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1. Introduction
. Authority

“This document is the comprehensive plan for the city of Sumas. A comprehenswe planisa
legally recognized document that provides a framework for making land-use and other planning
decisions. Development of this plan is authorized by RCW 35A.63 ("Planning and Zoning in

Code Cities").

]

Development of this plan is also reqmred by RCW 36.70A, commonly known as the Growth
Management Act (GMA). Enacted by the 1990 Washington state Iegslature the GMA requires
cities in fast-growing counties to coordinate with neighbormg }unsdlctlons in order to plan for
future growth while conserving important natural resources and protecting critical areas.
Whatcom county qualifies as a fast—glowmg county acccndmg to the criteria in the GMA, so
Sumas (as well as all other cities in Whatcoin county) must complete the comprehensive

planning process.

Scope and Purpose -

t .
This piaﬁ contains five mandatory elements as specified in the GMA (RCW 36.70A.070):

+ Land-use element. This clement designates the proposed general distribution, location, and
extent of lands for housing, commerce, industry, recreation and open space, and public
facilities and utilities. - :

« Capital facilities element. This element contains an inventory of existing capital facilities
owned by public entities. The element also shows the proposed locations and capacities of
forecasted improvements and presents a'six-year plan demonstrating how those
improvements can be financed.

» Iousing element. This element contams an mventory and analysis of existing and projected
housing needs. ,

« Transportation element. This element contains an inventory of transportation facilities and
services along with an analysis of future transportation needs. The element also presents a
six-year financial plan for transportation improvements. '

« Utilities element. This element descnbes the general location and capacity of existing and
ploposed utilities, including natural .gas, electric, and telephone’ utlhtles

Generally, each element first document's existing conditions and then discusses future scenarios
that seem both desirable (in light of commupity preferences) and attainable (in light of
community resources and constraints). Aside from these major elements, the plan also includes
background information, community survey results, a VlSlOIl statement, a number of goals and
objectives, and vanous other supp01t1ng 1nformat10n
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A plan written in compliance with the GMA must address in general terms the twenty year period
following plan adoption, but must also include a detailed financial analysis pertaining to the first

six years of that period.

Although adopted by ordinance, the plan is fundame:ntally a policy document. Itﬂplementation of
the plan will usually depend upon other regulatory tools such as the zoning and subdivision
ordinances. The GMA requires that such tools be made consistent with the plan within one year

following plan adoption.

The plan is written for several audiences, including: local decision-makers (i.e., planning
commissioners, councilmembers, mayor), residents,; developers, and state and county officials.
The plan seeks to-notify people of the city's future direction and to establish a clear intent that can
be used to develop and interpret municipal regulations. The plan should also help the city secure
outside funding for development projects; eligibility, for most state infrastructure funding
programs is dependent upon completion of the plan.

; .

Public Particip‘ation‘ Process

" The GMA requires that Sumas establish procedures providing for early and continuous public
participation in the planning process (RCW 36.70A.140). The following procedures constitute
the public-participation process in the city of Sumas. The procedures shall be followed whenever
the city proposes to amend or adopt any part of the comprehen31ve plan or the deveIopment

regulations implementing the plan.

+ Communication programs and information services. At least sixty days prior to formal action
on a proposal, the city shall inform the public about the proposal in the following ways: (1) a
press release summarizing the proposal will be sent to the city's paper of legal record; (2) a
summary of the proposal shall be read at a regular meeting of the city council. In addition, an
article concerning the proposal will'be included in a timely issue of the cxty newsletter if the

newsletter is currently in publication.

~ 'When a proposal might affect anoﬁier Jurisdiction, a summary of the proposal shall be mailed
to the chief executive of that _]UI‘ISdlelOIl at least sixty days prior to formal action on the

proposal.

+ Dissemination of proposals. At least sixty days prior to formal action on a proposal, copies
of the full text of the proposal shall be made available to the public at city hall and at the
Surmas branch of the Whatcom County Library System, Availability of these copies shall be
mentioned in the summaries and articles described in the prior paragraphs.

As required by RCW-36.70A.106, the city shall mail copies of the full text of the proposal to
appropriate state agencies at least sixty days prior to formal action on the proposal.

* Written comments. The city shall accept written comments conceming a proposal during a
_ sixty-day period ending on a specified date, and formal action on the proposal shall not occur

1-2 11/04 Revision




before the close of the comment period. The process for submission of written comment
(i.c., the address for submission and the ending date) shall be described in the summaries,

articles, and mailings described in the prior paragraphs.

Writien comments shall be considered by the city at open public meetings. Each comment
shall be distributed to every member of the governing body convening the meeting.
Discussion and disposition of the comments shall then take place. Although discussion at a
public meeting shall be the only required response to a written comment, the city may
additionally acknowledge or respond to a comment by another means.

+ Public meetings. Governing bodies shalil consider and take action upon proposals only at
meetings convened in compliance with the Open Public Meetings Act of 1971.

During the sixty-day period for acceptance of written comments, the governing body shall
hold at least one meeting at which the public is encouraged to provide verbal comments upon
the proposal. If many people intend to comment, the governing body may limit the length of
each person’s comments. The time and place of this meeting, along with an invitation to
make comments, shall be included in the summaries, articles, and mailings described in prior
paragraphs. Subsequent discussion (if any) in reaction to a verbal comment shall be the only

required response to that comment.

The foregoing is a minimum set of procedures that shall be followed for every eligible proposal.
As described in the following section, the city will occasionally undertake major re-examinations
of the comprehensive plan. During such events, a more extensive process for solicitation of the

" public's viewpoints will be used. The process might make use of: a special-purpose citizen's
advisory committee; a survey; well-advertised workshops at which alternative proposals are
developed or discussed; other outreach tools. Chapter 2 contains a record of the participation
process used duirng the original creation of this plan from 1990 through 1995.

Plan Amendment Process

The GMA. requires that Sumas establish procedures regulating the frequency of amendments to
the comprehensive plan (RCW 36.70A.130). The following procedures constitute the plan-

amendment process in the city of Sumas.

+ Minor amendments. The comprehensive plan shall be amended no more than once within a
calendar year, except that additional amendments shall be allowed whenever an emergency
exists. During the amendment process, all pending amendment proposals shall be considered
concurrenily so that the cumulative effect of the various proposals can be ascertained.

« Major amendments. The city shall occasionally undertake a major scrutiny of the
comprehensive plan, including a reexamination of each element and a reconsideration of the
adequacy of the land supply within the UGA. This process may lead to adoption of a revised
UGA. Such a process shall take place no.later than ten years after the previous major

amendment process.
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b - 2. Background
o
History -
The name Sumas is derived from a Nanved}mencan phrase "sm- mess" which means "land
without trees,” The origina] word comes from the Cowmhan ‘Tribe and refels to a natural prairie
at the appr oximate site of the modern city of Sumas : i
Settlers of European extraction amved in the Sumas RlVGI‘ basin in the 18703 Records show a
" homestead by R, A, Johnson in 1872. Early'settlers weie drawn by the’ tlmber resources in the
area, and a mill was soon constructed. Dunng the 1880s:gold rush, Sumas became a major
outfitting center for p1ospectors secking gold in the Fraser Rivér basin,’ The city boomed to over:
2,500 people. A weekly newspaper, The Sumas Advocate-News, was first published in 1889.
Growth was further encoutaged by the arrival in 1889 of the Northern Pacific Railroad and the
Chicago, Milwaukee, and St. Paul Railroad, providing a rail litik with the Canadian Pacific
Railroad. The link with Canadian transportatlon facilities, including US Customs and
Immigration Services, remains an 1mportant economic resource ’roday

The 01ty of Sumas was mcorporated in 1891 and the ﬁrst school was buﬂt in 1892. While the -
early growth of the city was supported by the timber and’ Thining 1ndustnes, a gradual shift toward
an agricultural base took place during the ﬁrst decades of the 20th century Dairy fanmng,
poultry farming, and fruit raising became major contributors to the city's economy. A 1921
publication titled "The Show Window: Publication of the Chamber of Commerce, Bellingham,
Whatcom County, Washington" identifies Sumas as "a desirable residence town" with splendid
schools, both grade and high, paved business sireets, eleétnc lights, good water supply, pubhc
library, telephone service, and other city conveniences," ‘

Between 1900 and 1940, Sumas dwindled in size as a result of the shift away from timber and
mining. By 1940 there were less than 700 residents in town. The size and economic base of
Sumas then changed very little through 1990: the city continued to rely on border-related
commerce and the surrounding agricultural base Recenf frends are dlseussed in a later section.
; N

Prior Planning ‘ :

Sumas developed a draft comprehensive pian in 1969, w1th the assistance of Urban Planning and
Research Associates, a Scattle-based consultmg finm. The plan included an inventory of existing
land uses, a set of development and land use goals, a map recommending land-use zones, and a
discussion of traffic circulation. Although an official zohing map was adopted after publication of
the draft plan, the plan itself was never completed or adopted by the city council. As mentioned
earlier, the GMA now requires that the city develop a more extensive plan.
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Summary of Planhing Pursuant to the GMA

Sumas began the process of complying with the GMA late in 1990. The first steps taken were to
. identify and protect critical areas including wetlands, frequently flooded areas, fish and wildlife
habitat, geologically hazardous areas; and critical aquifer recharge areas. By Malch of 1992 an
interim critical areas ordlnance was in place §

Development of the comprehensive plan.got underway in the summer of 1992 A-consultant was
charged with development of the plan, under the supervision of the planning commission, A citizen
survey was distributed in July of 1992 and the results of the survey were distributed to city officials
soon thereafter. In March of 1993 a tovin meeting was held to-present the results of the survey and
initiate a goal-setting process. In April of 1993 the county and the cities adopted county-wide -
planning policies. A draft set of local goals was developed in the summer of 1993 and presented at
a second town meeting in September. The focus then shifted to establishment of an interim UGA,
as required by a 1993 amendment to thé GMA. After public hearings before the county planning
commission and county council, an interim UGA encompassing 772 acres was adopted by the
county council in May of 1994. Work on the comprehensive plan resumed in the spring of 1994
and continued until adoption of the first GMA-compliant plan in mid 1995.

In mid-1997 a plan update was begun as an outgrowth of a flood-planning process. Flood
planning had revealed the need for different land uses in certain flood-prone areas, and also
revealed that other areas were suitable for development. Other minor plan amendment requests
“had also been docketed. The planning commission began reviewing proposed amendments in the
fall of 1997. In early 1998, the city council decided to simultaneously tackle an update of the
Shoreline Master Program, which had not been revised since 1988 and which contained some
problematic provisions. Wildlife and fish habitat consultants worked in the spring of 1998 to
develop science-based data, and a coordinated proposed update of the SMP and the
comprehenswe plan was pubhshed in June, 1998 '

The 2001 plan update was undertaken in ordel to develop and integrate a detailed parks and
recreation element and to incorporate the results of a Water System Comprehensive Plan that was
finalized in the fall of 2000. The pl‘anmng commission began reviewing proposed amendments
in the fall of 2000, and a draft plan revision was produced in spring 2001,

In 2002 the state legislature mandated that Sumas, together with other jurisdictions in Whatcom
County, revise its comprehensive land-use plan prior to December 1, 2004. The review was fo
also include a review of all development regulations (i.e., zoning, subdivision, critical areas) to
ensure consistency with the current goals and requirements of the Growth Management Act. The
planning commission began the revision process in the fall of 2003 and produced a revised draﬂ

in the spring of 2004.
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ConimunitySurvey

In July of 1992 a survey was conducted to learn the feelings of the community. A copy of the
actual survey document is included in Appendix III, along with the complete set of comments
made by residents. The following is a brief summary of ihe survey showing the five major
questions followed by the responses in priority order. ‘
o : i
Q. What do you like about Sumas?

+ Character

« Sewer and water service

+ Open spaces and natural beauty

« Air quality :

+ Police and fire services : !

Q. What are the issues or problems facing Sumas?
» Defining land-use classifications ‘
« Striking balance between property rights and restrictions
« Promoting job/business growth i
« Protecting and enhancing environmental quality

Q. What actions should the city take to improve quality of [ife?
» Improve flood control : )
+ Protect water supply
» .Improve and add roads
+ Assist job/business growth : l
+ Limit commercial strip pattern
+ Maximize property rights

Q. Inwhich direction should the city grow?

-+ South ' :

+ West
~+ East

Q. What is the best way to pay for public facilities built to accommodate growth?
"« Combination of revenues : '
Property taxes ' : i
User fees
Bonds

People's handwritten comments revealed a sharp division between those interested in promoting
further commercial growth and those dismayed by the growth of the preceding 15 years. Each
viewpoint was held by about the same number of people. Following are some verbatim

comments that reveal the division.

i
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Get rid of the service stations and bars ahd stop
catering to the needs of business only. . -

| think the city is more concerned with the
Canadian business owners than with its own

citizens.

| preferred the old character of Sumas, -
businesses closed on Sunday and not all
Canadian owned businesses -- | feel the
average resident is worse off now than 15 years
ago, with traffic polfution, and noise.  * -

Fewer gas stations. |

stores and gas stations go
treet. S

Don't let groce
- beyond Cherry

Try to think of Sumas and its residents, not just
-money and Canadians. |

i i
Sumas has been taken over by a foreiﬁm
country and no longer exists as a small town.
Small town services, businesses, efc., are gone.
it no longer is a desirable place to iive and raise
a family.” Pride in home maintenance is gone as
more and more homes have ahsentee -
landlords. The Canadian dollar has not
improved the average resident's life -- it has
made it worse -- only the businessman profits!
Zoning means nothing! HUD housing brings in
more hon-contributing residents. ;

Most of the favorable fealures or characteristics
are gone -- sold to the highest bidder. -

It's big enough now -- any more Hrowth there
will be no trees - or farmlands left. The animals

won't have any homes -- our air would be
ruined. Also ¢ut down on Canadian traff;o.

! ' )

‘Community Vision and Goals

City revenue dollars -- fong-term businesses create
better pay[n? jobs which in turn offer the
opportunity for local youth o stay and work and
Rr,osper in their own hometown. "Right now you

ave fo look outside Sumas for goad job
oqpodumhes. '

As far as | see it, Sumas is right now nothing more
than a %?te. ‘We have this huge fenced back yard
with nothing in it to play with. If the city continues
to;restrict business F?rowth, you may as well start
making out a rent check to Lynden. There must be
thousands of lost dollars going through Sumas fo,
Lynden, Everson and Bellingiiam every day. Until
this gity decides to get off its hand and'makea
positive step towards business growth it will remain
nothing more than a passag}eway to other points
that can offer people what they need.

Let's not miss the opportunity for growth, We have
many commercial opportunifies we should take
advantage of, and then allow residential growth fo
follow. We should take advantage of peo1ple
passing through to better our community further,

Would like to see a wider variety of businesses. |
would rather spend money in my own community
and support it rather than supportmﬁ another which
I must do more than 50 percent of the time [ need
something. .

Serious considerations towards a mall complex of
some sort with a variety of shops, efc., so tax
dollars can stay in Sumas and not head to Everson
or Lynden.

Keep the natural beauty, but please allow some
space for commercial development. | feel that the
city is not actively interested in a strong, broad tax
base and future.

Based upon the results of the _communﬁy survey, the input of the planning commission, and
citizen feedback at public meetings, the following vision has been identified:

Sumas should be a smalt rural town that offers a vibrant commercial

* district, spacious residential neighborhoods, a variety of outdoor
recreational opportunities,:and an industrial base that provides decent
jobs. The community shoyld exhibit self-reliance and the citizens

should have pride in their fown.
|
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Several goals have been identified to help thé city attain this vision.
+ Sumas should protect the natural elements -- the clean %air, pure water, and beautiful open
space -- that create the pastoral environmeént enjoyed by residents,

+ Sumas should protect the residential character that is the essence of # rural town: residents
should have "room to breathe”, yet should still be able to walk anywhere in.town.

« Sumas should encourage commercial development that provides a benefit to local residents. -
Sumas should capitalize upon the large number of “passers-through”in order to support
desirable businesses that would otherwise not survive in such a small town.

+ Commercial development should be contained within _éompact, well-defined areas, both to
minimize the impact on surrounding neighborhoods and to serve patrons conveniently.

+ Sumas should encourage "clean" industrial development in areas separate from residential use.

+ Sumas should enhance the facilities at existing parks and also develop new trail and park
facilities by conversion of land that is unsuitable for development because of flooding.

