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INTRODUCTION  

FREELAND 

estled between the Olympic and Cascade mountain ranges in the midst of the 

Salish Sea, Freeland provides a refuge for those who have sought to escape the 

crowded, fast-paced lifestyle of the nearby mainland. Located only 40 miles 

northwest of downtown Seattle on Whidbey Island, Freeland 

has remained unabsorbed by suburbia. But Freelandõs central 

location on south Whidbey has gradually enabled it to emerge 

as a viable regional center. Years of unplanned organic growth 

have had serious implications for the communityõs look, feel, and 

functionñresulting in suburban style development that threatens 

Freelandõs small-town character. This has prompted citizens to 

voice concern over their communityõs future and evolving 

character. 

In an effort to provide local citizens with an opportunity to have 

more say in their community, Freeland was established as a 

planning area in 1998 and as a Non-Municipal Urban Growth 

Area (NMUGA) by the Board of Island County Commissioners (BICC) in 2007. The 

Freeland NMUGA covers roughly 1,200 acres (or 2 square miles) of land.  

SUBAREA PLANNING & THE GROWTH MANAGEMENT ACT 

Subarea planning is permitted under the GMA, 

provided the resulting subarea plan is consistent with 

local comprehensive plans and county wide planning 

policies (RCW 36.70A.080 (2)). 

Island County Wide Planning Policies (CWPPs) 

support the subarea planning process by recognizing 

Freelandõs urban characteristics and placing a 

timeline to initiate subarea planning and determine 

its Urban Growth Area (UGA) boundary (CWPP #1, 

Item 7).  

The Implementation Strategies within the Land Use element of the Island County 

Comprehensive Plan also contain supporting language for the designation of Freeland as 

a NMUGA. Implementation Strategy A.1 directs the County to establish a subarea 

planning group and defines the study area as inclusive of the Holmes Harbor Water 

District and Freeland Water District boundaries.  

N 

WASHINGTON STATE GROWTH MANAGEMENT 

ACT 

RCW 36.70A 

COUNTY WIDE PLANNING POLICIES 

ISLAND COUNTY COMPREHENSIVE PLAN 

& 

FREELAND SUBAREA PLAN 

DEVELOPMENT REGULATIONS 
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ABOUT THE FREELAND SUBAREA PLAN 

Subarea plans allow for more detailed urban planning to occur within a defined 

geographical area inside the boundaries of a given jurisdiction. Freeland is a unique area 

within the jurisdiction of Island County and as such it deserves specific attention in terms of 

how development occurs. The Freeland Subarea Plan establishes the policy framework 

from which development regulations will later be written. 

The 2010 Freeland Subarea Plan (FSP) is built upon the 2007 Freeland Sub Area Plan 

(FSAP) [sic] and preserves the basic components and intents of the 2007 FSAP. Many of 

the ideas and concepts presented in the 2007 plan fit well with the urban planning theory 

of New Urbanism (a.k.a. Smart Growth). The 2010 FSP reorganizes, expands, and 

simplifies the language of these concepts to better capture the planning principles of this 

theory.  

The theory of New Urbanism takes a different approach to land use planning than 

commonly used conventional methods. While there are similarities to both approaches, the 

New Urbanist approach places emphasis on regulating the physical form of development 

in order to achieve a desired look and function whereas the conventional approach 

focuses on regulating the use of land. These two approaches to land use planning can also 

be hybridized in an effort to achieve the desired results of the plan. The 2010 FSP 

includes policy language that allows development regulations to take the New Urbanism 

approach to regulation.    

HISTORY  

On September 29, 1998 the Board of Island County Commissioners adopted the Island 

County Comprehensive Plan (ICCP). The ICCP designated the Freeland community as a 

mixed use Rural Area of Intense Development (RAID) that had both a commercial and a 

residential component. The RAID designation prohibited Freeland from expanding beyond 

what existed as of July 1, 1990; prohibited commercial development to occur beyond the 

scale or intensity that existed as of July 1, 1990; and limited the residential density to that 

which existed as of July 1, 1990. As a RAID, the Freeland area has some urban 

characteristics, such as density and variety of existing land uses, but not others, such as 

adopted land use plans, the provision of a number of urban services, or the ability to 

incorporate.   

The 1998 RAID designation, as it was applied to Freeland, was considered an interim 

measure while a subarea planning committee began a local effort to consider the 

designation of Freeland as a NMUGA. The NMUGA designation would satisfy numerous 

goals of the ICCP including:  encouraging efficient compact urban development in 

designated areas which will promote preservation of rural character; increasing the 

overall efficiency and quality of such services as drinking water, sanitary sewer and 

stormwater; preserving agricultural and forestry lands; improving the economic viability of 
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a thriving commercial and community center; providing protection to critical areas and 

wildlife habitat;  and achieving a 50/50 urban/rural split in future growth (that is, half of 

all future population growth would occur in cities and the other half in unincorporated 

Island County).   

Following the adoption of the Island County Comprehensive Plan, the BICC assembled a 

community based subarea planning committee comprised of nine Freeland residents and 

business owners to prepare a comprehensive land use plan and infrastructure plans for 

sewer, water, and stormwater. The committee first convened in January 1999 and began 

conducting community meetings twice a month with periodic public workshops, which were 

used to present the public with completed phases of the plan and the various concepts that 

were being considered. Press releases, door-to-door efforts, and a survey were conducted 

as means of informing the local citizenry and encouraging citizens to become involved in 

the process. Identification of major planning problems, issues, and desires were the 

primary outcomes of these meetings. 

In the course of preparing the 2007 Freeland Subarea Plan (FSP), 78 public sessions were 

held by the sub area planning committee during the period of January 1999 to May 

2004. A first draft of the FSP was sent to the Washington State Department of 

Community, Trade and Economic Development (CTED) and distributed to other state 

government agencies for review and comment. Comments were received from CTED and 

several of the other agencies. At the beginning of 2005, the Director of Island County 

Planning and Community Development determined that the data in the Freeland 

Stormwater Plan was insufficient to allow the Draft Environmental Impact Statement on the 

subarea plan to be issued. Further public comment and progress on the subarea plan was 

then put on hold until key issues for òprotecting the natural and built environments of the 

Freeland Sub Areaó could be addressed. 

