Open House (1/25/01)

None of the items in the Freeland Survey 2000 directly addressed groundwater or
aquifer recharge. Since write-in comments for the survey have not been available from
the Planning Department, it is unknown whether any of the respondents commented on
these topics.
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In contrast, many participants at the January 25™ Open House asked questions and
offered comments in this area, including concerns about potential contamination of
aquifers. First, a seasonal (autumnal) oil contamination of a well in the Lancaster
Terrace area (located at the southern end of Fish Road) was reported, and one participant
suggested the problem correlated with development in higher (elevated) areas. Douglas
Kelly, Island County hydrogeologist, has not received any report of this particular well or
any other wells in the area. While the problem may be associated with a specific well,
rather than an aquifer, a follow-up on this report is merited.

Another participant reported junk automobiles that have been dumped on a parcel
on Bush Point Road between SR 525 and Mutiny Bay Road (within the Joint Planning
Area). This parcel is located within a medium aquifer recharge area. Although Island
County took possession of the parcel, the junked automobiles are still on site. Several
participants expressed concern about abandoned vehicles and possible industrial
pollution on the former Island Sand & Gravel site along SR 525, north of Freeland.
Although the potential for contamination by aromatic hydrocarbons and other petroleum
products may not be serious at these sites, their location in a medium aquifer recharge
area, their visibility, and expression of public concern warrants attention from Island
County government.

Finally, many participants wanted to know how development sites are evaluated for
aquifer contamination potential, particularly the criteria that are used for determining
whether a specific development project could or would impact aquifer quality. While
aquifer contamination (other than by seawater intrusion) has not been a focus of Island
County’s hydrologic efforts, assessment of aquifer contamination potential is a part of the
site plan review. Doug Kelly, Island County’s hydrogeologist, makes these assessments
using a range of information, including topography, aquifer recharge overlays, mobility
and persistence of potential contaminants of concern local and regional stratigraphy, and
groundwater flow direction and velocity.. Regulations in the Island County Code
8.09.097 list the information to be used in land use reviews.

E. Island County activities

According to the Island County Comprehensive Plan (1998), Island County
contracted with USGS in 1997 to conduct a water recharge study of Island County. The
dual goals of the study were 1) to determine the quantity and distribution of groundwater
recharge areas and 2) to identify areas where runoff might be used to recharge
groundwater. Work on the first objective has already been described (see section C, para.
1). Since field data collection for objective 2 is in final phases, and modeling efforts are
being initiated, no preliminary results are available yet.

Special attention should be given to State Bill 2514, a statewide watershed planning
bill which is administered by Washington Department of Ecology (DOE). This bill sets
up planning units based on watersheds (Island County is a single planning unit). The
principal, and only required, criterion is quantity of water availability. Watershed
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planning is supposed to be a community-driven process, with Washington State and
Island County providing technical assistance. Currently, ~$250,000 is available for
Island County watershed planning, which is further discussed in the watershed section of
this issue paper.

F. Recommendations

1 Reduce the maximum allowable impervious surface allowed in the central
portion of the JPA, regardless of zoning, until better information about therecharge
role of thisarea isobtained.

The aquifer recharge map used by Island County classifies the central portion of the
JPA as a high recharge area. This part of the JPA includes the Freeland business core.
Under current zoning, much of this region could be developed with a high percentage of
impervious surface (up to 80% on commercial parcels). If this region is responsible for
recharging the aquifer(s) that are used in the Freeland JPA, reducing the permeable
surface could jeopardize the capacity of the aquifer(s). If a water-bearing stratum is in
contact with salt water, a reduction in capacity can result in a drop in hydrostatic head
pressure, increasing vulnerability to saltwater intrusion.

Part of Island County’s 5-year collaborative study with USGS is designed to
develop a dynamic recharge model, so efforts are already underway to address this
recommendation. The Deep Percolation Model (DPM) that will result from this study
could be improved for the Freeland JPA with additional testing and model development.

Another part of the USGS study was aimed at identifying possible sites for aquifer
recharge by run-off. This is a conceptually appealing idea, since it implies little or no
restriction on surface alterations and minimal jeopardy to aquifers. However, there is an
obvious caveat. Run-off typically contains toxins and xenobiotic compounds, and
removal of these contaminants depends upon retention in interstitial water or adsorption
to particulates for transformation or degradation by microorganisms or plants. An
engineered run-off recharge structure would need to create these remedial functions in
order to avoid contamination of aquifer(s).

2. Characterize the aquifer (s) supplying the Freeland JPA and develop a water
budget for future growth.

Washington State Department of Ecology (DOE) is the agency responsible for
permitting water withdrawals. While DOE lacks the resources and local interest to
characterize Freeland’s aquifer(s), it will utilize valid data in making permit decisions.
The current demand for water in the Freeland area supports several large water purveyors
and a myriad of individual wells, and the future potential demand could be explosive.

An understanding of the quantity of water available for consumption in the JPA is just as
important as a buildable land analysis.

Aquifer characterization and water budget development should at least include:
description and estimated capacity of aquifer(s) supplying the Freeland JPA;
identification of large, single source withdrawals for each aquifer and the amount

Critical Areas Issue Paper - 24
9/30/04



OO0 NO O~ WNPE

withdrawn (easily retrievable data for the large system purveyors); and estimates of the
volume of withdrawal by individual wells for each aquifer. Information from the DPM
project and improved interpolation modeling from well logs should also be utilized in
this effort.

3. Develop a Groundwater Management and Conservation Plan for the
Freeland JPA.

Developing a groundwater management and conservation plan requires that the
first two recommendations be implemented. Without this information, water usage
regulations could be unnecessarily restrictive or recklessly consumptive. A groundwater
management and conservation plan for Freeland would be consistent with Island
County’s stated policy that “Development must not be allowed to outstrip known water
supplies (1998, Island County Comprehensive Plan, vol. 2, Water Resources Element,
Policies B.4). Conservation of water should be encouraged not only to maximize water
availability and minimize the chance of saltwater intrusion, but also to reduce the volume
of wastewater.

Freeland’s plan should be consistent with the County’s Groundwater
Management Plan, and it should coordinate management and conservation within the
JPA for individual wells, small systems, and the larger public water systems (e.g.,
Freeland Water District, WB Waterworks). The larger public systems should already
have water conservation plans (required by Washington State Department of Health and
Department of Ecology). The plan should identify or recommend regulatory authorities,
any enforcement or implementation methods (such as landscaping ordinances), and
public education actions.

G. Funding

Support for these recommendations may come from targeted grants from USGS,
EPA, or Washington State DOE. These agencies periodically solicit proposals for
groundwater assessment and protection or for more basic research studies of aquifers and
groundwater. Additional funding opportunities might be found through the Watershed
Management Act (SB2514). Technical assessment for water quantity and water quality
elements WRIAG (all of Island County) include estimates of groundwater quantity and
evaluation of groundwater quality. Each WRIA receives a one-time $500,000 grant from
Washington State, and a portion could be used as a seed or as a match for funding from
other state or federal funds. Additional sources of funding could include utility district
fees.
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H. Figure Captions

Figure 1. Stratigraphic information for well logs within the Freeland JPA. Depth and
soil composition of each well log is displayed on two axes. Color scheme for soil types
are shown in the legend at the lower right of the figure. Map was generated from Island
County’s hydrogeological database by D. Kelly (February, 2001).

Figure 2. Three dimensional projection of stratigraphic information for the Freeland
JPA. Soil types were determined by interpolation modeling from well logs in the area.
Image was generated from Island County’s hydrogeological database by D. Kelly
(February, 2001). See Figure 1 for a legend to the color scheme for soil types.

Figure 3. Aquifer recharge overlay for the Freeland JPA. Image generated by Island
County Planning Department for the Freeland Planning Open House (January 25, 2001).
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VIIl. Marine Habitats
by Linda Rhodes

A. Overview

Two bodies of marine waters contact the Freeland planning area: Holmes Harbor
and Mutiny Bay. Marine waters are under increasing scrutiny and protection as a result
of Endangered Species Act (ESA) legislation that protects Pacific salmonids and their
habitats. In addition to ESA issues, Clean Water Act regulations from EPA and new
Shoreline Management Act rules place additional attention to the impacts of uplands
development on marine waters and their associated tidelands. Although marine habitats
are discussed here as a separate topic, it is obvious that they are interdependent with
stormwater drainage and watershed management.

B. Salmon Habitat

There are no known historical or contemporary runs of salmon within the Freeland
JPA. The proximity of Holmes Harbor to the highly productive Skagit, Stillaguamish,
and Snohomish Rivers position it as a potential feeding station for outmigrating smolts.
Similarly, Mutiny Bay is located along the narrow exit of Puget Sound into the Strait of
Juan de Fuca and the Pacific Ocean, and ocean-bound salmon and returning adult
spawners may utilize its resources. Therefore, the marine habitats within the Freeland
JPA may contribute to the saltwater phase of salmon life cycles. This is considered in the
next section.

C. Forage Fish Habitat

Forage fish are prey for marine mammals, sea birds, and marine finfish, such as
salmon. They are also used for tribal subsistence and are harvested by recreational and
commercial fishers. Forage fish assemblages are a vital part of the food web of the
marine ecosystem since they occupy the intermediate trophic level between plankton and
large fish, seabirds, and mammals. Often a few species of small, pelagic forage fish
dominate this intermediate trophic level, resulting in “wasp-waist ecosystems” (Rice,
1995). In such ecosystems, control of trophic dynamics is exerted “up and down, from
the middle”. The importance of forage fish in ecosystems has been demonstrated in the
Barents Sea near Norway, where severe reductions in herring have resulted in a crisis the
capelin and cod fisheries and starved seabirds and seals have washed up on the coast
(Hamre, 1994). Thus the fate of ecosystems can depend on the abundance of a few
forage fish species.

Important forage fish in the inland marine waters of Washington State include
Pacific herring (Clupea harengus pallasi), surf smelt (Hypomesus pretiosus), Pacific sand
lance (Ammodyte hexapterus), and northern anchovey (Engraulis mordax). Salmon
recovery efforts in Washington State include protection and restoration, if necessary, of
forage fish habitats, since these fish are important to salmon. For example, sand lance
can constitute a third of the diet of Chinook salmon (Beacham, 1986) and half of the diet
of outmigrating sockeye salmon (Manzer, 1969).
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Because of the importance of forage fish to marine ecosystems, all spawning sites
for Pacific herring, surf smelt, and Pacific sand lance are regulated by the Washington
Administrative Code (WAC 220-110-250).

1. Pacific herring
Holmes Harbor contains significant spawning and aggregating grounds for Pacific
herring, surf smelt and Pacific sand lance. Washington State Department of Fish and
Wildlife (WDFW) has identified nineteen Pacific herring spawning sites throughout
Washington waters, and Holmes Harbor is one of those sites (Lemberg, O'Toole et al.,
1997). Spawning occurs on subtidal eelgrass and marine algae, and ripening adult
herring typically congregate in locations adjacent to the spawning ground. Before the
early 1970’s, a herring trap or weir fishery was supported in Holmes Harbor (the weir
was located in the southwest corner of the Harbor, near Nichols Boatyard). While a
substantial amount of the spawning activity occurs near the site of the old weir, Pacific
herring spawning grounds have been identified along the entire western shore and more
than half of the eastern shore of Holmes Harbor (Figure 1). Spawning timing in Holmes
Harbor is estimated to occur from February to April. The robustness of the Holmes
Harbor stock is unknown, but the 1996 assessment estimated between 160 and 336 tons
of spawning herring in Holmes Harbor (Lemberg, O'Toole et al., 1997). Declines of
Pacific herring have limited commercial herring fisheries, placing increasing importance
on existing spawning habitat for this species.

2. Surfsmelt

While there is a commercial fishery for surf smelt, it is tightly regulated and
frequently closed, resulting in a total annual landings of less than 100 tons for all inland
marine waters every year between 1980 and 1996, except 1994 (Bargmann, 1998).

Surf smelt deposit and incubate eggs in the upper intertidal reaches of sand-gravel
beaches. This makes surf smelt spawning grounds extremely susceptible to human
activities such as shoreline armoring (e.g., bulkheading) and petroleum contamination.
Holmes Harbor is included among the 195 miles of surf smelt spawning habitat in Puget
Sound identified by WDFW. Sites within Holmes Harbor include the beach at Freeland
Park, the beach adjacent to the Holmes Harbor Golf Course development, and the beach
at the southern edge of Honeymoon Bay (Figure 2). Current WDFW policy aims to
protect naturally occurring surf smelt spawning sites, since there is no known way to
replace this habitat.

3. Pacific sand lance

There is no commercial fishery for sand lance in Washington,but a small
recreational fishery for fresh bait occurs. Little basic information on sand lance life
history and biology is available, and assessment techniques for sand lance are poorly
developed. As a result, the status of stocks throughout inland marine waters is unknown.

However, since 1989 sand lance spawning habits have come under increasing
study. These fish deposit their eggs above the mean high tide line of sand-gravel
beaches, and the eggs incubate for approximately a month. Like surf smelt, this
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spawning behavior makes the eggs and newly emerged larvae vulnerable to beach
alterations and contaminants from upland areas. Since sand lance spawning typically
occurs from November through February, contaminated run-off during winter rains can
pose an especial threat to sand lance spawning grounds.

Sand lance spawning grounds in Holmes Harbor are widely distributed (Figure 3).
The largest beach area is located along the eastern shore, with spots at the southwestern-
most corner near Nichols Boatyard, adjacent to the Holmes Harbor Golf Course
development, and at the southern margin of Honeymoon Bay.

4.  Algae and Eelgrass Studies

Since algae and eelgrass are important components of forage fish habitat, it is
worthwhile to consider their distribution separately. The Island County Marine
Resources Committee (MRC), in cooperation with WSU Beach Watchers, engaged in a
project to map eelgrass adjacent to Island County shorelines. The mapping effort
consisted of a 12-page questionnaire distributed to 4,500 individuals who owned
shoreline property. The questionnaire asked owners to make observations on the
presence and location of various kelps and marine invertebrates at low tides in the
summer of 2000. Approximately 13% of the questionnaires were returned with usable
information.

Figure 4 shows the locations within Holmes Harbor and Mutiny Bay where
property owners reported observing eelgrass. Eelgrass was observed near many parcels
along the Mutiny Bay shoreline and along the western shoreline of Holmes Harbor. In
contrast, considerably fewer parcels along the southern and western shore of Holmes
Harbor reported eelgrass. This pattern may be associated with 3 factors unrelated to
actual eelgrass distribution. First, the density of residential shoreline parcels is higher
along Mutiny Bay and the western shore of Holmes Harbor. Second, the eastern shore of
Holmes Harbor is a high bank area and is less conducive to the beach inspection required
for the survey. Third, the southern shore of Holmes Harbor consists nearly entirely of
Freeland Park and an industrial parcel; there may have been no response for this shore.
Inspection of the region adjacent to Freeland Park found considerable eelgrass (personal
observation). Therefore, it is likely that eelgrass is abundant throughout the southern
section (or head-of-the-bay) of Holmes Harbor.

A prior study of algae of Whidbey Island identified nine species of marine algae at
East Point, located near the northeast margin of Holmes Harbor (Phillips and Vadas,
1967). Prominent algal species included Zostera marina (eelgrass), Enteromorpha
prolifera, Ulva lactuca (sea lettuce), Fucus distichus (rockweed), Porphyra perforata
(nori), and Gracilaria verrucosa. Eelgrass is an important component of herring
spawning grounds (see #1 above), while several of these algae have economic value (P.
perforata, G. verrucosa, U. lactuca, F. distichus).
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D. Shellfish Habitat

The entire length of Holmes Harbor is open to shellfish harvest (Figure 5). Many
private landowners along Holmes Harbor actively harvest shellfish from their
beachfronts, and apparently some property owners cultivate shellfish for personal
consumption. Freeland County Park contains a public shellfish bed that is monitored for
fecal coliform and biotoxins by Washington State Department of Health and regulated for
harvest by WDFW. Periods for collection are generous: For the 2000-2001 season,
clams and oysters may be harvested year round. Currently, crabbing in Holmes Harbor is
closed until further notice.

Studies of mussel (Mytilus edulis) larval settlement in Holmes Harbor indicate that
spawning can begin in a mass spawning in April, and then continues in periodic
spawning up to several months later, including an autumnal spawning (Johnson, 1979).
The spread in spawning times and differential development rates causes settlement to
occur nearly around the year, with peak settlement occurring in the spring. However, a
significant amount of settlement occurs in autumn and winter (Johnson, 1979). Between
spawning and settlement, mussels are part of the planktonic fauna, which forms the basis
of the marine food web.

Mutiny Bay is not recognized by WDFW as a shellfish area, and consequently, it is
not monitored for biotoxins or harvest. Active harvesting along Mutiny Bay is not
reported by local residents. Currently, commercial shellfish culture does not occur in
Holmes Harbor or in Mutiny Bay.

E. Physical Chemistry of Holmes Harbor and Mutiny Bay

Washington State Department of Ecology (DOE) has collected marine water quality
data throughout the Puget Sound Basin since 1973. Three sampling stations are relevant
to the Freeland JPA (Figure 6;
http://www.ecy.wa.gov/programs/eap/mar_wat/mwm_psmap.html): Admiralty Inlet-
Bush Point (ADMO001); Holmes Harbor-Honeymoon Bay (HLMO001); and Saratoga
Passage-East Point (SAR003). Salinity, temperature, dissolved oxygen (DO), and pH
information were recorded at half-meter intervals to a maximum depth of 96.5 m
(ADMO001), 51 m (HLMO001), or 101.5 m (SAR003).

Since samples were not collected in Mutiny Bay itself, water properties can only be
inferred by its proximity to the Admiralty Inlet-Bush Point (ADMO001) sampling station.
Water at ADMOO01 has occasionally (e.g., ~20% of the samples) exhibited lowered levels
of DO, but this is believed to be a result of natural, deepwater upwelling that is known to
occur near Admiralty Head. This lowered DO has not produced any observable
biological effects, such as fish kills.
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Significantly lowered DO levels have also been in observed at the Holmes Harbor-
Honeymoon Bay station (HLMO0O01). The water in Holmes Harbor is subject to
stratification (the formation of physically and/or chemically discrete layers), and DOE
considers these lowered DO levels to result from this natural stratification, rather than
human causes. The conditions in Holmes Harbor are most likely an extension of those
seen in adjacent Saratoga Passage (SAR003), which also exhibits lowered DO and
altered pH.

These results suggest that both Mutiny Bay and Holmes Harbor are not chemically
disturbed bodies of water. However, natural stratification in Holmes Harbor indicates
that it does not flush well, making it susceptible to runoff or effluent from the adjacent
uplands.

F. Responsesto Freeland Survey 2000 and Open House (1/25/01)

None of the items in the Freeland Survey 2000 directly addressed marine habitats or
any critical areas. Since write-in comments for the survey have not been available, it is
unknown whether any of the respondents commented on these topics.

Similarly, public response at the Freeland Planning Open House held on January
25™ 2001 did not address critical marine habitats within the Freeland planning area.
Whether this unresponsiveness reflected a lack of public awareness about these habitats
or lack of interest or concern is unknown.

G. Island County Activities

In November 2000, Washington State DOE issued new Shoreline Master Program
guidelines (WAC 173-26). The original Shoreline Management Act (SMA) was issued
in 1972, and it has not been updated or revised to reflect discoveries about shoreline
impacts and mitigations over the past 28 years. The updated SMA rules resulted from a
5-year process, which involved thousands of public comments and more than 20 public
hearings. Briefly, the updated SMA guidelines offer local governments 2 paths for
developing master shoreline management plans. Path A allows local governments to
write and implement their own plans. Path B contains specific measures for protecting
shorelines and their functions. National Marine Fisheries Service (NMFS) and U.S. Fish
and Wildlife Service (USFWS) have granted an automatic exception under Endangered
Species Act (ESA) for shoreline programs that comply with Path B. This exception
protects the local government from lawsuits or penalties that might arise from ESA
violations resulting from activities regulated by the local shoreline program.

Earlier this year, the Board of Island County Commissioners decided to join a
lawsuit against Washington State, claiming the updated SMA rules represent an unfunded
mandate. Other petitioners in the suit with Island County include shoreline counties such
as Pacific and Grays Harbor Counties, coastal cities such as Hoquiam, Westport, and
Ocean Shores, and industrial and commercial associations such as the Building Industry
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Association of Washington and the Washington Association of Realtors. The anticipated
cost of this suit is unknown.

The Island County Comprehensive Plan (adopted September, 1998) contains a
Shoreline Management Element. This element was amended this month (April, 2001)
with 27 alterations. These alterations increase protection of shorelines by limiting
practices such as building bulkheads below the ordinary high water line in certain areas
and improving regulations on mining along shorelines. It is noteworthy that Washington
State Department of Ecology requested all 27 amendments; Island County initiated none.

H. Recommendations

1 M ake a complete assessment of the forage fish habitat potential of Holmes
Harbor and Mutiny Bay.

Forage fish assessment by WDFW was severely reduced after 1996 due to budget
restrictions. Implementation of the “4d” rules by National Marine Fisheries Service in
January of this year confers protection on crucial salmon habitat, as well as the fish.
Feeding grounds for outmigrating smolts and returning breeding adult salmon are
necessary for fulfilling the salmon cycle. There are many indications that at least Holmes
Harbor has a significant forage fish population, and it may be a feeding ground for
salmon. The status of the marine waters in the Freeland JPA should be established as
part of a comprehensive plan for Freeland in order to be in compliance with the “4d”
rules.

Part of this recommendation should be addressed in salmon recovery funding for
Water Resources Inventory Area 6 (includes Island County). One of the funded projects
IS a nearshore habitat assessment, which would include evaluation of forage fish habitat.
However, the resolution and breadth of this assessment is unknown since the study
design has not been made public.

2. Island County’s shor eline management element should represent the
minimum conditions for a shoreline management plan for Freeland.

The Freeland JPA is characterized by extensive shoreline, and the business core
overlooks Holmes Harbor. While the value of a shoreline property may be increased by a
modification such as a bulkhead or a fill, if that modification alters the adjacent property
shorelines or the quality of the shoreline habitat, overall property values suffer.
Frequently, modification of shoreline (e.g., bulkheading) on one parcel precipitates a
need to modify adjacent or proximal parcels, setting off a chain of alterations. This can
impact not only shoreline processes (e.g., sediment transport) but also scenic views and
property use (e.g., shellfish harvesting).

Although the current value of shoreline property is given primary consideration in
property rights issues, the future value needs to be included in decisions involving
shoreline modification. Many shoreline modifications require frequent and costly
maintenance, such as dredging or rebuilding, and these expenses can significantly offset
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the increased value. In contrast, as natural shorelines become increasingly scarce, their
value is likely to climb by virtue of their scarcity and by the natural amenities associated
with them. The updated Washington State SMA regulations factor in future value by
placing a premium on natural shorelines that retain their ecological function. Freeland’s
shoreline management plan would benefit from guidance from these updated SMA
regulations.

3. The quality of stormwater or any effluent from the Freeland JPA should be
the highest that isreasonably achievable. Furthermore, serious efforts should be
made to reduce the quantity of stormwater runoff.

The area of impervious surface will dramatically increase if the Freeland JPA is
developed to planned densities and land uses. Current building construction and
parking/driving area practices replace permeable soil with impervious surfaces that drain
into stormwater channels. Since a significant percent of the JPA and the majority of
Freeland’s commercial area drains into Holmes Harbor, it is expected to receive the brunt
of the runoff and effluent impact. The tendency of the Harbor to stratify indicates that it
may retain a fresh water layer longer than a bay with better flushing. Similarly, human-
produced, or anthropogenic, contaminants may be concentrated in stratified water layers,
and contaminants associated with particulates are likely to be retained in the harbor.

Washington State DOE is currently revising its Stormwater Management manual
(anticipated release, July 2001) as a consequence of ESA designations and anticipated
changes in federal stormwater regulations. It makes sense to develop a stormwater
management plan for the Freeland JPA that will be consistent with regulations that will
exist, rather than outdated regulations. If Freeland becomes a NM-UGA, it will produce
urban-grade runoff. By progressive, proactive planning to reduce runoff volume and to
properly treat stormwater, Freeland may be able to enjoy the amenities of a town while
retaining critical, natural features.

l. Funding

It is cheaper to protect critical areas than to restore or mitigate damage to them.
The capital improvement programming for the Freeland JPA should contain protection
for critical areas in the budget. If developers rely on infrastructure support outside of
self-financing, the capital improvement programming can be used to require installation
of facilities, such as stormwater management systems, that minimize impacts on the
receiving marine waters.

Environmental impact ordinances are another cost-effective way to establish
specific standards to control runoff into marine waters and preserve shoreline function.
Such ordinances can set standards to prevent situations that will require more expensive
responses, such as mitigating flooding and mudflows from clearcut zones on steep slopes.

Island County can impose impact fees on developments that will have significant
impacts on infrastructure. The fees are limited to costs that will have a benefit to the
development, such as stormwater collection and treatment, and the cost must be
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proportionate to the degree of impact. Although impact fees are applied at the time of
site plan review, the authority to impose impact fees must be built into the capital
improvement programming and the comprehensive plan, long before actual development
plans are submitted.