Population Projection

After decades of relatively constant population, Sumas experienced substantial growth beginning
in 1990. Figure 2-2 summarizes the situation. From 1940 to 1990, the average annual growth
rate was a mere 0.25 percent, and during certain decades (e.g. 1950s, 1970s) the population fell
by small amounts. In contrast, the average annual growth rate was 2.7 percent during the interval

from 1990 through 2004,

Figure 2-2. Historic & Projected P(f)pulation of Sumas
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_In 2002, the consultant firm ECONorthwest provided a "High" and a "Low" population
projection for Sumas in the year 2022. Those projections are also plotted in Figure 2-2.
ECONorthwest’s "High" estimate of 1,669 would be achieved if growth were to occur at an
annual average rate of 2.45 percent in the period from 2004 through 2022. That annual rate is
slightly lower than the 2.7 percent rate actually observed since 1990. ECONorthwest’s "Low"

estimate reflects a growth rate of 1.7 percent.

Survey results and citizen testimony reveal that reSIdents desire some growth in coming years.
The planning commission believes that a populatmn of about 1 750 would be compatlble with
the small-town atmosphere that re"s1dents wish to preserve. ;

In consideration of the consultant projection and the residents’ desires, Sumas plans fo
accommodate a population of 1,750 in the year 2024. The target population will be attained if
growth occurs at an average annual rate of 2.45 percent. Table 2-1 shows projected city population
at milestone planning years, based upon the adopted rate.

Table 2-1. }%dopted Pogulation Projection

Miles_tone year : Projected Number of
population NewCconmers

2004. Baseline. o 1,079
2010. Six-year capital plannmg honzon - 1,248 169
2022. ECONorthwest report horizon. 1,669 - - 590
2024. Planning period. 1,750 671
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Shorelin’e_Goals andPolicigS R S

- o o SR .
The 1995 regulatory reform act (ESIB 1724) established that the goals and policies of a shoreline
master program (SMP) for a city are considered an element of the city’s comprehensive plan, -
whereas all other portions of the master program are considered development regulations. The
following goals and policies were formerly present in the City’s SMP, but are now included here as
part of an integrated rewrite of the SMP and comprehensive plan. : -

!

- Goals ‘ ; : I_
1, ECONOMIC DEVELOPMENT

GOAL: Encourage utilization of all economic resources to improve the standard of living
for residents of the City of Sumas. Assure that the economic resources are utilized in a
manner that results in the Jeast possible adverse effect on the quality of the shoreline and

surrounding environment, . o S G
2. PUBLICACCESS - b S
GOAL: Assure acquisition and maintenance of an adequate supply of visual and physical
access to the shorelines for the residénts of the City of Sumas. As far as possible, assure
utilization of public property for access areas. . o ‘-
3. RECREATION S - _ |
GOAL: Maintain an adequate number of recreational opportunities for the residents of
the City of Sumas and a reasonable number of transient users D
4.  CIRCULATION : 2 o
GOAL: Develop a safe, convenient, and diversified circulation system, consistent with
the shoreline use goals, to assure efficient movement of people during their daily
“activities. ' ~ : -
5. SHORELINE USE

GOAL: Establish and implement policies and regulations for shoreline use consistent
- with the Shoreline Management Act'of 1971. These policies and regulations should
insure that the overall land use patteins fostered within shoreline areas are compatible

with shoreline environment designations.

GOAL: Identify and reserve shoreline and water-areas with unique attributes for specific
long-term uses, including commercial, residential, recreational, and open space uses.

GOAL‘ Ensure that activities and facilities are located on the shorelines in such a manner
as to retain or improve the quality of the environment as it is designated for that area.

GOAL: Ensure that proposed shorelines uses are distributed, located and developed in a
manner that will maintain or improve the health, safety and welfare of the public when
such uses must occupy shoreline arcas. ‘ :

GOAL: Ensure that planning, zoning, and other regulatory and nonregulatory programs
governing lands adjacent to shorelines are consistent with the provisions of this plan.

6. CONSERVATION :

GOAL: Assure the preservation of ﬁnique_:, fragiie and scenic elements and of non-
- renewable natural resources within the shorelines of the City of Sumas.

7. HISTORICAL/CULTURAL RESOURCES ,
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GOAL: Protect and restore areas havmg historic, cultural, educational or scientific values
within the shorehnes of the C1ty of Sumas. -

Policies

The following activities have been identified as those types of uses which can occur on -
'shorelines of the City. Policy statements have been developed for these various activities in
order to insure the proper use of the shoreline. The following policies apply to development on
the shorelines within the City of Sumas.

1. AGRICULTURAL PRACTICES Agncultural pract1ces are those methods used in
vegetation and soil management, The methods used in the agricultural processes have a
very great effect on the conditions of our shoreline and water quality.

1. A buffer zone of natural 'occurring' vegetation should be maintained between all
tilled areas and their associated bodies of water.,
2. Livestock shelters arid animal feeding facilitics located within the shoreline area

should make prov1smns ito control run-off from feeds, manure, and associated
animal wastes.

3. Pesticides, herbicides, and other chemical products which can potentially harm
aquatic life should not bé used within the shoreline area.

The watering of 11vestocl{ in associated bodies of water should not be permitted.
5. Tilled areas must meet erosion control guidelines as outlined by the Soil
Conservation Service, U.S. Dept. of Agriculture.

2. AQUACULTURE. Aquacultule is the culture of food fish, shell fish, or other aquat1c
plants and animals. It is generally recognized that aquacu]ture development within the
City of Sumas is unlikely. The following policies are therefore general in nature.

1. Aquaculture activities should be compatible with the surrounding shoreline
environment.
2. . Consideration should be given to visual and physical access to the shoreline when

locating aquacultural aetivities
3. COMMERCIAL DEVELOPMENT Commerc1al developments are those uses which are
_involved in wholesale and retail trade or business activities. Because most commercial
developments depend on people to support their certain activities these developments
lead to concentrations of people and traffic, which in turn has a great effect on the
condition of the shoreline. Water dependent commercial developments require a
shoreline location, If unregulated however, these activities can have an undesirable

impact on the shoreline.

1. Shoreline space should be reserved for those activities that are dependent on
shoreline location for their day to day operations. -
2. Although some activities, such as restaurants, do not require shoreline location,

they do increase public enjoyment ofithe shoreline and should be given
consideration for location there.

3. Commercial developments requiring parkmg should locate these areas away from
“the immediate water’s edge.
4. Consideration should be given to the effect on physical and visual access by new

commercial development
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MINING. Mining is the removal of naturally oceprring metallic minerals and non-

metallic minerals from the earth for economic use. Removal of non-metallic aggregate
(sand and gravel) from shoreline areas can lead to. many adverse effects,

1 ‘Mining of sand and gravel from the shoreline aréa should not be permitted except
" in conjunction with flood and drainage improvement and/or habitat creation and
enhancement. . - o
2. Mining of other minerals within the shoreline arca should only be allowed if such

development will have no significant adverse impact on the shoreline
environment. : » -

i
1

. L. ) .
OUTDOOR ADVERTISING, SIGNS AND BILLBOARDS. Signs are publicly
displayed boards whose purpose is to provide information, direction or advertising. Signs
and billboards, because they are intenided to be very visible can have a great effect on the
aesthetics of an arca. : .

1. No off-premise advertising si;gns or billboards should be permitted within the
shoreline area. ' :
2. In general, signs should be constructed against buildings to minimize visual

obstruction of the shoreline. - .

3. Size, height, density and lighting of signs should be compatible with adjacent
shorelines uses. : -. i o

RESIDENTIAL DEVELOPMENT. Residential development includes housing

subdivisions or tract housing built by a person for resale, single family residences,

townhouses, apartment houses, condominiums, camping clubs, or mobile home parks.

‘All residential development, including residential development exempt from the shoreline

permit requirements, should be generally consistent with the following policies.

- ) .
L. Subdividers should be encouraged to provide community access to the shoreline
for residents of the subdivision. ; :
2. Erosion and sedimentation control measures should be included as part of the
development plans. : 5

UTILITIES. Utilities are systems which distribute or transport various items including
electricity, oil, gas, communications, sewage and water. The installation of this apparatus
necessarily disturbs the landscape but can be planned to have minimal visual and physical

effect on the environment, . : ‘

1. Mﬁltiple use corridors should be used as much as possible when locating utilities.
: B . .
2, After installation/maintenance projects on shorelines, banks should be replanted
in natural vegetation. l : '
3. The location of utilities should be chosen so as not to obstruct scenic views.

4, Where possible utilities should be placed underground so as to not destroy the
aesthetic qualities of the area. '

5. The use of rights of way for éublic access to and along the shoreline should be
encouraged. ' '
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INDUSTRIAL DEVELOPMENT. This category contains those activities engaged in

primary production. Industrial development can have a very great impact on shoreline
areas. Their locations and size should be closely regulated.

1. ]‘ndusrtﬁal_'_vdevelbprhent'éhoﬁld'be compatible with the sufrounding shoreline area.

2. Cooperative use of parking and storage facilities by industry should be
encouraged. ! : '

3. Except when human safety is at risk, industrial development should provide

public access to the shoreline.

BULKHEAD. Bulkheads are wall-like structures erected at bank edge or at the “toe” of a
cliff. Their purpose is to protect uplands or fills from erosion by moving water. Bulk-
heads have been constructed of lumber and piles, reinforced concrete, rock, and steel
beams. The type of constructioh materials used and the location of bulkhgads arc very
important considerations to the protection of the natural shoreline. Because the rigid,
artificial appearance of bulkheads has an adverse impact on the natural character of the
shoreline, they should only be used where other more natural methods of shore protection

are not feasible.

1. Bulkheads should be constructed in a manrier that will minimize alterations of the
natural shoreline. ; | '

Where possible, open tyi)e constructfon of bulkheads should be used.

3. Bulkheads should only be used for the purpose of protecting upland arcas and not
for the purpose of creating new uplands.

4. ‘Bulkheads should only be used where other more natural appearing methods of
shore protection are not feasible. - :

5. The use of natural appearing rock should be encouraged in construction of
bulkheads. P 7 ' :

6. Public access to the shoreline should be considered when locating bulkheads.

LANDFILL. Landfill is creation of, or addition to dry land area by depositing sand, soil,
or gravel into a shoreland, or wetland area. Landfill can destroy the natural character of
the shoreline and may create uninatural heavy erosion and silting problems while reducing

the existing water surface. ;

1. Factors such as total water surface reduction, impediment to water flow and
circulation, reduction of water quality and destruction of habitat should be
considered before granting landfill permits. -

2. Landﬁ'llsvéhould be desf*gned S0 as td minimize damage to the shoreline
environment. ' : E : ,
3. The perimeters of fills should be landscaped to retard soil erosion,

Fill material should be c§f a quality sq as not to cause problems of water quality.

‘ 11/04 Revision
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13.

14.

DREDGING. Dredging is the rernoVal of unconschdated material (gravel, sand, silt)
from the bottom of a stream, for purposes of drainage improvement, or to obtain bottom

-materials for landfill. Ifnot adequatély regulated dredging has the potential to cause

much environmental harm.

1L Dredging other than for ﬂood control channel Inamtenance, and hab1tat

creation/enhancement purposes should not be permitted.

2. In those insfances where dredglng is penmtted the shorehne area should not be

used as a disposal site for dredge spoils. ;
SHORELINE PROTECTION. Shoréline protectlpn activities include floodplain or
stream bank meodifications such as levees, dams, 1ip rap (quarry rock) revetments, or other
structures directed at containing or controlhng flood ‘waters, or preventing erosion of -
stream banks and soil at flood stage. Such activities are often called structural flood
conirol, and can be extremely expenswe both to construct and maintain,

1. The design, location and construction of shorehne protection features should be
undertaken only if it minimizes alteration of the natural shoreline.
2. The use of setback dikes should be encouraged in those areas that require diking.

SOLID WASTE DISPOSAL. In general all sohd waste is a posmble source of nuisance.
Rapid, safe and nuisance-free storage, collection, transportation and disposal are of vital
concern to all persons and communities. If the d1sposa1 of solid waste is not carefully
planned and regulated, it can become not only a nuisance but a severe threat to the health
and safety of persons, livestock, wildlife and othet living things. The shoreline is a
parncularly sensitive area and consequently especially susceptible to the environmental
impacts that usually accompany the operation of solid waste disposal facilities.

1. Solid waste disposal facilities should not be permitted in the shoreline.

EARTH CHANGE. This category inicludes those activities which re- -shape or change the
character of the surface of the land. Activities covered by this section include:
landclearing, landscaping, excavation and grading or other earth moving projects.
Landfill, although similar to the above items, is a special type of earth change covered
elsewhere in this program and therefore not 1ncluded here.

1. Earth change activities should be conducted in a manner which does not interfere
with stream flow and with the flood carrylng capacity of the streamway.

2. Farth change activities in the shoreline should only be done in conjunction with
an approved shoreline development or use

4. Careful scrutiny should be given to any eatth change proposal which involves the
use of machinery or equipment in water bodies, wetlands or the conservancy

environment, )
i
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ROAD AND RAILROAD DESIGN AND CONSTRUCTION. “A road is a linear
passageway for motor vehicles, and a railroad is a linear passageway with tracks for train
traffic. Their construction can both provide and limit access to shorelines, impair the
visual qualities of water-oriented vistas, expose soils to erosion and retard the runoff of
flood waters, and accelerate or retard development

1. Whenever feasible, roads and railroads should be located away ﬁom shorelines.
2, The impact on the natural shoreline environment should be the main consideration
when designing, locatmg and constructing roads and rallroads in the shoreline
_ area.
3: Road designs should make pr0v1510ns in their nghts of way for pedestrlan access

to the shorelines.

ARCHAEOLOGICAL AREAS AND HISTORIC SITES. Indian and pioneer villages,
military forts, old settlers homes, and trails were often located on shorelines because of the
proximity of food resources and, because water provided a practical means of
transportation. These sites are nonrenewable resources and many are in danger of being
lost through present day changes in-land use and urbanization. Because of their rarity and
the educational link they provide to our past, these locations should be preserved whenever

possible. .
L. Sites should be permanentiy preserved for scientific study and public observation.

2. Developers should be required to notify town officials if such sites are uncoveredr
during excavation.

RECREATION. Recreation is the refreshment of body and mind outdoors or indoors
through forms of play, sports, amusement or relaxation. Water-related recreation
accounts for a very high proportion of all recreational activity in the Pacific Northwest.
The recreational experience may be either an active one involving boating, swimming,
fishing or hunting or the experience may be passive such as enjoying the natural beauty of
a shoreline, nature study, or picnicking, Priority shall be given to recreational activities
that receive the most benefit from a shoreline location. These activities would include:

walking, viewing, picnicking and camping.

" 1. Insure adequate space for shmelme walkmg, viewing, and general shoreline
enjoyment. .
2. Encourage property owners to allow some public use of their shoreline and.
3. Encourage only those recreatlonal activities that are compatible with the shoreline
environment.

| 11_/04 Revision&
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3. Land Use Elément.

This chapter is a required element of a comprehensive plin developed to meet the provisions of the
GMA. The chapter describes how the plan's overall goals will be implemented through land-use
mechanisms. In overview, this chapter presents descriptions of the local environs, an inventory of
existing land use, an estimate of future demands for land, and a description of the development that
must occur, both inside and outside the existing city, in order to meet future demands.

Geography and Environment

The city of Sumas is located adjacent to the Canadian border in western Whatcom county,
approximately 25 miles northeast of Bellingham. The nearest neighboring city is Nooksack,
which lies seven miles to the southwest. Sumas is a small city encompassing just 884 acres of
land. A major border crossing is located in town, so several transportation facilities terminate at
Sumas, including SR9 and a Burlington Northern railroad line. As shown on Map I, the terrain
consists primarily of gently sloping land in the Sumas River basin. At the north of town is a knoll
known as Moe's Hill, site of the city's water reservoir, Map 1 also shows that higher ground is
located 1.5 miles west of town. These uplands stretch extensively to the west and northwest and
consist of sand and gravel deposited by out\fash during episodes of glaciation.

Geology.- Figure 3-1 reveals the local geologic environment. Two faults trend southwest-to-
northeast from the San Juan Islands through Whatcom County and into southern B.C. Between
the faults the bedrock has dropped relative to the surrounding land, and the down-dropped area
has filled with unconsolidated sands, silts, and clays; forming the areas known as the Nooksack
Valley, the Sumas Prairie, and the Upper Fraser Valley. The faults might still be active. Sumas
is situated on the unconsolidated sediments near the north edge of the down-dropped area.