During 2005 and 2006, a number of significant planning documents were prepared to 

address this need. These documents included the Freeland Comprehensive Sewer Plan and 

Engineering Report/Facility Plan and the Freeland Comprehensive Drainage Plan. 

The information generated by these studies were then incorporated into the plan and 

submitted to the Island County Planning Commission for review and ultimate adoption of 

the FSP by the BICC on December 10, 2007 as an element of the ICCP and designated 

Freeland as a NMUGA. 

MISSION STATEMENT 

Freelandõs mission is creating a vibrant and safe place where people love to visit, learn, 

work, and live. 
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VISION STATEMENT 

The Freeland Sub Area Planning Committee (FSAPC) originally adopted a Vision 

Statement of consisting of 19 vision points (found in Appendix E of the 2007 Freeland Sub 

Area Plan and in Appendix A of this document) that was condensed into the following 

statement. The goals, principles and policies of the Freeland Subarea Plan are based on 

this vision.  

Freeland in the year 2020 is a comfortable waterfront community that is 

known for its unique character and expansive views of the surrounding 

environment. 

Surrounding the NMUGA boundary are farms, open fields and forest land.  

Within the subarea, well thought out and consistently administered 

development regulations have influenced quality infill that is both regionally 

compatible and locally unique.  Views have been preserved for all to enjoy, 

with parks and public areas sprinkled throughout offering a variety of 

recreational opportunities to Freeland residents.  Residents are offered a 

multitude of housing choices that are both architecturally intriguing and 

affordable to the average person. 

Freeland is a community where people live, work and shop.  The central 

commercial core retains small town character, offering mixed-use living, a 

vibrant and healthy downtown, and a diverse array of retail, dining, 

employment, and cultural opportunities.  Freeland residents encourage 

economic development by welcoming diverse economic growth that provides 

satisfying and stable jobs.  Commercial development along Main Street has 

been incorporated in a tasteful fashion with appropriate landscaping, such as 

drought-resistant native plants, mature trees, street amenities, and public art; 

building design balances business opportunity with security and aesthetic 

values.   Outdoor lighting is respectful of neighbors and protects the regional 

view of the night sky. 

School aged children and senior citizens share a pronounced appreciation for 

Freelandõs history.  Community groups work with property owners to 

document past and future generations. 

Freeland has committed to continually reducing traffic, conserving resources 

and protecting regionally important environmental systems.  Freelandõs non- 

municipal urban growth area has sewer capacity to accommodate Island 

Countyõs growth targets.  The sewer system has been phased cost-effectively, 

minimizes potential harm to the environment, and provides higher water 

quality and infiltration instead of increased runoff.  Improvements to 

Freelandõs Main Street have been coordinated with both sewer and 
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stormwater infrastructure upgrades.  Water quality in Holmes Harbor ensures 

that conditions are suitable and safe for recreational shellfish harvest, 

swimming, and wading.  Residents are well educated and committed to 

aquifer recharge, and protection of groundwater resources is a high priority. 

Transportation alternatives exist, putting less reliance on automobiles.  

Infrastructure has been developed that balances the needs of motorized, non-

motorized, and transit modes of transport, particularly along Main Street. 

Parking and transit locations are adequate and consolidated throughout the 

sub area. 

Island County, Washington Department of Transportation, Island Transit, The 

Freeland Water & Sewer District, the Washington Department of Health, and 

all other agencies cooperate in developing creative and innovative solutions 

to required changes in capital facilities, future growth management, and 

environmental stewardship.  In the past, and into the future, both available 

infrastructure and an overwhelming sense of community encourage attractive 

options for future growth in the sub area. 

These ideas are the basis of the goals and policies developed within the 

following Freeland Sub Area Plan.  

PLAN ELEMENTS 

The 2010 Freeland Subarea Plan is comprised of eight (8) elements. These elements 

address: land use, natural lands, open and civic space, capital facilities, utilities, 

transportation, economic development, and housing. Each element includes goals, 

principles and policies that will guide the creation of development regulations specific to 

Freeland. 

Land Use 

This chapter explains the existing and planned land use conditions.  The appropriate form, 

distribution and location of planned land uses are discussed and defined.  

Natural Lands 

This chapter focuses on the preservation and enhancement of the natural environment.  The 

topics discussed include: wetlands, critical aquifer recharge areas, fish and wildlife habitat 

conservation areas, frequently flooded areas, geologically hazardous areas, shorelines, 

critical drainage areas, and archaeologically significant areas, and the identification, 

classification and inventorying of such areas.  

Open and Civic Space 

This chapter addresses the types of open and civic spaces that exist and are planned for 

Freeland.  
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Capital Facilities 

The focus of this chapter is the planning and provision of needed public facilities and 

services.  This chapter addresses capital costs, financing, levels of service methods and 

consequences, statutory requirements, and specific related goals and principles.  

Utilities 

This chapter focuses on the provisions of public and private utilities, including electricity 

and telecommunications. 

Transportation 

This chapter details the transportation goals, principles and implementation strategies 

which set forth the adopted Level of Service (LOS) standards and other policy 

commitments.  Multimodal transportation networks are discussed.   

Economic Development 

This chapter provides a summary of the strengths and weaknesses of local economy.  It 

identifies goals and principles intended to foster economic growth and development. 

Housing 

This chapter addresses the need for the Freeland Urban Growth Area to accommodate a 

future population allocated by the Countywide Planning Policies.  It also contains plan 

goals and principles that promote a diversity of housing opportunities at all income levels 

that can support future job growth in the Subarea.  

PLAN GOALS, PRINCIPLES, & POLICIES 

Within each element are the goals, principles, and policies that make up the Freeland 

Subarea Plan.  

A goal is a direction-setter. It is an ideal future end, condition, or state related to the 

public health, safety, or general welfare toward which planning and implementation 

measures are directed. A goal is a general expression of community values and; 

therefore, is abstract in nature. Consequently, a goal is generally not quantifiable, time-

dependent, or suggestive of specific actions for its achievement.  