Island County government or other local governing authority, such as the Port of
South Whidbey, should seek additional sources of funding. Grant money from sources
such as the Federal Clean Water Act (EPA) or community based habitat restoration
funding (NOAA) requires that local governments function as lead agencies in
submission. However, community input is usually encouraged, and in some cases,
required.
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K. Figure Captions

Figure 1. Washington State Department of Fish and Wildlife map of Pacific herring
spawning ground in Holmes Harbor.

Figure 2. Washington State Department of Fish and Wildlife map of surf smelt spawning
ground in Holmes Harbor.

Figure 3. Washington State Department of Fish and Wildlife map of sand lance
spawning ground in Holmes Harbor.

Figure 4. Island County Marine Resources Committee/WSU Beach Watchers eelgrass
survey map.

Figure 5. Washington State Department of Health beach health classification map 5.
Figure 6. Washington State Department of Ecology sampling stations for marine water
chemistry.
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| X. Conclusion

Water at the ground’s surface has a limited number of fates: evaporation, uptake by
plants and animals, movement into groundwater, or release into marine waters.
Watersheds and components of watersheds such as wetlands are important in distributing
and purifying water. Clean drinking water, healthy shorelines, and uncontaminated
marine environments are essential for Freeland’s future development as a desirable
residential and business community and as an attraction for tourism. Without these
features, Freeland is merely another wide spot on SR 525.

Freeland has an opportunity to devise protections for its critical areas in its
comprehensive plan, and this issue paper attempts to raise discussion points about some
of Freeland’s critical areas. This issue paper is not exhaustive in its coverage, but rather
hopes to provide a basis for further discussion by the planning committee and interested
citizens. Critical areas are protected, in spirit, by federal, state, and county laws.
However, true protection is achieved only when citizens become familiar with those laws
and learn how to insist on implementation that complies with the intent of those laws.
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Affordable Housing

1. Introduction

Affordable housing has been the subject of many studies and discussions with
, basically, similar results as a solution for as long as there have been
people living on Whidbey Island. However, at this time we are having to
approach the problem focusing on a specific portion of the island with it's
own unique conditions as it faces a transition period partly due to the
requirements of the GMA , along with the rest of the state, but also the
fact that our own immediate area in Freeland , in the last two years, has
has felt the pressure of more rapid growth than any other part of the

island. With more families wanting to move here and present housing not
sufficient to accommodate them, several issues need to be considered in an
effort to reach a solution, not only for living space but at a price that a
person on median income, or less, can afford.

Several methods to cut housing costs have assisted in other areas and could
be practiced in Freeland:

* Cluster housing or Planned Residential Developments

* Zoning should allow more density in RAID or rural areas.

* Multiple housing in the form of duplexes, triplexes, apartments or condos
* Use of mobile homes in parks that do not devaluate the neighborhood

* Mobile homes on private lots or acreage (3 or 4 per acre)

* Auxiliary housing such as basement apartments or over garages

* Shared housing

* Time-share arrangements for seasonal occupants

* Retirement, nursing and convalescent homes

* Boarding houses

* Cooperative child care centers

Cluster Housing or Planned Residential Developments

Under the PRD approach, the developer is afforded more flexibility and
latitude of design because the traditionally rigid setback and area
requirements are relaxed to permit the clustering of uses. The area saved by
clustering is then dedicated as common open space to be permanently
maintained by the developer or a homeowner's association. The cluster
approach offers many advantages over the standard grid-style development as
illustrated in the following diagrams:

(See two illustrations)

Multiple Housing



Availability of rental housing in the Freeland area has been at a premium

and with the increase in population expected, construction of duplexes,
triplexes, and apartment houses will be even more in demand. The average
wage earner is usually not prepared to purchase housing when moving into a
new area. Affordable rental housing is not necessarily subsidized housing.
Neither does it mean poorly maintained properties or mobile homes. Standards
of appearance must be set by developers and rigidly enforced by landlords to
keep Freeland the quality of residential area that it now represents.

Increased density is no excuse for deferred maintenance. Apartments should
be reasonably close to business or industrial areas for convenience of wage
earners using bus services or walking to work. It also lowers traffic and
parking demand. Mixed use of apartments over business quarters would serve
two purposes, affordability and convenience.

Condominiums

This type of housing has been almost non-existent in the Freeland area,
possibly because sewers are not available. Only two complexes are now
considered to be in the vicinity of Freeland but they would probably be very
much in demand as soon as sewers are introduced.

Mobile/Manufactured Home Parks

The reputation established by ordinary mobile parks has caused immediate
rejection of the idea by surrounding homeowners. A poorly managed park
causes devaluation of properties in the immediate area. It doesn't have to

be that way. Fines or license suspensions should be strictly enforced and
developers should have to adhere to more rigid requirements. Actually, an
average quality apartment is usually as affordable as a manufactured home if
the park is well landscaped and properly maintained. A walled and gated
development could be a real asset to a neighborhood.

Mobile/Manufactured Homes on private property

It is much more difficult to enforce proper maintenance and appearance on
owners of mobile homes on private property. If an owner is living in one for
the sake of economy alone, he is more likely to defer the maintenance and
thereby cause resentment among adjoining property owners. For that reason,
the original installation should be more closely regulated than construction
of a conventional single family home due to a higher risk factor in case of
fire and , in older manufactured homes, they could not be updated to meet
present building codes. To protect against code and safety factors,
manufactured homes more than ten years old should not be allowed to be
installed on private lots. Such a restriction in mobile parks would not be
unreasonable. Aside from the convenience of immediate occupancy, there is
not a lot of difference between the long term investment in a manufactured
home and a single family conventional home of similar quality and square
footage.

Auxiliary or Accessory Housing
There is much to be said in favor of basement or second floor apartments or

a living unit built over a garage. Zoning and septic requirements would
govern the location



to a great extent at the present time. If sewers come into Freeland, this
method of housing could double or even triple the density in areas where the
zoning allows it, possibly with

bonus points awarded since the additional accommodations would not alter the
appearance of the building to a large extent. An adult care home would work
well in this way and would not require additional parking spaces since

persons requiring this type of housing are usually not drivers.

For seasonal residents, an arrangement such as this would provide a
caretaker or house-sitter during the off-season. Also, a winter resident
such as a school teacher could

have a timeshare contract with a summer occupant such as a tourist, a
construction worker or other seasonal resident.

Shared Housing

In this age of comparatively high rental costs, this can be a solution for
single people, students, or for a family who has more space than they need
to occupy. A live-in care-taker for children or for an adult who needs full
time assistance in order to live in their own home in preference to going to
a retirement home could benefit from sharing a home, either owned or a
rental. In any such case, there could be a substantial saving for all

parties involved.

Retirement, Nursing and Convalescent Homes.

The proposed new senior housing and assisted living complex being planned
for Freeland will probably fill a need for the whole south end of the

island. Whether it will be considered "affordable housing" remains to be
seen. It is conveniently near medical facilities, possibly including a

clinic on the premises, and will no doubt be served by public

transportation. It will provide housing for 119 residents plus employment
for a number of various occupations. It's progress in the right direction

for Freeland

Boarding Houses

This is a mode of affordable housing that has brought about some criticism,
possibly due to lack of regulation. During the war, some of the most

affluent homes in cities near defense manufacturing plants were operated as
boarding houses and did not detract from the values in the area or cause a
problem otherwise. Some were even for women only. They can be made an asset
to the community and an accommaodation for single workers in an area where
employment is available. Usually, more parking space would be necessary
unless the location is served by public transportation.

Cooperative Child Care Centers

This could not be considered "Affordable Housing" if it is day care only. If
children are left for care by the week or several days at a time, it could

be an accommodation for a single working parent, especially one who works
nights or for children in foster care.

Utilities



Water, power, telephone and cable facilities appear to be adequate for
increased population but a critical issue would be the lack of sewers. A
large percentage of vacant land is not buildable because of poor percolation
conditions. Even without that problem, a septic drainfield occupies enough
space for one or more additional apartments.

Garbage disposal systems would probably be able to adjust their services to
accommodate increased density.

Transportation

If the increased population were to be concentrated in multiple housing
units or PRD type developments within a reasonable distance from arterials,
the present bus system would be used more and avoid the pollution and
traffic of autos in the business district and at the same time relieve the

need for as much parking space there.

Employment

With the predicted population growth, the present sources of employment on
the island would be totally inadequate. Rather than have a massive rush of
commuters to and from the ferries daily, an apprenticeship program for young
men and women with local building contractors and other businesses would
help get homes built at a lower labor cost and thereby make them more
affordable. At the same time, these young people would be learning a
worthwhile trade to support a family.

Financing

From time to time there are programs to assist in the purchase of a home

that make it affordable, depending on the credit record and qualifications

of the buyer. At the present time, there is the Hart Program and the

Nehemiah Program which both require only 1% of the purchase price as out of
pocket expense. The Rural Housing Program requires somewhat more down.
Normally 33% of your income can go toward the total housing payment. The
Seller must cooperate with the program in specific ways but it benefits both
parties in the long run.

Additional information is available on the internet about financing

Affordable Homes and also about Apprenticeship Programs. Some examples are
included with this report.

Submitted by Peggy Berto

August 10,2000
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ISSUE PAPER DRAFT dated August 13, 2001
HISTORICAL PRESERVATION
DEFINITIONS

Historic: adj. 1. famous or important in history:
Plymouth Rock and Bunker Hill are historic spots. The
entry of the free people of Germany into the Atlantic
association of nations is an event of historic
significance. 2. celebrated, noted, renowned.

Historical: adj. 1. of history; having to do with
history: a historical town. 2. according to history;
based upon history: a historical novel. 3. known to be
real or true; iIn history, not in legend: 1t iIs a
historical fact that George Washington was the first
President of the United States. 4. Famous in history;
historic: This historical and gallant little ship (the
Mayflower) .

ISSUES

1. Should old structures be saved? 1Is i1t so that future
generations may experience the roots of the community?
Should a building be considered historical because of its
age and/or function? Should 100 years be the age for
determining that a building i1s historical?

2. Is i1t important to preserve the Past for the Future?

3. Are there any planning issues? Are there any conflicts
with other planning iIssues?

4. What incentives and/or government agencies can be used
to encourage residents and businesses to comply with
desired guidelines for historical preservation?

5. Should the community be involved iIn saving an
individual’s private residence/business? Should the public
interfere with what an individual wants to do with his/her
private residence/business with regard to remodeling,
updating or adding on? Should the owner be forced to
conform in style/architecture? If so, should funding be
available for this purpose?
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GOAL

To i1dentify Freeland’s historical resources, to protect and
preserve these resources iIn a manner that respects their
importance, to foster the understanding and appreciation of
the importance of the area’s heritage, and to develop a
demolition ordinance for the protection of significant
cultural resources.

Method: (1) Encourage management and preservation of
Freeland’s historical resources, (2) Form a local
historical preservation organization and provide technical
assistance to support it, and (3) Encourage the
preservation and restoration of historical structures by
continuing to provide special tax valuation as directed by
R.C.W. 84.26

SOURCES OF INFORMATION

1. Preserving Heritage Sites in Washington State (Wash.
State Parks and Recreation Commission)

2. Ebey’s Landing Pamphlet (U.S. Dept of Interior)

3. Clinton’s Sub-Area Plan draft dated 11.06.00

4. South Whidbey Historical Society Building in Langley

5. South Whidbey and i1ts People Vol. 1 & 11 by Lorna
Cherry, with permission from Diane Fraser, Lorna’s daughter
6. The World Book Dictionary

EXISTING LEGISLATION

Since 1915, The Washington State Parks and Recreation
Commission has been responsible for the acquisition,
preservation, interpretation and maintenance of areas with
important geological and natural characteristics throughout
the state.

In 1966, the 89™ U.S. congress enacted Public Law 89-655
(Historic Preservation Act) which established a program for
the preservation of additional historical properties
throughout the nation. In order to coordinate with the
Federal program, the 1967 Washington State Legislature
passed Senate Bill 363 designating the Washington State
Parks and Recreation Commission as the agency responsible
for the statewide inventory, and the planning and
implementation of the historic preservation program. It
further created an Advisory Council on Historic
Preservation to advise the Governor and the State Parks
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Commission on matters relating to historic preservation.
The Council also reviews the nomination of any property for
the National Register of Historic Places.

The plan i1s to inventory those properties of significant
value within the state that merit preservation. Following
review and evaluation by the above Council, certain
properties will be submitted for inclusion iIn the National
Register.

A potential entry to the National Register of Historic
Places is evaluated as to whether:

1. It i1s associated with events that have made a
significant contribution to the broad patterns of our
history; or

2. It i1s associated with the lives of persons significant
in our past; or
3. It embodies the distinctive characteristics of a type,

period, or method of construction, or that represents a
significant and distinguishable entity whose components may
lack individual distinction; or

4. It has yielded, or may be likely to yield, information
important in prehistory or history.

Applications for nomination to the National Register are
completed iIn the counties and forwarded to Interpretive
Services for study prior to review by the State Advisory
Council.

Placement on the Register does not restrict the use or
disposition of the property except where Federal funding is
involved. There are three primary benefits, however:

(1) The prestige and distinct honor of being included on
the National Register,

(2) A degree of protection is afforded from arbitrary
destruction, and

(3) Property on the National Register automatically
qualifies for possible Federal grants-in-aid on a matching
basis for restoration and preservation.

Funding — To qualify for aid, properties must be listed in
the National Register, be consistent with a statewide
historical preservation plan approved by the Secretary of
the Interior, and need financial assistance.
Alternatively, it may be owned by the National Trust for
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Historic Preservation. The grants-in-aid program is
directed by the State Liaison Officer.

CURRENT SITUATION

Historical preservation of culturally important sites and
buildings has been an integral part of Island County’s
planning process since 1972. In October of that year,
Island County Commissioners enacted legislation permitting
the formation of historical preservation districts. There
IS no historical preservation district within the Freeland
planning area, nor are there any federal or state listed
historical structures or sites.

A BRIEF EARLY HISTORY OF THE FREELAND AREA

Early settlers of South Whidbey were Snohomish Indians.
The first white settlers began to arrive in 1850 — 60.
Robert Baily was the fTirst recorded settler. He purchased
82% acres at the head of Cultus Bay. South Whidbey was
officially explored and mapped by Lt. Charles Wilkes.

Prior to 1880, the pristine wilderness that was South
Whidbey had remained relatively undisturbed by man. The
handful of settlers, scarcely more than a dozen, had
confined their home building to the shorelines, mostly
around Useless Bay and Mutiny Bay on the west, and Brown’s
Point and Columbia Beach on the east, plus the Baileys on
Bailey’s Bay on the south and the Pearsons at Holmes Harbor
on the north. Only the logging operations had penetrated
inland.

White men settled South Whidbey much later than North and
Central Whidbey, but as early as 1879 at least 4 logging
camps were active on South. Whidbey. More and more camps
exploited the rich stands of timber, all too frequently
without concern for the future. The really general
settlement of South Whidbey by permanent inhabitants came
from the late 1880°s to the First World War.

In 1889, Washington Territory became Washington State and
people from all parts of the world especially Scandinavia
began to arrive on S. Whidbey seeking to establish homes
and farms. In 1902, the first county road was built,
leading to Coupeville, the County seat.
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In 1894, hard times began. The GNR to Bellingham carried
all traffic and steamers gradually withdrew. For several
years, mail came twice a week by launch from Mukilteo. In
1898, things began to look better. There were great
improvements in Seattle. The Alaska Gold Rush put new life
and hopes into everybody. The school district was
organized. 1In 1899, the road district established and
roads began to be improved.

In 1853, Raphael Brunns staked a claim for 320 acres on
Mutiny Bay but did not establish a home. He used the land
as collateral to finance a store in Coupeville. The South
Whidbey land eventually passed Into receivership to satisfy
his debts. Nathaniel Porter took Brunns’® financially
distressed property in 1859, and established a home and
farm. His holdings grew to about 1,000 acres stretching
from Mutiny Bay to Holmes Harbor.

Austin existed and even flourished from the early 1900°s
until the mid 40°s. Geographically, it was located on the
shores of Mutiny Bay and generally spread north and south,
though 1ts boundaries were at best loose. Austin has been
described as “nestled between beach and timber” (from the
book, Island County “A World Beater”). This community
supported a general store, a post office and the Mutiny Bay
School. None of these structures remain today.

Thomas Harvey Marshall (1859 — 1937), a native of
Wisconsin, acquired land, built a store, which later became
the Harold”s Gay Nineties, a pizza and spaghetti
restaurant. He became the first postmaster of the post
office named for his son Austin Marshall. The post office
was closed 1n 1940.

Arthur Robinson, a talented artist from Montana, moved to
Mutiny Bay in 1916 and started a truck farm. That same
year, he built a home on the hill above the Bay. Its
present owners have added onto the house.

Arthur’s son Roy bought five acres on the Bay including the
tidelands which became the Robinson fishing resort in the
1930°s. The Robinson resort boathouse was built at the
site of the Austin Dock. Early residents remember well the
Austin Dock. Boat traffic coming into this dock included
tour boats (some of the Mosquito Fleet) and the exciting
arrival of the mail boat twice weekly. The resort no
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longer exists. However, two of the early resort buildings
have been converted into duplexes and are still in use.

P. H. Cookson ran the general store and the post office.
Principal business pursuits consisted of farming and fish
traps. Prize-winning poultry raising also contributed to
the economy.

This little pioneer seaside village slowly went out of
existence as more building and development took place in
the late 30°s and 40°s. The grade school became part of
the Langley schools. The post office was absorbed into the
Freeland Post Office and the store closed. The building
housing the store/post office was finally torn down around
1970.

The general area in which Austin was located became the
present Mutiny Bay community. Austin still keeps its
identity. The voting precinct in this area i1s still called
the Austin precinct.

Freeland has frequently been described as being somewhat
different in its historical development compared to other
South Whidbey small pioneer communities. Freeland, located
at the south end of Holmes Harbor, was settled In 1900 by a
small group of socialists called the Free Land Association.
There was plentiful fish and game, edible berries and crabs
and clams for the new arrivals. The socialist group was an
offshoot of the Equality Colony in Skagit County. Each
member of the Freeland Association was to have a 5-acre
plot upon which he built his home and did his farming. The
members paid $10.00 down payment on the property; the rest
of the payments were to be made from the profits of the co-
operative enterprises. As the Whidbey Islander said in
1902, ““One noble object was to settle families on small
tracts of land under a plan which would make their land
practically free of cost. On account of disappointments in
real estate matters, this plan had to be abandoned...so new
settlers will simply have to buy land as iIn other places.”
The Socialist Colony gradually went out of existence over a
period of about 10 years.

The most important community contribution made by the
socialists was the donation of 5 acres of land for a public
park and community hall. Colony members who donated their
time and materials were to be paild as revenue was received
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for use of the hall. The Freeland Community Hall was built
on this property in 1914.

The women of the Freeland community organized themselves
into a charitable and cultural society meeting initially in
each other’s homes. Later they met in the Freeland Hall
and were known as “The First Thursday Club.” Monthly
meetings still continue to the present day though the focus
of the group has been changed to managing and caring for
the Hall.

There was some dispute regarding ownership of the Hall. It
i1s currently owned by the Island County Parks Department
and i1s managed by the Holmes Harbor Activity Club, a non-
profit organization.

Another building besides the Freeland Hall that has
survived through the 10 decades since it was built by a
member of the Socialist colony. This iIs the “Widow’s
Watch” house which sits atop the hill overlooking Holmes
Harbor and Mutiny Bay. It has been a Freeland landmark
over the years and, in 1985, was owned by Robert and Manita
Guidero who began restoring the venerable building. There
IS some dispute regarding its origin and history but there
i1s general agreement that it was built about 1901 by
William Sandford.

At this same time other families were setting up homes,
businesses and farms that were not part of the Freeland
Socialist group. According to reports, there were, iIn
addition to philosophic differences, outspoken
disagreements between the Socialist colony and the new
arrivals.

In 1883, long before the arrival of the Socialist colony
and most of the other residents of Freeland, Emil Pearson
and his wife Maria took out homestead rights on 60 acres on
the west slope of the hills overlooking Holmes Harbor on
the west and Lone Lake on the east. His brother Andrew
changed his name to Peterson.

Hudson and Sarah Spencer arrived in Freeland in the late
1800”s. They were one of the foremost pioneer families who
played a major part in Freeland’s development (and who
embraced capitalism). The family purchased land and in the
1920”s, started the Harbor Cash Store, along with other
business ventures including a machine ship, a dock, a



OCOoO~NOUITRARWN P

sawmill and a log-peeling factory. They operated a logging
operation on the west shore of Holmes Harbor. Part of the
machine shop still remains and has become part of Nichols
Bros. boat building operation. One of the Spencer homes
was converted Into a bed & breakfast establishment called
Pillars by the Sea. It still stands at the SW corner of
Holmes Harbor.

Minnie Spencer, a daughter of Hudson and Sarah, married iIn
1909. She and her groom spent their honeymoon in a tent on
the shore of the bay. In their honor, the picturesque
little harbor became known as Honeymoon Bay.

The Littles arrived in the early 1900°’s. Charles and Coral
Pearson and Ivan Little built the original road from the
Little property overlooking Lone Lake to the Pearson
property on Holmes Harbor. The road was subsequently
completed by the county and is now called East Harbor Road.
They also cut through the Goss Lake Road.

The Socialists and the other private citizens like the
Spencers were not the only ones who had shown an interest
in the land around the beautiful Holmes Harbor waterway.
As far back as 1872, an entrepreneur named Jay Cook had
planned a railroad, which would start at the lower end of
the harbor and run northward to Deception Pass.

This plan caused tremendous excitement among speculators
and resulted iIn the entire area around the harbor being
platted into lots iIn anticipation of a large influx of
settlers. The Cook plan never materialized but in 1891,
there was another rash of developmental excitement when the
Chicago and Skagit Valley Railroad company came up with a
plan to establish a railroad which would traverse the
island including the Holmes Harbor area. This too failed
to become a reality.

Again in 1906, the community was thrown into a tizzy when a
Pennsylvania syndicate optioned 10,000 acres of land
between Holmes Harbor and Mutiny Bay and laid plans to
build a mile long canal from the end of the harbor to the
bay with a railroad track running along the side of the
canal. Like the other two elaborate plans this one also
fell through.



OCOoO~NOUITRARWN P

Freeland village was platted in 1900. The D.W. Daniels
Addition (Sunny View Farms off Fish Road) was added in
1903.

PROPERTIES TO BE CONSIDERED FOR ADDITION TO THE NATIONAL
AND/OR STATE REGISTER AT SOME TIME

1. Sandford (Widow”s Watch) house on Freeland Ave.

2. Freeland Hall

3. Spencer machine shop (nhow part of Nichols)

4. Spencer home on Shoreview Dr. currently Pillars by the
Sea but no longer a bed & breakfast

5. Water tower along E. Harbor Road near June Beach (the
old Herminson place) was probably built in the 1920°’s. The
tower was converted into a small summer home by owner
Clarence Stout, Jr. of Seattle.

6. Gay “90’s restaurant near the iIntersection of Hwy 525
and Fish Road

7. Robinson home above Mutiny Bay

8. Small home on N.E. corner of Robinson Road and Mutiny
Bay Road

Additional Recommendations — Plaques should be added
describing the history of the structures.

Most of the old landmarks have gone and can never be
replaced. The Freeland area’s heritage i1s being destroyed.
Included 1n the plans must be the protection and
preservation of the little that remains.

The landscape of Whidbey continues to grow and change,
shaped by the community of people who live and work here.
Farms are still farmed; forests are logged and historical
buildings are still actively used today as homes or places
of business. Preservation of things of the past lays bare
the legacy of a way of life, to preserve and protect for
future generations. Preserving the Past — Planning for the
Future — That must be our goal.
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Issue paper. (Rev. 12/13/00)
PARKS AND GATHERING PLACES

PREAMBLE

Freeland residents for years have enjoyed a tranquil and
friendly way of life. This way of life i1s about to change with
the advent of a greater number of people requiring more
services, and a mind-set on progress rather than contentment. In
order to ensure that Freeland’s quality of life i1s not too
severely impacted we should consider the way public places can
enhance the values we cherish.

Public places give people a chance to meet, formally or
informally, and just talk. Here they can air their views,
suggest courses of action, find out what community members are
needing, join in debates, and generally participate in local
affairs. All of which provides a strong foundation for and
maintaining a sense of a community.

Public places also provide an opportunity for relaxation.
Picnics, indoor and outdoor games, barbecues, music events and
presentations of all sorts may be performed in public places,
for the entertainment and pleasure of many.

And public places permit pursuit of healthy outdoor activities
for the whole family, from walking and sports and picnics, to
active pursuits, to the simple enjoyment of nature.

This paper considers the issues, present situation and possible
future developments for parks, meeting places and gathering
places In Freeland.

ISSUES

1. Does Freeland have sufficient public spaces to accommodate
future growth?

2. Should these spaces be designated as parks, and developed
and managed accordingly?

3. Where should such public spaces be located?

4. Does Freeland have adequate meeting places to accommodate
future growth?

5. What functions should these meeting places serve?
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BACKGROUND

The greater Freeland area has a small number of public spaces,
parks and meeting places. Public spaces are inadequate for
present use, and meeting places can accommodate present needs of
only small groups. Many Freeland gatherings are held outside the
local area, at Greenbank Community clubhouse, at the Honeymoon
Bay Community clubhouse, or at the Useless Bay Golf clubhouse.
Coffee bars, suitable for informal gatherings, are too small for
any significant number of people.