Soils. Map 2 shows the locations of various-soil typés according to the Soil Conservation

" Service (SCS). Soil types under the developed part of the city are numbers 22 (Briscot), 162
(Sumas), and 123 (Puget). These soils consist of nutrient-rich sediments deposited by the
flooding that occurs regularly along the rivers and streams. When protected from flooding, these
soils are good pasture or crop land. The soils have the strength to support buildings, but drainage
around foundations and footings can be a problem. Outside town on the floodplain are two other
soils with similar characteristics, numbers 107 (Mt. Vernon) and 115 (Oridia).

At the northwest of town, extending to the west along the border, are soils associated with the
glacial deposits underlying Moe's Hill and tl;le uplands. These soils are numbers 96, 97, and 98
(Laxton). These soils are adequate pasture or crop land and alse have the strength to support
buildings, although a seasonally high water table affects the use of these soils. Soil number 157
(Squalicum) exists on the slopes of Moe's Hill. This gravelly soil is good woodland, but the 15
to 30 percent slope hinders the soil's usefulness for other.purposes. '

At the west of town are areas of soil .number] 116 (Pangbc}m) and 144 (Shalcar/Fishtrap). These

are mucky soils that have limited usefulness for either farming or building. To support buildings,
the muck must be excavated or the buildings must be constru‘cted on pilings.
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Groundwater. The sand and gravel upland to the west of town is a major regional aquifer known as
the Abbotsford-Sumas aquifer. Sumas'relies on the ‘aquifer for its own domestic water supply, and
Sumas also supplies groundwater to two nelghbonng water associations and the city of Nooksack.
There are several seeps and springs scattered along the edge of the aquifer. Arrows in the northwest
corner of Map. 1 identify the two springs that are most important to Sumas. The city has a wellfield
located at each identified site. The westernmost 31te is the May Road wellfield, and the northern

site is the Sumas wellﬁeld

Agricultiral activities on'_ the upland have led to degradation of water guality. The groundwater
contains elevated levels of nitrate (caused by fertilizers and manure) and trace levels of organic
chemicals (caused by pesticides). At Siimas's wells; nitrate contamination is the only concern.
The May Road wells produce water with a nitrate concentration of about 11 milligrams per liter
(mg/1}, as compared to a maximum allowable concentration in drinking water of 10 mg/l. The
water is thus used only for industrial processes at thIS time. The Sumas wellfield; ;produces water
with a nitrate concentration of about 6 mg/l. i ' :

Wetlands and surface waters. Map 3 SEIP\VS wetlands in and around Sumas as found in the
National Wetlands Inventory (NWT) and in inventories conducted for the city by David Evans &
Associates (DEA) and Bexar Consulting. Within the existing city limits, most wetlands are
present to the west of downtown, between Halverstick Road and Kneuman Road. These
wetlands are associated with the existing creeks or with sloughs formed by old courses of the
creeks. Some are classified "palustrine emergent" (PEMC, PEMA according to the NWI), which
means they are associated with stream courses and are seasonally flooded. Some are "riverine
perennial” (R2ZUBH), meaning that they'are permanent wetlands associated with the crecks. The
westernmost wetlands on Map 3 are "palustrine forested" (PFOC, PFOA) and are assomated with
marshy areas at the edge of the Abbotsf01d Sumas aqulfer ‘

The major local surface Water is the Sumas River, which has its headwaters on Sumas Mountain,
a foothill of the Cascade Mountains lying six miles o the southeast. The region slopes genfly
northward, so the Sumas River flows north to the Fraser River in Canada. Three other creeks
converge in town: Sumas Creek flows Erom the west, and Johnson and Bone Creeks flow from
the southwest. The three creeks merge at the west of the downtown area, and the single resulting
creek is Johnson Creek, which flows east through the downtown area and empties into the Sumas
River just east of the city limits. Sumas Creek originates at springs located at the edge of the
Abbotsford-Sumas aquifer. Another regional waterbody affecting Sumas is the Nooksack River,
which flows west through the city of Everson (eight miles to the southwest) and empties into
Puget Sound. All the local rivers and creeks follow meandenng courses and have shifted beds

many times in the past. S | . ‘ :

According to the Department of Ecolog&, the SumasiRivér is a 'class A' waterbody, meaning that
water quality should meet high standards. Monitoring programs upstream from Sumas have
revealed, however, that water quality fajls to meet somie class A standards: water temperature
reaches 22° C in the summer, compared to a desired maximum of of 18° C; dissolved oxygen
concentrations have dipped as low as 6. 1 mg/L, compared toa mmlmum of 8.0 mg/L;

3.2 | 11/04 Revision
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concentrations of fecal coliform bacteria and of certain rﬁetals (silver, dadmium, lead, mercury)
have exceeded allowable levels. With the poss1b1e exception of the metals pollution, Sumas is
largely blameless for the water-quality problems Elevated temperatures are a consequence of low
flows during the summer months combined w1th loss of ghade trees adjacent to the river, and
runoff from farms 1s regarded as the major cause of low oxygen and hlgh coliform concentrations.
Substandard water quality detracts from many beneﬁmal Juses of the nvel but particularly impacts

fish habitat. ' L , ; i ) _!

Fish and wi‘_lﬂg'fé habitat. In 1998, DEA prepared a Fish H&bitat Reconnaissance Assessm'er.zt
that analyzes the habitat potential in the local streams. The report mdlcates that fish habitat
conditions in Sumas range from poor to fair; Quotmg f_rom the report:

Physical in-channel features such as wood or large substrate are mostly
absent from the streamg, leaving habitat structure lacking in both
dlver51ty'and complexity; resultant channel conditions are often long
glides oflunlform dimensions intérspersed with a few ill-defined pools.
The few pools that do exist are infrequent; occupy smdll areas, and are not
much deeper than the glides, because they are often infilled with fine
sediment.  Spawning habitat was almost nonéxistent in :the study streams, :
with a few small patches of spawning gravels noted only in the upper reach
of Sumas Creek. . In many of the study reaches, opportunltles for fish to’
find cover from prey were very limited; bank undercut does provide cover .
periodically. In areas where rlparlan canepy cover 1is. lacklng, reed
canarygrass dominates the rlparlan vegetatlon sl . :

Only one area of Sumas’ riverine systems can be descrlbed as providing
exceptional habitat. This area is located in an extensive wetland system
at the headwaters of Sumas Creek. Even this area has recelved some degree

of impact and has some shortcomlngs . (p 15)

The report provides detalled recommendatlons about klnds of habitat enhancement needed anng
the various reaches of the local streams. The recommendations are summarized on Map 3.
Despite the degraded condition of the habitat, all the local creeks still finction as habitat for
anadromous fish. The Sumas River has steelhead and cufthroat. that migrate to upstream

" tributaries such as Breckenndge Creek Both Sumas Cleek and Johnson River have coho, chum,

and cutthroat.

There is also significant habitat for birds surroundmg Sumas. The ﬂood—prone lands south and
southwest of town are good habitat for rapto;s heron, wate1fowl and swans. g

Floodmg Map 4 shows the location of ﬂood prone areds. The map shows a broad expanse of
floodplain (“Special Flood Hazard Area” on.Map 4) extending throughout much of the town.
The floodplain is a result of flooding of the Nooksack River cight miles to the south. Given the
prevailing northwaId slope any overflow of the Nooksack heads north to Canada. Floods reach
Sumas from the southwest along the path of Johnson Creek and are funneled toward town by the
two railroad lines extending to the south and southwest. The elevated émbankments function as
dikes that control the path of the flood. Flood water then:heads northeast through the downtown
region and across the border into Canada. Major floods d:ccurred in 1989 and 1990, with water

reaching a depth of five feet downtown
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Critical Areas and Resnourcé_Lvé_nds' o

As required by the GMA (RCW 36.70A.170), the city of Sumas has adopted ordinances to
designate, classify, and protect natural resource Jands and critical areas. A summary of the
regulations pertaining to the various kinds of areas is presented below. :

‘ . N . - B 1 .
Frequently flooded areas. These areas are regulated by Chapter 14.30 SMC (the Flood Damage
Prevention Ordinance). The code recognizes three kinds of areas. Map 4 shows the approximate
location of these areas, but the actual boundaries of fegulated areas are as identified in the current
adopted version of the Flood Managemént Plan. The flood hazard area encompasses all land that
has a one percent or greater chance of flooding in a given year (i.e., the 100-year flood plain). '
Within that area, new buildings and major remodels must have the lowest floor at a height at least
one foot higher than the flood elevation. The flood risk zone is a smaller area encompassing all
land in and around a river channel, where water must move-freely in order to carry the flood.
Many kinds of development are prohibiled in the risk zone. New buildings must stand on pilings
so that flood water can pass freely beneath. Flood corridors are arcas targeted for conversion
from urban use to open space in order to provide increased flood-conveyance capacity through
developed portions of the City. No new buildings are allowed on vacant lots within a corridor.

Wetlands and streams. These areas are regulated both by Chapter 15.20 SMC (the CAO) and by
Chapter 15.04 SMC (the SMP). The SMP applies to Johnson Creek, Sumas River, and all
wetlands within the flood plain. The CAO applies to Bone Creek, Sumas Creek, and to wetlands
outside the flood plain. Identical provisions are enacted in both sets of code. The codes -

recognize four categories of wetlands: -

+ Categoryl. These are wetlands with exceptional resource value because they serve as habitat
for endangered or threatened species or they harbor rare wetland communities with
irreplaceable ecological functions. Natural Heritage Wetlands are included in this category.
Generally, no development is allowed within 100 feet of category I wetlands, although

exceptions may be made for certain public purposes.

« Category II. These are wetlands with a significant habitat value because of either large size,
diversity of vegetation, or presence of open water year round. Wetlands adjacent to salmon-
bearing streams are included in this category. Generally, no development is allowed within
50 feet of category Il wetlands, although exceptions may be made for certain public purposes.

+ Category I, These are wetlands greater than 10,000 square feet, but with relatively little
habitat value, diversity of vegetation, and functional value for stormwater management.
Generally, development is permitted provided a mitigation plan is followed.

» Category IV. These are wetlands one acre or larger that are not included in the previous three
categories. Generally, development is permitted provided a mitigation plan is followed.

Prior to approval of a development proposal, a delineation must be pcrfonﬁed by a wetland
specialist according to the method described in the 71987 Federal Manual for Identifying and
Delineating Jurisdictional Wetlands. In some instances, the city may waive the delineation

requirement.
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The codes also establish buffers adjacent to streams. Buffer widths vary according to the -
shoreline environment designations. In urban environments, buffers range in size from 10 to 25
feet. In the conservancy environment, an upland buffer of 100 fect applies. For both stream and
wetland buffers, the codes allow averaging of buffer widths and also allow reductions in buffer
widths if land owners develop enhanced buffers. Off-site:mitigation is also permitted, provided
that the mitigation receiving area is within a Natural System Protection Area, as described below.

|
 Fish and wildlife habitat conservation areas. Habitat conservation is accomplished via the
wetland and stream provisions of the SMP and the CAQ, coupled with the Natural System
Protection Area overlay zone. See the discusésion of Natu;‘ral System Protection Areas below.

Aquifer recharge areas. Sumas relies on groundwater as a domestic water source, but the wells
are at the edge of town, and the Wellhead Protection Prograni reveals that recharge areas liein
Whatcom County and British Columbia. Suias actively participates in'binational groundwater
protection forums such as the Abbotsford-Sumas Aquifer;International Task Force and the
Abbotsford-Sumas Aquifer Stakeholders Group. As yet, po regulation dpecifically protects
aquifer recharge areas within Sumas's jurisdiction. The agricultural zoning surrounding the city -
well field serves to prohibit intense urban deyelopment that could pose a threat to water quality:

Geologically hazardous areas. There are two main categories of geologic hazard in' Sumas. = -
First, there are areas of steep slope on Moe’s: Hill that hasle been subject to small slides and that
are inappropriate for development. Second, western Washington as a whole is seismically active,
both because of major tectonic plate movements and because of movement along shallow faults
such as the two bedrock faults mentioned earlier (see Figf:lre 3-1). The two local faults were
thought to be inactive until late 2000, when evidence of their activity was presented by
researchers at Western Washington University. If the faults are indeed active, the threat of
earthquakes in northern Whatcom County and the Upper Fraser Valley might be greater than that
elsewhere within northern Puget Sound. In Sumas, the major dangers associated with seismic
_ activity are physical shaking of structures and liguefaction of underlying soils. Given the
proximity of Sumas to the northern bedrock fault, there is also the possibility of vertical ground
displacement on either side of the fault, but this threat is thought to be minor given the thickness
of unconsolidated sediment overlying the actual fault.
The CAO contains few provisions specific to geologic hazards. Because the entire region is
thought to be seismically active, most of western Washington is mapped as seismic zone 3 within
the Uniform Building Code (UBC), and stricter standards are therefore already applicable. It is
not known whether more stringent standards should be enacted locally, given the proximity of
the two bedrock faults. In the normal course of events, the UBC will eventually be updated to
reflect any greater danger proven to exist along the faults! Meanwhile, if larger jurisdictions such
as Bellingham, Whatcom County, and the City of Abbotsford, B.C., adopt stricter standards
because of the new evidence, Sumas should consider following suit.

!
:
1

};
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Mineral, agricultural, arid forest esource lands. No mineral, agricultural, or forest resource
lands of long term significance have been clemgnated by Sumas within either the city limits or the
‘proposed urban growth area. However, Whatcom County’s comprehensive plan does designate
the surrounding unincorporated agncultural land as agncultural resource, except for portions
within the Sumas UGA. ‘This makes it difficult for Sumas to expand without impacting County
resource lands. The city intends to grow such that agncultulal uses will be able to coexist within
the UGA until the event of an anfiexation. At that tnne agricultural lands will become available

for development.

. . i
‘ S
: o

N atural System Protectlon Areas

The 1998 revisions to th1s plan and to the SMP were de51gned to protect and enhance the habltat
value of the streams and the high-value: wetlands. The regulatory framework for habitat
protection s the desxgnatlon of Natural’ System Protection Areas (NSPAs) within this
comprehensive’plan, together with the estabhshment of policies applicable to such areas.
Implementation of the palicies is then accomphshed in the CAO and the SMP. Pohcles with
respect to NSPAs are as follows: . ;
o Existing habitat within an NSPA should not be adversely 1mpacted by ad] acent
development. - : i
o The habitat quality within NSPAs should be enhanced where possible. ;
o Above-ground structures should be prohibited; -within NSPAs, including parking and
" impervious surfaces. Undergrourd structures should be allowed when such structures do
not significantly impact habitat quality.
o Enhancement of habitat should be accomphshed through regulatory incentives, including
reductions in mandatory buffers when buffer quahty is enhanced.
. Enhancement of habitat should be accomphshed tlnough voluntary programs such as
public or private mitigation banking. ,
e Mitigation bankmg should be authonzed by code w1th NSPAs servmg as target areas for
off-site mmgatlon : ) ;
In order to provide the science- based data needed tolldentlfy the ex1st1ng vaIue of habltat and the
potential for habitat enhancement, Sumas eornrmssmned two studies. DEA conducted an -
assessment of the fish habitat value of local streanis; and Bexar Consulting updated the city’s
wetland inventory., The \vetland and stream data was then used, in conjunctlon with other
. criteria, to designate NSPAS De51gnat10n ontena include:
o Areas now serving a valuable habitat function for fish and/or waterfowl.
"o Areas oapable of servmg a Valuable habitat furiction after enhancement.
o Areas serving addltlonal funohomas flood conveyance paths or as wellhead protection
~ areas. L :
‘e Arcas with large parcel sizes, 80 that SIgmﬁcant parts of a parcel would 1emam outside of a
- designated area and thus avallable for development

o Areas not now contamlng urban development (1 e., 1mperv1ous surfaces, bmldmgs)
o Areas targeted for habitat enhancement by Iand owners.
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Designated NSPAs are shown on Map 4B. The followiné site-specific discussion is linked to the

numbered areas on that map: - o ? ;

1. This 7.8-acre area includes the City’s well-field parcel, as well as some land immediately
adjacent to both the east and west. Sumas Creek flows through the southern edge of the area,
and the area contains several springs feeding the creck, as well as forested wetlands
hydraulically continuous with the creek. : This part of the creek contains good spawning
habitat, according to DEA’s fish habitat assessment. The area also serves as the sanitary -
control area for the City’s potable well field. ; S :
_This 27-acre area contains all of Tract C 'of the Sytsma Lot-Line Adjustment, except for an
80-foot wide swathe across the southern edge of Tract C, which is excluded from the NSPA. -
in order to provide the owners with greater flexibility of use. The area is designated as an
NSPA because the intended use of Tract'C is wetland mitigation banking. The area is
attractive for this purpose because it abuts Sumas Creek and because it contains topography
and soil types conducive to conversion to wetlands. - ; -

. This 7.3-acre area includes portions ofuhdeveloped parcels owned })y Burlington-Northern
Railroad and by Sumas. Sumas Creek flows through the parcels, and the parcels contain '
significant canopy cover, as well as wetlands continuous withthe creek, Within the B-N
parcel, a 60-foot wide swathe on the right bank is included within the NSPA, as well as all
land on the left bank between the creek and Kneuman Road.