A principle is a statement that provides the reasoning and intent behind policies and 

development regulations. Good urban planning and design is based off of time tested 

principles.     

A policy provides a more specific course of action that is based on the line of reasoning 

set forth by the planning goals and principles.
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1. LAND USE 

INTRODUCTION 

Land use and development are the physical manifestation of a communityõs character. This 

physical manifestation has the power to influence how people perceive a given place. 

Long-range planning is crucial in ensuring that a community develops over time in 

accordance with local valuesñthat all new development contributes to the communityõs 

unique character and Sense of Place. The goals, principles, and policies outlined in this 

element will serve as a framework for ensuring Freelandõs physical development is an 

accurate reflection of the communityõs vision.  

PLANNING FRAMEWORK 

The goals, principles, and policies contained in the 

Freeland Subarea Plan (FSP) must align with the 

goals and policies of the Washington State Growth 

Management Act (GMA), the Island County 

Comprehensive Plan (ICCP), and the County Wide 

Planning Policies (CWPP) for Island County. 

Additionally, the goals, principles, and policies 

among the different elements of the FSP must be 

internally consistent.  

Within this framework, the goals, principles, and 

policies of the FSP should reflect the desires of the 

Freeland community.  

GROWTH MANAGEMENT ACT  

The Stateõs GMA requires that comprehensive plans include a land use element. According 

to the GMA, the land use element must cover the following topics (see also the Natural 

Lands element):  

RCW 36.70A.070(1). A land use element designating the proposed general 

distribution and general location and extent of the uses of land, where 

appropriate, for agriculture, timber production, housing, commerce, industry, 

recreation, open spaces, general aviation airports, public utilities, public 

facilities, and other land uses. The land use element shall include population 

densities, building intensities, and estimates of future population growth. The 

land use element shall provide for protection of the quality and quantity of 

groundwater used for public water supplies. Wherever possible, the land use 

element should consider utilizing urban planning approaches that promote 

WASHINGTON STATE GROWTH MANAGEMENT 

ACT 

RCW 36.70A 

COUNTY WIDE PLANNING POLICIES 

ISLAND COUNTY COMPREHENSIVE PLAN 

& 

FREELAND SUBAREA PLAN 

DEVELOPMENT REGULATIONS 



Land Use 
 

Page | 17  
 

physical activity. Where applicable, the land use element shall review 

drainage, flooding, and storm water run-off in the area and nearby 

jurisdictions and provide guidance for corrective actions to mitigate or 

cleanse those discharges that pollute waters of the state, including Puget 

Sound or waters entering Puget Sound.  

COUNTY WIDE PLANNING POLICIES 

CWPP #1 discusses Urban Growth Areas (UGAs), which are designated areas intended to 

acquire more intensive land use and development. At the time these policies were 

adopted, Freeland and Clinton were not designated as Non-Municipal Urban Growth 

Areas (NMUGAs). Since that time, Freeland has been designated as a NMUGA while 

Clinton has retained its Rural Area of Intense Development (RAID) status. These policies 

state:  

Item 6 For the purposes of these policies, the term òUrban Growth Areaó 

includes both the incorporated land and the surrounding unincorporated area 

that is planned to accommodate future urban development. Unincorporated 

areas of the County not contiguous to an incorporated area may be 

designated as an UGA upon the adoption of an UGA plan what demonstrates 

how public facilities and services are, or will be, provided consistent with the 

requirements of the GMA.  

Item 7 The County and the Municipalities recognize that Clinton and Freeland 

have many urban characteristics and that it may be appropriate to designate 

these areas as urban growth areas.  Therefore, before the end of 1998, the 

County shall initiate a sub-area planning process to determine potential UGA 

boundaries; the urban land use designations for these areas; and the capital 

facilities that are necessary to provide urban services. It is anticipated that 

recommendations will be ready for consideration by the County prior to the 

Countyõs second annual review of its Comprehensive Plan in the year 2000.  

ISLAND COUNTY COMPREHENSIVE PLAN  

The ICCP does not have goal and policy language regarding land-use within NMUGAs 

but acknowledges the need for subarea planning and NMUGA status for Freeland. 

RELATION TO OTHER FSP ELEMENTS 

The Land Use element closely relates to these other elements of the FSP: 

Å Natural Lands  

Å Housing 
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Å Capital Facilities 

Å Utilities 

Å Transportation 

Å Economic Development 

Å Open and Civic Space 

EXISTING CONDITIONS 

Land Use 

Freelandõs central location on south Whidbey has enabled the community to become a 

regional center of commercial activity. Land uses include a general variety of commercial 

retail and professional services. Light manufacturing and storage facilities also exist.  

The majority of land in Freeland is occupied by detached single-family residences. There 

is limited multi-family housing. Figure 1.1 outlines existing development.  

 

Future Growth Planning Area 

The designated Future Growth Planning Area (FGPA) extends beyond the boundaries of 

the current NMUGA boundary around Freeland. The general character and zoning is rural 

and residential, with higher clustering of homes along the shores of Mutiny Bay (Map 1.1). 

General Character 

Freelandõs Urban Fabric consists of several relatively dense nodes of activity separated 

by pockets of underdeveloped land. In the central business district of Freeland, the most 

compact development occurs around the intersection of Main Street and Harbor Avenue. 

Relatively dense residential areas include the Holmes Harbor Country Club and the Maple 

Ridge senior housing center.   

Figure 1.1 Current Zoning Capacity Totals 

 No. of 
Parcels 

 

Acreage Dwelling 
Units 
(Low) 

Dwelling 
Units 
(High) 

Population 
(Low) 

Population 
(High) 

Residential 
Totals 

1,014 787.38 1,351 NA 3,159 3,159 

Commercial 
Totals 

127 165.77 296 1,380 692 3,229 

 
Public/INS/Golf 

32 107.51  NA NA NA NA 

Total 1,173 1,060.70 1,647 2,731 3,851 6,388 
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Physical Character 

Buildings generally donõt exceed two stories and have relatively deep Setbacks. 