There are a number of private conference rooms around the area.
Washington Mutual Bank and Interwest Bank both hold 30 people,
and are available for meetings. There is possible use of a
conference room at Nichols Brothers Boatyard, and another at the
Chuck Edwards building, usually used for the South Whidbey Port
District meetings.

PUBLIC SPACES

1. Freeland Park.

This waterfront park is approximately 15.5 acres. It contains a
children’s play area, picnic area with barbecue, picnic
shelters, boat ramp with float, public restrooms, and a small
park. There are public shellfish grounds in the adjacent
tidelands. The Washington State Department of Fish and Wildlife
monitor harvesting by the public at extreme low tides. This park
is owned and operated by the Port of South Whidbey Island. It is
the only developed park or public space i1in Freeland UGMA area.
(See photo) Efforts are being made to expand the park. This park
also contains the Freeland Hall, with adjacent woodland. (See
below).

2. Hurt Property.

This area consists of 30 acres of forestland, with a narrow
beach fronting onto Holmes Harbor. There are restrictive
covenants: no parking or facilities may be developed, only
nature trails. The beach was once a small marina. It 1s XX feet
long, and is not improved in any way. It is difficult to access.
(See photo)

This park was deeded to the County for use as an educational and
interpretive park. The Island Co. Parks Dept. plans to erect a
fence along the property boundary, which iIs a requirement of the
deed.

3. Freeland Hall Park.

This is a 3.5-acre site that was originally deeded to the People
of Freeland, and now included as part of Freeland Park. Because
Freeland is unincorporated the County assumed ownership of the
building and grounds. The park is suitable for picnics, etc, but
is used primarily In conjunction with the Hall activities. It is

2
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maintained and operated by Freeland Hall Community club, who
charge a fee for i1ts use. (See photo)

4. Mutiny Bay Park.

This County Park is at the end of Robinson Road, and is outside
Freeland UGMA but within the Freeland postal area. 1t comprises
a sixty foot wide boat launching ramp, (See photo), a nearby
parking area for cars and boat trailers, and an adjacent wetland
area frequented by deer and a variety of waterfowl.

5. Fish Road Wetland.

This 2.5-acre parcel is being established by DOT to mitigate
loss of potential wetland at corner of Fish Road and Highway
525. 1t will have virtually no usable area for public activity.
It will instead be home to a variety of small animals and
wildfowl, and provide an open space buffer between the highway
and surrounding development.

MEETING PLACES

1. Freeland Public Library.

The only truly public meeting place iIn Freeland is the small
library building. This will accommodate approximately 30-35
people. It is very much iIn use for both daytime and evening use.
The Library 1is owned and maintained by Friends of Freeland
Library, a local non-profit organization. (See photo). There 1is
no consideration being given to expanding this meeting hall.

2. Freeland Hall.

(See above) The Hall can hold 230 people in the main section and
another 20-25 in an unfinished section downstairs. A community
effort could be made to finish this small room, to provide much
needed meeting space. Alternatively, Island County Parks
Department may be amenable to providing the necessary funding to
complete this project. The Community Club manages this building
and charge rent for 1iIts use to offset maintenance expenses.
(Club President is Betty Moore Tele: 331-6341) (See photo)

3. Trinity Lutheran Church.

This private religious organization makes its two church
buildings available for public functions. Various rooms in both
buildings can accommodate either large or small groups by
reservation. Call Robin Edgeman at 331-5191. (See photo)

4. Teddy’s Restaurant.

Meeting space i1s available, but this is used primarily for
private functions when a meal is purchased.

5. Other.

Several other small cafes, notably 1504 Coffee Bar, Freeland
Café, and Whidbey’s Lighthouse Café, are informal meeting and
gathering places. The Holmes Harbor Golf course, the Island
Athletic Club and the Freeland Lanes also provide opportunities
to meet and get a little exercise at the same time.
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Note that the old Island Bakery, which is now rented, used to
serve this function. This property is centrally located between
the Freeland core area and the Senior Housing Center now being
developed, and could become a focal point for citizen
activities.

COMMUNITY DESIRES.

1. The Maker’s Report (1991).

As a result of two town meetings, participants made the
following recommendations:

a) Develop a sidewalk/pathway system connecting the Freeland
Park to the Freeland core area.

b) Increase park facilities, and acquire more park property.
c) Improve bicycle trails.
d) Create walking trails.
e) Create a public meeting space.

2. Parks and Recreation Survey. (1991)
This was a countywide survey, distributed In conjunction with
four sub-area public meetings.

3. Public Survey (1998)

This survey was conducted at three public meetings. Of the 78
respondents, 23 were from South Whidbey. The survey asked
respondents to rank nine areas of improvement for parks or
recreation facilities.

Sixteen of those from South Whidbey ranked ‘“more natural areas
with limited facilities”, “improved shoreline access”, or
“trails linking parks and communities” as high priority
improvements. In contrast, none of the South Whidbey respondents
ranked “more playgrounds” or “more regional parks for visitors”
as a high priority.

4. Public Survey. (2000)

This survey was distributed in November 2000 and is in the
process of being evaluated.

OPTIONS FOR FREELAND COMMUNITY DEVELOPMENT

For Freeland to develop a friendly, community atmosphere a
number of Improvements are suggested for consideration. These
features for town planning revolve around the concept of two
gathering places, one at the upper end, a “Town Square” (in the
vicinity of the old Island Bakery), and the other at the lower
end, a Park, (in the vicinity of the Post Office building).

The upper open area could be “pedestrian friendly”, for more
leisurely activities, such as conversation, tables for relaxing,
playing checkers/chess, listening to music concerts, or having

4
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arts and crafts fairs. This would include covered areas, small
trees and shrubs, and by its nature would encourage art
galleries and teashops In 1ts vicinity.

The lower area could be more open and incorporate such features
as a Youth Activity Center, with a skateboard park, and perhaps
a series of exercise stations interspersed with hidden
attractive features like ponds, secret gardens or sculpture
along a meandering trail. There might be a jogging track with a
soft surface for the athletically motivated. It would be
desirable to include something to appeal to all ages. Within
this park might be found various groves of trees or shrubbery,
perhaps donated by the various service organizations, (Lions,
Rotary, etc), to give the sense of an arboretum. This lower
“park” would overlook Holmes Harbor, with a minimum of tall
trees obscuring the view.

Another option for consideration is to incorporate the property
between the Post Office and the bay, (known as the “Capes
property””), into the park to retain the outstanding view shed of
the bay and the Cascades, and to connect the Freeland core by
pedestrian access to Freeland Park. This open land may be
envisioned as a continuation of the much smaller “Lower Park”
with an extension of meandering trails, pocket parks, and man-
made ponds. The significant feature of this parkway, would be
the siting of a number of small-scale business or homes dotting
the park. This would provide attractive locations for the homes,
and permit some of the cost of acquiring the land to be offset.

The “Town Square” and Lower Parks should be joined by a
sidewalk, to provide easy and safe, (off-road) connection. The
availability of a safe sidewalk promotes walking, which In turn
promotes good health, a prime concern of a steadily aging
population.

It is proposed to have a circular bus route serviced by Island
transit, on a regular and frequent schedule. This would allow
people with disabilities, or parents with small children, etc.
to take advantage of the Freeland Park when shopping in the core
area, or moving between the Town Square and Lower Parks.

These proposed parks and gathering spaces are shown in the
Circulation paper, on page 40.

Another option to be considered is the placing of facilities for
non-motorized water craft, (canoes, kayaks and sailboats), in
Holmes Harbor bay. This would necessitate the building of a
small boat marina at the southeast end of the bay to accommodate
the sailboats, and providing sandy slopes for the canoes and
kayaks to land. The park could also offer a concession to rental
operators for these craft. This bay offers an ideal location for
small craft, and would be eagerly adopted by the boating
fraternity.
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Likewise, the bay could provide a great location for beginner
divers. The addition of some sunken vessels a hundred yards
offshore would provide a reef for marine life to congregate.
This would help restore this area devoid of marine life to its
natural state, and provide a safe and exciting dive for
underwater enthusiasts. The park might also include an
interpretative education center, focussed on marine activities,
or as a minimum, educational reader boards, such as at
Coupeville, Double Bluff, etc.

An option for the Hurt property, just north of the Holmes Harbor
Golf and Country Club, is to develop a safe trail leading to the
beach. Naturalists, canoeists, and walkers, would likely use
this beach for bird watching, and other contemplative
experiences.

The Fish Road wetland may perhaps incorporate a simple trail
system similar to the wooden boardwalk alongside Montlake Cut,
in Seattle. This would provide for quite viewing spots of the
wildlife inhabiting the wetland, and a gentle reminder of the
importance of maintaining a natural environment.

The expense of such undertakings as we propose here is
significant, but should be considered as an investment in
Freeland’s future. The return on this investment will be shown
as improved health and well being of the citizens, and a more
lively and thriving community. With proper planning and
community support, funds will be found to develop this vision
for Freeland.



. _A':Draft{Issue Paper to the

| ])ecember, 2000 | >
45 sopplemen a r

in c:.farwmj 200/




I C I ST C R S R RN C I N S S S S L

) -Freeland is at a crossroads 1n plannlng for adjustment to a growmg populatzon on South Whldbey
_.Island Freeland 1s a utlhtanan center for South thdbey, prrmanly offerlng servrces to Is}and
-:.._re51dents, rather than entertaunment and tourlst activ1t1es As a resuit of thls utilltarlan nature and -' e

: '-:_ad hoc development the automobde domlnates movement mto and through F reeiand

- Currentiy, automobde trafﬁc 1s relattvely unfettered throughout Freeland and parkrng space 1s

abundant at each destlnatlon However the needs of non—automonve trafﬁc are 1gnored

fS1dewa1ks and hike lanes are vzrtually nonemstent and parklng lots blend drrectly 1nto streets The. -

. _absence of dedlcated pathways forees pedestnans and cychsts to travei in motor vehlcie spaces

_Thxs creates a sense of vulnerablhty and a truly unsafe 51tuat10n for non-motorlzed trafﬁc and few

: _pedestrtans and cychsts are seen in Freeland Indeed the automoblle is the ch01ce for. movmg

between destinatlons w1thm Freeland However as the number of people inF reela.nd 1ncreases, S

thls ch01ce WIH 1nev1tab1y lead to trafﬁc congestlon w1th 1ts attendant noise, 1rr1tat10n and

. poﬁunon Trafﬁe congestlon can adversely affect to the commumty s safety and aesthet1c

.'.Clearly, Freeland needs to recraft the current automoblle-domlnated nature of 1ts elrculatlon to be .

baianced and 1ntegrated wrth other modes of transportatlon
The principal recommendations of this issue paper follow:

1. Sidewalks and bike lanes should be installed along the length of Main Street and Harbor
Avenue, along both si.des of each roadway. A pedestrian/bicycle path should be
established between the commercial core and the Freeland waterfront park.

2. An in-town shuttle service should be established to provide a convenient way to move
within Freeland. The current transit service should be expanded to adjacent communities
as an alternative to traveling by automobile to Freeland.

3. Establish general parking areas at the periphery of Freeland with safe access to pedestrian

walkways and shuttle service points.
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4, Improve the character and safety of parkxng areas Pedestrran pathways shou}d be _i: -

2 dehneated n ail !arge parkmg lots, and vegetatlon should be used to reduce vehlcle speeds
3 and to prov1de screenlng Encourage more efﬁc1ent use of parkmg space by permlttmg
4 shared facrhtles or off-srte parkmg Control the number and size of street accesses.
5 5. East Harbor Road trafﬁc flow wxlI have a major 1mpact on Freeland traffic ﬂow since this
6 is the only converuent route to SR 525 for re51dents aiong the east side of Ho]mes Harbor.
7 As the populatmn in thls area mcreases congestlon can be expected at the mtersectlon of
8 East Harbor Road and Mam Street Steps to 1mprove access to East Harbor Road should
9 be consrdered
10 6. Smce financial support for establishing sidewalks, bikeways, and parks is not likely to
i1 come from Island County government, funding opportunities will need to be explored and
12 developed.
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.fIn the comrng years mcreases m_:populatlon and mcreased dens1ty of humans seems 1nevrtable m f -
: ::-'Island County The 1mpacts of populatlon growth on the quahty of l1fe m F reeland need to be
_ con51dered Among those nnpacts trafﬁc crrculatron plays a. srgmﬁcant role 1n the character and "

' .__appeal of a commumty, and 1t deserves plannrng If Freeland desrres to ‘oe more of a eommumty, :_ :_-
_rather than a mere tradlng post changes 1n ho v : people move around 1n Freeland need to be b =

- p}anned Smce automo‘orle congesuon 1s an unpleasant and often unnecessary experrence people e

need to be ncoura 'ed_to leave automob;les at home or at least at the edges of Freeland w1thout

'_serrously eompronnsmg convenlence and comfort ThlS encouragement requn'es that people feel %

: safe walkmg and cychng to a.nd w1th1n Freeland or to use convemently avallable shuttle servrces _' -
'In the followmg pages the trafﬁe cxreula‘uon patterns wrthm the Free]and Busmess Core are '_
: _:exammed and chscussed Recommendanons for 1mprov1ng current crrculanon and for adJ ustlng to

'-pOSStble 1ncreases m trafﬁc load are also offered

L ':-_'__'-ISSUES

A _'Is crrculatton ﬂow in F reeland safe and efﬁeient'? Are alternatwe forms of
._transportatlon (e 8- brcycles electrrc carts adult tr1cycles) encouraged'? R

B Wlll the current patterns and modes of c1rculat10n flow adequately accomrnodate
1ncr_e_ases n tr_afﬁc_ _volurne and _den__s1ty? o

C. What are the sources of _lncreased traffic volume and density?

D. Can adjustments in patterns and modes of circulation enhance both the character and
the commercial activity of Freeland?

E. What are the infrastructure requirements for making changes to Freeland’s circulation?

F. What incentives to businesses and neighborhoods need to be offered to encourage
changes to Freeland’s circulation?

G. Do the areas outside the business core but within the UGA boundary provide for the
Circulation needs of the community?

H. Though water based circulation is minimal, are its impacts, now and in the future,
sufficiently considered?
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I Traffic of ali sorts bmngs mherent n01se Are these 1mpaets 51gn1ﬁcant and

i manageabic?

111.'. BACKGROUND

'Current trafﬁc c1rcu1at1on in Freeland isa good example of mlmmal plannmg in an automob1}e~ :

dommatcd commumty In earher days the srnall scale of development and iower population

ievels kept the busmess core compact and automobde trafﬁc 1mpacts were less 51gn1ﬁcant But as

growth has occurred the need for changes and altematlves m trafﬁc cuculatlon 1n Freeland has

emerged Mul‘urnodal circulatlon (trafﬁc) offers a si gmﬁcant optlon for accommodating both

1ncreased voiumes and a comfortable atmosphere in F reeland

A. The Isiand County Cornprehenswe Plan estabhshed the following transportatlon

objectxves (see Appendlx A for the full text of the ob_]ectlves)

Objective 1.

Objective 2.
Objective 3.
Objective 4.

Objective 5.

' 'TRANSIT Transn and rldesharmg are important elements of the

transportation system

NONMOTORIZED TRANSPORTATION Meet the ‘needs  of
blcychsts pedestnans and equestrlans and encourage the deveIopment
of non- motonzed facﬂltles '

ROADS.To _prov1de a safe and efficient road network and provide
adequate mobility for people, goods and services, while striving to
maintain the rural character.

OTHER MOTORIZED TRANSPORTATION. Coordinate  other
transportation facilities and service plans with the Island County
Transportation Plan.

IMPLEMENTATION STRATEGIES AND ACTIONS. QOutline
the strategies and actions necessary to finance and implement the
transportation improvements planned to meet the County’s
transportation needs.
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S 'f'-'Thls assessment of Freeland’s c;rcuiatlon is mtended to be consxstent w1th Island County s
_ -Transportatlon Objectlves and the mtent of Washmgton s Growth Management Act
:_;:(1990) _ o SRR SR

. 'Tem] deﬁmtlon The followmg deﬁmtlons are prov1ded to clanfy thelr meamng in this

ISSUG paper

1. Types of irafﬁc and the1r assoc1ated user groups

a.
b.

C.

Dehvery dI‘lVBI‘S of courlers motor frelght and vendor dehvery vehmIes
Commuter automobzle drlvers cychsts transrc rlders and pedestrxans _
Busmess patron automobxle drlvers cychsts transit riders, and pedestrlans
Busmess employee automobﬂe drzvers cychsts transit riders, and pedestrians
Tourls_t. a_ut_omebﬂe drivers, cychsts {(both long distance and local), transit riders,
and pedestna.ns

Pedestrian: travel by foot, by wheelchair, and by electric scooter.

2. Definition of geographic regions.

a.

Business Core: bounded by SR 525 (south), Layton Road (north) including the
medical clinics and library, Myrtle Avenue (west), and Interstate Label Company
(east).

East Periphery: includes Scott Road and the east end of Main Street.

West Periphery: along SR 525 between Fish Road and Woodard Road.

Circulation -8
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Overv1ew of Busmess Core

Ll

- -:'-_mcluded 1n the busmess core '_

G Exastmg Condmons and D1scussmn Freeland Busmess_Core

i _a_ Exxst;ng condmons The Freeland Busmess Core was exammed for how the land S

e .area was utrhzed;. : Th1s exammanon was performed to prowde an overvrew of the i_ e

SR _j'_areal relat1onsh1p of crrculatlon-assocrated space to space mvolved 1n other uses S

2 _:f_'_-(e g bulit structures undeveloped) Geograph1cally, the busmess core Was

. _ _deﬁned by the roads l1sted below and can be much more eas1ly seen: 1n thure 1

= '.':__:::The resxdennal areas located adjacent to Layton Road and Myrtle Avenue were not '. i '

o :.'-1') '3-'N0rth of SR 525 from the 1nterseet1on w1th Matn Street and F1sh Road to

o ':_ _____:the 1ntersectron w1th Scott Road

L '2)_:_ West of Newman Road and an extensmn of Layton Road from the Freeland'_' i

R '-'.:Lzbrary to Newman Road

. 3) :Both s1des of Layton Road from the Freeland Lx’orary at the east end to the o

- _'1ntersect10n wrth East Harbor Road R

) ."South of an extens1on of Layton Road from East Harbor Road to Myrtle
' '.".:_..Avenue _' SR o ' AT
:'5)_ :_East of Myrtle Avenue and an extensmn of Layton Road to. the mtersecnon

wrth Mam Street

Appendix B contalns the land. use and associated acreage in the busi__ness_ core_that
is devoted to various uses such as built structures, parking, undeveloped land, and
public utilization. These data show that nearly a quarter of the available area
(23.2%) 1s occupied by parking spaces, and nearly 19% of the available area is
undeveloped. Although more than half of the available area is currently in
commercial or under active development, there are notable building vacancies in
the business core. This may indicate that Freeland is already expenencmg some
degree of decay in its business core, while nearly 20% of the area is undergoing
application for new developments. This pattern of new construction in the
presence of vacant structures is contrary to the overall economic and social well-
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bemg of the Freeland commumty Only strong piannmg guldance can rectlfy thls

srtuatlon

2. Automoblle trafﬁc _ _ _
a. E}(lstlng condltlons Current]y, the prmmpal trafﬁc controls conSJS’E of four way |
S stop sxgns at the 1ntersect1on of Maln Street and East Harbor Road and two way
. '_stop szgns at the mtersecuon of Maln Street and Harbor Avenue Roadway speeds .

' w1th1n the Busmess Core are all 25 mph and ieﬁ turn ianes are present only on X

Mam Street between SR 525 and the Pay}ess cornplex At present trafﬁc loads the
movement of auto trafﬁc through the Busmess Core is relatlvely smooth wrth the

excepnon of East Harbor Road at the entrance to the Post Office parklng Iot. This

lot is under51zed and causes an overﬂow of traffic on East Harbor Road during

peak hours (e.g., hmch_tlme) on weekdays.

Table 1 contains average daily traffic (ADT) and level of service (LOS) ratings
issued by Island County for the four prmc1pal roads in the Freeland Busmess Core
for 1996. While Main Street clearly ’oears the majority of traffic, a surprising
observation is that the ADT for East Harbor Road was only 20% greater than the
ADT for Harbor Avenue. This is surprising because the portion of East Harbor
Road reported extends from Main Street to Brainers Road (5.28 miles), while the
portion of Harbor Avenue reported extends from SR 525 to Main Street (0.14
miles). This suggests that traffic from Main Street may access SR 525 equally
through Scott Road, Harbor Avenue, and Main Street.

When examining the LOS information, it is important to understand that the
criteria for classification is based on ability to move at high speeds ( 50 mph),
degree of “platooning” (i.e., the number of cars in a row), ability to pass, and the
percentage of cars delayed by a slowly moving vehicle. A LOS of “A” is
represented by uncongested freeway traffic, where no cars are prevented from
traveling at a high speed, while a LOS of “E” is represented by bumper-to-bumper
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e _'trafﬁc that comes to a Standstlil wath the smallest acc;dent or drstractron A LOS S

level of “C” 1s WSDOT’S Standard for hlghways in rural areas and is accepted

L ':.among tra.nsportatlon planmng profess;onals as the LOS for rural and low densrty
g urban areas A LOS of “D” is WSDOT’S goal for urban areas. Snmiar to the ADT
data, the LOS 1nf0m1at10n also shows that Mam Street is more severeiy 1mpacted

“ "by trafﬁc than the other three roads

b. Drseussmn As Freeland and 1ts surroundmg communrty grow the trafﬁc demands_

on the streets through the Busmess Core w111 1ncrease creatmg trafﬁc ﬂow '_ g
drfﬁcultres East Harbor Road 1s the only arter1a1 servmg the east srde of Holmes
Harbor The road 13 over 31x mlles in length and recewes trafﬁc from overa six
square mﬂe reglon (Frgure 2) Trafﬁc on East Harbor Road consrsts of cars '
destmed for Freeland cars destmed for SR 525 emergeney vehlcles, school buses,
logglng trucks constructton vehlcles and equrpment mobile home dehvenes, and
large and small dehvery Vehlcles As the regton served by East Harbor Road
grows m populatlon, more trafﬁc wﬂi be funneled through the Freeland busrness
core. The abrlrty__._of .emergency services to respond rapidly to locations accessed
via East Harbor_Road should be assured. It is not necessarily beneficial to the
business core if a substantial portion of that traffic wishes to go through, rather

than to, Freeland.

The two-way stop at the intersection of Main Street and Harbor Avenue is
perceived by many drivers as unsafe, and this perception will be aggravated by
increased traffic. The eastern entrance into the Freeland Business Core along Main
Street delivers traffic traveling well over the posted 25 mph, posing a safety

problem for pedestrians, cyclists, and crossing traffic.

Table 1 also contains projected ADT and LOS ratings for the four principal roads
in the Freeland Business Core for 2003 and 2020. Island County predicts that
traffic volume on Harbor Avenue will rise disproportionately, suggesting that
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10
11
12
13
14
15
16
17
18
19
20

B fhighway dnvers w1ll opt to enter Freeland vra thxs route rather than through the

-: ] 'Mam Street or Scott Road 1ntersect1ons w1th SR 525 Smce the prOJected ADT for- |

S '--Harbor Avenue exceeds that of East Harbor Road the mcreased volume must not -

B '.be antzc:pated to be due prlmarlly to commuter trafﬁc from the east s1de of Holmes_

3 Harbor By 2020 the LOS for Main Street is predlcted to be at an urban level

S _ Table 1 Average dally trafﬁc (ADT) and level of servrce (LOS) for four arterxa]s B

L 'mto the Freeland Busmess Core (Source Island County Comprehenswe Plan

f.:'-1998 v. 8 Transportatton Element Table VI 1)

arterial

[from-to  [length 1996 2003 2020_* 1996 ]2003 ]2020 |

|Gmiles) [ADT {ADT |ADT |LOS |LOS |LOS

Main Street

[FishRoad-  |050 ~ |6010 |6470 [7760 |C [C D

' Néwrhan Road

Harbor = | SR 525 - Main _0.14 2740 3830|6080 |B c |cC

Avenue - fsweet | | ] ]

ScottRoad |SR525- 026|210 |2550 [4130 [B BB
o : Newman Road | _

East Harbor | Main Street - 5.28 3280 (3800 |5220 |B B C

Road Brainers Road

3. Commercial tractor trailer delivery traffic.

a.