. This 11.7-acre dumbbell-shaped area lies within an undeveloped 40-acre industrially-zoned
parcél owned by Hesselgrave Farms that will likely be converted to industrial use early within
the planning horizon. The northern part of the dumbbell corresponds to a forested Category
I wetland, and the southern part contains a farmed wetland pasture that is mapped in the
National Wetland Inventory. The farmed wetland has minor value as waterfow] habitat at
this time and has potential for conversion to higher-quality wetland. The farmed wetland also
serves an important flood- and stormwater-conveyance function. As mitigation for wetland
impacts elsewhere on site, the eventual developer of the 40-acre parcel should enhance the
farmed wetland either in its present location or in closer proximity to the forested wetland.

_ This 1.9 acre area lies within an undevelopéd 20-acre industrialty-zoned parcel owned by
Sumas Associates. The NSPA contains land within a 120-foot wide swathe centered upon
Sumas Creek, along the reach of the creek from the culvert under W. Third Street to the
culvert under the B-N main line. DEA’s fish habitat lassessment identifies several
enhancements appropriate to this reach, including installation of in-stream structures and
planting of riparian vegetation. The eventual developer of the 20-acre parcel should enhance
the creck riparian zone as mitigation for wetland impacts elsewhere on site.

_ This 9.9 acre area extends along the reach of Johnson Creek from the rail trestle behind
Elenbaas to the rail trestle under the B-N main line. The area includes a 60 foot swathe along
the left bank of the creek; and all of the right bank of the creek north of Front Street and west
of the rail line; and the forested portion bf the right bank south of Front Street; but exclusive
of the Front Street right-of-way. This creek reach is identifed as quality fish habitat within
DEA’s assessment. The reach should be preserved and enhanced. Possible enhancements
include planting of riparian vegetation, particularly on the right bank at the north end of the
reach. The area is also the main route of Johnson Creek flooding, which limits its

development potential. ! i o
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7. This 7.1-acre area sirelches across the southern edge of four large parcels containing or
intended for industrial development (Jaeger, Sumas Industrial Park, SOCC/SEI, Dentech).
Existing development within the four parcels is distant from Johnson Creek. The NSPA
contains a 60-foot wide swathe on the left bank of Johnson Creek, as well as all portions of the
four parcels on the right bank of Johnson Creek.' DEA’s habitat assessment identifies
improvements to riparian vegetatlon that could be made along this reach. Developers or the
parcels should enhance the riparian zone as m1t1gahon for wetland impacts elsewhere on site

8. This 3.6-acre area is a topographwally low area on the left bank of Johnson Creek at the back
~ of the Tyrell parcel, together with a swathe 60 fect wide on the opposite bank, DEA’s report
identifies this area as a good site for a constructed side-channel. The site should be enhanced

as off-site mitigation for impacts to low value wetlands elsewhere in town,

9. This 1.4-acre area contains a wetland that is trlbutary to Bone Creek. DEA’s report notes that
the wetland could be enhanced to provide off-channel rearing habitat. Alternatively, the
wetland could be enhanced to improve water quality and wildlife habitat functions. The site
should be enhanced as mitigation for impacts to low value wetlands elsewhere in town.,

10. ‘This 1.8-acre area contains a forested wetland associated with an old oxbow of the Sumas
River. The oxbow is no longer continuous with the river, but it does offer significant habitat
value to water fowl. The oxbow wetland should be preserved.

Areas of Historical Significance

Several structures in Sumas are listed on 1 the Whatcom County Register of historic places,
including: the Parkinson House, the Sumas Methodist Church, the Thomas House, the BB & BC
Railroad Depot, the Northern Pacific Raﬂroad Depot, and the old U.S. Border Station. None of
the sites are listed in either the state or national registers of historic places, although the U.S.
Border Station was determined to be ehglble for listing on the state register. The county register
also inchudes a Native American campsite adjacent to the Sumas River at the east edge of the city.

H

i
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Current Land Use

Table 3-1 contains a summary of land use within the city limits as of J anuary, 2004. The table is
organized according to the zones defined in t:he Sumas Municipal Code. For each zone, the table
shows the total acreage within the zone, the Amount of the acreage that has already been developed,
and the amount that is vacant. Map 5 shows-the locations of the various zones within the city.
Generally, the business zones stretch the length of Cherryt Street, the industrial zone is further west,
bracketing Halverstick Road, and the residential zones are to the south and east, éxcept for the low-
density residential zone to the northwest at Moe's Hill,

‘Buildable land supply

This section presents an analysis of the supply of land available to accommodate growth within
the existing city limits. The methodology generally follows a scheme déveloped by the county
Growth Management Oversight Committee, : Co '

Residential supply. “Vacant lots” comprise existing lots of record that are easily served with
utilities. A total of 54 such lots are present in Sumas, as identified on Map 5A. “Underdeveloped
lots” comprise those lots that contain some development (typically a house), but that could
contain additional residences. An estimate was made of the specific number of homes that could
be placed on each such lot. A total of 29 such home sites are identified on Map 5A.

Environmental constraints can make it prohibitively expensive to pursue development on certain
parcels. This concept is reflected in the city's analysis of “Vacant land.” For the residential zones,
vacant parcels within the Special Flood Risk Zone have been classified as undevelopable, as have
areas within buffer setbacks adjacent to streams and high-value wetlands. A.total of 47.2 vacant
developable acres is therefore available in thie residential zones (22.6 acres High density, 22.2
Medium density, and 2.4 Low density). Map 5A identifics these lands with gray shading — they

. are generally located on Moe's Hill and in the area south of Rock Road. At a density of 3 units per
gross acre (i.e., 4 units per net developable acre), 142 units can be accommodated in these areas.

Altogether, the above analysis reveals residential infiil cabacity for 225 housing units.

l :
Commercial supply. The only significant parcel of commercial land available in Sumas is the
underdeveloped “Business — General” area south of Front Street, visible on Map 5. This area is
7.6 acres in size, but contains five existing homes and a church. There is also vacant land
sandwiched between the railroad tracks and Johnson Creek, immediately north of Front Street,
but development of this area is very problematic because.of floodplain and shoreline issues.
Industrial supply. There are seven significant parcels of developable industrial land within
Sumnas, as identified on Map 5B. The combined developable area of the parcels amounts to 115
acres, as shown in Table 3-1. There is an additional 135 acres of industrial land that is not
economically developable because it-is within either the Special Flood Risk Zone, a buffer of a
Category II wetland, or a stream setback. In addition, the usefulness of some industrial land is
lessened by a second factor -- some of the inventory is chopped into small parcels. The problem

11/04 Revision : 3-9




is worst near at the northeast corner of the industrial area, where industrial zoning replaced

residential zoning a number of years ago. Parcels are very small in this area, and some are still

occupied by single-family homes.

)

!
1

Table 3-1. La;id Inventory, Existing City Limits

Zone Area (acres)
; Total Developed Vacant
- ' Not Developable
' developable
Res — High density. -A residential zone 188.6 131 35.1 22.5
with minimumt [ot size of 6,000 sf. Multi-family '
units conditionally permitted. )
. Lo o : T
Res — Medium density. A single-family 79.6 - 335 24 221
residential zone with minimum Iét size of 7, 200 sf. | '
Res — Low density. A residential zone with ‘ 388 20 16.4 2.4
minimum lot size of 15,000 sf. . : '
Agriculture. A zone containing agricultural N - 81.2 81.2 0 0
use, accessory activities permitted. ' ! ) '
Business District — Traffic. A 21.9: 15.9 6 0
commercial zone that serves the needs of travelers. | ;
Motels, restaurants, convenience stores permitted.
Retail, office, gas stations, and other businesses ! I
conditionally permitted. i
Business District — General. A 35.6; 28 0 7.6
commercial zone that provides day-to-day goods .
and services to residents. L ;
Business District - Low-impact, A . 8.7 8.7 0 0
commercial zone containing businesses that ! i
generate little traffic and that typically cater to the !
needs of residents. Residential use also permlfted : : i
Industrial. A zone containing light - - 3974 145.2 137.2 115
manufacturing, warehousing, wholesale, and - :
selected retail businesses. Heavy manufacturing :
permitted as a conditional use. . .
Mini-warehouse. A zone containing 1.8 1.8 0 0
warehouses suitable for 1nd1v1dua[ storage. B
RV Park A zone containing | recreatmnal 5.2. 5.2 0 0
vehicle parks. ’ 7
Public . 25.6, 25.6 0
! !
Total | 884.4 496.1 2187 169.6

Note: The cla351ﬁcatmn of land as unde\{elopable in thls plan does not affect a property owner’s right to
develop a parcel. The clasmﬁcahons are theoretlcal assessments of the probability that given parcels

w111 be econonucally developed
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Futuré_ Needs

As stated in the community. vision, Sumas intends to promote growth t_,h?_t is balanced between
the three major categories of land use. ; ‘ —_

Residential. Tn computing the demand for residential land, a value of 2.5 persons per household
is used, matching the Whatcom Cqunty'averé.gc houséhol_d size as identiiﬁe_d in the 2000 census.
A density of 3 units per gross acre is used. This is equivalent to 2 density of 4 units per net
developable acre, assuming that 25 percent of the gross area is consumed for public purposes
such as right-of-way, utilities, parks, etc. ' :

The populaﬁon projection in Chapter 2 anticipates that a iotal of 671 newcor_ﬁers must be. -
accommmodated in the coming 20 years. At 2.5 persons per _househcild, the newcomers can be

accommodated in 268 households.

‘The city’s Floodplain Management Plan calls for the creation of two Special Flood Corridors that
will traverse existing residential areas. The locations of.the corridors are shown on Map 5.
These corridors are intended for conversion to open space in order to provide conveyance
channels that will then reduce flood impacts in the remaining parts of town. There are 51 N
existing homes located within the corridors. To accommodate the relocation of these residents, a
total of 319 housing units will be needed —268 as coriiputed above, plus 51 relocated families.

The buildable land supply calculation revealed that 225 housing units can be accommadated
within the existing city limits. An Urban Growth Area (UGA) is needed to accommodate the .
remaining 94 households. At an average of 3 units per gross acre, about 31 acres of residential’
land is required within the UGA. As recormended by DCTED, this base value of 31 acres
should be inflated by a factor of 25 percent to account for imbalances between supply and
demand. A residential UGA of approximately 39 acres is therefore required.

Commercial. Relative to its size, Sumas contains a large traffic-oriented business sector, and
residents see little need for more retail development that caters solely to passers-through.
However, residents describe a need for commercial development oriented toward local customers
(e.g., florist, hairdresser, dentist), but also dependent on Canadian traffi¢. 7.6 acres south of
Front Street were rezoned six years ago in order to create:a location for the desired retail
development. : ;

Truck traffic volumes at the Sumas port of entry have climbed steadily throughout the past ten
years, even at a time when automobile crossings have declined. An average of 350 trucks per
weekday now head south through Sumas, and this volume is projected to grow to 800 per day in
the year 2021. The planned realignment of SR has the potential to divert even more trucks to
Sumas. Sumas is a reasonable location for alarge truck plaza, including a gas station, restaurant,
washrooms, mechanic bays, and parking areas. Such a facility has a footprint of about 20 acres, -
and there is no parcel of that size available within town adjacent to the highway. Such a plaza
would need to be located in the UGA. :
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Industrial. Relative to other-small towns, Sumas contains a large amount of undeveloped industrial
land and a variety of existing industrial firms. Residents express mixed feelings about the need for
further industrial expansion. However,; Sumas acknowledges that it is well positioned to
accommodate certain kinds of industrial development because of factors such as: proximity to
major truck and rail transportation fac1ht1es existence of a 24-hour border crossing station;
availability of water and electric-power; proximity fo major gas pipelines. Sumas also
acknowledges the economic goals and policies developed by Whatcom County in response to
county-wide needs and visions.! Those goals and policies support the development of a more
diversified economy that contains a broad base of industrial employers, some of which will
preferably locate in the eastern part of the county to provide job opportunities for Foothills
residents. Inrecognition of all these factors, Sumasplans to accommodate substantial industrial
development. Desirable industries include those dependent upon the identified factors unique to

| Sumas, yet requiring relatively little sewer service. Examples are intermodal transfer facilities (such

as truck-rail or pipeline-rail), warehousing, manufacturing, and electric co-generation.

Public. Sumas owns a 9-acre park that includes a rodeo ground, two softball diamonds, a
concession stand, and a restroom building (see blue.“Public” zone at south of town on Map J).
The park abuts South Cherry Street, a local street that will be completely rebuilt in 2006 as the
new alignment of SR9. This new highway segment will be an all-weather limited-access facility
capable of supporting the growmg volume of truck traffic that crosses to Canada through Sumas.
~ The highway realignment will create serious impacts to the park. The main impact will be loss
of parking. Today, during a large event such as a rodeo, hundreds of cars park along the
shoulders of the existing :street. This parking will be eliminated when the highway is built. A
secondary impact will be:the loss of deyeloped park land for use as highway. A portion of the
developed area is within the right-of-way that was purchased by WSDOT. The park’s viability is
severely threatened by the highway reali gnment :

Sumas proposes to expand the park mto the undeveloped area immediately adjacent to the east,
thereby establishing access to Hovel Road. The existing two ball diamonds can be coriverted to
off-street parking for rodéo contestants, who arrive with their stock in large trailer rigs.
Preliminary plans reveal that a parcel of 30 acres will be neéded to accommodate four ball
diamonds and two soccer fields, to gethér with associated parking and stormwater treatment
facilities. The “Parks and Recreation” discussion within Chapter 4 contains additional

background regarding the planned ballfield.

Overall demand. The above dlscusszon reveals a need for aUGA contamlng at least 89 acres — 39
_acres for residential purposes, 20 acres for commercial, and 30 acres for park expansion. The
Sumas UGA designated by Whatcom County in 1997 contains enough acreage to meet Sumas s

_needs.

I See chapter 7 of Whatcom County Comprehensive Plan, particularly policies 7A-1, 7A-6, 7A-8, 7K-4, 7K-6.
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Sizes, locations, and densities of proposed zones

Map 6.shows proposed future zoning for Sumas and the UGA. Table 3-2 shows the size of each
proposed zone and also accounts for the impacts of critical areas. This table can be compared to
Table 3-1 to see what is gained with the proposed zoning. As before, the "Total" colunim shows
the total acreage occupied by each zone and accounts for all acreage in the combined city and
UGA. Sumas might eventually expand into 158.7 acres of unincorporated land under this plan.

The mintimum lot size for the L(_)W-deﬂsity Residential zone is proposed to be changed from 15,000
sq. ft. to 10,890 sq. ft. in order to allow for compact urban development consistent with the
densities identified in Goal 2N of the Whatcom County Comprehensive Plan.

Neighborhood-specific discussion of zoning
.o : i - o o
Locations of zones are established based on the geographic attributes of the land as related to
goals and policies described elsewhere in this plan. The following area:specific discussion is
linked to Map 6 -- each numbered area listed below has a corresponding number on the map.
Discussion is centered upon areas where zoning changes are proposed, significant future .
development is anticipated, or other unusual circumstances exist. i
1)  Residential panhandle north of Kneuman Rd. This 110-acre area is now zoned Agricultural
and Low-, Medium-, and High-Density Residential. The area includes a ridge of high ground
. extending west from Moe's Hill. The ridge is partially forested and in certain places slopes so
steeply as to make development unlikely. Good views are obtained from the crest of the ridge.