Architectural styles are predominately Modernñboth post-war suburban and craftsman. 

Lot coverage is fairly low on a majority of parcels because of on-site sewage treatment 

(septic systems). Figure 1.1 below gives numerical values for development and population 

intensity in Freeland.  

View Corridors 

Freelandõs hilly terrain provides numerous viewpoints that overlook Holmes Harbor. Streets 

such as Woodward Avenue, Myrtle Avenue, and Shore Drive also provide travelers with 

periodic views of the Harbor. A notable view corridor exists across private land between 

Woodward Avenue and Cameron Road, allowing travelers on State Route 525 to get a 

glimpse of Holmes Harbor.  

Parking 

Parking lots in Freeland are for the most part situated between buildings and the right-of-

way (which makes pedestrian activity less feasible) and in some instances donõt connect to 

neighboring parking lots (greatly hindering internal block circulation). On-street parking 

does occur in some locations, but the lack of defined spaces has created conflicts between 

pedestrians, cyclists and motorists using the roadway. In addition, most parking lots are 

paved and vegetated islands within parking lots are rare.  

A parking survey performed in July of 2000 showed that the Freeland business core had 

approximately 250 parking spaces beyond that required by Island County development 

regulations. An over-supply of parking contributes to land-use patterns that make a place 

less conducive to walking and further encourages vehicular use and dependency. 

On-Site Illumination 

Most structures have attached lighting somewhere on the periphery of the building. This 

lighting is generally directed downward but some of this lighting is actually directed 

outward. Sizable parking lots are illuminatedñsome by standard utility poles and others 

by stylish lamps.   

Advertising Signage 

Most advertising signs in Freeland are simple and externally illuminated. Generally, only 

buildings that have deep setbacks have stand-alone signs (i.e., signs not attached to the 

building). A-framed signs are common and can be found clustered at intersections. 

Businesses in buildings that have poor visibility from the right-of-way depend on A-frame 

signs to direct potential customers.   
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LAND USE PLAN 

Land Use Designations 

A greater mix of land uses should be encouraged in Freeland to ensure residents are 

within close proximity to commercial services and quality Civic Spaces. Mixing land uses in 

Freeland will help reduce auto dependency, facilitate alternate modes of transportation, 

and safeguard the community against disruptions that hinder transportation.  

It is important to note the land use designations and zoning designations are not one in the 

same. The land use designations provide a framework for implementing zoning 

designations later on when development regulations are written. Actual zoning names, 

boundaries, and colors may be different from those shown on the land use designation 

map (see Map 1.2).  

Figure 1.2 below lists the land use designations and their general respective descriptions 

for Freeland 
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Figure 1.2 Land Use Designations & Descriptions 

Public Land Use & Character: Includes Open Space, Civic Space, and Civic Buildings.  

Residential Density: 0 units gross / ac.  

Building Types: Civic Buildings (Government)  

Building Setbacks: Large and variable  

Building Disposition: Center of Lot (Edgeyard)  

Frontage Types: Not applicable 

Building Height: 2 Story Maximum 

Type of Civic Space: All 
  

 

Low Density Residential Land Use & Character: Residential with home occupations permitted. Single family homes on relatively large lots with 
deep setbacks. Transitional zone between rural and more urban zones.   

Residential Density: 2-4  units gross / ac. 

Building Types: Single-Family Dwellings, Civic Bldgs. (civil protection) 

Building Setbacks: Large and variable  

Building Disposition: Center of Lot (Edgeyard) 

Frontage Types: Common Lawn, Porch, Portico 

Building Height: 2 Story Maximum 

Type of Civic Space: Parks, Greens, Trails 
  

 

Medium Density 
Residential 

Land Use & Character: Residential with home occupations permitted. Includes a diverse mix of housing types on 
intimately sized lots. Transitional zone between low density residential and areas of more 
intense development. 

Residential Density: 5-9 units gross / ac. 

Building Types: Single-Family Dwellings, Multi-Family Dwellings, Civic Bldg. (civil protection) 

Building Setbacks:  Shallow to moderate  

Building Disposition: Center of Lot (Edgeyard), Side of Lot (Sideyard)  Front of Lot (Rearyard) 

Frontage Types: Common Lawn, Porch, Portico, Terrace  

Building Height: 2.5 Story Maximum   

Type of Civic Space: Parks, Greens, Trails 
   

Neighborhood Node Land Use & Character: Small scale commercial center intended to serve the surrounding neighborhood and/or 
associated recreational facilities.  

Maximum Intensity: 0.25 F.A.R.* 

Building Types: Commercial Bldg., Mixed Use Bldg, Multi-Family Dwellings  

Building Setbacks: Shallow to moderate 

Building Disposition: Center of Lot (Edgeyard) Side of lot (Sideyard) Front of Lot (Rearyard) 

Frontage Types: Shopfront, Gallery  

Building Height: 2.5 Story Maximum 

Civic Space Types: Plaza, Park, Green 
  

 

Mixed Use Land Use & Character: Includes a diverse mix of commercial land uses including light manufacturing. Transitional zone 
between industrial and residential land uses.  

Maximum Intensity: 0. 5 F.A.R* 

Residential Density: 8 units / ac. max. 

Building Types: Non-Residential Bldg., Civic Bldg., Multi-Family Dwellings  

Building Setbacks: Moderate 

Building Disposition: Side of Lot (Sideyard), Front of Lot (Rearyard)  

Frontage Types: Shopfront, Gallery, Arcade 

Building Height: 2.5 Story Maximum  

Type of Civic Space: Parks, Greens, Trails 
  

 

Industrial Land Use & Character: Industrial land uses screened from the right-of-way by vegetation and fencing. 

Maximum Intensity: 0.5 F.A.R.*  

Building Types: Specialized Bldg. 

Building Setbacks: Moderate to Deep 

Building Disposition: Center of Lot (Edgeyard) 

Frontage Types: Not applicable 

Building Height: 2 Story Maximum 

Civic Space Types: Trails 
   

Business General Land Use & Character: Includes larger scale commercial businesses that serve the regional market. Buildings are 
separated by on-site parking areas. 