Existing conditions: This type of traffic enters Freeland from all three connections
to SR 525, travels the full length of Main Street, and turns onto side streets, alleys,
or driveways (Figure 3). The size of these vehicles requires them to swing into
multiple traffic lanes when turning. During regular traffic loads, these wide turns
can create traffic blocks either while making a turn or while waiting for an
opportunity to make the turn. Most of the destinations for tractor trailer traffic do
not provide turnaround space, requiring the rigs to return to SR 525 by a route that

is different from the entry route.
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| 2 | "3_F1gure 3 drspiays the most frequently used tractor-traller routes and thelr dellvery
-3 E :__'destlnations Czrcles label the two mtersectlons where thls klnd of vehrcie creates
4 blockages in trafﬁc ﬂow S
; 6 ; .The 1995 Fre;ght and Goods Transportatlon System (FGTS) study placed Scott
-7 | Road and Mam Street m truck route class T-4 (100 000 10 300,000 annua} gross
-8 : tonnage) For cornparlson SR 20 between SR 525 and the Keystone Ferry was '
9 ciassnﬁed as T»4 and all of SR 525 on Whrdbey Island was classzﬁed as T-3
10 (300 000 to 4,000, 000 annual gross tonnage) Harbor Avenue and East Harbor
11 Road d1d not recewe truck route class1ﬁcatzons in the FGTS study.
12
13 b. Dlscusswn As the commumty around Holmes Harbor increases, both residential
14 and business trafﬁc mcludmg tractor trailer traffic will rise. Tractor trailer rigs
15 travehng and turnmg on Maln Street may cause mcreasmg vehicle delays.
16 Although Maln Street is an arterlal for commuter and commermai traffic, it is also
17 a prmcrpal_ _pe_d_e_s_trlan_ c_orrld_or. The presence of these rigs on Main Street
18 diminishes the pedestrian appeal of the Business Core.
19
20 4. Pedestrian access and flow.
21 a. Existing conditions: Only 2% of the roadway in the Freeland Business Core has
22 sidewalks (170 lineal feet of sidewalk in 8,300 lineal feet of roadway). Figure 4
23 shows the location of the sidewalk in relation to the bus route and bus shelters.
24 Other options for pedestrians are street shoulders, interfaces between parking lots
25 and the streets, and drainage ditches. None of the latter three options have
26 protective separation from the roadway. Most businesses in the Business Core
27 have parking Iots between the building and the street, and these lots often lack
28 defined ingress/egress routes. This forces pedestrians to cross up to 120 feet of
29 pavement that could suddenly become a vehicle path. Even when access
30 driveways to businesses are present, the number is excessive. In a one block
Circulation -14
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i -' _._se‘c.tron up to nme poorly marked drlves must be crossed by a pedestnan In cases
B :Where the shoulder 1s graveled (e g the north su:le of Mam Street from East -
5 Harbor Road to the Payless parkmg lot entrance) pedestrrans w1th wheeled VBthleS
.' _ such as baby camages are forced to walk zn the vehicle path In summary, the
pedestrlan condmons in the Freeland Busmess Core are so abysmal that usually

' only the young or darmg travel through thls area on foot Most people shoppmg or

transactmg busmess in Freeland wﬂl choose to dnve therr automoblles even 1f

3 only for a few blocks further contnbutlng to vehlcle congestlon a.nd parkmg

demands

. Dlscussmn The current state of Freeland’s pedestrran accesses is deplorable

Pedestrlan safety has been utterly drsregarded Ina presentatron to the Freeland -
Sub Area Plaunmg Commlttee (September 28 2000), Island County Shenff M1ke
Hawley 1dent1ﬁed the addrtlon of 51dewalks and bike paths to the Freeland area as
atop pr10r1ty in publrc safety The practlce of setting buildings back from the
street to allow parklng ahenates those busmesses from pedestrlan ﬂow paths and
encourages unnecessary driving within Freeland for multiple business transactions.
If business and property modifications continue to be implemented without
consideration for pedestrian needs, remediation costs and difficulties are likely to
be higher. The Island County Comprehensive Plan (1998) states that “ in the
designated Freeland Urban Growth Center area, plans have been developed to
provide sidewalks along major commercial streets” (page 8-90), but no further

information is provided, such as how the plans are to be implemented.

An assisted care housing complex and senior condominium community are
planned for the eastern boundary of Freeland, at the corner of Main Street and
Newman Road. These projects are expected to house up to 130 individuals, and
many will be mobile. Modes of mobility will include walking, wheelchairs,
electric scooters, transit, and automobiles. It can be expected that this population
will have reduced sensory capabilities and reaction times, and they may travel
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1 ke . slower than the general p _ ulatron In the case of wheelcharrs and electrrc -
2 o :.-_'_':scooters, a SOlld path that 15 not m the roadway wrll be needed Due to the
3 . pro_x_rmlty to the Freeland Busmess Core these re51dents should ‘oe encouraged to
_. 4 ) not dr1ve mto Freeland by provrdrng a safe easrly negotrable corrrdor mto L
-5 : "_-.Freeland | ' RS R |
6 R
T, 5 Brke Paths ) _ _ _
8 - a Exrstrng condrtrons Dedlcated blcycle travel paths in and around the Freeland
| 9 E ?Busrness Core is almost as lrmlted as the srdewalks (Frgure 4) Island County has
- 10 demgnated 0. 6 rn1les of Mam Street as on-—road (but unmarked) bmycle lanes and
11 0.3 mrles of Scott Road as on-road blcycle shoulder Brke travei along street
12 shoulders is often blocked by parked cars. Desi gnated bike parkmg does not exist
13 in Freeland
14
15 b. D1scuss1on Already, a growing number of brcychsts ofa range of ages can be seen
16 ' rrdmg through Freeland and thrs is not lrkely to declme More commuters and -
17 venders are. optmg to use b1cycle transportatron SR 525 is listed as a bike route
18 fora nu_rnbe_r of _blcycle clubs, so the likelihood of visiting bicycle tourists
19 increase.s as the Puget Sound population rises. An unmarked bicycle lane is nearly
20 worthless since automobile drivers will probably be unaware of its existence.
21 Therefore, the failure to accommodate bike travelers in Freeland is hazardous both
22 to bicyclists and motorists. Furthermore, bicycle paths should not be combined
23 with sidewalks - this is well recognized to be an unacceptable practice in higher
24 density settings.
25
26 6. Transit
27 a. Existing conditions: Transit service is currently provided with an intra-island bus
28 that travels the full lengths of Main Street and Scott Road (Figure 4). Two shelters
29 on each side of Main Street are located in the Business Core, midblock between the
30 East Harbor Drive and Harbor Avenue intersections. A Park-&-Ride lot is
Circulation -16
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RIS

R '3_'-':'estabhshed at the Trlmty Lutheran Church lot at the West end of Freeland along SR. -

S -.:"_525 Island Trans,lt is the serv1ce prov1der g2

. D:scussron Whlle 1mprov1ng pedestrlan and bxcycie access m Freeland’s Busmess
_ _Core should help to reduce the vehlcle ioad expanszon of trans;t may effect a

_ Slgnlﬁcant reducnon 1n trafﬁc A Shuttle w1th1n the Freeland Busmess Core would
-encourage peop]e to not dnve around w1thm the Core area To be useful the |

| o --servwe should be frequent and predlctable It shouid also serve any general pubhc '

__-parkmg lots wrthm Preeland

A second way to reduce automoblle trafﬁc is to offer tran51t serv1ce hnkmg areas
out51de of the busrness core to the busmess core. By offermg a transn optron
shoppers may be 1nc11ned to use transrt for excursions that will not 1nvolve buiky
or hea\_ry_ purchaseg. ;C_oordmatlon of transit to outlying areas with transit inside the

business core would be ideal.

7. Parking

a. Existing conditions: A parking survey of commercial parking in the Freeland

Business Core was conducted in July, 2000. In addition to the Business Core, the
survey also included the “west periphery” region, encompassing businesses along
SR 525 between the Main Street/Fish Road intersection to the Woodard Road
intersection, and the “east periphery”, which is the region along Main Street from
Newman Road to SR 525. The raw data for this survey are contained in Appendix
C.

The overwhelming majority of parking spaces (94.3%, 1,668 of 1,692) was
associated with specific businesses. Of the business-associated parking, 4.8% (76
of 1,595) was designated for employees, leaving a large number of spaces for
public parking. Only 2.4% (40 of 1,692) of the total parking spaces were street
parking, and these spaces were scattered along Harbor Avenue, Main Street, and in
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e '_from of the Freeland L]brary Umnarked spaces on: 1rt.0r gravel were also : o
E ';_.conmdered Unrnarked Spaces composed 3 4% of the total number of spaces (57 of S
- e :3_ 1 692) although a hlgher densrty could be achleved m these areas wrth an '

_organlzed layout P

- : _'At present the Freeland Busmess Core contams approxrmately 250 parkmg spaces :
_-beyond that requlred by the current Island County Code Parkmg is poorly 1a1d |

. '.'-'out resultmg ina d1str1butlon that overserves some locat1ons and underserves other =

locatlons Many lots are not well deﬁned causmg the spaces to be underunhzed |
and travel paths wrthm the parkmg area to be unpred1ctable Most parkmg is
located between the roadway and the busmess, and in some cases requares vehlcles
to back out of the space mto the trafﬁc nght of way Asxde from street parkmg

(whlch is not clearly 1dent1ﬁed) there is no general pubhc parkmg

. _D1scussron Freeland’s most prornment v;sual feature (be51des its propane tanks)

is its abundance of parkmg lots The area ded1cated to parkmg is 250% the area
occupied by bullt structures Efforts to. soften the visual impacts of lots such as
landscaping, are rare_l_y used. A stark appearance is not more efficient, just
cheaper, and it has a negative effect on the visual quality and character of Freeland.
The addition of landscaping and marked pedestrian walkways reduces speeds in

larger lots, increasing safety.

The absence of a general public parking lot is a hindrance to any effort to reduce
vehicle volume and increase non-motorized travel in the Business Core. A general
public parking lot would provide a location for shoppers to “park it and walk or

take transit”.
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D. Pnor Proposais and Act1v1t1es

1

Makers Report

2. U W School of Archnecture and Urban Planmng prOJects Study of the Freeland area

(1989)

E. Current Act1v1t1es of ngmficance _.

1.

Washmgton State Department of Transportatlon (WSDOT) widening and s1gnahzat10n
on SR 525

This activity is occurrlng between mile post 17 91 and 19. 06 including the
intersection of Fish Road/Mam Street/SR 525. Work mcludes new surfacmg, raght and
left turn lanes, installation o_f_ a _trafﬁ_c mgn_ai, slope ﬂattenmg, gua_rd rail constr_ucuon,
stormwater treatment, crosewalk installation, and four corner pedestrian waiting areas
with 51dewa1k WSDOT has indicated that no further signalization or wzdemng is
presentiy pianned for the stretch of SR 525 from Scott Road to the Fish Road
intersection. Additional entrances to SR 525 from the Freeland commercial region are

not likely to be added.

2. The Island County Road Department has not proposed roadway improvements for the

Freeland area other than routine resurfacing.

F. Proposed Activities of Significance

1.

Freeland Senior Housing.

This project is proposed for a 10-acre site located north of the Main Street/Newman
Road/Scott Road intersection. The project contains two 4-story assisted care
apartment buildings and seven single story multiunit condominium clusters. One
office building for the assisted care operations, a contained, on-site sewer system, and
offices for lease on a 1.5 acre portion area also planned for this site. The apartment
structures will contain 78 units, and the condominium clusters will contain 42 units.
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o '_ _' "-The a551sted care re51dents are expected to be elderly, and the1r travel 0 & from the

fac111ty w1ll probably be by shuttle van v151tor s, automoblies, or electnc scooter The S

number of condomlmum dweliers w111 range from 42 to 84 and they are expected to
be 20 30 years younger than the ass1sted care re51dents Many of the condomlmum
re51dents wﬂi have thelr own automoblles, and their travel wﬁl probabiy mvolve all

modes of transportatlon The total staff for the enttre complex w111 be 38 to 40

-Addmonal trafﬁc generated by the housmg prOJ ect w1lI mclude dehvery and serv1ce

vehlcles and vzsltor Vehzcles Up to 80 Vehlcle trlps per day may be generated from
th1s housmg pI‘O_]GCt However a trafﬁc englneermg study has not yet been

commlssmned for thiS pro;ect so thls ﬁgure is stﬂi speculatlve

. Frontier 'Indu_stries Lumber Yard.

This proj e'ct is 'ptoposed for a site south of Main Street near the intersection Main
Street/N ewrﬁah Road/Scott Road, between Teddy’s Restaurant and the Puget Sound
Energy's Freeland Power Substatmn The prOJ ect will contain a retail buﬂdlng, storage
bams and open lumber yard space The. trafﬁc generated would be composed of
automobiles and trucks under 2 ton belonglng to patrons, Frontier Industries delivery
vehicles and employee vehicles, and tractor-trailer and delivery vehicles belonging to
suppliers. Future plans for the current site located at the corner of Lotto and Roberta

near SR 525 are unknown.

3. Freeland Professional Center.

Currently under construction, the Center is located on Scott Road, directly adjacent to
Teddy’s Restaurant. This complex contains 3 office buildings with an unknown
occupancy capacity. Traffic is expected to consist of personal automobiles, and the

impact on Freeland circulation is unknown.

IV.RECOMMENDATIONS AND SUGGESTED GUIDELINES

A. Freeland Business Core.

Circulation -23
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""'Many of the recommendatrons presented here are contrngent upon the replacement of
-:_dralnﬁelds w1th sewer system(s) erther a centralrzed system on-srte treatment systems, or

a combmatron of systems Thls would allow greater utlhzatlon of lands wrthm the

busmess core, reducmg or slowrng expansron beyond the current commercral boundarres

However even wrth the current dramﬁelds the Freeland busmess core strll has

. remodelmg of exrstmg stmctures and new lot development There isa caveat about sewer

'systems The ﬁnanc1a1 cost of a system wrll be con51derable and the presence of such a“ . .

system would remove one barrrer to a maerc development (e g WalMart)

One way to lview circulation'in. the commercial area 1s by use zones A simple zone
system could 1nclude a pedestrlaa onented Zone, auto oriented zone and mixed traffic
zZone. Wlthln each zone the basm needs of safe and efﬁc1ent flow of crrculatlon must be
fulfilled, but one or more types of trafﬂc may dommate In a pedestrian-oriented zone,
parklng is at the srdes and backs of bulldmgs and structures onented towards pedestrrans
(e.g., broad sidewalks, courts plazas parks) abound. Tenants in this zone - would typically
include vendors of small parcels, food establishments, and offices. In an auto-oriented
zone, the requirement to transfer bulky articles require the presence of vehicles, such as
lumber yards, farm and nursery suppliers, and fuel vendors. Mixed traffic zones would
include business such as grocery and hardware stores. Figure 5 displays a proposed

arrangement of this simple traffic zone system to the Freeland business core.

Although plantings and landscaping are more appropriate for the Design Review issue
paper, a word or two here is appropriate. Obviously, plantings and landscaping are a
significant environmental element, and should be encouraged in Freeland. Their creative
use can soften the built environment, screen unwanted sights, and serve as biofilters for
storm water. Although previous studies of Freeland (e.g., “Makers” report) contained
recommendations for planting options, locations and species, the value of retaining
existing trees and native vegetation was not addressed. Native vegetation can be easy to
install and low maintenance, and offers a tie to the natural environment of the island.
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B.

Development progects should be encouraged (or perhaps reqmred) to complete the Lo

landscapmg if the pro;ect is scheduled to be completed in phases longer than a year

Often landscape aspects are scheduled for the end of the project. But when progects are

engaged in the ﬁrst phase for more than a year the absence of landscapmg around such a

long term constructlon progect s1mp1y becornes an eyesore

Automoblie trafﬁc

1.

The locat1on of the Post Office should be moved from its current s1te A location with
sufﬁ__clent parkmg to accommodate the swell an__d «ebb of cars and away from an

intersection should be considered.

Rights-of-way for all streets in the business core should be determined and clearly
marked by Island County. This would _identify the boundary for all improvements and
alterations to property w1th1n the business core, leaving the right-of-way free for

51dewalks bike paths and parallel parkrng
Parallel street parking should be clearly delineated by pavement marking.

Driveway access: Driveways, either to parking lots or service areas, should be limited
to 2 lanes (1 entrance and 1 exit) per property. To reduce the number of midblock
driveways, properties should share driveway access when possible. Driveways to
corner lots should be located as far from the corner as possible. Finally, driveways

across a public sidewalk should be less than 13 feet per lane.

Traffic flow from East Harbor Road to SR 525 should be funneled through the western
part of town to the intersection of Main Street and SR 525. A right turn lane from East
Harbor Road and a left turn lane from Main Street to East Harbor Road would
encourage motorists to use the western end of Main Street. However, as areas served
by East Harbor Road become more populated, turn lanes may be insufficient and
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i '--.f_:-'_:31gnahzat10n of the Mam Street/East Harbor Road mterse _:_'1011 may be Teqmred Aﬂ

G : -:alternatlve route for East Harbor Road trafﬂc to SR 525 would become necessary

.' '. .:_;Three altematwes are presented. 1 Flgure 6 and descnbed 1n detall below

a Altematwe route A (Fzgure 6) Thls route extends East Harbor Road through the Re L

-":.'mtersectmn w1th Mam Street and ends at SR 525 ThlS route most efﬁmently

L :delivers trafﬁc to SR 525 : Advantages to tlns alternatlve are the relauvely short
e ;.i_'_'_.:.:-:_-length requmng development and the low number of propemes that would be '
_;-'1mpacted The prmc1pa1 dtsadvantage 1s the requlrement for another mtersectlon
e _-’_w1th SR 525 WSDOT has already mdlcated that add1t1onal mtersecuons on SR
525 in the Freeland area are not planned although thls att1tude may change An

o ffadded mtersecnon at tlns Iocatlon rnay lower the speed 11m1ts in thls sect1on of SR o

j-525 and another trafﬁc szgnal may be neecled

b _.Altemattve route B (F 1gures 6) Th1s route beglns at the 1ntersect1on of Stewart

_-:"and East Harbor Road It extends a branch 1n a southwesterly dxrectaons across

: _four mostly undeveloped lots and hnks to the westem dehvery roadway of the Ace S
Hardware parkrng lot through the northwest comer of the lot ThlS extensmn
would access SR 525 d1rectly through a reformatzon of the current Junctmn to
Main Street ‘The beneﬁts of thxs route mclude gentle topography and curvature,
little or.no development along the route nnpendlng s1gnal1zat1on at the mtersectmn
of SR 525 and Mal_n Street, and future utility as a commuter and delivery route that
avoids the Business Core. Disadvantages are the need for easements from all
affected properties, including an easement through the Payless Complex, and the

loss of traffic to the eastern section of the Business Core.,

¢. Alternate route C (see Figures 6): This route begins at the former intersection of
East Harbor Road and Pleasant View Lane. From there, the route diverges across a
private lot to follow Cherry Street a short distance. It then passes along a power
right-of-way, emerging at the Harbor Avenue and Layton Street intersection. The
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S advantages Of altemate route C 1s that 1t uses ex1st1ng rlghts of~way for part OfltS

e _'-Iength 1t 1s Short and 1t allows trafﬁc to ea51ly access the Busmess Core and SR

| 525. Naturaliy, there are dlfﬁcultzes Property contamlng a re51dence aad a .
re31dent1al nelghborhood would have to be crossed brmgmg hlgh volume trafﬁc

o mto a qmet nezghborhood the parkmg arrangements for the chmcs at the |
mtersectlon of Harbor Avenue and Layton Street wouId need to be modxﬁed to
..accommodate a nght of—way, a utlhty pole would need to be relocated the
'1ntersect1on of SR 525 and Harbor Avenue 1s not controlled by a sxgnal and the
mtersectlon of Maln Street and Harbor Avenue would become busxer To help
m1t1gate the 1mpact on the resulen‘ual ne;ghborhood the abandoned segment from

Vinton to Stewart could be deveioped as a foot and bike path

6. Reguletion of traffic at the intetsection of Main Street and Harbor Avenue should be
considered to.reduce traffic speed. and equalize traffic flow through the intersection.
Possuble options include a 4~way stop or a light signal. Modeling analysis should be

performed to determme the best Opnon

7. Suggested Goal(s):
a. Provide safe and efficient movement of auto traffic within the business core and

throughout the UGA.
b. Provide smooth, safe and fair flow of traffic through intersections.

c. Avoid traffic patterns that create conflicts, e.g. current post office entrance, large

delivery vehicles.

d. Respect the safety and convenience of other modes of travel, the visual and
sensory appeal of the town character and the impacts on air qualities and sound

levels.
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C Commermal trafﬁc

1.

The number of commerma} truck routes through Freeiand should be hmlted as much as_

_._poss;tble Encourage busmesses requlrmg frequent dehverles by tractor-traxler trafﬁc to
be located so that dehverles do not need to travel through the czrcied 1ntersect10ns on

'__F1gure 3

. Busmesses should be encouraged to prov1de turn-around space in thelr service areas

"aliowmg large trucks to enter and Ieave by the same route. Smce turn around space -

can be overwhelmmg for a phys1ca11y small parcel busmesses should attempt to. share

serv1ce areas or create serv;ce alleys aliowmg shared delwery parkmg

D. Pedestrlan access and ﬂow

1.

Requlre all mlprovements to property to be set back to the boundary of the street right-

of-away to allow 51dewalk and bzke lane 1nsta11at10ns

Establish a sidewalk design standard (minimum of 5 feet wide, ADA-compliant), and

require new constructions and remodeling projects to install sidewalks.

Install pedestrian crosswalks at the middle of blocks and at designated bus stops, using

sidewalk bumpouts at the crosswalks.

Buildings with entries not directly facing into a street sidewalk should have a paved
connection to the street sidewalk. The connection shall either be separate from
vehicular traffic, elevated above vehicular pavement, or marked as a crosswalk and

separated from the vehicular surface by speed bumps.

Require new or upgrade construction to develop an on site pedestrian circulation plan

to ensure pedestrian safety.
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6. _f "Prov1de separatlon between mdewaiks and trafﬁc lanes Thls separauon mcreases h

8 Ipsychologtcal comfort for pedestnans Separat1ons can 1nc1ude planter stnps

o (1nclud1ng trees) or even parkmg

7 Spec1ﬁc recommendat;ons (F1gure 7)
| a Instali 51dewalks along the pr1nc1pa1 trafﬁc routes: Mam Street Scott Road and
.-part of Newman Road Harbor Avenue Layton Avenue Lotto Avenue Roberta
Avenue Stewa.rt Street and East Harbor Road from Mam Street to Stewart Street
Current exammatlon of the rlghts-of-way for these streets (see Appendlx D..
Ex1st1ng Roadway Cross Sectlons) shows that there is sufﬁc1ent space for these

installation (see Appendzx E Proposed Roadway Cross Sections).

b. Develon .footp'aths (hard surfac_e'd but not necessarily paved) between the proposed
senior housing complex at Main and Newman to Layton; between Topaz and
Main; and _f_rorn the Post Office to the Payless parking lot. A footpath connecting
the Payless lot to. Stewart would provide comfortable pedestrian access between

Freeland Park and the Freeland business core.

8. Suggested Goal(s):
a. Develop safe and convenient dedicated routes that connect primary residential,

commercial and recreational locations.

E. Bike paths
1. The main approaches to Freeland should have established bike lanes or paths. This
would include (but not be limited to) East Harbor Road, Newman Road, Fish Road,

and Shoreview Drive (Figure 8).

2. When space permits, create dedicated bike lanes within the Freeland business core.

These bike lanes should NOT be combined with shoulder parking or sidewalks, since

Circulation -29
4/16/01



WO =] LN T g L

LY R R RN R N N N RN I = e e e e ke s
o TN = = S = T ¥ T - V'S Ty N T o R o B - - B I = T ¥, T - S L e o =]

o "_sufﬁcxent space 1s avaﬁab}e w1th1n the nghts of—»way for these lanes (see Appenchces D_ - _
_ -fandE) : REEEE _ R

."Develop a bxke path from Newman Road to Layton Road (Fagure 8) This would

'- prov1de b}ke commuters an alternatlve to Mam Street

o _1)_?0Vidé blke parkmg atmultlple ;le'eatiens”in fh_e Freeland business core.

Suggested Goal(s)
a. Develop safe and convement dedlcated routes that connect primary residential,

commermai and recreahonal locations

F. Transit

1.

Two levels of public transit shuitle service in Freeland might help control the level of

automobile traffic in Freeland.

a. The first level of sﬁl_itt_l_e service would be an “in town” shuttle, This shuttle would
travel along Main Street and Harbor Avenue, with branches to the Trinity Park and
Ride and to Freeland Park (Figure 9). The purpose of this shuttle would be to
provide access to general public parking areas as well as store-to-store
transportation. “In town” shuttle service should be frequent during business hours.

b. The second level of shuttle service would connect nearby residential areas to the
Freeland business core. Shuttle service along East Harbor Road or Fish Road, or
service to the Holmes Harbor Golf Course community may significantly reduce the

amount of automobile traffic coming into Freeland.

Establish shelters for the “in town” shuttle. Suggested locations for these shelters can

be seen on Figure 9.

Suggested Goal(s):
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_ a 3t1ers of use

1) Reglonai F reeland to dlstant Island pomts
- 2) Local: F reeland_t(.)_ local po}::)u'la_tio_n neighborhoods

~3) In-town: Frequent, fact, convenient, 'sfr_l_all scale cross town shuttle

G. Parking

1.