Table 3-2. Land Inventory, UGA & City Combined .

t

Area (acrés)

Zone - Total Déveloped _ Vacant

! " . Not Developable

. - : ; developable |
Res - High density 180.7 © 1307 120 38.0
Res - Medium density 1764 | 334 38.2 104.8
Res - Low density : 4717 - 200 25.3 2.4
Agriculture 101.2 | . 101.2 0 0
Business District - Traffic 43.1 . 159 | 2.2 25.0
Business District - General 7 - 49.9 423 ‘ 0 7.6
Business District —~ Low impact - 36 . 306 0 0
Industrial : § 374.0 . 1452 1138 115.0
Mini-warehouse . i 1.8 | » 1.8 : 0 - : 0
RV Park : - 150 L .50 0 0
Public ' o . 59.7 2560 0 - 341
Total ) - 10431 5247 ©oI915 326.9
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2)

3)

At the south base of the ridge, the area includes wetlands and peat soil and is partially within
the flood plain. Sumas Creek flows along the south boundary of the area, in the Kneuman
Road ditch. The city's main potable well field 1s located at the far western end of this area,
and the zone of contribution to the'wells includes much of the area west of Barbo Rd. A
major water line runs along the north edge of the area from the well field to the reservoir,
Agricultural remains appropriate in the area closest to the well field. Residential zoning
continues to be appropriate for the remainder. Along the high ridge, Medium-Density zoning
will remain. On the low ground, the High-Density zoning existing adjacent to Barbo.Road is
proposed to revert to. Low-Density in recognition of environmental limitations (peat soils,
wetlands, and floodplain) and the character of the neighboring uses (i.e., Agricultural land to
the south and west, and Low-Density Residential land further to the east).

Triangular wedge between Kneuman Rd, and the Lynden rail spur. This 99-acre area is now
zoned Agricultural and Industrial and was recenitly annexed. The Ag-zoned area to the north
contains peat soils and is entirely within the flood plain. Sumas Creek flows from the well-
field springs through: the Kneuman;Road ditch along the north boundary of tlic area. The
Creek has good potential for enhancement of fish habitat, and the peat soils are well suited to
conversion to wetlands. As partof the annexation arrangement, the owner agreed to restrict
development on the parcel The owner intends to develop the site as a wetland mitigation
bank, possibly including relocation of Sumas Creek away from Kneuman Road. Agricultural
zoning is proposed for the area in the interim before the wetland conversion is accomplished.
Much of the mitigation area is mcluded within the Natural System Protection Area overlay
zone. Use of the area for stormwater facilities for the adjacent urban uses is also proposed.
The area has 3,000 feet of railroad frontage and is accessible to SR9 along Barbo Road.
Barbo Road and Kneuman Road are substandard roads not now capable of supporting
industrial traffic. Bob Mitchell Avenue could be extended into the area from the east in order
to provide heavy-load access. Some of the area can drain to the sewer under Bob Mitchell
Avenue, but a new lift station may be needed in‘order to serve the west end of the area. Main
water and electric lines run along Barbo Road and are also present on Bob Mitchell Way. A
new water line from Barbo Road to Bob Mitchell Way is needed to provide industrial fire-
flow to the area and to provide system redundancy. The cost of all necessary infrastructure
improvements in this area should be borne by developers and/or out81de sources such as

CERB and the Whatcom County EDI fund,

Area west of B-N main line straddlmg Hulver st:ck This is the major industrial area within
the city. The area contains several wetlands (including a category I wetland proposed as a
Natural System Protection Area), and most of the area lies within the flood plain. ‘A swathe
at the east is included in the Special Flood Risk Zone. “The area has 6,000 feet of frontage on
the railroad as well as 4,000 feet ofifrontage on SR9. A nonpotable water line, a potable
water ling, and a major power line extend along'SR9, and sewer service is available
throughout. The area is served by a haul road capable of supporting Canadian-weight trucks.
Industrial zoning will continue in this area. Environmental constraints limit development in
some of the area, but other portions are capable of supporting major industrial facilities.
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Panhandle south of city limits. This 148-acre arca is now. zoned Agncultural in the county
and is in abtive farm use. The area exists in large parcels and all of it is controlled by two

* families. Both families endorse inclusion in the UGA, and both are discussing annexation.

However, development might be hindered by the monopohstlc patiern of ownership if the
landowners seek above-market returns. ‘The area is Iargely protected from flooding by the
railroad embankment running along the west boundary. The culverts beneath the raitroad are
the path by which Nooksack flood waters reach this area, and only‘ZO percent of the area is-
contained within the 100-year flood plam This area contains the largest chunk of non flood-
prone land contiguous to Sumas. The area is served by Hovel Road, which is classified by
the county as a local road, but which carries much north-south traffic to town. The B-N main
line and Easterbrook Road run along the west boundary of this area, as does a state-owned
right-of-way that will become the new alignment for SR9. The new SRY will be a limited
access highway, and it will therefore be possible to access it only via widely-spaced
intersecting streets.. The backbone streét network w1th1n this panhandle should therefore be
cast-west streets connecting Hovel to SR9 Prov151on of sewer service will be problematic
because the panhandle is separated from existing sewers by Bone Creek. A new lift station
near the northeast comner of the panhandle would work best with exzstmg topography. Main
water lines already.cxtend south along Hovel Road and Easterbrook Road. East-west loop
connections between these lines are neéded to provide service within the panhandle. Public
zoning is proposed at the north-center of the panhandle, in order to accommodate.an

. expansion of the existing ballpark-and rodeo groundi Medium-Density Residential zoning is

proposed for the remainder of the area, Iw1th the exception of a 25.8 acre parcel at the
southwest corner of the panhandle. Given its frontage upon the new highway alignment, this
parcel is recognized as a viable 1ocat1on for a large, full-service truck stop. If the entire parcel
can be developed for this purpose by a single owner; the development would be consistent
with this plan. No other commercial use of the parcel is supported, and the parcel should
otherwise be developed as Medium Density Residential tand. Likewise, should the proposed
ballpark expansion fail, the proposed public zoning should be classified Medium Density
Residential. An 8-inch high-pressure gas line traverses the area, and the intent of City is that
1e51dent1a1 lots be prohibited within 50 feet of the gds line easement

Parcel east of Hovel Road south-of Bone Creek. Thzs 10-acre parcel is now zoned
Agricultural in the county and is in active farm use. ‘The parcel owner has repeatediy asked
to annex to the City. The eastern part of the area is a low flood-prone wetland continuous:
with Bone Creek and within a Natural System Protection Area. The western part adjacent to
Hovel Road has no environmental limitations and is suitable for development. An 8-inch city
water line runs along the west property line (Hovel Road). City sewer does not yet extend
south of Bone Creek, hindering development of the UGA panhandle (area 4 discussed abave)
and the incorporated land slated for park expansion. « Annexation of this parcel should be
pursued in the near term in order to create a larger contiguous portion of developable land
south of Bone Creek; thereby making provision of sewer feasible. ‘This parcel is the logical
location for a lift station that would serve the entire UGA panhandle.

T .
! 1
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6) Resza’ennal areqa soutlz of Front Street and north of Bone Creek. 'This arca has been the site
of much multi-family development. It moludes the 20-unit Creekside Meadows complex
operated by the Housing Authority, a 52-unit condominium project under construction, and a
site proposed to house four duplexes. Continued multi-family development is appropriate.

7)  South commercial zone between Cherry Street and Sumas Avenue. A changg in zoning is
proposed in this area, Existing zoning includes Traffic-Oriented Business fronting Cherry,
Low-Impact Business fronting Sumas, and General Business south of Front Street. The
realignment of SR9 i iss likely to lead to rapid development of the southern General Business
parcels, and there has been a minor resurgence of business in the Traffic-Oriented Business
zone along Cherry. Most newly-sited businesses, however, have pursued uses not perm1tted
outright within the Traffic- Oriented Business zone. The underground tanks have been
removed at the old Yorkies gas station, and it has been converted to a retail use. Therefore,
all businesses south of the Costeutter building are compatible with the General Business zone

- regulations at this time. It is not desirable to promote construction of more gas station / mini-
marts in Sumas. To ericourage the: development of a new-General Business area at the
crossroads of SR547 and SR9, the zoning will be’ changed to General Business in this area.

8) Minor zone edge anomalzes There are several small instances of illogical zone boundaries in
the northern portion of town as noted below and as marked on Map 5:

o Industrial parcels.east of B-N main line. Thiee illogical pockets of mdustnal zoning
between Cherry Street and Railroad Street are proposed to be rezoned to Business-
General in order to match the zoning elsewhere between those streets. The pockets
contain the post office, two tavern parking lots, and a swathe of the federal port-of-

entry facility.

o Business par. cel east of City playground. Upon completion of a City playground
connecting the tenmis courts'to the City park, a sliver of Business-General zoning was
left east of the playground. The southern portion is in use for a business purpose, but
the northern portion contains a residence; To minimize the possibility of expansion of
business uses straddling the playground, the northern portlon is proposed to be rezoned
to High-density Re31dent1a1 ;

o Residential parcel in flood buy~our corridor. The old “Sutherland” property north of
Garfield Street is predominantly-Agricultural, but is assigned High-density Residential
zoning toward the west. Part of this residential zoning is within the flood buy-out
corridor, in which construction of a home on vacant land is impossible. The swathe of
residentially-zoned buy-out corridor extending north from Garfield to Harrison is
proposed to be rezoned Agricultural to match the adjacent land to the east.

9) Proposed park axpanszon The City intends to expand the existing ballpark and rodeo ground
as discussed earlier in the “Future Needs” section. The ideal expansion site is the 30 acres
immediately east of the existing park and south of Bone Creek, including some land within
the City as well as abutting unincorporated land to the south. As of May, 2004, the City
applied for grant funding for the project and began negotiating for purchase of property. On
Map 6, the proposed site is shown as Pubhc zoning. Should the park expansion project fall
through, the zoning for the site is proposed to revert to Medium-density Residential.
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Long-Range Land Use Plzin |

While not 1equ1red pursuant to the GMA, a 10ng—range view of the Sumas environs is presented
here. The foregoing discussion establishes that the designated UGA is adequate to contain
planned growth in the coming 20 years. However, certain external factors could limit the
usefulness of parts of the UGA and/or create the need for an adjustment to the UGA. Three likely
factors are dlscussed below, each labeled Wldl a letter correspondmg to an area on Map 6.

A) Mzavazlabzlzty of UGA panhandle on the east side of Hovel Road. The family that owns the
. maj onty of the Jand within the UGA operates a large dairy farm. They have invested heavily
in expansion of the dairy, and the bulk of the investment has been in facilities located on the
east side of Hovel Road. While it is desirable for them to allow annexation and development

ofthe undeveloped land west of Hovel Road, redevelopment of the east strip would effectively

destroy the viability of their entire dairy. They are not likely to pursue annexation and
development of the 43 acres, of land east of Hovel Road. This land constitutes 40 percent of
the residential UGA. The remaining 60 acres of residential UGA might not be sufficient.

B) Rural development south of Rock Road, east of city limits. This 18-acre area contains an. 8-
unit mobile home park and three hobby farms, all dependent upon. septic systems. It is now
zoned Agricultural in the county, but contains development that is more appropriately
described as rural —i.e., 11 housing units in an 18-acre area. 1t is likely that eventual :
replacement or rehabilitation of the septi¢ systems will be problematic because of the clay -
soils. The City’s 1997 flood modeling revealed that much of the area is either outside the
floodplain, or subject to very shallow inundation. Tn a prior plan version, Sumas had ‘
proposed inclusion of the area in the UGA, but inclusion was not supported by Whatcom
County. If landowners eventually pursue annexation because of sewer problems, Sumas is

- willing to accept this area. To make extension of the sewer economically feasible; a larger
area than this inust be residentially developed An acceptable area would be the triangular ¢
wedge of land' bounded by Rock Road, the Sumas River, and the center hne of section 35.

C) Industrial UGA Map 5B shows a seemingly adequate number of “Vacant” industrial
parcels. However, there is epormous mte1 est in industrial development in Sumas at this
time, pnmanly because of the softwood tariff. Canadian firms are relocating wood
remanufactunng facilities to:the US. in order to import low-value raw materials and add
value here, thereby avmdmghlgh tariffs. ‘T here are preliminary plans for wood
remanufacturing facilities that would consume three out of the seven parcels identified on
Map 5B. It is véry possible that all sites will be developed within a-10-year horizon.

If additional iridustrial develbpment is to eventually oceur, the 39-acre parcel west of Barbo
Road and north of Halverstick is the most logical site. It contains rail frontage and is also -
served by the City’s main eléetric and water lines.on Barbo Road. Tt is underlain by
reasonable soils and is predominantly out of the ﬂoodplaln The land owner desires to be

included in the Sumas UGA :
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Essential Public Facilities

"This blan acknowledges a major public facility of? egioizal or statewide significance -- the new
alignment of SR9. ‘The proposed future zoning reflects the possibility that traffic Wlll pass
straight through town along a new southward extension of Cherry S‘ueet -

A second facility of regional significance is the proposed construction of new jail facilities within
Whatcom County. Sumas anticipates the construction by Whatcom County of a minimum
security facility in calendar years 2005 and 2006. The County has proposed a funding
mechanism whereby cities contribute to the capital cost of the facility in exchange for the fture
ability to house prisoners at lower rates. This mechanism is conceptually acceptable to the City
of Suinas, and the capital facilities element of this plan includes the jail as a line item in the
general fund. The City intends that the jail project be an acceptable use of funds from the Real
Estate Excise Tax proceeds, as well as other general finds. '

The coﬁnty—wide planning policies contain a number of policies related to the siting of essential

facilities (see Appendix IV). The city will participate as those policies are translated into firm
processes, and the city will adopt the processes developed cooperatively with other jurisdictions.
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4. Capital EacilitiesiElementn

This chapter is a required element of a cbmpfrehensive plan developed to meet the provisions of
the GMA. This element is crucial because it serves as a gauge of the practicality and feasibility
of the other-elements. Essentially, this element reveals which public facility projects are required
in order to accomplish the development described in other elements, and also proves that the city
has the financial resources to undertake those projects. ' -

The GMA defines public facilities as "streets, roads, highways, sidewalks, street and road
lighting systems, traffic signals, domestic water systems, storm and sanitary sewer systems, parks
and recreational facilities, and schools." (RCW 36.70A.030(12)) This element includes a
discussion of each of these categories, although the transportation-related categories are all
grouped together. In each section, the existihg status of the system will first be described, and
future needs will then be discussed. Preceding these sections is a presentation of Sumas's goals
and policies related to capital facilities, as well as a discussion of the planning assumptions
developed in other chapters that are pertinent to the analysis presented in this chapter.

! 1

Goals and Policies
Sumas adopts the following goals and policies:

Goal: .To provide capital facilities consistent with statutory requirements and with the other
elements of this plan, - 5 |

+ The cit}} shall accord highest priority to those projects required by statute or necessary for
the preservation of public health and:safety. ; ‘

+ The city shall develop capital facilities in a mannér that directs and controls land-use
patterns and intensities in accordance with the land-use element of this plan. As required
by RCW 36.70A.070, the city shall reassess the land-use element if funding is unavailable
for the capital projects needed to support a planned use. Development shall be allowed
‘only when and where there are facilities and services available to serve that development.

Goal: To allocate the cost of a facility fairly among those that benefit from the facility.

. Long-term borrowing should be used to pay for facilities that will benefit more than one
generation. : ! '

+ General governmental revenues should be used tcé pay only for facilities of general
benefit. Other financing methods such as connection fees, utility rates, LIDs, and revenue
bonds should be used to pay for facilities that benefit a narrower group.

s Facilities providing benefit only to a new develop’menf should be paid for by the developer.

« Facilities providing benefits to both existing residents and newcomers should be paid for
by both groups, with each group paying a share proportional to their corresponding
benefit. Connection fees and impact fees shall be based upon this principle of
proportional benefit. : '
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Goal:

To build and operate facilities as efﬁmently as possible.

A planning process should precede all major cap1ta1 expenditures. This capital facilities
element should be the comerstone of that process. This element should be updated every
other year and, with the exception of emergency projects, the capital budget for any given
year should include only those projects identified in this element. -

The city should coordinate the projects in a given location in order to reduce costs.
The city should aggressively pufsue low-cost funds such as grants and suk};sidized loans.

Major developments should have a full range of facilities, including streets, water, sewer,
storm sewer, sidewalks, and neighborhood parks. These facilities should be installed and
paid for by the developer and thereafter dedicated to the city. - :

The city should adopt and enforce sensible demgn and construction standards for capital
facilities systems

Existing facilities, should be-adequately mamtamed because mamtenance is. usually more

cost-effective than replacement.
Sewer System !
o i
. The following dISCLlSSlOIl is based ona: 1991 Wastewatef Facilities Engineering Report and

General Sewer Plan prepared by the engmeenng ﬁrm Kramer, Chin, & Mayo (KCM). Map 10

accompanies- this discussion.

Existing conditions

Collection. Prior to 1972 sewage d1spcsa1 in Sumas was handled by on-site sepfic tanks, In 1972

a sewage collection system and treatment plant were built. As shown on Map 10, the sewage
collection system now consists of 10 m11es of pipe spanning 300 acres, less than half of the
incorporated area. The system provides service to 245 residential, 70 commercial, and 11
industrial customets. About a half-dozen remdences are st111 on septic tanks.