Maximum Intensity: 1.0 F.A.R* 

Residential Density: 6-12 units gross / ac. 

Building Types: Mixed Use Bldg., Non-residential Bldg., Civic Bldg., Multi-Family Dwellings 

Building Setbacks: Zero to moderate 

Building Disposition: Side of Lot (Sideyard), Front of lot (Rearyard) 

Frontage Types: Shopfront, Gallery, Arcade Stoop, Portico 

Building Height: 3 Story Maximum 

Civic Space Types: Plaza, Park, Green, Trail 
  

 

Business Village Land Use & Character: Compact, mixed use, and pedestrian oriented. Serves as the community center and has a 
traditional village atmosphere.  

Maximum Intensity 2.0 F.A.R.* 

Residential Density: 6-12 units gross / ac. 

Building Types: Commercial Bldg., Mixed Use Bldg., Multi-Family Dwellings, Civic Bldg. 

Building Setbacks: Zero to shallow 

Building Disposition: Front of Lot (Rearyard) 

Frontage Types: Shopfront, Arcade, Gallery, Forecourt, Dooryard, Terrace, Stoop, Portico   

Building Height: 3 Story Maximum 

Type of Civic Space: Squares, Plazas, Greens, Pocket Parks 
   

*F.A.R: Floor to Area Ratio. The relationship between the amount of floor area in a building and the area of the lot which the building 

stands. It is calculated by dividing the gross floor area of a building by the total area of the lot.
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Allowed Land Uses 

Figure 1.3 lists the general land use categories along with their appropriate land use 

designation. Development regulations will include more specific land-uses under each 

category and will assign each use to a specific zone.  

Figure 1.3 Allowed Land Uses (General Category) 

 LDR MDR BG MXU BV PBL NN IND 

Residential X X X X X    

Lodging   X X X    

Office   X X X  X X 

Retail   X X X  X X 

Services: Business, Financial, 

and Professional 

  X X X  X  

Services: General   X X X  X X 

Civic X X X X X X X  

Civil Support X X X X X X  X 

Education X X X X     

Industrial        X 

 

Land Use Designation Capacities  

Figure 1.4 calculates the theoretical land-use designation capacities using the following 

steps: 

Å Calculate the total acreage within each land use designation. 

Å Subtract percentage of acreage which may be required to devote to rights-of-

way (18%), and public use (16%). 

Å Subtract a percentage of acreage to account for market factors (20%). 

Å Calculate development potential in dwelling units based on established densities 

and multiply by 2.34 to determine potential population.  

A buildable lands analysis, which will provide a more accurate population capacity 

projection for the Freeland NMUGA, will be conducted when the County updates its 

Comprehensive Plan in 2012.  
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Urban Form (Physical Character) 

Freelandõs emerging character should emulate small-town Americana in an effort to help 

preserve the communityõs small town feel (while acquiring new growth) and prevent 

sprawl-type development. An important part of maintaining a small-town atmosphere in 

Freeland is ensuring development is human-scaled. Human-scaled development and 

architecture incorporate design elements that fit well with human senses. In a human-scaled 

environment, development caters primarily to the pedestrian experience instead of the 

automobile. 

The architectural style of buildings should reflect local values and history, with each new 

development adding to Freelandõs unique character. Strategically placed and designed 

buildings will activate the street and give spatial definition to the Public Realm. 

Advertising signs that are simple and appropriately scaled will also help preserve 

Freelandõs small-town look and feel. 

Freeland streets should be desirable destinations in and of themselves; consisting of bike-

lanes, wide sidewalks, trees and other vegetation, furniture, art, uniquely designed street 

lamps, street vendors, and buried utility lines (see also the Transportation and Utility 

Elements). A well connected road network in Freeland will link the community together, 

providing easy access between destinations and shortened trips.  

Civic Spaces such as parks, squares and trails will provide the community with places and 

opportunities to interact. 

Figure 1.4 Designated Land-use Capacities 

LAND-USE PARCELS ACREAGE DWELLING 

UNITS 

(LOW) 

DWELLING 

UNITS 

(HIGH) 

POPULATION 

(LOW) 

POPULATION 

(HIGH) 

LOW DENSITY 

RESIDENTIAL 

435 572 527 1053 1232 2464 

MEDIUM DENSITY 

RESIDENTIAL 
725 238 546 984 1279 2302 

BUSINESS VILLAGE 
70 40 111 221 259 518 

MIXED USE 34 49 136 273 319 638 

BUSINESS GENERAL 
52 90 249 498 583 1166 

PUBLIC 17 13 NA NA NA NA 

NEIGHBORHOOD 

NODE 

4 6 NA NA NA NA 

INDUSTRIAL 4 11 NA NA NA NA 

TOTAL 
1341 1019 1433 2938 3353 6876 
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View Corridors  

Views of Holmes Harbor add value and contribute to Freelandõs unique Sense of Place. 

Consideration needs to be given to protecting and enhancing views of the harbor from 

both public and private realms.  

Parking 

Some new commercial developments in Freeland have their parking lots located behind 

the building, with the building itself situated along the right-of-way line. New development 

should continue this pattern by locating parking areas to the sides and rear of buildings. 

This will help activate Freelandõs streets and encourage pedestrian activity.  

External On-Site Illumination 

Special efforts should be made to ensure that external on-site illumination doesnõt cause 

glare on neighboring properties or the night sky.  

Advertising Signage 

Freeland residents have voiced concern over suburban style signage typically found along 

highways and commercial strips. Instead, residents would like to see quality small scaled 

signage that doesnõt degrade the visual landscape.          

Population Growth 

As a designated UGA, Freeland is projected to grow in population from 2,917 currently 

to approximately 4,000 by the year 2020*. This growth will need to be accommodated 

within the existing urban growth boundaries. Keeping development human-scaled will help 

Freeland maintain a small-town look and feel while acquiring additional population.  

It is important to note that it is market factors that will ultimately determine how many 

people live in Freeland and how much new development actually occurs over the 20 year 

planning horizon. The purpose of establishing numerical population and development 

parameters with land-use designations (and later zoning designations) is to ensure future 

development regulations are capable of accommodating population projections and 

meeting GMA requirements. 