Establlsh 1 or more general pubhc lots near the main entrances to F reeland This
Would be one elemem ina ’three—part effort to encourage Freeland shoppers and
VlSltOI‘S to net drxve from pomt to pomt w1thm Freeland (The other two e}ements are
1m_p_rpvement of s;de_waiks_ _a_nd _b}ke p_aths and availability of transn shuttle service.)
The genefal p'u.b.lic' lot(s) would be serviced by an “in town” shuttle (see below), but
would also be posmoned to allow pedestrlan access to the busmess core from the
publxc lot(s) One possxble Iocatlon for such a general lot is along East Harbor Road

near the mterface Of the commerc:lal and residential area.

a. Encourage reduction in the number of parking stalls in the business core to utilize
land more efficiently, to reduce traffic congestion within Freeland, and to make

pedestrian access to buildings convenient.

1) Businesses with non-overlapping peak business times (i.e., nighttime uses vs.

daytime uses) may share parking facilities by cooperative agreement.

2) Encourage consolidated parking areas and accesses for multiple businesses by

reducing the number of required parking stalls.

3) Allow business to fulfill parking requirements by maintaining stalls at a

general public lot.
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b Increase pedestrzan blcycie and vehlcular safety by modzﬁcatmns 1n the locatlons S

o lof parkmg stalis

_ ' '1) Dlscourage angle parklng to ehmrnate backing into the street Parallel parklng

rs the preferred street parkmg conﬁguratlon

. 2) Encourage new busmess constructron to not place parkmg between the

ha "storefront and the street ThlS 1s eSpemaliy needed for busmesses aiong Mam

Street between East Harbor Road and I—Iarbor Avenue Also, encourage _
parkmg lot srzes and conﬁguratlons that do not increase the walklng dtstance
between busmesses Create an alley connectlon from East Ha:rbor Road to

Harbo_r A_v_enue_ _for _access to rear _parkmg.

3) If ther_e is storefront parking (other than parallel street parking), the lot should

have desigh_at__ed driveways. -

Increase pedestrian safety in parking lots by providing walking paths. Require lots
that are more than 150 feet long (measured parallel to the street) or more than 2
bays deep to provide marked pathways through the lot, positioned a maximum of
150 feet apart. If parking is located behind a business, a pedestrian connection to

the frontage road should be marked.

. Encourage or require that parking lots visible from the street are screened or

contain landscaping and maintain continuity between adjacent developments.

To help reduce the overall stormwater burden of Freeland, require that each lot
contain biofiltration to slow runoff and reduce contaminant load. Biofiltration can

be combined with landscaping.

2. Suggested Goal(s):
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o a Reduce the v1suai no1se and safety 1mpacts of parkmg prowsxons on the busmess SR

S center whlle respectmg the necessny of personal emergency and commercw.l vehlcle
: - _access to busmess locatlons for the access by moblhty hmlted patrons plck«up and
'3 '._.dehvery of bulk goods and access dunng 1nc11mate weather Plan parkmg that -

encourages foot and transxt use about Freeland o ': G

H, Clrculatlon in the surroundmg UGA - .
1. Auto and truck c1rcu1at10n and parklng needs out51de the busmess core appear S
adequate to accommodate growth w1th the exceptxon of msufﬁcient parkmg at the

Freeland Hail bu:ldmg

2. Dedlcated paths and ianes for foot and blcycle and ilght personal transports would be
establlshed along the mam feeder roads connectmg the local neighborhoods to the
business core. T_he routes .s_hould include but no be limited to:

1 Honey_moon Bay Road
2) East Harbor Road

3) Bush__Poi_ht Road

4) Fish Road

5) Newman Road

I. Freelands water front is recreational in use and motorized water craft should be limited in
speed, size and noise levels displayed within a specific perimeter of the homes and

recreational areas of the waterfront.

J. General traffic noise along established routes is given, but the use of compression brakes,

or excessively loud (unmuffled) vehicles within the UGA area should be restricted.
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An example of how many of these recommendatlons can be 1ncorporated mto a redevelopment of -
Freeland has been dev1sed F1gure 10 rs a plan vrew of the eastern Busmess C0re as it exists

today Frgure 1 l d1splays a V1ew of the sarne area applymg a redevelopment cencept

Th1s sample redeveiopment relocates parkmg to the rcar of many busmesses and expancimg the
commercxa} space toward the street Szdewalks plantmgs, and blcycle paths form the pedestrran
zone between Mam Street and the busmess fronts The ex1stmg post ofﬁce srte is converted toa
town park offermg a connectlng pomt between the Payless shoppmg complex and the eastern
Business Core Access to the Payless complex is provrded by a path that traverses the slope
between the park and the__P_ayless _compl_ex_, ending at the east end of the grocery store. The
strate:gic lo_cation of .t'he._ .to_wrr park prese_r_y_ee_a vi_ew corridor of Holmes Harbor and the Olympic
Mountaine and provides a green space. The current post office building could be remodeled as a
pubhc structure provrdmg restrooms, publlc meeting space, and a centralized location for visitor

mformatron and for the Chamber of Commerce.
A second public space is located at the former Harbor Village parking lot. This space would
become available if parking were relocated to the backs of buildings. This public plaza park

offers an outdoor space for gathering, eating, resting, art displays, and other civic activities.

A new alley between East Harbor Road and Harbor Avenue provides access to off-street parking
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14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29

b o

A. Schedule utlhty excavanon Work in nghts of—way Wlth road and SIdewalk constmctxon :

B. Estabhsh an overall plan for development to avo1d dlsjomted often contxadlctory, 8
constructmn pr0Jects L _' EREOE o

C. Identlfy potentaal pubhc space areas and plan early for the1r acqmsmon -

D. Ask Island County to clearly mark rlghts of—way boundarles to a1d m deveioplng plans _

E. Assoonas poss1ble, estabhsh blke and pedestr;an paths In cases where paths are destlned
to become sxdewalks dehneate the paths thh pamt (e 2., as crosswa]ks are marked)

F. Encourage the formatton of a group that represents ‘both commercial and pubhc 1nterests

that w1ll promote actlon in developmg a plan for Freeland

VII. Closing Statement

Presently, 01rculat1on in Freeland is adequate for motor veh1cle traffic. Parkmg 18 abundant and
easily accessed and 1t is usua}ly close to busmesses Exceptmg occas1onal delays at mtersechons
on Main Street, automobile _trafﬁc generally flows _ummpe_d__ed. However, the needs and safety of
pedestrians and cyclists have been ignored. Furthermore, community interaction is not
encouraged by the layout of buildings and spaces, and the aesthetic appeal of Freeland is

marginal.

Street intersections will most likely be the earliest bottlenecks as motor vehicle traffic loads rise.
Without infrastructure improvements, conditions for nonmotor vehicle traffic will deteriorate as
auto traffic increases. If the businesses in Freeland are content with a “drive-in” mode of doing
business, then little needs to be changed or planned. In many respects, the “drive-in” philosophy
1s consistent with the service-based nature of most of Freeland’s enterprises. Most people come
to Freeland to obtain supplies (groceries, building materials, fuel) or services (medical, banking,
architectural), and these types of activities are efficiently performed by driving from location to

location. Freeland’s role as a utilitarian collection of commercial destinations is significant.
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' However 1f Freeland w1shes to develop more as a coheswe commumty w1th a character that _ _. S

attracts act1V1ty wathm the town cemer 1t must develop a plan that welcomes pedestnans and
cyclzsts as weli as automoblies Pubhc spaces that are safely and convemently accessible would

encourage people not only to shop in Freeland but to 1nteract and socialize with other community

members o
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| _"'APPENDIX A Transportatlon objectxves from Island County Comprehenswe Plan, o B

._ ; --Transportatlon Element, adopted September 28, 1998 (Sectlon I}I Transportat:on

- _-Planmng Goals)

- 'OBJECTIVES PRINCIPLES AND STANDARDS

o To achleve these goals Tsland County has developed the followmg transportatlon. '
_’-ob_;ectlves prmelples and standards i _ - R

“TRN Objectivel.  TRANSIT. Transn: and rldesharmg are ;mportant:'
elements of the transportatxon system. : _ s

11

1.2

1.3

1.4

Transat Servu:e

__Acnvely promote transn servxoe through County mvolvement in the_
:_planmng, location, t1m1ng, ﬁnancmg, _des1gn and technologxcal deGISIOIlS _
abouta reglonal transﬁ system by: .- '

1.1, 1 Partzmpatmg mreglonal tran51t studles

1.12 Creatmg the kind of env1ronment that w111 support and enhance
transit use through the provision of adequate access for pedestnans
and blcycles mcorporauon of _pohcles whlch promote transit use

_ system (1 e hlgher deveiopment densmes around transn centers),

.13 "Partzcxpatmg in: the pianmng, locauon and desxgn of park—and—nde
lots and other facﬂmes and services to support the regional transit
system SR

Transat Servace Extensmns. '

Encourage Transit operators to establish a process for evaluating boundary
and service extensions which includes criteria to determine the feasibility
of providing service to new areas; and evaluate alternatives to regular,
fixed route transit service (e.g., vans for occasional service, demand
responsive service, para-transit service, vanpools, ride matching, and dial-
a-ride).

Coordination with Social Service Agencies.

Encourage coordination between Transit operators and all social service
agencies in the location of transit and new social service facilities so that
social service agency clients can be served effectively by transit.

Encouraging Use of High Occupancy Vehicles (HOV’s).

Encourage greater use of HOV’s such as transit, carpools and vanpools, by
travelers in order to move people more efficiently and minimize the need

~ for additional roadway capacity.

Circulation
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15 Transportatron Demand Management (TDM) Program Development. _
Coordinate with TranSIt operators local ‘and: regronal junsdlctzons “the
RTPO, the Washington State Department of Transportation (WSDOT),
and business, development and re51dent1a1 communities to develop an
1ntegrated TDM program y :

1.6 Transrt Faclllties. o

Encourage pnvate developers and Transrt operators to mtegrate transﬁ
facilities (e.g.; transfer centers, bus pullouts, bus shelters, transit
information - centers) and pedestnan connections into res;dentlal retail,
manufactunng, commerclal oﬁ‘lce and other types of development.

1.7 Transfer Centers. _
Encourage h'ansn centers to:

a. Be iocated in mcorporated communities and activity centers
' throughout the County;

b. Be designed to minimize adverse impacts on surrounding
development;

C. Inc_iude_-safe and convenient access and facilities for pedestrians
and bicyclists;

d. Be designed and operated so as to minimize conflicts with traffic
operatlons

€. Provide a safe and secure environment for transit users and comply

with the requirements of the American Disabilities Act.

1.8 Park-and-Ride Lots.

Encourage multi-jurisdictional involvement in the development of the
regional park-and-ride lot system and encourage that such lots:

a. Are located on sites with convenient access to the arterial and
highway system;

b. Include adequate screening to provide a buffer from incompatible
land uses, but maintain views for safety;

C. Provide mitigation of negative impacts such as increased vehicular

traffic and surface water run-off;,
Provide a safe and secure environment for park-and-ride users;
e Support multi-jurisdictional financial involvement.

TRN Objective2. NONMOTORIZED TRANSPORTATION., Meet the
needs of bicyclists, pedestrians and equestrians and encourage
the development of non-motorized facilities.

2.1  Nenmotorized Planning,

Coordinate planning efforts for nonmotorized modes of travel with other
jurisdictions, local communities and specific nonmotorized travel interest

Circulation
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22

23

' .groups to develop an mtegrated a:rea-w1de plan for blcycles and other
: _‘nonmotonzed travel modes that ensures contmu;ty of routes -

Pedestrlan and Blcycle Facllltxes.

Cons1stent with adopted nonmotonzed (trail) plans reqmre developers of
subdivisions, short subdmsmns and other types of regulated development
to: prowde safe and -convenient facilities for pedesmans and -bicyclists.
Develop and adopt fac111ty demgn standards and threshold levels ‘which
reflect the needs of the local commumty

Such fa0111t1es mclude :

221 Szdewalks 1mproved shoulders ‘or- off - street traﬂs wn:hm
: developments to accommodate internal c1rculat10n and

2.2.2. Connections to ad_]acent property and transportatlon fac1l1t1es {such
as roads, trails, and transit routes) fo facilitate safe. and convenient
access 10 nearby parks, schools, businesses and residential areas,
transat routes and trails L

Facilities for Nonmotonzed Travei
Provide facilities for travel by nonmotoiized travel modes by:

23.1 Incorporatmg 1mprovements for nonmotorized fravel into
programmed. road improvement projects. The most appropriate
design for such facilities will be determined on a case by case basis
for individual road 1mprovement projects using criteria including,
but not limited to;

a. The supplemental classification designations for the
roadway for pedestrians, bicycles and equestrians;

b. The County’s adopted road design standards;
c. Adjacent land uses;

Expected level of demand for use by pedestrians, bicyclists
and/or equestrians;

Accident history (number, type and severnty);
Existing and forecast traffic volumes;
Physical conditions of the roadway corridor;
Available right-of-way;

Project costs;

Availability of funds for the improvements, including any
special funds to pay for improvements for nonmotorized
travel modes; and

k. Community support.
2.3.2 Developing an ongoing program to install improvements for
nonmotorized travel modes at locations where there are no

programmed road improvement projects. The County will
establish a program for transportation improvements for

R

St oEr @ oo
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24

2.5

2.6

. j_'_':_:'_'-:nonmotorrzed travel modes and fund it through the County s'_" e
. Annual Road and/or Capltal Faollltres Programs Requests for o

- basis and wrll compete for avallable funds Cntena to determrne:_ -
. '-:__'pnonty among requested 1rnprovements pro_rects may mclude -
a * Condition of exrstrng facrhty, S :

-b-_.':ff-_j-_"Adjacent land uses; . L D
e Expected level of demand for use by pedestnans brcyclrsts
P ___and/or eqties'trrans _ |
.d Trafﬁc volumes onthe roadway, SEE
e "'{__:'-'.Potentlal conflict between travelers usmg motonzed and. L
IR _-'nonmotonzed travel modes L _
_ f . Speed limit on tho roadway, X

L ._';Functlonal classrﬁcatron of the roadway, :

g e
oheoo Supplemental classrﬁcatron of the roadway for pedestrran |
- -bicycle and/or equestnan modos ' :

I _Connections and/or relationshrp 10 other facdmes for
L '._.."-nonmotonzed 1:rave1 and/or transrt and
joooo :Commumty support S

233 _-;Proceedrng with the’ development of a comprehenswe plan for

. nonmotorized transportatron in Island County

234 -Coordmatmg the work of the Pu’ohc Works Department and the
Parks and Recreation Department in the planmng and provision of
on.road and off road facilities' for. nonmotorized travel modes in
accordance ~ with the - pnontles established in ‘the adopted
nonmotorrzed (trarl) plan

Coord_l_r_:atl_on w_lth_ Seh_o_ols_.

Coordinate with each school district and accredited private school to
identify safe school walking routes which address pedestrian needs around
school facilities.

Low Cost Improvements for Nonmotorized Travel.

Explore opportunities to provide low cost improvements within existing
public rights-of-way to improve conditions for nonmotorized travel
modes.

Nonmotorized Travel and TDM.

Encourage the use of nonmotorized travel modes as part of the County 8
TDM program to reduce the use of motorized travel modes.
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TRN Objectlve 3 ROA])S. e T o provnde a safe and effic;ent road network and | _ I_ _
o provnde adequate moblhty for people, goods and servnces, wh:ie SRR

3.1

32

33

34

strlvmg to mamtam the rural character SR

.."'Functlonal Classaﬁcat:on.. SRR o : L
.;Classﬂy the Island County transportatxon system m accordance w1th_

federal, state, reglonal and local guidehnes based on: i
3 1 1 WSDOT’ “Guldehnes for Amendmg Urban Boundanes

__'Functlonal Clasmﬁcatwns ‘and/or. Federal Aid Systems ' except. o

L “that in the labeling of arterials, the County’s -adopted system of '
2L '_Major Secondary and Collector artenals shall be used; '

3.12 :Supplemental clasmﬁcatlons for trans1t truck, blcycle and
B -3equestnan faclhnes : :

3.1.3- Ciass:ﬁcatlon of ferry routes as part of the State highway system
3.14 The ,Federal Avxat;on Adm1mstratlon clasmﬁcatlon system for
an‘ports :

3.1.5 The demgna‘uon of “pmmtwe roads” as deﬁned by RCW (Rev1sed
B -Code of Washmgton) 36.75.300 when appropnate

Classnficatmn Updatos. _

Conduct a comprehenswe rev1ew and update of Island County’s Road
Ciasszﬁcanon every ﬁve years w1th modlﬂcatlons annuaily as appropnate

GoodsMovement. o - .

Preserve the mtegnty of 1dent1ﬁed incorporated and unincorporated
nezghborhoods and provide for a Freight and Goods Transportation (FGT),
i.e. truck routes, by

3.3.1 Identifying bypass routes to minimize truck traffic through
neighborhoods;

332 Identifying “Key FGT Roads” to serve commercial centers and
other areas attracting numerous truck trips; and

3.3.3 Designating “FGT Roads” to avoid residential neighborhoods and
transportation facilities with load restrictions.

Road Adequacy Ordinance.

Encourage local jurisdictions, the WSDOT and the community at large to
work with the County to develop a road adequacy ordinance to support the
development, improvement, and maintenance of adequate transportation
facilities throughout the County. This ordinance should establish a
regulatory threshold and define specific standards for:

a. Acceptable levels of service;
b Strategies;

c. Concurrency timelines;

d Impact mitigation; and
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'_'Aceess and Standards. s

' Ensure adequate access: to. deveiopment through a system of pubhc and : '. o
R where appropnate -private ‘roads. A range of de31gn and constructron _
-+ standards to cover ail facihtres wrll be developed 3
: "'3.-.6_:::.'._'-RoadwayDeSIgn '_ (O : G
S _.Coordlnate with. local Junschctions the Washmgton State Department of S
_ *Transportation . (WSDOT) “adjacent counties, the Federal ‘Highway
_Admxmstratlon (FHWA) and Transit to achreve consensus on 2 umform R

S - ':'e_ Deﬁnrtrons of exempt and vested developments B '.

S _'_"--set of minimum roadway desrgn standards that; -

3.7

38

A Are hnked 1o the level and type of iand development served by =

.. transportation facilities;
b_; ".:Promote compatlblhty among Junsdlct}ons m the desxgn of
o transportation facilities; = L
Comply w1th federal and state de51 gn critena
- Promote affordable housmg goals and '

e.  Protect and: enhance the County 5 rural character by enccuragmg
_ 'clustenng of . roadside - developments  requiring ' screening,
_ buffenng, :nght and sound separatlons and through aceess controi

oo

| Threshold Levels

Specrﬁc “thresho}d leve}s” 'wdl be estabhshed to detenmne whrch '
roadway design standards should apply to 1nd1v1dua1 roads based -on the
pro;ected ultimate ‘usage of the roadway (ie., daily traffic volumes and
access needs) and its relatronshrp 1o the County s overall transportatron
system.

3.7.1 Public roads 1dent1ﬁed on the County S Transportatlon Plan may
not be constructed and operated as private roads, although an
interim private road in a planned future public road corridor may
be allowed to serve single family residential development until a
route establishment study has been completed by the County.

3.7.2 Private roads that do not meet the “thres_hold level” established for
public roads will not be accepted into the county road system
unless they have been identified through the transportation
planning process as serving public through-traffic needs.

3.7.3 Street names and addresses for new private roads will conform to
the Island County street naming system.

Standards for Different Travel Modes.

Incorporate the special design parameters required for transit, FGT,
bicycle, pedestrian and equestrian use into the Island County roadway
design standards.
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3.10

3.11

' Arteriai Standards Updates, E ._ _

Rev1ew Island County poileles sta.ndards and practlces related to. access
control and spacing ‘of major, seconda;ry and collector arterials to ‘see if
they are. adequately guldmg the development of the County s road system
in rapidly growing areas of the County Where probierns are identified,
these.. pohc1es standards ‘and practlces may be tevised to support the
prov1sxon of an efﬁment and cost effeetwe road system for the future

Access Contro]

Encourage the consohdatlon of access to state hzghways and ma_}or and
secondaxy arterials in’ order ‘to: complement the - highway - and arterial
system, reduce interference with traffic flow on the arterials, discourage
through wraffic on -local access streets or private access/eirculatlon
roadways and protect the rurai character, atmosphere and vistas along the

County’s artenals and state soenic h1ghways To achieve thlS the County

3.10.1 Encourages and may “assist, ‘land owners to work together to
prepare. comprehensive access - plans - that emphasize efficient
internal circulation and dlscourage multiple access points to major
roadways from developing areas along highways, and major and
secondary arterials;

3.10.2 Where access options exist, access to private developments from
local access streets is encouraged over access from arterials;

3.10.3 Encourages consolidation of access in developing commercial and
high -density residential areas through shared use driveways,
frontage roads, and local access streets which intersect arterials at
moderate to long spacing;

Speed Limits.

Speed limits on State Highways and county arterials will be set as a means
to encourage safe and efficient use of the roadway system in accordance
with the criteria established in the Transportation Plan. Speed limits on
the arterial system will only be reduced below these values when an
engineering and traffic investigation supports such a reduction.

TRN Objective 4. OTHER MOTORIZED TRANSPORTATION. Coordinate

4.1

42

other transportation facilities and service plans with the Island
County Transportation Plan.
Airports.
Participate in regional airport planning to ensure that County needs are
met and that County concerns are addressed.
Preservation and Enhancement of Airport Rescurces.
Support the preservation and enhancement of air navigation resources and

facilities in the County by:
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a Consuienng iand use laws that would promote compatiblhty wnh .' o

43

4.4

S suxroundmg land uses; and |

-b. R Supportmg the development and mamtenance of adequate

: -_-_roadways to move people and goods to and from alrports L

-Methods to Ensure Compatlblhty

Suppoxt the use. of ‘the’ followmg methods to prov1de compatlbthty
between air facﬂmes and surroundmg land uses by: . -

a. _Pubhc educat;on regardmg alrpozt locatlons | usage plans and .
5 potential impacts '

A coordmated rev1ew process for proposed land deve]opments and |

c. Clear. 1dent1ﬁoauon avallable to the pubhe of all alrports pnvate
‘landing “strips, and nmse nnpacted areas on county maps and
-.records ' : : :

Fernes '

" Commit to mtegrated and coordmated transportation semce for the pubhc

throughout the region and: supports further regional discussion of high
occupancy vessel concepts. - “Passenger only ferries would offer improved
water connections between cities around ‘the Puget Sound area. Toward
this end, Island County in cooperatlon and coordination with the RTPO
Snohomish County J efferson County, and Port Dlstncts

a. -Encourages the. Puget Sound- 'Reglonai Councﬂ (PSRC) to work
with ‘the - state and - local = jurisdictions . and. agencies on the
development of an around-Puget Sound mass transportatlon policy
and an action plan for 1mproved passenger—only ferry service; and

b. Should - initiate feasibility studies of additional access for

waterborne transportation between Whidbey and Camano Islands
and other mainland destinations.

TRN Objective 5. IMPLEMENTATION STRATEGIES AND ACTIONS.

5.1

52

Outline the strategies and actions necessary to finance and
implement the transportation improvements planned to meet
the County’s transportation needs.

Adequate Facilities for All Modes.

Encourage adequate transportation facilities for all transportation modes,
including trucks and passenger vehicles, transit, air and ferry service, and
nonmotorized modes of travel.

Agency Coordination.

Actively coordinate the planning, construction, and operation of
transportation facilities and programs to support and complement the
planning functions of adjacent counties, local jurisdictions, the Skagit-
Island RTPO, the WSDOT, Transit operators, and other public and private
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_._:-;"enutles responsfole for transportatton facﬂmes and serv1ces that may::.jf'.
. affect Island County This coordination is- facﬂltated by i
x :_.':'---a."-_ o 'Encouragmg elected ofﬁczais to partac;pate in’ the PSRC: '

54

5.5

5.6

-'Rev;ew and Comment. :

.Multlmodal Coordmatmn ; : s :
_Coordmate piannmg and oporation of zts transportatxon facﬂltles and

_-subregxonal councﬂ and other PSRC comnuttees and activities,

b Workmg mth other _]unsdlctrons 10 plan seek fundlng for and_. o
EETRR iunplement multt-junsdiotlonal transportahon projects necessary to_ A

- address shared transportation needs; and -

E _'c,"_"_-'-'Fonnulatmg transportatlon demsmns that are con51stent wzth'.' .

- current plan. documents of - mcorporated and unmcorporated areas_
R .Z_:of Isiand County, a_.nd ]urlsdlctlons adj acent to Island County

:_Rev1ew anci comment on the’ transportatlon plans Cap1ta1 Improvement_ L
. 'Programs and Transportatlon Improvements Programs of local, regional,
.. and state agen01es mvolved in the provision of transportatlon facilities and
_--.'.'semces to  improve - the coordmatlon of 1nd1v1dua1 transportatxon_ '
_1mprovement prOJects I - '

programs to optxrmze multimodal transportatlon programs, transportatlon

service connectlons and transfer at des1gnated transfer. pomts including
existing - and future tran51t centers and ferry tennmals : The Co_unty :

enoourages

a. .-Transﬁ operators to rewew optlons for accommodatmg cyohsts
'mcludmg bike racks on buses, -and bike racks at. ma_]or trans1t
‘facilities and bus stops '

b. Integratlon of nonmotorized modes of travel into the roadway
system where appropriate; and
c. Integratmn of nonmotonzed modes of travel into the countywide

and reglonal off road trail system.