The system is divided into five dramage basins, each basin served by a lift statmn Generally,

gravity mains carry sewage from south to north within each basin, and a lift station then pumps -
the sewage past a barrier such as a creek or highway. Sewage ultimately reaches lift station 1 in
the northeast (i.e., the Iowest) corner of town. Lift stations 1, 2,'and 3 were rehabilitated in 1998

as part of the project to connect to the Abbotsford séwer and are in good shape. Station 5 was
installed in 1997 in order to serve the western part of the industrial zone and is in good shape.
Station 4 was installed in the mid to Iate 1980s, at the time that the Sumas industrial park was

developed, and has not since received dny upgrades. It is now running beyond design capacity
accommodating the effluent generated at the SEI co-generation plant. A breakdown of even one

of its two pumps would require that SEI reduce flow. Station 4 should be rehabilitated with a

larger maximum design capac1ty T addition, there is a privately-owned lift station at the west

end of town near Barbo Road. This statior is capable of handling anticipated flows from
residential development at the west end of the Moe H1H
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As sewer systems age they tend to develop leaks, so the condition of a system can be gauged
fairly well by measuring the amount of infiltration and inflow (I&I). The system experiences
very low levels of I&I in the dry season, despite the fact that most lines are beneath the water
table. 1&I peaks arc only noticed during high rainfall eveits, primarily during the winter. We
therefore know that most of the system is very tight, with some leakage near the ground surface,
either in manhole risers or through manhole lids. During major floods, huge amounts of water
enters the sewer through flooded toilet fixtures. '
“Treatment. As of mid-1999, sewage has been treated at a large regional facility in Abbotsford,
B.C. The facility is owned and operated by {he Fraser Valley Regional District (FVRD). Sumas
has a long-term contract with the FYRD and the City of Abbotsford, allowing for conveyance
and treatment of sewage and disposal of sludge. The contract allows for a discharge of 317,500
gpd during calendar year 2004, increasing by 5,500 gpd each year for the coming 15 years,
reaching an ultimate ceiling of 400,000 gpd.i Existing daily usage is approximately 230,000 gpd,
of which 130,000 gpd is attributable to a single customer — the SEI co-generation plant. Surplus
capacity is about 85,000 gpd at present. | P o .

B

i

Future conditions

Collection. The design of the existing collection system makes it economical to extend sewer
service to much of the remaining developable land within the city limits. A recent extension east
along Garfield Street supports development in the northeast corner of town. Another extension
cast along Front Street supports development at the southeast. Development in the central-east,
near Victoria Street, can be handled by extending a line east along Vancouver Street.

Provision of service to the urban growth area and newly annexed areas will éenerally be more
expensive because of natural barriers such a the Sumas River and Boné Creek. Map 10 shows a
" likely arrangement of trunk lines that could serve outlying areas: -

« South. In the area between Hovel Road and Easterbrook Road, west-to-cast lateral lines
would drain into a trunk line on Hovel Road. The trunk line would lead north to a new lift
station at Bone Creek (station #6 on the map). The station would pump sewage a short
distance north to station #2°s basin. |

o Southeast. The Sumas River separates the Swartwood Road area from the existing sewer
system. A new lift station (station #7 on the map) would be needed to support development
on cither side of Rock Road. This station would probably pump west into station #2's basin.

The improvements mentioned above will be costly, but the capital cost of such improvements will
be borne by developers and therefore need not be included in the city's six-year financial analysis.

Treatment. With existing surplus capacity of roughly 85,000 gpd, and with a growth component
allowing an increase of 82,500 gpd over the'coming 18 years, the contract with Abbotsford offers
adequate room for growth, Excluding the co-gen plant, the remaining current usage of 100,000
gpd can expand by 180 percent over the planning period.
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Water System
The City recently develoi)ed a water syistem plan wijth the assistance of David Evans &
Associates. The plan was approved by, the state Department of Health in December, 2000. The

September 11, 2000, revision of the Ctty of Sumas Water System Comprehensive Plan is.
incorporated by reference asa oomponent of this capital facﬂmes element,

Storm Sewer System

Informatlon about this system was prov1ded by the pubhc works director and the' clty crew. The
crew mapped the storm sewer system in order to facﬂltate capital planning.

Existing conditions

Collection, Sumas has an extensive storm water: system consisting of two pump stations, 38,000
If of drainage line, and 3,000 If of open’ ditch. The undeI ground lines range in size from 4-inch
to 36-inch, with the larger lines made of concrete and the smaller lines made of PVC, concrete,
or clay. Johnson Creek divides the town into two dr[amage basms The general Iayout of the
system is shown in Map 11.

In the northern basin , the backbone of the collection system is a 36-inch square concrete drainage
line installed by the WPA seventy years ago. This ]ine extends from the railroad tracks through the
heart of downtown and then east along Harrison Street to the city limits. The line continues cross-
country under farm land to an outfall on the Sumas River. :

Most of the northern basin is drained through the WPA lIine to the Sumas River, but the basin
also includes four smaller outfalls directly to Johnson Creek. A pump station is located near an
outfall on Gough Street. ‘Generally, the basin drains by gravity through the various outfalls until
water-levels rise in the rivers. When water can no longer drain by gravity, flaps close to prevent
creek water from backing up into the system, and the pump station kicks in.

The southern basin is less extensiile an'd not as d_ependent ipon a major trunk: ‘there are fourteen
outfalls to Johnson Creck, the Sumas River, and Bone Creek. Again, the outfalls are equipped
. with flaps to prevent backflow, and there is another pump station (also on Gough Street) that

~ pumps into Johnson Creek during h1gh water.

The existing system works well and there are few areas of town with drainage problems. One
exception is at the north end of Cherry Street, near the Red Apple market and the border crossing
station. The area is almost entirely covered by asphalt and is prone to puddling,

The collection system requires regular maintenance,’particularly those lines with small diameters.
Some part of the system is flushed each year, and major line-flushing projects occur twice a
decade. The eastern end of the WPA line has beconme a maintenance burden. The line has
weakened, and the line develops leaks regularly, leading to cave-ins in the overlying farm fields.
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Treatment. As is typical of a small-fown system installed decades ago, most residential
stormwater is discharged without treatment. Since the mid 1980s the city has required
commercial and industrial customers to install oil-water separators. The major expanses of
pavement associated with gas stations and businesses alohg Cherry Street all have separators.
Property owners are required to maintain the separators, and the city inspects them annually.

Since publication of DOE’s Stormwater Technical Manual in the early 1990s, Sumas has required
installation of stormwater BMPs at new industrial facilities. Both the co-generation plant and the
IKO shingle plant have detention ponds as well as bioswales. The Port of Bellingham's industrial
area east of Bob Mitchell Avenue is the only indusirial site with no provision for stormwater
treatment. Stormwater from this site is discharged untreated to Sumas Creek.

In 1997, Sumas adopted an ordinance requinfng all new development and redevelopment to
comply with the guidelines established in the 1992 Stormiwater Technical Manual.

Future conditions

1

Correct deficiencies. Sumas must address two problems identified earlier. First, drainage must
be improved at the north end of Cherry Streét. This can be accomplished by installing a new line
fiom that area to the 36-inch WPA line, or by upgrading lines that currently conmect the area to
the WPA line. The cost of this project is unknown.

Second, the east end of the WPA line must ultimately be replaced. The best alignment for a new
line is open to question. The existing line heads due east for 4,000 feet before reaching the
Sumas River. If a replacement line were to instead veer southeast (roughly along the alignment
of the abandoned C.M.St.P.&P. railroad spur that Joops east of town), the line would reach the
Sumas River sooner. There is the strong possibility that any replacement facility would be built
as an open swale in order to accomplish some degree of treatment, No firm plans for

" replacement of the line are yet in place.

Establirsrh new standards. According to the requirements of the Puget Sound Stormwater Plan,

Sumas must adopt a basic stormwater program containing at least the following elements:
o Ordinance establishing minimum storm@*vater requirements for new developments and
redevelopment projects.

° Adoption of a set of technical design standards for stormwater facilities.

o Ordinance establishing an opeljations and maintenance program applicable to privately owned
drainage facilities. ' : '

o Adoption of a public education program.

‘Sumas has at this time complied with the first two listed elements. A more comprehensive

ordinance should be adopted once appropriate small-town models become available,

In addition, Sumas coordinates with the recently launched WRIA 1 watershed planning process, a
county-wide multi-year process that imcludes water quality components.
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Streets and Sldewalks

1

Please see the transportatlon clement for a dlscussmn of the transportatlon-related capital
facilities in Sumas. That element was qleveloped jointly with the Whatcom Council of
Governments (WCOG) and includes a discussion of existing conditions and future neceds. A
discussion of financial viability is included at the end of this chapter.

Schools

« ! i .
This plan section was first compiled inil994 and has not been updated since. NVSD has made a
policy decision not to impose impact fees, so rio effort has been made to keep the section current.,

Nooksack Valley School District No. 508 (NVSD) provides public schooling for-Sumas as well
as Everson, Nooksack, and part of unin;corporated Whatcom county.

Existing conditions : 1

‘ : 1
NVSD operates four schools as described in Table 4-2. According to criteria used by the state
superintendent of public instruction, NVSD has excess capacity at all grade levels, as can be seen
by comparing enrollments to building capacitics, Note, however, that primary enrollment is not
balanced between the two facilities: the South Primary operates slightly above capacity and the
North Primary has considerable excess capacity. This situation persists because more primary
students live closer {o the southern facﬂlty, and the dlstnct is reluctant to bus primary students

over lar ge distances.

NVSD's facilities are generally in good 'shape. The South Primary school is a new facility
opened in the fall of 1993, and the Elementary school underwent a major renovation in the 1993 -
1994 school year. Four new classrooms were added to the Ji/Sr High school during that school
year. ‘The district’s capital improvement plans as of spring 2001 are unknown.

I uture conditions

The state superintendent of public instruction provides enrollment projections based on cohort
survival (1.e., the progression of Studenﬁs from one grade to the next). The projections show that
K-6 enrollment will stowly rise to 1,062 in 1999 and 7-12 enrollment will rise to 1,011 in the
same period. At those growth rates, upper-school enrollment will exceed available capacity in

the year 2000, while lower-school enrollment will become problematic in 2004.

The lower-school projections based on cohort survival don't scem to adequately capture the

regional demographic trends. All three cities in the NVSD service area grew at a rate of at least 4
percent per year between 1990 and 1993. Rach city expects its incorporated population to double
in the next two decades, and similar growth is expected in the unincorporated areas. At an annual
growth rate of 3.5 percent, X-6 enrollment would grow to 1,192 in 1999 and thercby consume the

available K-G capacity.
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In summary, NVSD wﬂl probably need to eXpand upper—school capa01ty by the year 2000 and ’
lower-school capacity by 1999, i : :

. 1 . I;
Table 4-2.. Charadteristics of School F acilitie;s

School | Grades Classrooms | Capacity! Enroll- | Class
(location) . (reg/hdep) | (reg/hdep) ment size?
) | i ) .

North Primary K-3 162 | 32024 243 | 143
(Sumas) - ' A : ' '
South Primary K3 | . 142} 28024 | 322 | 215
(_Everson_) ) ‘ _ i . '

. . ‘ i - R : 7
Elementary 46 | . 212 525724 | 420 | 19l
(Nooksack) . 1 . '
K-6 Subtotals KXo | st | 112572 | 985 | 182
o ‘ oy ‘ v
J/Sr High - 7-12 343 | 1,02086 | 680 | 21.6
{county) i _ . ,

! Capacity based on ratio of 20 students per room (K- 3), 25 students per room (4-6), 30 srudents per rcom {7- 12), and i2
handicapped students per room (K-12).
2 vBprollment” divided by "Classrooms”, with each handlcapped classroom counted as half a regular classroom,
|
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Parks and Recreation Lo | ‘ o

Development of element i

In the summer of 2000, tle Mayor directed that a parks and recreation planning process begin,
leading to a more detailed patrks plan than previously contained in the Comprehensive Land-Use
Plan, The city administrator and planning commission therefore completed the planning process

described below: - ; L ;

.

e August, 2000. Introduction of toplc at planmng cormmssmn meeting. Discussion of
~ existing parks facilities and request for commrssmners to bring ideas to next meeting.

e September, 2000. Review of eertmg fac111tres solicitation of commissioners’ and
public’s ideas. De01310n to perform commumty survey.

e October, 2000, Survey prepared and mailed to all residents. (A copy of the survey
document is included i in Appendlx II) Survey results tabulated.

e November, 2000. Survey results presented fo plannmg commission and public,
Discussion of results. Group werkshop to tentatively prioritize projects based upon
citizen preference‘, financial viability, and ease of implementation.

s November, 2000. ' First draft chapter written and presented to planning commission,
lacking CIP and many details. Comments recerved from commissioners.

o January, 2001. Revised draft mcorporated into draft comprehensive plan.

o February, 2001. Second draft chapter presented to commissioners. - Group Workshop to
develop proposed CIP and balance projects w1th financial capability. s

. o March, 2001, Third draft chapter presented o commissioners and approved for
~ forwarding to City Council and public. review.

Existing conditions

t ; _ :
Listed below is an inventory of all City facilities and easements pertinent to parks and recreation.
~ Map 12 shows the locatrons of the varlous facrhtles - : :

o (City park. This 2 5-acre facility is along31de Johnson Creek in the 01ty center. The facility
includes picnic tables, a restroom building, and a barbecue gazebo as well as an expanse of
maintained lawn adjacent to the creck. The park is the site of varions annual events

_sponsored by serylce organizatjons, such as: Communrty Days and the Fishing Derby.

o Ball park/rodeo ground. This 9-acre facility is located at the south end of the city. The
" facility includes two lighted softball fields, restroom facilities with showers, a :
concession stand, and a rodeo ground used for the Sumas Junior Rodeo and the Bull-a-
Rama, The softball ficlds are used for recreational league play by several groups within
the Nooksack Villey, the rodeo grounds are used by riding clubs, and the grounds asa
whole are used for occasional meetmgs and events.

4

4-8 A . 11/04 Revision




-/ 000°T = T S1¥98

Rioey ssaook oljgnd i
syl A0 /N
SETRANA

papaau Juswases - .
Auoud 351 \/\

s|ielL

YA deiy
san|ioe] UOREaIOIY B SHied

&

e °
b g .
L A ="

Eﬂ.hﬁdqtllﬁu et
LB SARIERSSSL B e e e

2
I
R
S8y
T

GA
@_ door o
n“_r PUBTAA0] UI21IS3 A ,:
; ,,._ o
A ,_.”.,W
=] DD ._._
'S ; i~
B \ b ,
uel g bﬁkﬁ.ﬂn@ﬂuﬁ ojf i
VA s fimqmso royagl B,
m 3
13 iy . -%
[~ = &
o 2 ,
g S PRIRD o
K o Pa o g anuﬂwﬂ n.a.w.m L doo dMn_umnn._ucM g /.
n._un_n 1= _H._ _wn_ \ .M =] [ m Q a \
]y wu = o ) PURTYSIY UISO M | o X \ .
[T LI : .
nl% gun”_ ﬂumaﬂ.' Ol!.lr 7 cllllcv ] e\.‘ QOQIOOIIO.IIMF wﬂﬁﬂ.ﬂbn“
Gl = MALTT XV T LA - T e eeia
< : £ :
ﬂuﬂnﬂu_uﬂ /.., =]




e Playground. This 1.5-acre facility is located on cither side of Second Street, between
Cherry and Sumas. The facility incjludes a tennis court, a basketball court, and some
playground equipment. The facility received a major facelift in 1999, when new |
playground equipment was installed and the tennis and basketball courts were repaved,

~ fenced, and equipped with new lights. '

o Youth center. This 2-story remodeled house is located on Second Street immediately
west of the playground. The City operates a drop-in youth center that is open for a small
number of hours each week. The center is run by part-time co-managers and is also
staffed by volunteers. The City has struggled to operate the facility -- funding constraints,
volunteer availability, and customer behavior are a challenge to operations.

e Senior center & library. This complex is on Second Street cast of Lawson. The 4,000 sg-
foot building was built in 1998 and houses a branch of the Whatcom County Library
_ System, as well as a senior center operated by the Whatcom County Parks Department.
The City owns and maintains the building, and the leaseholders operate the programs.

o Riparian tract. The Port of Bellingham deeded this 1-acre parcel of land to the City in
1998. The parcel straddles Sumas Creek near the north end of Bob Mitchell Avenue.
The parcel is not useful for industrial purposes because of environmental constraints
associated with the Creek. The parcel contains a deed restriction limiting use to. passive
recreational activities or riparian enhancement. -

o Sytsma farm easement. As a condition of the industrial rezone of the Sytsma farm in
_ 1997, the City received an easement allowing a trail across part of the farm. A 29-acre
portion of the farm is earmarked for wetland mitigation and possible relocation/
reconsiruction of the stream itself.