Future Growth Planning Area (FGPA) 

Development in this area should strictly remain rural until it is brought into Freelandõs 

urban growth area. This will help prevent incompatible development from precluding 

urban level development if Freeland expands. 

 

 The population projection and 20 year planning horizon will be updated in 2012 comprehensive plan 

update. 
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Map 1.1 Freeland Future Growth Planning Area 
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Map 1.2 Future Land Use Designations 
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Map 1.3 Future Land Use Designations - Aerial 
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LAND USE GOALS, PRINCIPLES, & POLICIES 

Land Use 

 

Goal 1: Encourage efficient land use development. 

 

Principle 1 That land should be used efficiently in order to prevent the inappropriate 

conversion of land into sprawling, low density single use land patterns.  

 

Policy 1 Infill and redevelopment should be encouraged within the NMUGA boundary.  

Policy 2 Permitting process for redevelopment should be streamlined.  

 

Principle 2 That land use intensities should follow a logical hierarchal pattern. 

 

Policy 1 The most compact development should occur in the Business Village 

designation and the least compact development should occur in the Low 

Density Residential designation. 

 

Principle 3 That the subdivision of land should be orderly and encourage good urban 

design. 

 

Policy 1 Newly created parcels should be rectangular in shape (except when certain 

topographical features warrant otherwise). 

Policy 2 The creation of òflagó lots should be avoided. 

 

Principle 4 That land use is pedestrian oriented and mixed. 

 

Policy 1 Building frontages should activate the street. 

Policy 2 Compatible land uses should be mixed throughout the community. 

 

Principle 5 That the ordinary activities of daily living should occur within walking 

distance of most dwellings, reducing auto-dependency. 

 

Policy 1 Mixing of land uses should be encouraged. 

 

Principle 6 That appropriate building densities and land uses should be provided 

within walking distance of transit stops, permitting public transit to become 

a viable alternative to the automobile. 

 

Principle 7 That schools should be sized and located to enable children to walk or 

bicycle to them. 
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Principle 8 That civic, institutional, and commercial activity should be embedded in 

downtowns, not isolated in remote single-use complexes.  

 

Principle 9 That Civic Spaces should be centrally located, highly visible and easily 

accessible.  

 

Policy 1 Zoning regulations should require development to be centered around Civic 

Spaces where appropriate.  

 

Principle 10 That Future Growth Planning Areas (FGPAs) should be planned for in 

advance.  

 

Policy 1 Planning done for Freeland should be done in the context of not only the 

NMUGA, but the planning area as a whole. 

Policy 2 Zoning and development regulations in Freelandõs Future Growth Planning 

Area (FGPA) should not preclude future urban development. 

Policy 3 UGA Expansions should only be considered within the FGPA. 

 

Goal 2: Encourage self-sufficient land use practices. 

 

Principle 1 That Home Occupations are encouraged. 

 

Policy 1 Land-use regulations for Home Occupations should be simple, direct, and 

clear. 

Policy 2 Permits for Home Occupations should be simple, affordable and processed 

quickly.  

Physical Characteristics  

 

Goal 1: Encourage the physical development of an urban-to-rural hierarchy 

with regards to urban form.   

 

Principle 1 That the community should have a Traditional Neighborhood structure with 

a discernable center and edge.  

 

Principle 2 That a range of Human Habitats should be provided for residents of the 

community. 

 

Policy 1 Each zone should be distinct with transitions between zones almost 

indiscernible.  
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Goal 2: Create within Freeland a distinguished physical character that preserves 

and maintains a small-town look and feel while accommodating 

growth. 

 

Principle 1 That development should be human-scaled and not auto-scaled.  

 

Policy 1 Development regulations should include architectural standards that ensure 

development is human-scaled in order to preserve Freelandõs small town 

atmosphere.  

 

Principle 2 That the communityõs Public Realm should be of high quality design with 

streets becoming destinations in and of themselves. 

 

Policy 1 Development regulations should include streetscape standards specific to 

Freeland. 

Policy 2 Streetscape design should contribute to Freelandõs unique character and sense 

of place.   

 

Principle 3 That architecture and landscape design should grow from local climate, 

topography, history, and building practice.   

 

Policy 1 Architectural standards should be based on local climate, topography, history, 

and building practice. 

Policy 2 Landscape requirements should include use of native species and LID options.  

 

Principle 4 That buildings and landscaping should contribute to the physical definition 

of Thoroughfares and Civic Spaces. 

 

Policy 1 Buildings should give spatial definition to right-of-ways and Civic Spaces.  

 

Principle 5 That buildings should provide their inhabitants with a clear sense of 

geography and climate through energy efficient methods.  

 

Principle 6 That the preservation and renewal of historic buildings should be 

facilitated, to affirm the continuity and evolution of society.  

 

Principle 7 That civic buildings should be more distinctive than the other buildings that 

constitute the fabric of the community.  

 

Principle 8 That civic buildings and spaces should be provided as locations that 

reinforce community identity. 
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Principle 9 That the harmonious and orderly evolution of Freeland should be secured 

through use of form-based codes.  

 

Goal 3: Ensure the urban fabric is well connected. 

 

Principle 1 That new development should contribute to the connectivity of the 

transportation network of the community.  

 

Policy 1 Block standards should be developed to ensure connectivity. 

Policy 2 Alleys should be incorporated to provide rear access to lots. 

 

Principle 2 That the design of streets and buildings should reinforce safe environments, 

but not at the expense of accessibility.  

 

Policy 1 Streetscapes and building entrances should be ADA compliant. 

 

Principle 3 That individual architectural projects should be seamlessly linked to their 

surroundings. This issue transcends style.  

 

Policy 1 Site specific development should relate to and provide reasonable connections 

to neighboring parcels.  

View Corridors 

 

Goal 1: Protect and enhance view corridors within the public and private 

realms. 

 

Principle 1 That development should preserve as well as utilize scenic views. 

 

Policy 1 Development regulations should be sensitive to potential views within each 

view shed.  