Utilities.

Coordinate the location of major utility and transportation corridors and
the construction of roadway and utility improvement projects with utility
companies/providers. Coordination is necessary to minimize right-of-way
disruptions caused by utility construction, minimize costs, maintain
pavement integrity, and enhance roadside safety.

Identifying Right-of-Way Needs.

Use the transportation planning process to identify transportation system
needs throughout the county in order to:

a. Provide adequate transportation facilities and services to meet
current and future travel needs; and
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transportauon faelht::es are needed

7 -:”.-.'_Preservmg and Acqmrmg nghts-of-Way Sl i.'.i' -

: '-'Methods to preserve and acqulre nght-of—way mclude but are not hmlted_.
A _-;Requmng dedlcatlon of __nght-of-way as a condmon for e

'_-jl":_'_de"elopment approval i
b Requestmg donauons of nght-of—way to the County

o c 'Determmmg the' allowable development dens1ty of & glven':;’-

5.8

5.9

5.10

- property, based on the total property - size’ (meludmg the
e .'donated/dedwated nght-of—way portion), s0. that developers whoj BRI

N 5 donate/dedtcate Ti ghts- f-way are not penahzed

N d N Z'Purchasmg nghts-oﬁway/pubhc easements by the County and

' e 4 'Purchasmg development nghts from property owners :

vegetatlon landscaplng matenals or. other obstructlon m order to

a. E Provide safety for motonsts pedestnans blcychsts or. other users'
- of the public roads _ _ S

b. "'iPreserve the mtegnty of County roads dramage systems and other g |

' pubhcly provzded and maintained facilities; and

c. ,Protect access: for all travelers usmg motonzed and nonmotonzed :
_travel modes -

Protectnon Methods.
Use the foliomng methods to protect rights- of—way from encroachment:

a. Estabhsh _ minimum - setback reqmrements for  property
zmprovements to .preserve ‘sufficient right-of-way to allow for
expansion of roadways or provision of frontage roads to serve
future transportation needs;

b. Develop specific guidelines regarding the installation and
maintenance of any landscaping in or extending into the public
right-of-way; and

C. Develop a public information program to inform property owners
about the County’s policies regarding private use of right-of-way,
the priority of public use over private use, including specific
information covering aceeptabie practices and maintenance
requirements.

Compatibility With Adjacent Land Uses.

Ensure planned transportation system improvements are compatible with

adjacent permitted land uses and minimize potential conflicts through
guidelines to:
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b Route any new major and secondary artenals around rather than R
" through, neighborhoods and communmes 50 as to mlnnmze trafﬁc'._ S I

d -__'}Prov1de facﬂltlcs for _blcychsts and': pedestnans to access pubhc .

S .“Aﬂow land use changes (such 'as 'rnaster pianned resorts,  rezones, i
_ ._:-.sudeVlSIODS and sxte plans ) only when these changes are accompamed by.; G

e ethods to. control access to major'artenals from_
j-_:adjacent deveiopments : : Aot :

mpacts on resuiential nei ghborhoods

- secondary arterials; and -

o development Tsland County will estabhsh 1threshold levels for thls pohcy” T
5o that minor land use proposals will not be. unfalrly d1sadvantaged L
.-Implcmentatzon of this policy will be tied to impact mitigation planning -
that seeks to. falriy allocate the costs'. of. transportatlon 1mprovements e

e .-'_among and between the County and all affected parties

5,12

_Envnronmental Protectlon and Conservatlon _ B
:.anuze negatxve env1ronmental nnpacts created by County .

o txansportatlon facﬂmes and activities by

5.13

a.. _'Appropnately de51gmng, constructmg, operatlng, and mamtammg -
_transportation facilities - to rmmmzze degradatlon of emstmg _
~ environmental: condltions

b. When possxble allgmng and locatmg u'ansportatlon facﬂmes away
from ‘environmentally - sensitive = areas o preclude - direct
environmental - degradatlon caused by -a facility and indirect
env1ronmenta1 degradatlon created by development around

facllmes
C. Mltlgatlng unavo1dablc env1ronmenta1 nnpacts
d. Soliciting and incorporating the concerns and comments of

interested parties regarding environmental issues into the planning,
de51gn construction, operation, and maintenance of the county
transportation system and

e. Using - mtegrated vegetation management practices, where
practlcabke usmg native vegetatxve spcc1es

Respons1bxllty for Transportatlon Network. .

Provide and mamtam a basic network of transportation facilities and
services. The County seeks to equitably distribute costs and benefits
among all modes of travel (to encourage the growth of a balanced,
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.':CostEffectlveSolutlons._" o oA
©7" Keep. the costs. of - providing. and mamtammg adequate transportat}on S

 multimodal transportauOn system), and to allocate resources. falﬂy aﬂd .
'-'_.;'_""_'.GQultably t0 all areas of the. County e : .

facilities ‘as low as p0531b1e by emphas:zmg the ‘most cost effective

| _'3soluttons 10 meet. transportatton needs. and by equltably dxstnbutmg the 'j: e B
. costs for prov1d1ng the 1mprovements in, proportxon to the benef' ts
'-'-'_':_'recelved 2 : . i S S

5.17

_:Fundmg Strategles i 3
__-:'-_.'Prov1de greater ﬂembxlity and =

Sources of Funds. e :

a.* Changes in state law to allow greater ﬁemblhty in use of ex1stmg |
- funding sources, such as. levy shxﬁ:mg, utlhty franchlse fees and_ -
iocal optlon ﬂnancmg mechamsrns : :

b. : -Promotmg a more. eqmtable dlstnbuuon of state hlghway funds to: .

finance needed capac1ty and safety 1mprovements o “State - '

hlghways and hlghway mtersecttons within Island County;

C. Ellmmatmg the: use. of ‘the ‘Island County Road Levy for non-
transportation - uses, and restnctmg its ‘use. to right-of-way
acquisition . ‘and : the - design, -construction, operation and
maintenance of transportation facﬂmes o

d. Enoouragmg -~ public/private partnerships for  financing
transportation pro;eots which remedy existing problems, or which
foster ¢ economic growth in Island County;

e. Sharing costs with other jurisdictions for needed improvements
that solve shared transportation problems;
f Sharmg costs with private developers who want to accelerate

construction of partlcular transportation 1mprovements or for
additional transportation . facilities and services needed to serve
new developments, in proportion to the impacts and needs
generated by individual projects; and

g Seek federal fundlng for transportation projects that support the
military facilities, including federal mitigation funds.

Impact Mitigation.
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: eq 'ull}’ in t:ranspﬂrtatlon TEVENUES . and‘-
R _-_'expendztures in-Island County s ‘overall fundmg strategy, and 10 Iook--_- S
- ~.beyond 1mmed1ate ‘needs 10 long term - strategies to secure: ‘adequate - ¢
_ 'i-'_'ﬁnancmg Island County strives for maximum’ leverage of. County funds
o ;by pursuing non-County fundmg sources for transportatton pro_;ects and el
”'a._-_'-_-}_iusmgCounty ftmdsforlocalmatctnngﬁmds A0 e T S N

o Work to secure adequate long term fundlng sources for transportatlon_' o
through avanety of methods 1nclud1ng -



| ".:{-Recogmze that the mltlgatlon of development nnpaets s’ the shared:'f'-- |
o "responmbrhty of the public and private sectors.. The County requires that
. developers of land contnbute their fair share towards transportatron; e

g -'.'-_jrmprovements necess1tated by thelr'-_deveiopment(s) Impaot mltrgat:on": :

5 --._._efforts may include: -

A Taking the lead in formmg a. .group of ooncerned crtrzens pohcy o

5.18

5.19

5.20

5.21

level officials. frorn affected ]urisdlotions developers and other. o

- interested parties to deveiop a transportation impact fee program;

b _' _"‘f-‘_Requrrmg that developers assist the county and other Jurrsdrctrons'

©in the. prov1sron of additlonal transportatron facrhtles and services

o "‘:ineeded 10 serve new developments in proportron to the 1mpacts and o
“needs generatedby thelr pro;ects and R

c. .";-Ailowmg developers 10 -use. lower rates in. estxmatmg trafﬁc

- impacts if a development 'S access to transit or ‘construction of
“transit 1mprovements can: ‘oe shown to result in Iower trafﬁc :
generatlon rates ' SRR L R -

Pro;ect I’rogrammmg

'Incorporate TIsland County s pnonty process rnto specrﬁc planmng and

1mplementat10n documents

_'Updatmg Pnorrtles. S R _
Conduct a. comprehenswe evaluatlon and assessment of transportanon

pnontles every six years.' ‘Updates. are. prepared annually and incorporated '.
into the Capital Improvement Program, the Annual Road Program the Six
Year Road Program and the County budget . _

Maxr_r_n_rze _t__h_e _use _of _Cou_nty resources and those from other sources
through a sufficiently flexible priority process. In order to enhance the
County’s likelihood of receiving outside funds for transportation purposes,
the priority process incorporates the criteria used by agencies or
departments that may provide significant funds to Island County, such as
the Transportation Improvement Board.

Improvement Priorities.
Prioritize transportation improvements based on the following criteria:

3 FIRST: To eliminate safety deficiencies within the existing

transportation network;

b. SECOND: To maintain or upgrade existing transportation facilities
to serve existing residents and businesses at acceptable levels of
service; and

C. THIRD: To upgrade existing or build new transportation facilities
to encourage and support growth and economic development
consistent with adopted County land use plans; and
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523

-_Adequate maintenance of the ex1stmg transportatlon:_ syste 1.t
. prevent. deterioration of cap1tal facxhtxes and to avm 'the need for.--_- o
* . major reconstruction: ofroads; s e
e .':Repair/replacement of bndges roadways and other capital'.'-'- o

through low cost 1mprovoments

_ “facilities which are near or past the end of their useful hves or that_.g-_' S

RER .:.may become structurally unsound m the near ﬁJtu:re s

= :_-_Widenmg of --emsting roadways to allev:ate emstmg Capacny L
~ poblemsand e
ey :_j-_Construotlon of new roadways to complete the roadway network
S -_.-_-'-_t° accommodate expected growth in travel demand, and 1o S“Pport- S

5 :adopted economxc development and diver51ﬁcat1on plans '

'Rankmgl?ro;ects._ L _

Use -a -consistent process to determme cap1tal prOJect pnontles that
1ncludes the followmg steps :

5231

5.23.2

Idenuﬁcatlon and evaluatlon of the transportatlon 1mprovements

.needed to address 1dent1ﬁed problems

Development of - specific transportatlon 1mprovement
recommendattons whlch rank _ individual projects using the
followmg set of cnterla in order of pnonty

a. Safety/Seventy of i injuries associated with Motor Vehicle
Acmdents (MVAs)

Transportatton system completeness
Econonnc fea51b1hty
Capacaty/congestion
Cost effectiveness

Encouragement of alternatives to Single Occupancy
Vehicles

g Number of people benefited by the proposed improvement

Mmoo opo o
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L 5 23 4 Implementatlon of recommendatlons based on a schedule and _'_f_:': e

o524

525

_g.::Mamtenance Standards

o ._-:'.Mamtam the. County s transportatron systern at a level commensurate wrth [
the orrgrnal desrgn standards used in constructmg the facrhtles Sk T T

© . sources in order to ieverage County resources
1 . -';":'-Envuonmental conmderatmns ' A
" j.  Consideration of special needs e
ke E.:_":'_.'-:_;Commumty support/opposrtron to proposed lmprovcment
o

N _Economrc development con51deratrons

ﬁnancmg strategy

'__'Enforceable Mamtenance Agreements. G L
L 'Reqmre the establrshment ‘of maintenance. agreements for alI new prrvate .

L - roads: whrch can be enforced through c1v11 court actton Island County g |
: does not Inarntarn prlvate roads "

526 i | | |
I '--Encourage transportatron service provrders to coordlnate WIth the County S

o “develop a “rider. mformatron package” with: respect ‘to. common - -
' "passenger transportatlon This information package may. mclude rnaps

5.27

'erer Informatron Package. o

routes, schedules and. pubhc mformatmn telephone nurnbers for passenger .
rail service, local ' transit ‘agencies, -air - - carriers, pnvate ground :
transportatlon prcvrders and state fen*y servrces ' L : o

Speclal Needs Transportatren.._'_ .

Support the mobrhty of. persons Who are elderly and all persons with
disabilities. . by -maximizing transportatron system . accessibility,
affordablhty, and expanded service capacity through

a. Design standards that reflect the infrastructure needs of persons
who are elderly and all persons with dasabrhtres

b. Identrfymg and improving existing transportation facilities and
services that are not accessible or -usable by persons who are
eIderly or by persons wrth dlsablhties

C. Encouragmg greater. coordmatron of public and private
transportation operators to accommodate the special needs of
persons who are elderly and all persons wrth drsabﬂrtres

To incorporate these goals, objectrves prmcrples and standards in their continuing
planning efforts, the Board of Istand County Commissioners approved a set of county-
wide planning policies on June 22, 1992, The adopted policies for county-wide
transportation facilities and strategies of the County and the Municipalities are that:
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3 .'Inciusron of proposed-rmprovement ina multrgunsdrcttonal_ B S



e _.1::';the .Transpoxtatlon ':Eiement'of the Island County-f-Comprohenswe Pianf.'j'_?"-.- g

.- should include Urban Growth. Area (UGA) elements to assure. co,nsxstency:__-__' i s
.- among planmng _;unsdlotxons All transportatlon planning, including that =
. offederal and state agencies, as well as port districts, should be jointlyand - = =
T ';._.cooperatlveiy deveioped, adopted and 1mp1emented through eoordmated_"_-_ S

S ..: f;planmng,

2 '3__:_'_}3_the County and Mun101pa11t1es wﬂl remam actlveiy mvolved in multlscounty::j : L

e --:reglonal transportauonplanmng, '

3, 'the County and Mumcxpahtles 'wﬂl 'cooperate in the analysus of and response B S
SRR to. -any. major reg10na1 1ndustna1 reta;l/commercxai Tecreation - or resadentlal". L
.*_'-_;:_development proposals that may 1rnpact the transportatlon systems m Is]and EER

: :':_. '_.County, SN

._-. .' :ﬁ -'E_f"the capacxty of the roadway system must be planned bmlt and managed tOf o
"~ 'meet planned ‘land use: densities in  UGAs, ‘and the development of

- .- transportation modes offenng aitematlves to the automobﬂe such as transn__ﬁ_:‘_ [
and. telecommumcattons and : : i

500 ."-_tho planned transportatlon system should be Implemented ina coordlnated_ '

o fand cost*eﬁeetwe manner utlhzmg a fair and sufﬁczent method of fundmg
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Use

o | Acres

% of 'I‘otal

Subtotals o

_j_ and ’I‘otalsf.'} :
i (acres)

e .Total area avallabie for commercml use mthm the study

| area (does not mclude pubhc nghts—of—way or “’I‘he
-:Bog”) SR R e i

1000 .

8400 N

I 'I’SE power substatlon

6 780

| ‘Parking lots and przvate roads

..._-;:240 -

R iPropane lots, storage lots. excess pavement SR

v '-'Green space 51de lots pedestnan space S

-11, 10

.:“_124 - S

unused portmns of lots)

— :. 679 :_

| Total area in deveioped Iots

S R

'1'55.4' o

46,54

| housing project) -

| Projects awaiting pemmts (Frontler Industncs semor o 1650 |

200

1650

: 'Vacant lots (no outstandmg development permlts)

2096

ey

2096

: 'Ratlo of area of bullt space to total area of parkmg lots o]

o 'dramﬁelds and green space = 17 93% o

Number of prlvate parkmg spaces

public 1232

employee 60

total 1 292
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B '_ '_ Busmess Core, west penphery, and east penphery of Freeland Survey couducted m July, |

'-:' '-'-iiég'iiiﬁl

: -_-_Core

Core o -_ o

Busmess/Bulldmg
‘Name

! "_:i_':.'Payiess Compiex
o Washmgton Mutual

) 'Core; R
Core
Core -
Core .. .
Core
Core . -
Core
Core -
Core

Core .
Core

Core
Core
Core
Core
Core
Core
Core
Core
Core
Core
Core
Core
Core
Core

- Core

Core
Core

Core
Core

Core

- '-'Post Ofﬁce
" Cenex

. - Harbor Center
. Sfoglia’s

Harbor Inn

. Mutiny Bay Bulldmg

- Freeland Center Bldg. 1
~Freeland Center Bldg. 2
_ Freeland Center Bldg 3
~ Freeland Café
A-1Glass & Pac1ﬁc Pnde Oil

Home De51gn & Fiower

- Shop : o

~.John L. Scott Real Estate

Foursquare GospeI
Church -

Wescott Floor
Fronuer Lumber Yard
US Bank
InterWest Bank
Whidbey Island Bank
Land Title Co.
Windermere Building
Istand Title

Bowling Alley
Scotty’s Bldg. 2
Scotty’s

Street

W B

Building Source/Farmor School

Interstate Label

Peak Manufacturing
Island Escrow
McQueen’s 76
Freeland Professional
Center

Island Accounting
Useless Bay Animal
Clinic

Halligan Dental Clinic

':-'Pu'biic; -
334
26._. -
___'__1_5
30

4

24
23
14

40

1
19

6
23

]

6

g
12
12
20
20

7

44
18
17
5
9
17
18
4
13

28 | R

11

Employee Unmarked*
: (d:rt,gravel)

umber ef parkmg spaces by type and by busmess or bunl__ ng for the.' .

Total

362
26

20

30

17

12
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24

31

19
40

1

e

23

9
18
21
24

23

19
47
22
17
5
9
17
29
14
13




West B & W Pump 9

West . Precision Marine & Saw 6

East Periphery 0 71

. Core - Drlangards . .28 S 28
. EBast _'-_-.-'_;Teddy sRestaurant R SRR 57 S sy

Employee Unmarked* .
i (dlrt,gravel)

East [ ':}Freeland Professmnal Center _':'.ﬁ . under .- ) ';:" - .' 0
: AR R ':'.."-"-_-construction R e e e i

o West :-:Island Athletlc Club B : _'- R 85 = s 0 : S 5'.":_35'
 West '.'.j'-Tnmty Lutheran Church S as0 g0

West . Gay 90 s/Flsh & cmp | 29 | 29

Periphery ~ Bar | |
West .. TaraVillage = 23 21 8 52

Subtotals Core 40 1116 55 47 1258

0 0 71

West Periphe 0 332 21 10 363
Ty

Totals 40 151

A greater number of parking spaces would be available in

layout with identifiable parking lines were used.

9 76 57 1692

this category if an organized
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This paper issubmitted for inclusion on our web sight, for use at the
Freeland Library, and for use at the open house on January 25. The
typing was done using word 5.1 Dec. 29, 2000

01/01/01

History: Work on this paper was begun in July, 2000. Since that time
it hasbeen revised over a dozen times. It does not represent any
existing ordinances. It isa discussion and recommendations. The
Freeland Sub Area Planning Committee has yet to officially accept the
paper asan appendix to the Freeland Comprehensive Plan. Once a
plan and associated development regulations are adopted by the
committeethey are still subject toreview and revision by the lsland
County Planning Commission and, ultimately to amendment and
adoption by the Board of Island County Commissioners

Summary of Highway 525 Corridor Paper

The issue paper deals only with that section of Highway 525 through Freeland between
Double Bluff Road and Mutiny Bay Road. It concerns the highway and what can be
seen from the highway. The corridor has been classified as a "Scenic corridor™ by the
state. To maintain this classification and the eligibility for enhancement funds that go
with it, we must maintain and promote the sylvan and bucolic character of the corridor.
The scenic designation is a valuable asset for Freeland. It enhances Freeland's attraction
to local and visiting shoppers, tourism, and residents. Effective guidelines ( codes ) that
prevent erosion of this asset will control loss of costly or irreplaceable features.

A statement of the (| ) issues and some (|1 ) background appear on pages one and two.
(I11) Issue discussions and Findings occur on pages 4 through 8. The bulk of the
paper contains ( 1V ) Recommendations, from page 7 to page 29.

V. Recommendations
A. Setbacks, Vegetation and Landscaping are found on pages 8 and 9.
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39

41
42
43
44
45
46
47

B. Signs and the lighting of signs is found on pages 9 through 12.
C. Bike and walking path, D. Trash and junk, E. Highway safety, and F. Entrance to
Freeland are all found on pages 12 and 14.

G. Recommended development standards, tree retention and landscaping are found
on
pages 14 through 29.

1. Purpose page 16
2. Application page 17
3. Land use grouping page 17
4. Landscaping - types and description page 17
5. Landscaping - surface parking areas page 18
6. Landscaping - adjacent to public trails page 19
7. Landscaping - adjacent to highway rights-of-way page 19
8. Landscaping - utility corridors page 19
9. Landscaping - general requirements page 20

10. Landscaping - alternative options page 21

11. Landscaping- installation page 22

12 Tree preservation requirements page 22

13. Tree preservation plan page 25

14. Incentives for tree preservation page 25

15. Tree protection page 26

16. Tree replacement page 27

17. Maintenance page 29

18. Bonds/security page 29

19. Penalties page 29

Appendix A contains an inventory of highway signs between Double Bluff and Mutiny
Bay Roads.

|SSUE PAPER
HIGHWAY CORRIDOR, IN THE FREELAND UGMA

|. ISSUES

A. Are there any benefits that accrue to us because the State has designated
Highway 525 a "Scenic Corridor"?

B. Do our zoning requirements along the highway corridor result in maintaining a
rural character?  Are existing trees, wetlands, and open spaces protected? Are
there appropriate required setbacks, vegetation, and landscaping for existing and
newly developed sites? What kind of landscaping do we want? The manicured
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lawn with a few trees or the more natural look. Are there regulations in place for
enforcement and penalties for violations?

C. Are the existing sign regulations being met? Are they adequate? How should
they be enforced?

D. Are there walkways and bike trails which are safe? Does their appearance
invite people to use them? Is public transportation well marked? Are waiting areas
provided?

E. Do we have regulations in place which require the removal of trash and junk
from the corridor in a timely manner?

F. What steps could be taken to increase the safety of drivers,
pedestrians, and bicyclists along the corridor?

G. Is the current width of the corridor right-of-way adequate for future growth?

H. Do the entrances to Freeland from Highway 525 invite motorists to enter
Freeland?

II. BACKGROUND

This Issue Paper deals with the stretch of Highway 525 between Double Bluff Road in
the south and Mutiny Bay Road in the north, the area known as the Freeland UGA.
The Freeland Planning Area (known as the Non-Municipal Urban Growth Area or
NMUGA) is slightly smaller, extending north only as far as Bush Point Road.)

The Highway has been designated a "scenic corridor” by the State. This makes us
eligible for enhancement funds. This eligibility will be lost if we loose our scenic
designation.

The highway corridor was examined both physically and from maps, with the goal of
improving the appearance without sacrificing safety or compromising legitimate
business or informational interests. Also examined were requirements to incorporate a
bike trail and walking path along the highway. Photographs were taken to identify
certain features.

The three University of Washington studies referenced below, suggest attention be
given to the three entrances to Freeland. These entrances should be inviting and in
keeping with the rural character of Freeland.

Much has been written about the desirability of locating the power lines underground
and it seems that cost is the over-riding issue. If any portion of the highway is to be
widened, perhaps some cooperative effort between Puget Sound Energy and the state
could bring the cost down to the affordable range, resulting in some power lines being
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eliminated from the corridor view and increasing the reliability of electric power. The
reliability of electric power is particularly important in Freeland since natural gas is
not available.

The present highway corridor incorporates a 50 foot utility right-of-way on either side
from the centerline. This may not be sufficient for future expansion of utility
companies, and is at risk in the future. for this reason some landscaping should be
encouraged on private property adjacent to the State ROW as a backup.. Thus
landscaping should be on private property as part of any development.

References:

In August, 1991, a draft of the "Maker Study" findings was published. This booklet
describes the Freeland area at that time, listing concerns and priorities of the
community, desired improvements, zoning changes and development standards to
maintain the rural character. Much of the information is still current for our effort in
2000. It is interesting that the item the community felt most strongly about in 1991
was the protection of the natural areas and resources. In the interim, some of the
natural resources have been eliminated (note the recent lot clearing and tree removal
between Scott Rd and highway 525),a result of the zoning changes and standards not
being enacted and/or enforced. This shows how important it is for us to arrive at some
consensus which can result in enforceable standards and regulations to achieve our
desired goals. Three studies of Freeland from the Department of Landscape and
Architecture at the University of Washington were studied: "Conceptual Visual
Improvements for Freeland Washington", "Freeland the Treasure of South Whidbey",
and "Freeland Visual Improvement Plan”. These studies basically support the
"Makers" study;

A meeting was held with two men from DOT. One of them is Jerry Schutz, Transport
Planning manager from the Northwest region. Highway 525 is designated a scenic
highway by the state. This makes us eligible for special funding for enhancing the
scenic highway. We can loose the scenic designation if the corridor does not maintain
it's sylvan character. The state will perform a sign inventory. They do not allow signs in
the ROW and regulate some signs outside the ROW.