. Typical planning standards call for 2.5 acres of community park and 1.5 acres of neighborhood
park per 1,000 population. Sumas itself has a population of 980, but Sumas is also the major
service provider to an unincorporated rural community with an estimated population of 2,200

" (based upon th% number of rural route customers served by the Sumas Post Office) and
encompassing about 35 square miles. For aservice population of 3,200 people, planning
standards would therefore call for about 7.5 acres of comimunity park and 4.5 acres of
neighborhood park. In comparison, Sumas Has about 9 total acres of park that can variously be
thought of as either neighborhood or community park (i.e., 1.5 acre playground, 2.5 acre city park,
and 5 acres of ball fields within the rodeo complex). In addition, the city's facilities are
supplemented by the fields and playground associated with the Sumas Primary School. The
school places limits upon what use may be made of its athletic field.

A comparison to typical planning standards supports coriclusions that are obvious to local users. First,
the existing City parks perform well in their capacity as ‘neighborhood” parks. The needs of nearby
residents are well met, and facilities such as the playground equipment'and the tennis courts are not
crowded. Second, the City parks are deficient in their capacity as “community” facilities. The City
softball fields are heavily used by adult and youth leagues within the Nooksack Valley, and the
community’s need for baseball and soccer fields is met at other facilities, all of which are also heavily
used. Users now find themselves driving large distances (i.e., 7 miles fo Everson, 12 miles to Lynden,
23 miles to Ferndale) in order to participate in many organized leagucs.
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Survey results

A survey was mailed to approximately 350 households in October, 2000. All ideas generated by
plannmg commissioners and the public during early brainstorming sessions were contained as
options in the survey. Most proposed facilities are self-explanatory, but a few must be described:

o Recreation center. This facility:-would contain an exercise room, weight room, and
gymnasium large enough for basketball and volleybaH An indoor pool might also be
included in the center, in a separate phase.

o Recreation program. This would be a summer program for local youth with typ:cal
offerings such as: sports education using the City’s basketball and tennis courts; arts or
crafts offerings conducted in the Youth Center building; field trips to local events.

e Expand rodeo. This option would involve expanded usc of the rodeo grounds, either
through making physical unprovements, offering more events, or promoting greater use of
the facility for otlier kmds of events (i.e., reunions, camp in” meetings of clubs, etc.).

A copy of the survey document 18 enclosed in Appenchx III. A total of 35 responses were
returned, an excellent response rate in companson to other City surveys. The results of the
survey are tabulated below in order of the total number of responses in favor of each choice.

Desired Facility Priorityf Assigned to Facilities by Respondents

‘ | 1st 2nd3rd 4th :Sth 6th 7th 8th Oth | Total
-Swimming Pool 8 3 3 4 s 1 0 0 0 24
Recreation Center "9 4 3 32 1 0 0 0 22
Expand Rodeo 5 4% 5 13 .0 0 0 1 19
Trails g8 2. 3 32 .0 0 0 O 18
Rec. Program 4 5.3 302 o 1 0 0 18
Skateboard Park 2 2 4 4.3 ‘2 0 1 0 18
Baseball Fields 4 3° 4 0.0 1 0 0 0O 12
Soccer Fields I 1! 2 0.5 0 2 0 0 i
Civic Auditorium 2 2 1 0 ' 2 1__ 0" 0 0 8
BMX Park 2 0: 0 42 0 0 0 0 8
Playgrounds 1 o 3 3 ' 0 t 0 0 0 g
Sidewalks 1 3 10 0 0 0 0 0 5
Horse Trails o 0 1 01 0 0 0 0 2
DiscontinveRodeo | 0~ 1t~ ¢ 1.0 0 0 0 0 2

Respondents had the following additional comments and ideas:
o A trail or sidewalk should link the new Garf eld St. subdivisions with the rest of town (2
responses). s ,
o A neighborhood playground 18 needed at the new Garfield St. subdivisions 3 responses)

4-10 ; 11/04 Revision

et ek e e e -4 o

N e e b Amim e A A

[P A

L — o

e e




e A sidewalk is needed on Mitchell St. ': heading-easf from ‘the school to Victoria St..
o A ballfield complex should contain two 60- foot dxamonds and one 90-foot diamond.
" Tnfields shiould be grass, not rock and sand. - S
o An auditorium could host a commumty theatre. | .
o A multi—use arena is needed, with ab1hty to convert {o an ice alena :
o A recreation center should contain at indoor jogging track,
o Thecity has enough playgrounds already.
o Bxpand the school playground for toodlel's. -
° .Inolude a chmbmg wall | in a recreatlon center.
¢ Builda ﬁshmg pond. -
¢ Build a dog-training park ‘ , ,
e Take what we have and make it bette1

o Build a‘wetland park with trails.
° Ex1st1ng SIdewalks need to be kept clean and passable :

(Goals and objectives - : |

Tn consideration of local capacity, existing facilities, and: commumty V1s1on/p1eferenees, the
following goals and objectives are adopted.

o Goal 1. Provide sidewalks and trails in, support of the Comp. Plan vision of easy pedesman
access to all downtown amenities. :
o .Objective 1.1. Provide pedestrian acbess from major neighborhoods to the downtown
core. ' f
o Objective 1.2. Provide pedestrian access to major public faolhtles such as schools,
churches, and libraries.
o Objective 1.3. As part of the SR realignment process on S. Cherry Street, assure
pedestrian access to the rodeo grounds
o Goal 2. Provide neighborhood parks con31stent w1th the overall City vision of convenient
pedestrian access. : -
o Objective 2.1. Provide a neighborhood park in the Garﬁeld Street subdivision.
o Objective 2.1. Ensure that adequate land for neighborhood parks is acquired through
developel dedication when processing major new subdivisions.
o Goal 3. When economlcally feasible, support the 1eoleat10na1 needs of the Nooksack Valley
community. ‘ x :
o Objective 3.1. Develop addltlonal athletic fields (soocer baseball) in a configuration that
will support hosting of athletic tournaments. | ,
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o Objective 3.2, Allow access to City recreational programs and facilities by residents of
the Nooksack Valley,

o Objective 3.3. Develop a skateboard/BMX facﬂlty

o Goal4. When economlcally feasible, provide faclhtles and events targeted to the County
and the region. . - o :
o Objective 4.1. Continue to provide a facﬂlty for rodeo events.

‘o Objective 4.2, Develop a recreational center targeted at a regional vser-group, including
amenities such as a rock-climbing wall, jogging track, weight room, exercise room,

gyn‘masmm and/or pool.
e Goal 5. Provide recreatlonal famhhes and opportumtles to residents of all ages.
- o Objective 5.1. Continue to provide a senior center facility and program.

o Objective 5.2. Enhance the program currently offered at the Youth Center, to include
more operating hours and structured summer classes and activities.

o Objective 5.3, Maintain ex1st1ng facilities such as the basketball and tennis courts that are
used by people of all ages. ‘
o Objective 5.4. Develop a trail system for recreatlonal Walkers
o Goal 6. Provide facilities that are compatible with and capitalize upon Sumas’s rural setting,

o Objective 6.1, Develop trails that link downtown with planned open spaces, including
wetland mitigation areas.
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Project feasibility analysis

The feasibility of developmg various facilities was exploxed by ranking each facility against a
number of criteria. Four projects were omltted from further consideration based upon their poor
showing in the survey: horse trails, mdewalks civic audltonum, and conversion of the rodeo
ground to an alternate use. The followmg matrix shows the results of the feasibility exercise.
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Project prioritization and phasing;

Upon completion of the feas1b1hty analys1s prolects were placed into the foliowmg three groups
corresponding fo a conceptual developrﬁent schedule
Near term (1 — 2 years). These fa01ht1es/prograrns are popular, yet require llttlelcapItal
investment. They are within the realm of possible development by the City acting alone.

e Trails. Rights-of-way and easements already available to the City provide the skeleton .
upon which a trail system could be developed, Relying upon those easements, a proposed
trail/sidewalk system is included on Map 12.: The proposed facilities are discussed in
priority order, based upon existing need and feasibility of construction.

o Sidewalk connecting Garfield Street subdjvisions to downtown. There will eventually
-be 65+ homes straddling Garfield, and the area already contains 30+ children. -
Residents of the area must new walk on the paved shoulder of Garfield Street to reach
town. A sidewalk is needed along the south shoulder of Garﬁeld separated from the
street by curbing or by a grass strip. $15,000

o Trail/sidewalk east along Mn‘chell Street from the school to the undeveloped Per ry
Street right-of-way. This faelhty is also needed to move children off the street. The
school district has agreed to allow construction of a crushed rock trail along the north
and east edges of their field. This trail can be used to reach school, and also can be
used as a jogging track in P.E. classes. $4,000

o Western lowland loop. A loep can almost be completed through the western
industrial area using the rights-of-way along Van Street, Johnson Street, Hesselgrave
Way, and Barbo Road, together with the trail easement through the Sytsma wetland
tract. A missing link exists along Sumas Creek, immediately east of the Sytsma tract,
‘The City should approach Burlington-Northern to gain an easement and allow
completion of the loop. The length of the loop would be about 13,000 feet, and cost
for a crushed rock trail is estimated at $SO 000.

o Western highland loop. As development occurs along Moe Hill, the Clty should require
developer installation of the proposed trail, which could make use of eklstmg Barker
Avenue and Spring Street rlg_hts -of-way. ‘Cost is estimated at $18,000.

o Southern loop. As development occurs south of Front Street, the City should require
developer installation of a trail to connect the rodeo grounds to the Perry Street trail
mentioned above. The segment connecting the rodeo ground to town along Sumas
Avenue should be included within WSDOT’s upcoming SR9 realignment project.
WSDOT propeses to upgrade Sumas Avenue as part of that project.

o Recreation program. A fledgling summer youth program should be attempted in the
summer of 2002, using a design that minimizgs capital expense — i.e., maximum use
should be made of existing facilities such as the youth center and the tenms/basketball
courts. The major expense would be associated with staff, but the fees charged to
participants could be set so as to recover the bulk of the cost. For budget purposes, the
City should assume that $10,000, of non-reimbursable cost is incurred.
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o Promote use of rodeo ground. A marketing effart should be launched to promote
increased use of the rodeo ground for private events such as reumions, riding clubs, etc.
Such an effort could be channeled thfough the Chamber of Commerce and could use’
media such as a web site, brochures, or direct-email to targeted clubs/organizations.

o ' Pursue pond/nature trail project. The feasibility of construction of a pond-within the
Sytsma wetland tract should be e'xplqréd'. Sumas Creek is available as a natural water
source for such a pond, and the Creek could be relocated away from Kneuman Road as
part of the project. Additional trails could be looped around and near the pond, and

-parking and interpretive signs could be installed. Cost for such-a project is roughly
estimated at $300,000. Resource agencies (Ecology, DFW) have commented upon the
preat potential of this wetland tract. Should the project prove feasible, grant funding
should be pursued through such s_our'cés as the Aciuatic Iands Enhancement Account, and
construétion of the facility should oceur in later years. o

: 7 | .
Medium term (2 - 6 vears). These facilities require significant planning and capital outlay, and
the City does not have the financial resources to pursue them immediately. At the same time, the
cost of these facilities is of a small enough magnitude that the City shoyld be able to develop a
funding mechanism. : ‘ P ' : '

; i B .
o Baseball & soccer fields. There is a clear shortage of baseball and soccer fields in the
local area -- all existing facilities are used heaviiyf by youth groups and clubs. Building
upon the two existing baseball fields, developmerit of additional baseball fields would
make it likely that Sumas could attract toumamenﬁts, which typically require at least four
fields. A baseball/soccer field compiex, together with bathrooms, parking, and
concession stand, should be developed. Such a complex would occupy 10+ acres and

cost $250,000 to $400,000. : i

o Skateboard park. Few opportunities are available in the region for the many youth who
like to skateboard. Most local cities view the useéof skateboards on streets and sidewalks
as a hazard and have enacted ordinarices prohibiting such use. Owners of private parking
lots have also typically prohibited use of their facilities by skateboarders. ‘The new facility
in Bellingham is 45 minutes distant by car, and most skateboarders are too young to drive.
A facility in Sumas would accommodate local yoiith, but also serve a wider region
‘including Everson, Nooksack, Lynden, and Abbotsford. The cost of a facility would be
$100,000 to $300,000, depending upon size and complexity. '

. o BMX park. Similar to the skateboaf:d situation, there are few dedicated facilities for BMX
riders in the region. Riders have built makeshift {rails on both private and public parcels.
A dedidated facility would attract riders from throughout the region and could be the site
of races and events. Size and cost of such a facililty are unknown at this time.

o Playgrounds. Neighborhood “tot lots” are needed in two areas. One should be
developed in the Garfield Street subdivisions, and eventually, a second in the
‘undeveloped area south of Front Street. At Garfield Street, development of a lot will
involve purchase (or donation) of a Jand parcel, whereas near Front Street, the land
should be acquired through dedication during the;subdivision process. On top of land -
costs, the cost of playground equipmient would bé about $7,000 pér site.
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Long term (10+ years). Anindoor swimming pool and recreation center are included in this
category. These facilities require a major capital outlay and pose the greatest risk, in that there
arc competitive facilities within the target regional market. A fecreation center 1s of lesser risk
than a pool because of the possibility of conversion of the building to an alternate use, the lower
capital and operating costs, and lesser need for stafﬁjng Similar to the new Bellingham pool, it is
assumed that a pool would be used for swim teams, public swims, rentals, lessons, and youth
programs. The two facilities would ideally be co-located in order to share facilities such as
parking and changing rooms. Capital costs would be in the range of $2+ million.

Fmancial Plan '

‘i
A sequence of desired projects is mcluded in the table pertaining to General Government
expenditures, in the overall Six-Year Fi manczal Analysis that immediately follows this section.
The following are funding sources avaﬂable for development of park/recreation facilities:

o  General fund revenue. Capital could be allocated annually to an improvement program
from general fund revenues. Given the other demands on this fund, an annual
expenditure of approximately $20,000 is the most that could be accommodated.

o Capital facilities fund. This fund receives revenue from the Real-estate Excise Tax and
has gradually built to a fund balance of about $80,000 over a nine year period.

o Economic development revolving fund. This fund receives revenue of about $50,000 per
year from the Electric Fund. Certain projects with a clear economic development linkage
could be funded from this fund. i

e Limited purpose levy. The voters could be asked to approve a levy for the spemﬁc
purpose of raising money for a facility. Tn Sumas, a levy of $0.50 per $1,000 of assessed
valuation would bring in about $70,000 in each year levied. A four-year levy would
therefore provide enough money to tackle a project such as a ballfield complex.

e TAC grant. Upon;acceptance of this Parks & Recreation Chapter by the state Interagency
Committee on Outdoor Recreation (IAC), Sumas will be eligible to apply for state grants
for facilities such as ballfields and trails,

o ALEA grant (or similar). Projects such as the wetland trail loop will be eligible for grants
from resource agency programs%such as DNR’s Aquatic Lands Enhancement Account

(ALEA).

1
i
1
i
1

4-16 11/04 Revision




e

Six-Year Financial Analysis .
Tlus section demonstrates whether the city has the resources to pay for {he capital facilities
anticipated during the next six years. No attempt is made to account for the on-site costs of
expected development. Developers will bear those costs completely. We w:lI instead focus on
major system-wide pI‘O_] ects such as new wells, substat1ons etc.

Five spreadsheets are shown below corresponding to ‘the five major funds (or groups of funds) in
the Sumas accounting system. Each spreadsheet shows projected revenue and expenditure over
the six-year span from 2004 through 2009. The spreadsheets are based 'on the 2003 year-end
results. The dozens of line items in the accounting systern are consolidated into a few major
categories. For instance, expenditures are allocated to just four categones salaries and benefits,
operations and maintenance, debt service, and capital outlay. The majm capital projects
discussed earlier in this chapter are listed mleldually '

One column contains percentage values used to predict future trends. For the most part, we
simply assume that revenues and expenditure will increase proporuouate to the expected growth
rate of 2.7 percent. For some kinds of revenue and experiditure (c.g., scheduled debt), no glowth
in costs is shown. No adjustment for inflation is made, but no rate increases are shown either.
We assume that rates can be mcwased in proportion to 1nﬂat10nary pressure.