Parking 

 

Goal 1: Reduce the visibility and size of on-site parking areas. 

 

Principle 1 That parking areas should not preclude good urban design. 

 

Policy 1 On-site parking areas should be located to the side and/or rear of buildings.  

Policy 2 Parking areas should be screened from the right-of-way and adjacent 

properties through use of vegetation. 
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Principle 2 That development should adequately accommodate automobiles while 

respecting the pedestrian and the spatial form of both public and private 

realms.  

 

Policy 1 Parking stall requirements should not preclude good urban design.  

Policy 2 The County should consider implementing parking stall òmaximumsó in 

development regulations.  

Policy 3 Parking areas should accommodate differing modes of transportation such as 

motorcycles and bicycles.  

Policy 4 In residential areas, on-site parking should be accessed from the side or rear 

of lots where feasible.  

Policy 5 Park-sharing strategies should be encouraged for the purpose of at least one 

of the following:   

 

a. Reducing the number of parking stalls needed between adjacent, 

complimentary uses. 

b. Ensuring parking is more centralized among neighboring uses. 

c. Achieving site design that is urban instead of suburban in character. 

 

Goal 2: Minimize the hydrological impact of paved surfaces on site. 

 

Principle 1 That urban development should incorporate methods to reduce stormwater 

runoff and promote aquifer recharge.  

 

Policy 1 Storm water should be retained and infiltrated on-site to the fullest extent 

possible using Low Impact Development techniques.    

External On-Site Illumination 

 

Goal 1: Prevent light pollution to the greatest extent possible. 

 

Principle 1 That light pollution be minimized while taking into consideration the 

following:   

 

a. The need for reasonable use of outdoor lighting for safety, security, 

utility, way-finding, and enjoyment. 

b. Minimizing glare and obtrusive light onto neighboring properties and 

toward the night sky. 

c. Reducing energy consumption. 

d. Protecting natural habitats from the damage of artificial light.  
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Advertising Signage 

 

Goal 1: Ensure signage is consistent with òsmall townó character.   

 

Principle 1 That signs should positively contribute to the small-town atmosphere of  

  Freeland. 

 

Policy 1 Signs should be externally illuminated (if illuminated). 

Policy 2 Signs should be of high quality and human scaled. 

Policy 3 Stand alone signs should be located on the premises in which the business is 

located and should not obstruct the view of signs on neighboring properties.  

Population Growth  

 

Goal 1: Accommodate population growth in a manner that is consistent with  

  the GMA. 

 

Principle 1 That population growth should be orderly and urban in nature.  

 

Policy 1 Infill and redevelopment should be encouraged. 

Policy 2 Freeland should be able to accommodate the projected population of  4,000 

by the year 2020*. 

*The population projection and 20 year planning horizon will be updated in during the 2012 comprehensive 

plan update.  

Future Growth Planning Area 

 

Goal 1: Prevent sprawl-type development from occurring within Freelandõs  

  Future Growth Planning Area (FGPA).  

 

Principle 1 That development regulations should not preclude good urban design and  

  infill in the FGPA.  

 

Policy 1 The County should continue to allow clustering of residential developments in 

 order to preserve open space and the possibility of additional development at 

 urban levels in the future.  

Policy 2 The County should consider requiring òshadow plattingó to ensure 

 development in the FGPA doesnõt preclude the possibility of future 

 development at urban levels.  
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2. NATURAL LANDS  

INTRODUCTION 

Freeland is situated amongst some of the most environmentally sensitive land that makes 

up Whidbey Island. This element of the subarea plan addresses the protection, 

conservation, and restoration of Freelandõs most sensitive natural areas.  

Freelandõs natural landscape includes rolling terrain, steep slopes, shorelines, forests, 

wetlands, and agricultural fieldsñall of which provide habitat for a variety of species, 

including humans. Minimizing the impacts of development on the natural environment will 

become more and more critical as Freeland continues to grow. 

PLANNING FRAMEWORK 

The goals, principles, and policies contained in the 

Freeland Subarea Plan (FSP) must align with the 

goals and policies of the Washington State Growth 

Management Act (GMA), the Island County 

Comprehensive Plan (ICCP), and the County Wide 

Planning Policies (CWPP) for Island County. 

Additionally, the goals, principles, and policies 

among different elements within the Freeland 

Subarea Plan (FSP) must be internally consistent.  

Within this framework, the goals and principles of the 

FSP should reflect the desires of the Freeland 

community.  

GROWTH MANAGEMENT ACT  

The GMA requires certain natural land elements to be addressed in comprehensive 

planning. The Revised Code of Washington (RCW) states that comprehensive plans must 

include: 

RCW 36.70A.070(1). A land use element designating the proposed general 

distribution and general location and extent of the uses of land, where 

appropriate, for agriculture, timber production, housing, commerce, industry, 

recreation, open spaces, general aviation airports, public utilities, public 

facilities, and other land uses. The land use element shall include population 

densities, building intensities, and estimates of future population growth. The 

land use element shall provide for protection of the quality and quantity of 

groundwater used for public water supplies. Wherever possible, the land use 

element should consider utilizing urban planning approaches that promote 

WASHINGTON STATE GROWTH MANAGEMENT 

ACT 

RCW 36.70A 

COUNTY WIDE PLANNING POLICIES 

ISLAND COUNTY COMPREHENSIVE PLAN 

& 

FREELAND SUBAREA PLAN 

DEVELOPMENT REGULATIONS 



Natural Lands 

Page | 35  
 

physical activity. Where applicable, the land use element shall review 

drainage, flooding, and storm water run-off in the area and nearby 

jurisdictions and provide guidance for corrective actions to mitigate or 

cleanse those discharges that pollute waters of the state, including Puget 

Sound or waters entering Puget Sound.  

COUNTY WIDE PLANNING POLICIES  

County Wide Planning Policies for Island County address the relationship between Critical 

Areas and public facilities as well as Critical Areas and Affordable Housing:  

CWPP #2, Item 3. Essential public facilities should not be located in Resource 

Lands and Critical Areas unless there is a demonstrated need and no 

alternative siting options are reasonable/feasible. Siting of essential Public 

Facilities within Resource and Critical Lands must be consistent with the 

Comprehensive Plans of the County and Municipalities and must be 

compatible with adjacent land use and consistent with development regulations 

adopted pursuant to RCW 36.70A.  