A planner from Woodinville was consulted regarding that city's recent planning
experience and an updated version, November 1999, of it's zoning code was obtained to
complement the 1988 version we had been using; In the old version they spoke of
"significant trees"”, defined as having a diameter of eight inches or more, and their
retention. In the new version they do not speak of significant trees but give a "credit"
for each tree based on it's diameter. Minimum tree-credits are required in the build able
area of each site. If there are no trees they must be put in to achieve the required tree
credits.

[11. 1SSUE DISCUSSION, FINDINGS
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A. SETBACKS, VEGETATION, AND LANDSCAPING. The land alongside
the highway was found to have a variety of uses: undeveloped space, both forested
and open fields, a few permanent residences, as well as commercial and business
properties. Existing undeveloped property is zoned for either residential or
commercial development and many parcels will undoubtedly be developed in the
future. (See photos dated 7/21/00 attached).

1. Forested lands. Some forest land remains. What does exist is separated
from the highway by a buffer of smaller plants. The forests and buffers are
plants which are native to the area and efforts should be made to see that at least
some of them remain.

Where forests still exist, new development should be required to maintain a
buffer of trees and natural vegetation along the highway. Such a buffer will not
only help to protect the scenic qualities of the highway, but also reduce the
impacts of noise and fumes on residents. Trees and other vegetation take in
carbon dioxide produced by vehicles and produce oxygen. See Sketch A

2. Open fields. There are several open fields which provide wonderful vistas.
These views should be protected

3. Established Commercial Businesses. (See Sketch.) The Texaco complex
is a long established business, with good access to the highway. It is easily
seen from the highway due to the lack of screening. Certain improvements
could be made to the area alongside the highway that will not impede traffic or
visibility, and will greatly improve the scenic beauty in the area. These are
listed under Recommendations. DOT has indicated that it is safer to have few,
rather than many, access points onto the highway.

Whidbey Island Bank, Windermere Real Estate, and the Island Athletic Club
are examples of new business fronting the highway. Some degree of
landscaping has been planted around each of them. The entrance to the Island
Athletic Club is actually below the level of the highway which helps shield part
of the building from view. A berm has been created and planted with native
plants. These help hide the parking area but allow the Club itself to be easily
seen from the highway.

4. Landscaping Requirements. Because landscaping is such an integral and
vital part of the corridor design, it was felt necessary to incorporate design
standards for developing new plantings or retaining existing plantings where
already present. These standards appear in the section on Recommendations.
They were adapted from the City of Woodinville, Zoning Code, Chapter 21.16.

B. SSGNSALONG THE HIGHWAY. Signs along a highway are one of the
more visible images one sees when driving. Some of the biggest indicators that
changes the identity of a community in addition to loss of vegetation and lighting
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signs! The reduction in the size, height, and number of signs should be studied in
order to improve the appearance of the scenic highway without sacrificing the
benefit the signs provide.

If all new developments are subject to the same regulations they are not competing .
Realistically, how much of the business in Freeland is regular customers who know
where they are going? Yes. there is traffic passing by, but, except for gas stations in
Freeland, we do not have national or even regional companies That would catch the
tourists eye. So the name of a company is not as important as an indication of the
type of service that is available.

Signs along Highway 525 have been identified and counted, and their approximate
position noted with respect either to Double Bluff Road (when going north) or to
Mutiny Bay Road (when going south). Temporary signs such as road work signs
have not been included. Signs such as real estate for sale signs have been included
in the count because they tend to be in place for an extended period. The red "Call
Before You Dig" signs have not been included although they are numerous, they
are small and serve a vital function.

Signs at the commercial complex between Fish Road to the south and Woodard to the
north were lumped together with the rest of the corridor for the count, but need to be
addressed individually. This complex includes approximately 30 signs, on and off the
buildings, for ten business establishments. The present sign ordinance allows one
hundred (100) square feet of signage per business. (17.03.180.R1h. "Total signage
shall not exceed one-hundred (100) square feet in area per business and of that amount,
freestanding signs shall not exceed forty (40) square feet in area per side. Signs in
windows such as logos, iOpent, iBeeri, etc. do not count toward the allowed sign
area.") This existing ordinance is not suitable for the scenic corridor through Freeland
Some simple math shows that under the present ordinance, and number of businesses at
the complex, Signage of one thousand (1000) square feet plus window signs would be
legal. If the so called "Exxon" complex is approved that will add to those signs since
that complex would have some frontage on State Highway 525 and contain several
businesses

Approximately 149 signs were identified between Double Bluff Road to the south
and Mutiny Bay Road to the north, that were either on the highway or were meant
to be read from the highway. This portion of road is only 3.6 miles long, which
averages out at an incredible 41 signs per mile, a very visible image for Freeland.
Signs have not been classified as to jurisdiction. If changes are to be incorporated,
the various authorities will have to be contacted. See Appendix A for a complete
list of signs, their size and approximate location.

There are precedents for regulating political signs and real estate signs with regard
to size, location and time. Cities, counties, and states do so. In section IV.B,
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regulations will be promulgated which make some of the existing signs non
conforming. These signs will be grandfathered as legal non conforming signs.

An area of landscaping at the foot of a sign should be required based on the area of
the sign.

C. BIKE AND WALKING PATH. The highway was evaluated to determine if it
is feasible to create a bike and walking path alongside the roadway. Also
considered was the need for additional pedestrian crosswalks and how to provide
for public transportation stops and waiting areas. With the number of residents
predicted to increase in Freeland, safe pedestrian movement along the corridor is
important to consider. There are many cyclists on Whidbey Island, and many more
come for the pleasure of cycling around the Island. There is a bike club which
meets weekly, and it appears to be not only a healthy sport but will increasingly
become a means of transportation.

DOT has indicated to us that it is very careful where it puts crosswalks. The
presence of crosswalks in areas of low pedestrian traffic tends to make automobile
traffic ignore the crosswalks while the presence of crosswalks give pedestrians a
false sense of security. Ideally crosswalks should be at traffic lights.

D. TRASH AND JUNK. A scenic corridor is difficult to achieve when drivers
can see trash lying along the highway. Although our population is relatively sparse,
our landscape unfortunately includes many discarded objects. Much of it is trash
thrown from car windows, some so old it is buried in weeds. But there are also
large objects such as cars and trucks which have been allowed to rust into the
landscape. Apart from the negative image conveyed by these discards, the
possibility exists that pollutants, such as fuel oil or chemicals, may leach into the
ground water systems if this refuse remains in place.

1. Trash. Thanks to the Ladies of the Beach and the Kiwanis who have picked
up, removed and properly disposed of much trash.

2. Junk. Several areas exist where previous owners have abandoned their
property, leaving large items to rust. One example is the old fuel depot just
south of Landshapers. This property contains an abandoned fuel truck, an old
pickup truck, the bed of a truck, two tall oil storage tanks, and the remains of
what appears to be a sand and gravel separator. Another example is the general
litter located in the front yards of some residences alongside the highway, which
presents an eyesore to passing motorists.

E. HHIGHWAY SAFETY. This section examines speed signs, lighting,
reflectors, pavement striping, highway access and obstructions. The highway was
evaluated at night to determine whether there are adequate safety precautions for
motorists.
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Road signs are very visible at night, as are highway intersection and curve signs.
The posted speed between Scott road and Cameron is 55 mph. This may need to be
re-examined (a DOT function) considering all the traffic entering and exiting the
businesses in this area.

Lighting along the highway is good except at the intersection at Scott Road and at
Mutiny Bay Road. These two intersections were difficult to see at night. Street
lighting would improve the visibility and therefore the safety at these two
intersections.

Centerline reflectors are very useful in identifying the roadway, especially on rainy
nights. Reflectors were found to be adequate in most areas.

Pavement striping is very good, along both edges of the roadway.
No obstructions were found that would impact safety.

F. Entrancesto Freeland.

The entrance at Scott Road is easily missed. There is a "Freeland" sign but when
approaching from the ferry, it is not seen until you are abreast of it. This is because
the sign is far off to the side and there are some small trees blocking it. In addition,
there is a very large sign across Scott Road which demands attention and is lit all
night . It causes motorists to focus on it to the exclusion of the Freeland sign. There
are lights on the Welcome to Freeland sign, but they are not working.

V. RECOMMENDATIONS

A. SETBACKS, VEGETATION, AND LANDSCAPING.

1. Corridor Width. (See Sketch 1.) In order to provide for future expansion
for utility companies a 75 foot right-of way from the center is preferred.
Additionally, to provide for the buffers between road and lots, a further 200 foot
zone should be established. This would provide a 550 foot wide highway
corridor. Though building might be permitted in this zone, code exceptions
might be given the developer to encourage staying clear of the zone. A
minimum 35 foot landscape buffer outside the ROW should be maintained.

2. Commercial Businesses. Enforcement action should be taken against
existing businesses which have not complied with existing screening
requirements. Future regulations should include specific penalties for non-
performance by new developments.

a. Fish Road to Woodard Road. One proposal would require landscaped
islands to be created alongside the highway from Fish Road to Woodard
Road. These islands would be planted with native plants and trees, such as
evergreen Salal, Oregon Grape and Vine Maples, which would provide
localized beauty and not grow tall enough to block the buildings. There is
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sufficient area between the road and the businesses to build these islands
without impacting traffic visibility into and out of the complex. DOT has
indicated that we may not use the water collection ditch for landscaping.

b. Harbor Avenue. Efforts have been made to provide attractive
landscaping around the buildings at this intersection. The addition of a few
more large trees on the highway side would be beneficial.

c. North of Bush Point Road. The business just north of the Bush Point
Road turn-off from the highway is not in keeping with the scenic corridor
designation. Adoption of pertinent parts of the "Makers " study would have
created better control of this business.

3. Small Sites. Where buildings sites are too small to permit providing land
for landscaping, a code variance might be established to permit a residence to
be built closer to the highway, but some minimal landscaping or appropriate
fencing should still be required. A raised berm with shrubbery on top would
mitigate the impact of traffic on the home and provide a pleasing appearance.
(See Sketch 3.)

4. Existing Residences. There are a few private residences situated too close
to the highway to permit any significant vegetation. Some effort should still be
made to plant a row of trees or bushes to improve the appearance from the
highway.

5. Vistas._There are several open fields which provide wonderful vistas. These
properties should be flagged and the owner encouraged to develop a plan that
clusters development in such a way that the vistas are protected. Some of the
parcels are now used to raise sheep or cattle. The owners of these parcels should
be encouraged to support the zoning of such parcels as farmland.

B. SIGNS.

In keeping with the first paragraph of "I11 B SIGNSALONG THE HIGHWAY"
the number and size of signs should be limited to the vicinity of the three entrances
to town (Main Street , Harbor Blvd. and Scott Road) and should be of the type used
to indicate the presence of "food, gasoline and lodging" without any additional
lettering.

1. New signs. Any new free standing signs that face Rt. 525 and are visible
from it shall be limited in size to 4 square feet. This shall include:

5. Illuminated signs visible from Highway 525.
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a. A sign may be illuminated , only, during the hours of operation of the
facility being
identified or advertised .
b. Such signs shall be provided with an automatic timer to comply with the
intent of this
section.
c. Such signs existing at the time of the establishment of this ordinances shall

be grandfathered as to the automatic turnoff device. They shall nonetheless be off
outside the hours of operation of said business .

6. Signsor displays of limited duration. Unless otherwise regulated by this
section, temporary signs regulated under this section not removed by the
applicable post-event deadline will be subject to removal by the County and any
and all costs associated with such removal may be assessed against the
person(s) responsible for having the temporary signs put on display, the owner
of the temporary sign and/or the sponsor(s) of the event or sale for which the
temporary signs were put on display. The planning department shall obtain a
judgment and deliver it to the sheriff's office for collection The following
temporary signs or displays are allowed, and except as required by the Uniform
Building Code, or as otherwise allowed in this section, do not require building
permits:

d. Political signs that face Rt. 525:

I. These signs are limited to four square feet. Freestanding signs are
limited to six (6) feet in height. Any sign with a height greater than
four feet and signs of wood or metal that are attached to buildings
must submit a sign application for safety and structural review.

iv. Political signs, posters or bills may be displayed from the closing
date for filing for an election until seven (7) days after the general
election. It shall be the responsibility of the candidate to have
his/her campaign/political signs removed within this time period or
the County may remove such signs at the candidate's expense.

v. No person firm or corporation shall post, paint, nail, fasten or affix a
political sign, poster, bill, or other advertising device of any kind on
any streetlight, crosswalk, curb, curbstone, lamppost, street sign,
utility pole, hydrant, tree, shrub, or public building or structure.
Political signs are permissible on parking strips, the periphery of the
public right-of-way and other portions of the right-or-way not used
for vehicular or pedestrian travel preceding a primary or general
election. Political signs must be installed with the permission of the
owner of the property abutting said areas and installed in such a
manner as not to constitute a traffic hazard or impair or impede
pedestrian thoroughfares. No political sign placed within the public
right-of-way shall create a safety hazard for pedestrians or motorists.
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vi. Permits for political signs, posters or bills are not required unless the

height of the freestanding sign is greater than four (4) feet or the sign
is made of wood or metal and is attached to a building.

e. Real estate signs:

I. Signs advertising an individual residential unit for sale or rent shall
be limited to one sign per street frontage on-site. The sign may not
exceed four (4) square feet in area, and shall not exceed six (6) feet
in height. The sign shall be removed within five (5) days after
closing of the sale, lease or rental of the property.

ii. For an open house or similar event, portable off-premise residential
directional signs announcing directions to a specific residence open
house for sale or rent shall not exceed six (6) square feet in area for
each sign, and shall not exceed forty-two (42) inches in height.
Signs shall be permitted only when the agent or seller is in
attendance at the property for sale or rent and may be located on the
right-of-way outside of vehicular and bicycle lanes.

iii. On-site commercial or industrial property for sale or rent signs shall

be limited to one sign facing Rt. 525, and shall not exceed sixteen
square feet in area. The sign shall not exceed ten feet in height. The
sign shall be removed within thirty (30) days after closing of the
sale, lease or rental of the property. A building permit is required
and shall be issued for a one (1) year period. The permit is
renewable for one (1) year increments up to a maximum of three (3)
years.

i v. Off-site directional signs for residential developments shall be

limited to six (4) signs along Highway 525. Each sign shall not
exceed four (4) square feet in area, and shall include only the name
of and directions to the subdivision. The sign(s) shall be placed a
maximum of two (2) miles from the nearest residential development
entrance. No two (2) signs for one (1) residential development shall
be located closer than 500 feet from one another on the same street.
A single building permit is required for all signs and shall be issued
for a one (1) year period. The permit number and the permit
expiration date must be clearly displayed on the face of each sign.
The permit is renewable for one (1) year increments up to a
maximum of three (3) years, provided that extensions will only be
granted if the sign permit applicant has complied with the applicable
regulations.

f. Community event signs:

i. Community event signs shall be limited to announcing or promoting
a non-profit sponsored community fair, festival or event.

ii. Community event signs may be displayed no more than the time
period specified in the temporary use permit.
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iii. Community event signs shall be removed by the event sponsor
within seventy-two (72) hours following the end of the community
fair, festival or event.

iv. On-premise and off-premise signs for recurring community events,
such as farmers markets, may be allowed annually by permit. Such
signs shall be removed by the event sponsor within twenty-four (24)
hours following the end of the event, and may be erected again no
more than twenty-four (24) hours before the next event.

7. Non conforming signs.

a. Signs in existence at the effective date of this section that do not comply
with the standards of this section shall be deemed legally non conforming
and may continue to exist.

b. Legal non conforming signs may be removed for cleaning and routine
maintenance, i.e. changing of lighting and wiring. Legal non conforming
signs may continue to exist, except as noted in Subsections 1V.B.6.c-g
below.

c. Any legal non conforming sign that undergoes a name change or a
change to twenty (20) percent or more of the text, form, colors, content, or
structure shall be brought into conformance within thirty (30) days.

d. Any legal non conforming sign that is damaged in excess of fifty (50)
percent of the original value of the sign shall be brought into conformance
within thirty (30) days, or removed within sixty (60) days.

e. Any legal non conforming sign that is relocated or replaced shall be
brought into conformance immediately, or removed within ninety (60) days.

f. If a business ceases to operate, all existing non conforming signs
associated with the business shall be removed by the property owner within
ninety (30) days. If the business had signage on a mall sign or building or
related structure, the surface or facade or structure at the previous location
of the non conforming sign(s) shall be repaired at the time of non
conforming sign removal.

g. A legal non conforming sign, when being an accessory to a business
operation which changes its use or location, shall no longer be considered a
legal sign and shall be removed within ninety (30) days.

C. BIKE AND WALKING PATH.

A bike path may very readily be established on either side of the highway under

consideration. However, it would be less expensive to build it on the East Side
because less fill would be required along the shoulder. Some minimal ditching and
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grading will be required to provide for runoff. (See Sketch 4.) A separate issue
paper on Bike and Walking Paths will go into more detail on this subject.

Additional consideration should be given to having a bike trail meandering between
the trees in the setback landscaped area. This would be more aesthetically
appealing to the motorists, and much more interesting to the cyclists.

Generally, These paths should be arranged as part of a system of paths that allows
non motorized travel to Freeland for shopping, sight seeing, and meetings. We
should incorporate a pathway in our plan and design standards and new
development should provide it as a standard improvement. An issue paper on bike
and walking paths is forthcoming and will treat this subject in more detail.

D. TRASH AND JUNK.

1. Trash. Itis recommended that an effort be made to encourage additional
groups to volunteer to clean the highway Right of Way through Freeland. This
is a program that the Chamber or employees of a local business could
undertake. In many rural areas this has been undertaken by families!

2. Junk. Itis recommend that an ordinance be enacted to require owners of
properties along the ROW to rid their property of all refuse, and abandoned or
unsafe buildings within one month of going out of business. A bond might be
required of new businesses to ensure cleanup was effected before the business
was closed.

3. Dumpsters. Dumpsters should be screened from the highway by fences and
or vegetation.

E. HIGHWAY SAFETY.

1. Speed. After the new light at the intersection of Main Street and Rt. 525 has
been installed the DOT should be requested to perform a traffic survey for
establishing any required change to speed limits

2. Lighting. Street lighting at the intersections at Scott Road and at Mutiny
Bay Road would improve the visibility and therefore the safety at these two
intersections.

3. Sign. The "Welcome To Freeland" sign at the entrance to Scott Road should
be lit to provide quicker identification. There are lights there but apparently
they are not working. The sign would be much more effective if it were moved
to the other side of Scott Road.

4. Reflectors. There should be a reflector on the south end of the metal
barricade adjacent to Teddy's.
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5. Transit Stops. There should be adequate space at transit stops to allow the
bus to pull out of traffic so passengers can safely board and exit the bus without
traffic having to stop and wait. Rain shelters are desirable.

6. Crosswalks. Itis anticipated that there will be a crosswalk at the new Fish
Road intersection. There should be crosswalks at any new traffic light.

F. ENTRANCE TO FREELAND.

The entrances to Freeland at Main Street, Harbor Avenue, and Scott Road would be
greatly improved by a treatment similar to the entrances to Langley. That is by the
use of flowering plum trees.

G. RECOMMENDED DEVELOPMENT STANDARDS, TREE
PRESERVATION AND LANDSCAPING BASED ON THE CITY OF
WOODINVILLE PLANWITH MODIFICATIONS.

The following sections will be covered:

Purpose

Application

L and use grouping

L andscaping - types and description
L andscaping - surface parking areas
L andscaping - adjacent to public trails.
L andscaping - adjacent to highway rights-of-way
L andscaping - utility corridors

L andscaping - general requirements
10. Landscaping - alter native options
11. Landscaping- irrigation

12. Landscaping- installation

13. Tree preservation exemptions

14. Tree preservation requirements

15. Tree preservation plan

16. Incentivesfor tree preservation

17. Tree protection

18. Treereplacement

19. Maintenance

20. Bones/security

21. Penalties

WoNU~WNE

1. Purpose. The purpose of this section is to present recommendations which
will preserve the aesthetic character of the highway corridor through the
Freeland UGMA,; to preserve the aesthetic character of communities adjoining
the highway; to improve the aesthetic quality of the built environment; to
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promote retention and protection of existing vegetation; to reduce the impacts of
development on drainage systems and natural habitats; and to increase privacy
for residential zones by:

a. Providing visual relief from large expanses of parking areas and
reduction of perceived building scale, as seen from the highway;

b. Providing physical separation between residential and non-residential
areas;

c. Providing visual screens and barriers as a transition between differing
land uses;

d. Retaining existing vegetation and significant trees by incorporating them
into the site design;

e. Providing increased areas of permeable surfaces to allow for:
i. Infiltration of surface water into ground water resources;
ii. Reduction in the quantity of storm water discharge; and
iii. Improvement in the quality of storm water discharge.

2. Application. All new development shall be subject to the landscaping and
tree credit retention provisions of this section, provided that specific
landscaping and tree retention provisions for uses established through a
conditional use permit or a special use permit shall be determined during the
applicable review process . For the purpose of this section, a new development
involves a new occupancy or a tenant improvement that exceeds 25 percent of
the assessed value of the structure before the improvement or before any
damage occurred, if the structure has been damaged and is being repaired. In
addition, any new parking area shall be required to meet the standards of
Section IV.G.4.d.

3. Land use grouping.

a. Residential development:

i. Attached/group residences
a) Townhouse;
b) Apartments;
c) Senior citizen assisted:;
d) Temporary lodging; and
e) Group residences (Community Residential Facilities); and
g) Mobile home parks.

ii. Single detached development shall refer to residential subdivisions.

b. Commercial development:
i. Park/recreation and amusement/entertainment uses;
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ii. General business services, professional offices, and commercial
accessory uses

c. Industrial development: Not suitable for the environment in the
corridor. This includes mineral extraction and processing.

d. Utility development: Any future utility development shall be
underground where possible

4. Landscaping-types and description. The four types of landscaping are
described and applied as follows:

a. Typel landscaping:
i. A "full screen” that functions as a visual barrier. This landscaping is
typically
found adjacent to freeways and between residential and non-
residential areas.
ii. Type I landscaping shall consist of:
a) A mix of primarily evergreen trees and shrubs placed to form a
continuous
screen;
b) At least 70 percent evergreen trees;
c) Evergreen trees spaced no more than 15 feet on center;
d) Broadleaf trees spaced no more than 20 feet on center;
e) Evergreen shrubs spaced no more than four feet apart;
f) Ground cover pursuant to Section IV.G.9.h;

b. Typell landscaping:
i. A "filtered screen” that functions as a visual separator. This
landscaping is
typically found between commercial and industrial uses; between
differing types
of residential development; and to screen industrial uses from the
street.
ii. Type Il landscaping shall consist of:
a) A mix of evergreen and broadleaf trees and shrubs spaced to
create a filtered
screen;
b) At least 50 percent broadleaf trees and at least 30 percent
evergreen trees;
c) Evergreen trees spaced no more than 15 feet on center;
d) Broadleaf trees spaced no more than 20 feet on center;
e) Shrubs spaced no more than five feet apart; and
f) Ground cover pursuant to Section IV.G.9.h;

c. Typelll landscaping:
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I. A "see-through buffer"” that functions as a partial visual separator to
soften the
appearance of parking areas and building elevations. This
landscaping is typically
found along street frontage or between apartment developments;
ii. Type Il landscaping shall consist of:
a) A mix of evergreen and/or broadleaf trees spaced to create a
continuous canopy;
b) At least 70 percent broadleaf trees;
c) Trees spaced no more than 25 feet on center;
d) Shrubs, that do not exceed a height of four feet , spaced no
more than four feet apart; and
e) Ground cover pursuant to Section IV.G.9.h;

d. TypelV landscaping:
I. "Parking area landscaping" that provides shade and visual relief
while maintaining
clear sight lines within parking areas.
ii. Type IV landscaping shall consist of:
a) Canopy-type broadleaf or evergreen trees, evergreen shrubs and
ground covers planted in islands or strips;
b) Shrubs that do not exceed a height of four feet;
¢) Plantings contained in planting islands or strips having an area
of at least 75
square feet and with a narrow dimension of no less than four
feet;
d) Ground cover pursuant to Section IV.G.9.h and
e) At least 90 percent of the trees shall be broadleaf.

5. Landscaping - Surface Parking Areas. Type IV landscaping shall be
provided within surface parking areas with ten or more parking stalls as
follows:

a. Multi-family developments with common parking areas shall provide
planting areas at the rate of twenty square feet per parking stall;

b. Commercial, industrial, or institutional developments, shall provided
Landscaping at the rate of:
I. Twenty square feet per parking stall when ten to thirty parking stalls
are provided,
and
ii. Twenty five square feet per parking stall when thirty one or more
parking stalls
are provided,

c. Trees shall be provided and distributed throughout the parking area at a
rate of
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I. One (1) tree for every five parking stalls for a commercial or
industrial
development; and at
ii. One (1) tree for every ten parking stalls for multi-family
development;

d. The maximum distance between any parking stall and required parking
area landscaping shall be no more than sixty five feet;

e. Permanent curbs or structural barriers shall be provided to protect the
plantings from vehicle overhang.