At the bottom of each spreadsheet are two lihes showing the annual operating results and the
cumulative fund balance. Annual results are calculated by subfracting annual expenditure from
actual annual révenue (i.e., ignoring the balance brought forward from a prior year). '

Following is a discussion of each system-sp{aciﬁc spreadsheet:

General Government. This spreadsheet represents costs associated with legislative, executive,

_ judicial, legal, general governmental, police; health, fire, park, cemetery, and library cost centers.
The major capital expenses in this fund relate to park pr ojects — it is this fund that must support
the parks and recreation capital improvement plan. A ballpatk complex estimated at $950,000 is
scheduled for construction in 2006. The assimption is that the City will develop a successful
JAC grant application that will pay 45 percent of the cost, and that donations, in-kind
contributions, force account (water, sewer, eleciric materials and labor) and a one-time
drawdown of the Economic Development Fund will pay f01 the remamder

Absent some new source of revenue, this fund shows a pattern of gradu'al decline over the

coming six years. General government, together with the transportation system, are the fund

groups that have suffered most from the decline in tax revenue associated with the drop in
‘Canadian passers-through (i.e., sales tax, gas tax) The répeal of the gambhng tax has also

affected this fund.

Given the presence of major industrial natural gas consumers in town, one reasonable option is
the imposition of a-utility tax on natural gas. A tax capable of producing revenue of $160,000 in
the year 2005 is proposed. The tax is shown in italics.in thJs spreadsheet. This level of revenue
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is sufficient to create a small surplus af; the end of the six-year period, which is then available to
use to cover the shortfall in the Transportation System funds discussed below.

Transportation System, This spreadsheet represents costs associated with the street fund. It is
assumed that future major street projects (e.g., SR9 auto-queuing area) will be funded through
state and federal grants, a reasonable assumption given the City’s eligibility for federal border
and corridor funds and its participation in the binational IMTC planning | process The $360,000

FHWA revenue shown in the spreadsheet is already:in hand.

Ignoringi}naj or projects, the underlying_— fund shows fa patter'n of gradual decline over the coming
six years, As discussed above in the General Government section, a new tax is proposed that
‘would generate enough revenue to balance both the Transportation System and General
Government fund groups. : :

H i
Electric System. The future health of this fund hinges upon the wholesale power rate charged by
BPA for the 2006 -- 2011 rate period. BPA will be able to reduce rates substantially in 2006,
because there is now a better alignment between its cormmtted load and its hydropower system
capacity. A 15 percent decrease in wholesale power costs is shown in the spreadsheet for the
years 2006 and beyond Given the antlclpated wholesale rate reduction and the completion in
2004 of the conversion to 12.5kV transformers the fund is healthy through 2009.

Substantial cash is transferred from this fund to the _General Government fund, partly because of
a 6-percent payment in lieu of utility tax, and also because of a $50,000 annual transfer to the

City’s Economic Development Fund.

Sewer System. This spreadsheet mcorporates the sewer fund, the sewer bond fund, and the bond
reserve fund. The only project p]anned for this utility is the installation of an in-line grinder
pump in the year 2004. The fund is in good shape, and it would be reasonable to begin a
program of prepayment of debt. The debt associated with the Canadian hook up will be paid off
by 2008, but this event will have no effect on the fund’s finances, because it is anticipated that
the City will simultaneously eliminate the “debt amortization surcharge” component of the
industrial sewer rate that was imposed in 1998 in order to pay down the Canadran debt, This is
shown as a reduction in the sewer sales revenue from SEI-1. :

Water System. This spreadsheet incorporates the w:ater fund, the water bond fund, and the bond
reserve fund. There are no major projetts planned for this fund, and the fund is in good shape.

Consolidated results. This spreads.heet;simply adds }together the results of the previous five. It
shows that the city has the overall resources to fund the projects anticipated in the next six years,
with a projected cumulative surplus of about $600,000. About half of that surplus is due to the

expected reduction in BPA s whoIesale power rates

I
i
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5. Housing Eleifnent

This chapter is a required element of a comp1ehenswep1an developed to meet the provisions of
the GMA. In overview, this chapter describes existing characteristics of housing, provides a
statement of goals and policies related to housing, projects future housing needs, and
demonstrates the availability of sufficient land for housing.

Planning Assumptions o

This chapter has been developed in accmdance with county—w1de planning policies and has been
integrated with other plan elements to ensure consistency, throughout the plan. In particular, two
assumptions developed in the land-use element are used as the basis for projections in this

chapter: ‘
« The population of the city will increase substanually durmg the plamung period, from 1,079
in 2004 to 1,750 in the year 2024. - ! .
+ The number of persons per household is 2.5 and is expeet_ed to remain constant during the
planning period.
. i
Existing Conditions | o

Information about existing housing conditions was gathered from three sources: the 2000 US
Census, the city's building permit records, and the Whatcom County Housing Authority.

2000 Census data

The 2000 Census data was gathered in two ways. Some questions were asked of the whole

" population and every housing unit (referred fo as "100-petcent” questions), and some questions
were asked of only a part of the population (feferred to as "sample" questions). Data derived
from the sample questions was then extrapolated to make assumptions about the entire
population. Statistics derived from the sample data are often slightly inconsistent with those
based on the 100-percent data because of various errors inherent in the statistical methods. An
example of this inconsistency is apparent in the data for Sumas. By definition, the number of
occupied housing units (which is based on 100-percent data) should be the same as the number of
households (which is based on sample data). However, the 2000 Census data shows that Sumas

had 357 households, but only 343 occupied housmg umts

Residences associated with farming -- that i 1s units on land larger than one acre or having an
income from agricultural products -- are NOT included in sample calculations such as value of
housing units and size of rents. Nonfarm re31dences are identified as Specified Owner-Occupied
and Specified Renter-Occupied housing units. For the sake of consistency, various nonfarm
statistics were used for analysis of the entire'population. ‘This may skew the data toward lower

value figures and has been taken into consideration in the summary of this chapter.
i ' ; '
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To summarize:
» 100-Percent Data; Derived from the entire populatlon and every housing unit.

+ Sample Data: Derived from a sampie of the entire populatlon and then extrapolated to make
assumptions about the entire population.

+ Specified Owner Occupied and Specified Renter-Occupied Housing Umts Nonfarm
residences generally.located on one or less acres of land and having little or no income from
the sale of agricultural products. Using nonfarm data prowdes a more accurate picture of the

housing value and rent calculations.

This document indicates, whenever 2000 Census data is citéd, whether 100-percent figures,
sample figures, or specified housing units have been used for analysis. Refer to the 2000 US
Census for more information.

Amount and type of housing. Based on 100-percent data, the city of Sumas had 405 housing
units? within city limits, of which 254 were detached single-family residences, 37 were mobile
homes, RVs, or trailers, and 114 were multi-family residences. Comparing the 1990 Census data
to the 2000, there was an increase of 27 detached single-family residences, 43 multi-family
residences, and 13 mobile homes, RVs, or trailers. The majority of the growth in Sumas (i.e., 68
percent) during the 1990s was.accommodated in structures other than single-family residences.

Age of housing stock. Table 5-1 describes the age of the housing stock based on sample data. In
general, the housing stock reflects the same kind of trends as revealed in the population data

discussed in Chapter 2. There is a substantial amount of very old housing (pre-1939) and of very
new housing (post-1990), and a period of relatively little housmg construction during the mid- to

late part of the century.

T.alja'le 5-1. Age of Housing Stock

(US Census, 2000) -

Year Built Number of Units ‘Fraction of Total
1999 — 2000 ' 2 N 1%
1995 — 1998 14 3%
1990 - 1994 : 73 18%
1980 - 1989 40 : 10%
1970 - 1979 76 - 19% X
1960 - 1969 46 11%
1940 - 1959 37 A 9%
pre 1939 17, : 20%

© Total ' - 405 ; ' 100%

2 A housing unit is a sfructure or a portmn ofa structure in which a single famﬂy or a single individual lives. A
single apartment or a single family house is considered 1 unit, while a duplex is considered 2 units.
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Condition of housing stock. The 2600 US Cénsus provides certain measures of interior
conditions considered to be substandard and the target of home improvement/rehabilitation
efforts. Three housing units were identified as lacking-complete plumbing facilities. One unit
was identified as lacking complete kitchen facilities. . '

Ownership and pecupancy. The 100-percent data shows that out of 314 occupied units, 144 (46
percent) were owner-occupied, and 170 (54 percent) were renter-occupied. Based on sarmple
data, 97 (67 percent) of the owner-occupied homes were mortgaged and 47 (33 percent) were
owned free and clear.

Value of housing stock. Table 5-2 profiles th:e value of sptf:ciﬁed homes in Sumas. The median
value of Sumas's owner-occupied homes was $119,800. The equivalent statistic for Whatcom

County as a whole was $155,700.

Table 5-2. Value of Specified Owner-Oéeupied Housing Units

(US Census, 2000) 1

Value $ Number of Units | Fraction of Total
< 50,000 T ow

50,000 - 99,999 |37 | 26%

100,000 - 149,999 | 87 60%

150,000 - 199,999 {15 10%

>200,000 {4 3%

Total 141 100%

i
t

Table 5-3. Percentage of Income Toward Rent and Housing Costs
o - (US Census, 2000)

% of Income | Owners Renters Total | Fraction
Toward Rent ‘ of Total
or Housing
<20% 55 42 1 97 31%
20 - 29% 36 .50 - 86 27%
> 30% 44 68 | 110 359 €
Not computed 9 10 19 6%
Total Units 144 170 -| B14 . | 100%
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i

Affordability of housing. HUD defines housing as "affordable” when a household pays less than
30 percent of its total income toward housing costs. Households paying less than 20 percent are
considered to live in "very affordable” housing. Table 5-3 summarizes the affordability of both
owner- and renter-occupied units within the city of Sumas. The table is derived from sample
data and therefore has some built-in inaccuracies, as discussed earlier, but the table nevertheless
allows identification of trends. The row marked by the arrow shows the part of the community

living in unaffordable housing.

As seen in the left columns, 31 percent of owners live in unaffordable housing (i.e., 44 out of
144). It is impossible to know whether those owners have assumed large mortgages as a matter of
choice or have encountered hard times and are struggling to keep their homes. As shown in the
next column, the situation of the renters is worse: 40 percent of renters live in unaffordable
housing (i.e., 68 out of 170). Overall, 35 percent of the community lives in unaffordable housing,
: i 1 ; .
Table 5-4 shows the economic situatim‘l of households in Sumas according to classifications
established by HUD. The lefi column shows HUD's definitions of income brackets. Note that
each bracket is defined with respect to the median household income within the community.
That value was $29,297 in Sumas, so a™very low" income household would be one with an
income less than 50 percent of that amdunt, or less than $14,648, as shown in the second column.
The right column reveals- an interesting'profile: there are large high- and low-income segments
of the community, and a smaller middle ground. In addition, there has been a slight deterioration
since the 1990 Census, which showed that 49 percent of households were Very Low, Low and
Moderate Income, as compared to 53 percent in the year 2000

Table 5-4. Households By Income Group
(Derived From US Census, 2000)

HUD Definition of Conespom_iing # Houscholds | Fraction of
Income Brackets $ 1n Sumas L Total
Verylow  <50%ofmedian | < 14,648 ° - 99 28%
Low 50-80% of median | 14,649 - 23438 | 45 13%
Moderate 80 - 95% ofmedlan | 23,439 - 27;832 45 13%
Middle/High > 95% of median | >32,228 168 47%
Totals 1 , i 357 100%
. |
Building permits !

Census data from 2000 fails to reflect activities of the last four years (April 2000 - March 2004).
In this period there were permits issued for 24 new residential structures, providing a total of 42
new housing units. 18 single-family residences were constructed with a median value of
$141,000, an amount somewhat higher than the overall median of $119,800 reported in the 2000
Census. Six building permits were for multi-family structures (all four-plexes). The recent
permits show a continuation of the trend mentioned earlier in which the majority of new housmg
units (i.e., 57 percent, 24 out'of 42 umts) are multi-family.
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Subsidized housing

-~

Several subsidized housing projects have been undertaken in Sumas, as discussed below.

-]

Creekside Meadows. Two multi-family structures, including 20 units, are located south of
Front Street. Creckside Meadows was funded by the state as a Tax Credit Project. Rent and
utilities are no more than 30 percent of a houschold's adjusted income. Bligibility is based on
income. Two- and three-bedroom units are available.

Sumas Square. Sumas Square is an 11-unit structure managed by the Whatcom County

Housing Authority for elderly and handicapped persons. Rent, including ufilities, equals 30

-percent of monthly income, after medica} expenses have been deducted. Eligibility is based

on age, disability, and income.

Sunrise Apartments. This 12-unit structure was built several years ago under WCHA's
sponsorship, but is now privately owned. Rents are established based upon monthly income.

Two HUD-owned homes. HUD owns two homes that are available for rent by eligible Jow-
income families. '

Rehabilitation project. In the early 1980s, about 25 homes were rehiabilitated using federal
grant funds. ' '

Section § vouchers and certificates are available in Whatéom county. There are approximately
25 families in the Sumas zip code area involved in Section 8 programs, of which an unknown

number live within city limits.

Summa

Considering all of the data presented above, :a number of conclusions can be reached: -

Census data reveals a large proportion of Suras residents are Very Low, Low, and Moderate
inconie, according to HUD standards. The proportion of people within those categories grew
during the 1990s, with 53 percent of residents now falling in those categories.

Housing within Sumas is generally at the low-cost end of the spectrum of what is available
within the county. Existing homes have lower median value, and new construction is
marketed at a cost that is lower than median home values elsewhere in the county.

Since 1990, the majority of housing builf in Sumas vﬁas multi-family.

Census data indicates that 110 households (35 percent of the total) are situated in
unaffordable housing and that 68 of those households are in rental units. There are 45 units
of subsidized rental housing available in town, so more such units could be used,
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Projected Housing Needs

Amount of housing. New housing stock will be needed to accommodate anticipated growth.
Table 5-5 identifies the pfOJ ected housing demand for Sumas over the course of the 20-year
planning period. The table relies upon an assumption that the relative economic condition of
residents will remain constant (i.e., that the same proportion of people will be low income over
time). The table shows that Sumas will accommodate about 268 new households, of which 109

will consist of Low- or Very Low—mcome people.

Availability of sufficient land. As descnbed in Chapter 3, avallable infill sites in combmatmn
with the established UGA pr0v1de enough land to accommodate 268 new housing units,

Provision for diverse needs. As noted in the summary above the marketplace has done a good
job of adjusting to the needs of the dlverse econonnc segments found in Sumas. Avallablhty of
suitable land will ensure continued responsweness in the marketplace, and the land-use plan
identifies such land. The regions identified for infill development (see Map 5A in the land-use
chapter) are adjacent to varied kinds of 'ex1st1ng housing. The region to the northeast abuts a
higher-income single-family neighborhood and can be expected to attract more development of a
similar nature. The region to the northwest (Moe HIH) is also attracting larger single-family
homes. The region to the south (Boon Street) encircles an attractive subsidized apartment
complex, and other multi-family development has recently located there, That area will probably
continue to attract multi-family housing, and the description of the area (Area 6 discussed on p. 3-
15) emphasizes its suitability for multi-family development.

Table 5-5. Projected Housing Demand

2004 | 2009° | 2014 2019 2024
Population 1,079 1,218 1,375 1,551 1,750
Persons Per Unit _25 25, 2.5 2.5 2.5
Income Bracket Number of Units Needed in Bracket
!
Very Low 121 136 154 173 196
Low 54 61 69 78 88
Moderate 54 61 69 78| 87
Middle/High 203 229 258 291 329
Total Housing Units 432 4é7 550 620 | 700
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Goals and Policies

Goal:

Goal:

Goal:

Support healthy residential nelghborhoods that reﬂect a high degree of pride in
ownership.

Policy Enforce the ordinances that affect the appearance of neighborhoods, such as
the ordinances pertaining to abandoned cars and to noxious weeds.

Policy  Adhere to the residential zoning code and refrain from granting variances that
might change the character of nelghbmhoods

Strive to preserve and enhance the existing housing stock.

Polzcy Serve as lead agency for residents interested in seekmg federal grant funds
targeted at 1ehab1htat10n of housing, -

Encourage the development of aff()rdable housing for aH income brackets.

Policy  Supply enough remdentlal land to meet the prolected housing need over the
next 20 years,

“Policy Support the development of some neighborhoods containing only single-

family residences. x

Policy  Allow for the development of multi-family housing to meet affordable
housing needs, provided that the character of the communpity is maintained.
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