CWPP #7, Item 5. Identification of publicly-owned properties, excluding 

those designated as Resource or Critical Lands that could serve as possible 

sites for development of affordable low income or senior housing.  

ISLAND COUNTY COMPREHENSIVE PLAN  

The ICCP Natural Lands Element establishes the following goals that are based upon the 

GMA goals as well as the values of County residents:  

Goal 1 - Conservation of Natural Lands: To conserve a variety of natural 

lands, in both public and private ownership, for the enjoyment and economic 

benefit of current and future residents of Island County. 

Goal 2 - Rural Character: To retain the county's rural quality and character. 

Goal 3 - Maintenance of Ecological Functions and Values: To maintain the 

important ecological functions and values of natural landscapes such as 

wetlands, stream corridors, shoreline systems and forests. 

Goal 4 - Historic Preservation: To protect historic or archaeological sites, 

structures and landscapes which are important to local culture. 

Goal 5 - Agricultural Protection: To conserve agricultural lands for the 

continued profitable production of crops, timber and livestock. 
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Goal 6 - Recreation: To enhance recreational opportunities for county 

residents. 

Goal 7 - Protection of Community Assets: To protect natural scenic, cultural 

and historic resources as community assets. 

Goal 8 - Public Involvement: To continue to promote active public involvement 

in decisions concerning the conservation or protection of important natural 

lands. 

Goal 9 - Collaboration: To continue an open dialogue between Island County, 

incorporated jurisdictions, special purpose districts and other interested 

individuals and organizations working toward the conservation or protection 

of natural lands. 

RELATION TO OTHER FSP ELEMENTS 

The Natural Lands element closely relates to these other elements of the FSP: 

Å Land Use 

Å Open and Civic Space 

EXISTING CONDITIONS 

Critical Areas are Natural Lands that impose limitations on development or that provide 

important public resources that require special considerations in the planning and 

development process. In Island County, development in or near the following Critical Areas 

are regulated by Island County Code Title XVII, Chapter 17.02, and 17.05: wetlands, 

aquifer recharge areas, fish and wildlife habitat conservation areas, frequently flooded 

areas, geologically hazardous areas, shorelines, and archeologically significant areas.  

All of the Critical Area types listed above are present within the Freeland NMUGA. These 

areas, with the exception of archeologically significant areas, have been identified and 

mapped using the Countyõs Geographic Information System (GIS) program in an effort to 

identify affected properties and ensure protection of these sensitive lands. It should be 

noted that these maps are not guaranteed to be completely accurate. Field work, 

conducted by a qualified professional, will still need to be done whenever a development 

is proposed on a specific parcel.   

Wetlands 

Wetlands in Freeland (see Map 2.1) occur in the transitional zone between the upland 

environment and Holmes Harbor. These wetlands perform transitional storage and 

purification processes associated with water quality. Water level, flow, and frequency 



Natural Lands 

Page | 37  
 

have a direct impact on the quality of the ecological processes that these wetlands 

perform. 

Run-off caused by impervious surfaces, altered landscapes, and simplified drainage 

conveyances, result in diminished ground infiltration and the subsequent natural 

purification processes that would normally occur. The individual and collective effects of 

upland development need to be considered in an effort to minimize contaminated run-off 

and provide healthy habitat for a wide array of plants and animals that depend on clean 

water.  

Because of the limited development potential of parcels with significant wetlands, many 

municipal areas have incorporated critical areas into civic spaces. In situations where a 

public dedication is not a viable option, education can be a valuable tool for informing 

property owners of the options and benefits for protecting the critical area as well as 

alternatives for innovative development techniques to mitigate impacts to local or regional 

environmental systems.  
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Map 2.1 Wetlands & Streams 
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Aquifer Recharge 

The U.S. Environmental Protection Agency (EPA) designated Whidbey Island as a sole 

source aquifer in 1982. Consequently, all of Island County is considered a critical aquifer 

recharge area. This means the Islandõs aquifer depends entirely on rainfall for 

regeneration. Ample regeneration not only maintains a supply of fresh water but also 

excludes salt water from entering the aquifer.  

Groundwater conservation is a regional issue that cannot be contained within political 

boundaries. To address this issue, the county has developed and adopted the Island 

County Water Resources Management Plan.  This plan created a series of 

recommendations to ensure proper water resource management.  The county continually 

works to fulfill the recommendations of the plan within Freeland and beyond. Map 2.2 

shows the areas within the NMUGA which have high, medium, and low susceptibilities to 

aquifer contamination.   
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Map 2.2 Critical Aquifer Recharge Areas 
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Fish & Wildlife Habitat Conservation Areas 

The proximity of Holmes Harbor to the highly productive Skagit, Stillaguamish, and 

Snohomish Rivers make the harbor a potential feeding station for out-migrating salmon 

smolts. Similarly, Mutiny Bay is situated along the narrow exit of Puget Sound into the 

Strait of Juan de Fuca and the Pacific Ocean. Ocean-bound salmon and returning adult 

spawners may utilize the near shore resources in this area.  

Salmon habitat, stormwater drainage and overall watershed management are issues that 

are dependent upon each other. Marine habitat areas have been delineated adjacent to 

the Freeland Sub Area in Holmes Harbor (Refer to Map 2.3). These boundaries illustrate 

an area of known habitat which are regulated by ICC 17.02.050.C, Fish and Wildlife 

Habitat Conservations Areas, including streams, shellfish beds, kelp and eelgrass beds, 

herring and smelt spawning areas, natural preserves, and habitats of local importance. It 

is known that these environments are sensitive to pollution most commonly associated with 

urban development.  All development within Freeland will be required to comply with the 

regulations of ICC 17.02, Critical Areas Ordinance. 

Map 2.3:  Habitat Conservation 
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Map 2.3 Fish and Wildlife Habitat Conservation Areas 

 














































































































































































































