6. Landscaping Adjacent To Public Trails. All commercial, office,
industrial, institutional and multifamily developments adjacent to publicly used
trails shall provide landscaping adjacent to and along the building facade that
faces the trail at the rate of at least one tree per fifty feet of facade.

7. Landscaping - Adjacent To State Highway Rights-Of-Way.

a. All residential developments shall provide a minimum of twenty feet of
Type Il landscaping adjacent to highway rights-of-way.

b. All commercial developments shall provide a minimum of twenty five
feet of Type Il landscaping adjacent to highway rights-of-way.

c. Industrial developments are not suitable for the corridor environment but
if any are approved one of the conditions of approval should be that the
developer shall provide a minimum of twenty-five feet of Type I
landscaping, adjacent to the highway rights-of-way.

d. All Institutional developments shall provide a minimum of twenty feet of
Type Il landscaping, except landscaping adjacent to play fields shall be a
minimum of ten feet of Type Il landscaping.

8. Landscaping - Utility Corridors. Utility purveyors along the highway are
encouraged to maintain and plant landscaping within their right-of-way as
follows:

a. Limited disturbance of vegetation to that necessary for safety and
maintenance of transmission lines;

b. Prune trees to direct growth away from utility lines;
c. Phase replacement of vegetation located improperly in the right-of-way;

d. Prune trees in an aesthetic manner according to the professional
arboricultural specifications and standards;
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e. Select tree species recommended by the County Planning Board that can
withstand wind and are compatible with utility lines;

f. Provide the County with a copy of the utility's policies and guidelines
regarding tree pruning; and

g. Present the County with a tree-pruning plan

-
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9. Landscaping - General Requirements. Landscape designs shall conform

11 to the following provisions:

12

13 a. New landscaping materials shall include species native to the coastal
14 region of the Pacific Northwest or non-invasive naturalized species that
15 have adapted to the climatic conditions of the coastal region of the Pacific
16 Northwest in the following amounts:

17 I. Seventy-five percent of ground cover and shrubs, and

18 ii. Fifty percent of trees;

19

20 b. At least sixty percent of new landscaping materials shall consist of

21 drought-tolerant species, except where site conditions within the required
22 landscape areas assure adequate moisture for growth;

23

24 c. Existing vegetation may be used to augment new plantings to meet the
25 standards of this chapter;

26

27 d. Broadleaf trees shall have a caliper of at least 2.0_inches at the time of
28 planting. The caliper may be averaged, but no individual tree shall have a
29 caliper of less than 1.5 inches;

30

31 e. Evergreen trees shall be at least six feet in height measured from treetop
32 to the ground at the time of planting;

33

34 f. When the width of any landscape strip is twenty feet or greater, the

35 required trees shall be staggered in two or more rows;

36

37 g. Shrubs shall be :

38 i. Two gallon size, and minimum twenty four inches in height, at time
39 of planting . b

40 _ Maintained at a height not exceeding four (4) feet when located in
41 Type Il or IV

42 landscaping;

43

44 h. Ground covers shall be planted and spaced to result in total coverage of
45 the required landscape area within three (3) years as follows:

46 i. Four inch pots at eighteen inches on center, or
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ii. One (1) gallon or greater sized containers at twenty four inches on
center;

i. Grass may be used as ground cover in Landscape areas provided that the
grass area:
I. Constitutes no more than thirty percent of Type I and Il landscape
areas; and
ii. Is at least five feet wide at the smallest dimension;

j. Grass and ground cover areas shall contain at least two inches of
composted organic material at finish grade;

k. All fences shall be placed on the inward side of any required perimeter
landscaping;

I. Berms shall not exceed a slope of three horizontal feet to one vertical foot
(3:1) for lawns and shall not exceed a slope of two horizontal feet to one
vertical foot (2:1) for other plant materials;

m. Existing soils shall be augmented with a two inch layer of fully
composted organic material roto-tilled a minimum of six inches deep;

n. Landscape areas shall be covered with at least two inches of mulch to
minimize evaporation. Mulch shall consist of materials such as yard waste,
sawdust and/or manure that is fully composted,;

0. Drought-tolerant and non-drought-tolerant species shall be grouped
separately and be served by separate irrigation systems;

10. Landscaping - Alternative Options. The following alternative landscape
options may be allowed only if they accomplish equal or better levels of
screening and are subject to Planning Director approval:

a. When the total area for required landscaping and that within the drip-line
of retained trees exceeds fifteen percent of the area of the site, the
landscaping requirement may be reduced so that the total required landscape
and tree retention area will not exceed the fifteen percent of site area;

b. The width of the perimeter landscape strip may be reduced up to twenty
five percent along any portion where:
i. Berms at least three (3) feet in height or architectural barriers at least
six feet in
height are incorporated into the landscape design; and
ii. The landscape materials are incorporated elsewhere on-site;
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11.

12.

c. The width of the perimeter landscaping may be reduced up to ten percent
when a development retains an additional 10 percent of significant trees or
ten significant trees per acre on-site;

d. The Landscaping requirement may be modified when existing conditions
on or adjacent to the site, such as significant topographic differences,
vegetation, structures or utilities would render application of this chapter
ineffective or result in scenic view obstruction;

e. Street perimeter landscaping may be waived provided a site plan, is
approved that provides a significant amount of street trees and other
pedestrian-related amenities; and

f. When an existing structure precludes installation of the total amount of
required site perimeter landscaping, such landscaping material shall be
incorporated on another portion of the site.

g. The width of the perimeter landscaping may be averaged, provided the
minimum width is not less than five feet.

h. Their should be a requirement for plantings adjacent to walls and berms.

L andscaping- I nstallation.

a. Landscaping shall be installed prior to issuance of a certificate of
occupancy for the project or project phase.

b._inspection of landscaping shall be made after 12 months and 24 months
by the planning department. Replacement shall be made by the owner as
indicated by the inspection

Tree preservation requirements.

a. Preservation of trees shall be given priority when developing site designs
and layouts for development. Preservation is preferred over replanting.
Minimum tree-credits shall be required in the buildable area of each site.
The buildable area shall exclude on-site public rights-of-way and private
streets, and sensitive areas and their buffers. The tree density may consist of
existing trees and/or replacement trees in accordance with Section 1V.G.18.
The trees to be preserved on each site shall be determined prior to approval
of a tree replacement plan by the County Tree Official. When there are
feasible alternatives for the location of proposed buildings or improvements

September 30, 2004 Page 21



OO NO O WN P

19
20
21
22
23
24
25
26
27
28
29
30

on the site, the preservation of trees shall occur according to the following

mini

mum requirements:
i. The minimum tree-credits factor required for each site is 30 tree-

credits per acre. Calculation of tree-credits to be preserved shall be

in accordance with the following table. Tree-credits are assigned

according to the diameter-at-breast-height of preserved trees. When

a tree's diameter-at-breast-height has been determined, locate that

number in the column marked diameter-at-breast-height. The tree-

credits are located to the left of the diameter-at-breast-height
column. The number of tree-credits must equal 30 except as
provided in Section 1V.G.18. A variety of species is encouraged
when preserving trees.

a) Table 1 - Preserved Tree-Credit Table.
Conversion from diameter-at-breast-height to tree-credits for
trees protected on-site:

Diameter-at-54 Credits Diameter -at-54 Credits Diameter -at-54 C
inches inches inches
height (in-inches) height (in inches) height (in inches)
1-4 0.1 22 2.6 37
5-7 0.3 23 2.9 38
8-9 0.5 24 3.1 39
10 0.6 25 34 40
11 0.7 26 3.7 41
12 0.8 27 4.0 42
13 0.9 28 4.3 43
14 1.1 29 4.6 44
15 1.2 30 4.9 45
16 14 31 5.2 46
17 1.6 32 5.6 47
18 1.8 33 5.9 48
19 2.0 34 6.3 49
20 2.2 35 6.7 50

21 2.24 36 7.1
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ii. Trees located within any required perimeter landscaping area shall
be preserved and credited towards the required number of tree-
credit;

iii. An adequate buffer of smaller trees shall be preserved or replaced
on the fringe of trees that were previously located in a closed,
forested situation to mitigate wind impacts.

iv. A grouping of three (3) or more existing trees with canopies that
touch or overlap, may be given one (1) tree-credit provided each
tree has a diameter-at-breast-height of at least three (3) inches;
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V.

Vi.

Vil.

viil.

iX.

X.

b. If th

A Heritage Tree shall be credited at twice the diameter-at-breast-
height for tree-credit calculation. An applicant may receive credit if
a tree is nominated and receives recognition for a Heritage Tree on-
site prior to final approval of the tree preservation plan.

Except as provided in subsection (g), trees to be preserved shall not
include trees that are:

a) ldentified by a certified arborist to be damaged, diseased, or a
danger tree;

b) Determined by a certified arborist to be safety hazards due to
potential root, trunk or primary limb failure, or exposure of
mature trees which have brown in a closed, forested situation.

c) Atrisk of damage due to the proximity of the constructed
project, as determined by a certified arborist.

At the discretion of the County Tree Official, damaged or diseased
or standing dead trees may be preserved and credited toward the
tree preservation requirement if demonstrated that such trees will
provide important wildlife habitat and are not classified as a danger
tree. Danger trees may be felled to prevent hazardous conditions
and must not be removed.

Additional tree preservation may be required when a project is
located on or within 50 feet of steep sloped areas as determined by
the County Tree Official. Type 11l landscaping is required for any
perimeter area of a project that is exposed on the slope where there
is direct visual impact from other areas of the County.

It shall be the responsibility of the applicant to pay for the services
of the certified arborist.

A development will receive an additional 5 tree-credits for
upgrading an entire required landscape area from Type Il to Type
I1 and from Type 11 to Type | on site.

e applicant's site design and layout fails to preserve the required

number of tree credits as set forth in Section 1VV.G.14.a, the County Tree
Official shall require the site design and layout to be redesigned to preserve
the required tree-credits. Such redesign can include, but is not limited to,

streets,

sidewalks, storm water facilities, utilities, parking lots, site grading,

buildings, and other man-made structures or facilities.

c. The

applicant's site design and layout shall be exempted from Section

IV.G.14.b if the replacement of the trees is consistent with the intent of this

chapter
i.

September 30, 2004

and the applicant meets any of the following criteria:

Redesign of the site will result in substantial economic harm to the
applicant, by an increase in development costs of 25 percent or
more;

. The redesign of the site cannot be achieved without threatening the

viability of the preserved trees, as determined by a certified arborist;
or
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No alternate way to redesign the site design and layout exists
without violating city regulations or ordinances.

d. Existing tree corridors adjacent to other tree corridors shall be preserved
unless the development qualifies for an exemption under Section I1V.G.3.

e. When no new development is proposed, trees may be removed, provided:

Vi.

No permit is required for removal of up to nine (9) tree-credits per
twelve-month period or nine (9) tree-credits, according to the tree-
credits schedule of Section IV.G.18, per acre per twelve-month
period, except in sensitive areas.

. Removal of more than nine (9) tree-credits per twelve-month period

or nine (9) tree-credits per acre per twelve-month period requires
approval of a land surface modification permit.
The land surface modification application shall include the
following:

a) ldentification of sloped areas more than fifteen (15) percent in

grade.
b) Location of any streams or wetlands on or within 100 feet of
the property.

c) Tree preservation plan per Section IV.G.15.

d) Tree replacement plan per Section IV.G.18.

e) Erosion control plan, if required.
Removal of trees may activate other permitting requirements and/or
regulations of other local, state, and/or federal regulation authorities.
For any tree removal, tree replacement according to Section IV.G.18
must be performed to mitigate for the removed trees.
If more than nine (9) tree-credits per twelve-month period or nine
(9) tree-credits per acre per twelve-month period are removed
without a land surface modification permit, a daily civil penalty for
each tree shall apply. Immediate replacement as set forth in Section
1V.G.18 will be required.

13. Tree preservation plan.

The applicant shall submit a tree preservation plan concurrent with a land
surface modification permit, site development permit, building permit, design
review, SEPA, preliminary subdivision, or short subdivision application,
whichever is reviewed and approved first. Prior to determination of a complete
application, the County Tree Official shall make a site visit to confirm the
presence of trees. The tree preservation plan shall consist of:

a. A tree survey that identifies the location, size, and species of all trees or
grouping of trees on a site. The tree survey may be conducted by a method
that locates individual trees or by using standard timber cruising methods to
reflect general locations, numbers, and groupings of trees provided that,
when using either method, the survey shall show:

September 30, 2004
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I. The location and species of each tree that is intended to qualify for

additional credit pursuant to Section IV.G.16, and

ii. Any tree eighteen (18) inches or greater in diameter for the purpose

of establishing wildlife habitat value;

b. A development plan identifying the trees that are proposed to be
preserved, transplanted, or restored.

c. The preservation plan shall be developed to include maintenance
considerations.

d. A report by certified arborist to include, as a minimum, the following:

iv.

Plan review and impact assessment of tree removal and preservation
with the proposed development;

Recommendations to reduce impact where impact is considered too
severe;

Tree preservation guidelines to be incorporated during site
development;

Maintenance recommendations for completed project.

14. Incentivesfor tree preservation.

a. Each tree that is not located in the area for perimeter landscaping and is
preserved may receive three tree-credits for complying with the retention
requirements of Section 1V.G.14, provided it meets one or more of the
following criteria:

Vi.

Vil.
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The tree exceeds sixty (60) feet in height, or twenty-four (24) inches
in diameter for evergreen trees or thirty (30) inches in diameter for
broadleaf trees;

. The tree is located in a grouping of at least five (5) trees with

canopies that touch or overlap;

iii. The tree provides energy savings through winter wind protection or

summer shading as a result of its location relative to buildings;

The tree belongs to a unique or unusual species as determined by the
County Tree Official;

The tree is located within twenty-five (25) feet of any sensitive area
or required sensitive area buffers;

The tree is eighteen (18) inches or greater in diameter-at-breast-
height and is identified as providing valuable wildlife habitat as
determined by the County Tree Official; and

Trees that are used in a unique way to shield utilities and contribute
to an increase in efficiency of such functions as storm water run-off
and car exhaust buffering. A study prepared by a qualified
professional shall be submitted by the applicant and reviewed by the
County Tree Official that verifies the increase in efficiency;
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b. The following incentives are provided to encourage more tree
preservation The same trees may not be used to receive more than one of
the following incentives:

i. A reduction in setback requirements to not less than two (2) feet may
be administratively granted for developments that increase the
number of tree-credits preserved on-site by one and one-half times
(1-1/2). A request for using the incentive shall be submitted by the
applicant prior to issuance of any permits for the new development.
The County Tree Official shall review the request for final decision.
The setback reduction shall not violate any other codes or
restrictions that govern development. The applicant shall
demonstrate to the County Official that the site is laid out in such a
manner as to adequately provide for the health and sustainability of
trees and landscaped areas and are not affected by the development.

ii. One (1) residential unit bonus shall be given for a residential project
that exceeds the required number of tree-credits by one and one-half
(1-1/2) times. The applicant must demonstrate to the County Tree
Official that the site is laid out in such a manner as to adequately
provide for the health and sustainability of the trees and landscaped
areas and is not affected by the development; of

iii. A 50 percent reduction in Consultant Fees, not to exceed $1,000 for
landscape review shall be given to those projects that exceed the
required number of tree-credits by 4 times.

15. Tree protection.

The following measures shall be implemented and followed prior to and during
every part of a project. To provide the best protection for trees:

a. No clearing shall be allowed on a site until approval of tree preservation
and landscape plans;

b. An area of prohibited disturbance, generally corresponding to the drip
line of the significant tree shall be identified during the construction stage
and a temporary five (5) foot high chain-link shall be placed prior to any
clearing and grading. Plastic fencing may be used as approved by the
County Tree Official. If any sign of disturbance is observed by the County
within the tree protection area, chain-link fencing shall be required;

c. No impervious surfaces, fill, excavation, or storage of construction
materials shall be permitted within the area defined by such fencing or
stakes;

d. A tree designated for preservation shall not have the soil grade altered
within its dripline or within fifteen (15) feet of its trunk whichever is
greater. The grade may be lowered if a certified arborist with the
concurrence of the County Tree Official determines the impact of lowering
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the grade within the area described in this subsection will not adversely
affect the health of the tree;

e. Trees shall not be designated for preservation if they are dead or in a
declining state or if they are a danger tree except as provided for in Section
IV.G.14.b.vii.

f. Grade level changes described above in Subsection d, shall be done
according to a plan prepared by a certified arborist that includes measures to
be incorporated to reduce adverse impacts on trees protected; and

g. Alternative protection methods may be used if determined by the County
Tree Official to provide equal or greater tree protection.

16. Treereplacement.

a. If existing trees are inappropriate or inadequate to meet the minimum of
30 tree-credits per acre, a sufficient number of replacement trees shall be
planted to meet the minimum requirement. To determine the total number
of replacement trees required, refer to Table 2 located in Subsection d of
this Section.

Replacement trees are measured differently than preserved trees.
Instead of measuring diameter-at-breast-height as in preserved trees,
replacement trees shall be measured by caliper inches. Caliper on
replacement trees shall be measured 6 inches above the ground line
for 4-inch and smaller trees and 12 inches above the ground line for
larger replacement trees.

I. Refer to Table 2 and select the tree-credit value which corresponds

with the caliper for each replacement tree. Example: A 2-inch
caliper tree has a credit value of 0.5.

Add up the tree-credit values for all replacement trees to determine
how many trees will be required to achieve the minimum site tree-
credits. Example: If there are no trees, or the trees are not
appropriate for protection on a 1 acre site and the selected
replacement trees were 2-inch caliper, then replacement trees must
be planted.

b. Replacement Tree Quality. Replacement trees shall be State Department
of Agriculture Nursery Grade No. 1 or better and verified by the project
proponent prior to planting. Replacement trees must be properly staked,
fertilized, and mulched in accordance with the Tree Care Standards Manual.

c. Replacement Tree Location.

September 30, 2004

. County Tree Official Approval Required. The applicant's proposed

location of transplanted or replacement trees shall be subject to
County Tree Official approval as part of the tree replacement plan.
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Location on Site. To the extent feasible and desirable, trees shall be
relocated or replaced on site.

Relocation or Replacement off Site. Where it is not feasible to
relocate or replace trees on site, relocation or replacement may be
made at another County Tree Official approved location in the
County.

County Tree Fund. Where it is not feasible to relocate or replace
trees on site or at another County Tree Official approved location in
the County, the Applicant shall pay into the County Tree Fund an
amount of money approximating the current market value of the
replacement trees that would otherwise be required. The County
shall use the County Tree Fund for the purpose of acquiring,
maintaining, and preserving wooded areas, and for planting and
maintaining trees within the County.
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d. Table 2 - Replacement Trees.

Conversion from caliper to tree-credits for replacement trees:

Inches Credits Inches Credits
(Caliper) (Caliper)
1 0.4 8 13
2 0.5 9 15
3 0.6 10 1.7
4 07 11 1.9
5 0.9 12 2.1
6 1.0 13 2.3
7 1.2 14 25

17. Maintenance.
a. All landscaping and trees shall be maintained for the life of the project;

b. All landscape materials and trees shall be pruned as necessary to
maintain a healthy growing condition or to prevent primary limb failure;

c. With the exception of dead, diseased or damaged trees specifically
retained to provide wildlife habitat, other dead, diseased, damaged or stolen
plantings shall be replaced within three months or during the next planting
season if the loss does not occur in a planting season;

d. Landscape areas shall be kept free of trash;

e. Proper tree and plant protection shall be considered as a part of the
overall site landscaping maintenance methods used.

18. Bonds/security. Performance bonds or other appropriate security
(including letters of credit and set aside letters) shall be required for a period of
three (3) years after the planting or transplanting of vegetation to insure proper
installation, establishment and maintenance.

19. Penalties. In accordance with enforcement regulations, any person

violating these regulations shall be subject to civil penalty procedures and fines.
Each tree removed or damaged shall be considered a separate violation.
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Appendix A.

This sign inventory was mad in August 0f 2000.
Highway signs traveling north from Double Bluff Road to Mutiny Bay Road

Approx .
Mile
Mark

COONNUIODRWWWWWWWWwN RO

Sign
Road-Double Bluff
Mile marker (17)
Highway Sign
Litter Control-Beach Ladies
Lions Club
Welcome To Freeland
Commercial-Whidbey Realty
Real Estate 3 x 4
Real estate
Commercial-New Constr.
Commercial-Island Constr.
Commercial-Teddys-Double-Sided
County/Commercial-Gas
General Construction
Highway 525
Harbor Ave- 2 Sides
Business Sign-Lodging
Highway Speed
Crossroads
Freeland Café
Crossroads
Highway
Freeland Direction
Mile Marker (18)
Vanpool Info
Cenex 2 Sides
Cenex -Sign on Fence
Wood Gifts-2 sides
Right Turn Freeland
Main Street
Park and Ride
Freeland-2 sides
Commercial-Island Athletic 2 sides
Bus stop
Speed Zone
Speed (50)
Cross street
Cameron
Political-Sehlin-2 Sides
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Size
1x3
1x2
2X2
5x4

12 x 10

3x4
5x3
5x2
12x2
2x4

3x5

1x3

4x6
2-1/2 x 2-1/2
1-1/2x 3
4x4
2-1/2 x 2-1/2
1-1/2 x 3
1x3

1x2

3x3

4Xx6

3x3

2X2
2-1/2 x 2-1/2
1x3

2% 2-1/2
1x2

4x4

1x1

2X2

2X2
2-1/2 x 2-1/2
1x2

4x8
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1.7
1.7
1.7
1.7
1.7
1.7
1.7
1.8
1.8
1.9
1.9
1.9
1.9
1.9
1.9
1.9
1.9
2.0
2.1
2.1
2.9
3.0
2.9
2.9
3.1
3.6

Cross street-Cameron

Real Estate

Commercial-Rent Equipment-2 sides
Dont Drink and Drive

Brian Bakos
Recreation-Holmes Harbor
Park Direction

Highway Crossroads

Street

State Park

State Park

Real Estate-Cold. Bank-2 sides
Street-Honeymoon Bay Rd
Litter Control-Kiwanis

Mile Marker

Slow Vehicle

Daylight Hours

Deer Warning

End Shoulder

End Construction

Island Recycling Direction
Island recycling

Speed

Mile Marker (20)
Street-Mutiny Bay Road

(No Sign at Mutiny Bay Road)

1x2
2X3
4x8
4x3
1x3
4x7
4x7
2-1/2 x 2-1/2
1-1/2x 4
5x10
2X6
4x4
1x2
4x5
1x1-1/2
3x4
1x2
2-1/2 x 2-1/2
3x4
2x4
2X3
4x12
2-1/2 x 3
1x2
1/2 x 2

Highway signs taveling south from Mutiny Bay Road to Double Bluff Road

Mark

Sign

Speed

Permit Applica.

Real Estate

Real Estate

Island Recycling Direction
Trucks Turning
Commercial-Landshapers

Road Works Ahead
Commercial-Landshapers-2 signs
Crossroads

Streets

Recreation Direction-Holmes Harbor
Road Cleanup-Beach Ladies
Transit

No Parking

No Parking

Bills welldigging

Real estate-Dalton
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Size
3x2-1/2
2X2
2X2
1-1/2 x 2-1/2
2Xx3
21/2 x2-1/2
4x8
2-1/2 x 2-1/2
4x8
2-1/2 x 2-1/2
4x1-1/2
4x7
4x5
1x1
1x1
1x1
1-1/2 x 1-1/2
3x4
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1.8 Real Estate-Dalton 2%x-1/2
1.9 Real Estate-Dalton 3x4
1.9 Crossroads 2-1/2 x 2-1/2
1.9 Street 1x4
1.9 Dont Drink 4x3
1.9 Brian Bakos 1x3
2.0 Street 1x2
2.0 Speed 2X2
2.0 Real Estate-Windemere 5x8
2.0 Permit Application 2x2-1/2
2.1 Park and Ride 2 x2-1/2
2.2 Left Turns 2-1/2 x 2-1/2
2.2 Speed (45) 2X2
2.2 Road-Woodard 1x3
2.3 Church-2 Sides 4x7
2.3 Freeland Ave 1x3
2.3 Left Turn 2-1/2 x 2-1/2
2.3 Park and Ride-2 sides 3X6
2.4 Commercial Development, 10 signs, 2 sides, separate from buildings.
Approx 20 signs on approx . 20 establishments
2.4 Real Estate-Coldwell Banker 2X2
2.4 Lodging 5x10
2.5 Freeland Café 3x5
2.5 Commercial-Stihl-2 Sides 3x4
(Fish Road)
2.6 Commercial-BP Gas 3x4
2.6 Political-Koster-2 sides 4x2
2.7 Vehicle Delay 3x7
2.8 Highway 525 3x5
2.8 Ferry (10 Miles) 1-1/2x 8
2.8 Slow Vehicles
3x5
2.8 No Parking 1x1-1/2
2.9 School Bus Stop 2X2
3.0 No Parking 1x1
3.1 End Road Work 2x1
3.1 End Shoulder Driving 3x2
3.2 Left Turns-Scott 2X2
3.3 Highway Cleanup 4x4
3.5 Cross road-Double Bluff 1x1
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