


Analysis of Suitability of the Area to be Designate as MRO 
 
The Skagit County Comprehensive Plan includes goals and policies relating to the designation of an area 
as MRO.  The subject area was designated as MRO sometime after the Mangat Estates Plat was 
approved and its development rights secured.  It would appear that based on the required criteria, the 
entire area was designated in error.  The following discussion provides the rationale for that assertion.  
 
Relevant sections of the overall Goal have been highlighted below. 
 
“Goal 4D Conserve mineral resource lands of long-term commercial significance where mining and 
processing activities are economically and environmentally feasible and where conflicts with other land 
uses can be minimized. 
 
Skagit County supports environmentally responsible and safe mineral resource extraction and processing 
activities. Mineral resource lands where mining and processing activities are economically and 
environmentally feasible and where conflicts with other land uses can be minimized are to be identified 
and designated as a Mineral Resource Overlay (MRO) to conserve mineral resource lands of long-term 
commercial significance. Because mineral extraction sites can take 20 to 40 years or longer to excavate, 
identifying and protecting opportunities for mineral extraction operations requires a long-term planning 
horizon. 
 
Extraction and processing of construction material such as sand and gravel make up most of the mining 
activity in Skagit County, although there is significant hard-rock mining and processing of such resources 
as olivine, various other “green rock,” and limestone. Protection of these mineral resources from 
competing land uses ensures the availability of basic building materials, and helps to reduce costs, as 
producers would otherwise be forced to transport low value, high volume commodities over long 
distances. 
 
The potential for mining without adverse impacts is greatest in relatively undeveloped areas. Valuable 
and non-replaceable resources in these areas are preserved, to the extent possible, by indicating that 
mining will be the preferred land use for these areas, and by establishing guidelines for adjacent land 
uses that will help reduce potential conflicts with mining. Extractive industries can conflict with 
residential uses in several ways, including potential noise, dust and hazards from blasting, rock crushing 
and heavy truck traffic. Therefore, it is important to establish firm policies and regulations to protect 
public health and safety, while also preserving a valuable part of Skagit County’s economy, now and into 
the future. 
 
Concerns and issues related to mining activities in riverine areas are addressed in the Skagit County 
Shoreline Management Master Program. Concerns and issues related to metal mining are addressed at 
the state level. The Washington State Department of Natural Resources and the Washington State 
Department of Ecology have previously codified the Washington State metal mining law. This element 
proposes not to allow chemical leach mining in Skagit County until state laws are enacted to allow such 
activities.” 
 
In addition to Goal 4D Policy 4D-1 includes more specific criteria for designation as MRO.  That 
designation is to be based on a number of factors including geologic, environmental, economic, existing 
land uses, ownership, and surrounding parcel size.  A discussion of each of these factors is included 
below: 



 
Geologic 
No assessment of the potential for mineral extraction was prepared prior to the County redesignating 
the area as MRO.  The Geotechnical report prepared for this request (Stratum Group 2018 copy 
attached) indicates that it appears the County’s designation of this area as MRO was based on a 1999 
geologic map prepared by Dragovich and others.  The test pit investigation that was performed by the 
Stratum Group did not confirm the mapping that the County relied upon for its designation.   
 
Minimum threshold volumes are included as part of the discussion for MRO designation.  The 
Geotechnical Assessment for the area indicates that, “Based on the geology of units, it is our 
professional opinion that the potential for mineral extraction at the site is so remote as to be negligible. 
 
This more detailed information would indicate that the area is not consistent with the necessary 
geologic criterial for designation as MRO. 
 
Environmental 
The majority of the designated MRO area is within the Plat of Mangat Estates.  The plat was evaluated 
for critical areas and four critical areas and their associated buffers were identified.  All of the critical 
areas are located within the designated MRO area.  One of the areas (Tract D – a stream) extends off of 
the Mangat property to the north continuing into the MRO area on the adjacent property.   
 
Given the presence of these critical areas combined with the negligible potential for mineral extraction 
it would not appear that the area is consistent with the environmental criterion for MRO designation.   
 
Economic 
It is clear from the geotechnical analysis that there is negligible opportunity for mineral extraction in the 
area.  As such, it does not appear to be an economically viable land use for the area and would therefore 
not be consistent with the economic criterion for MRO designation. 
 
Existing Land Uses 
Existing land use in the area is primarily residential.  The property immediately south of the MRO 
designation includes a 50 lot subdivision that actually touches the area designated MRO.  The Plat of 
Mangat Estates (9 small lots and 9 additional development rights) is located within the area designated 
as MRO.  It appears that the existing land use criterion was not carefully examined when the designation 
was changed.  One of the primary considerations in establishing MRO areas is to minimize land use 
conflicts.  In this case it appears that this factor was not carefully considered.  In combination with the 
lack of potential for mineral extraction it would appear that the designation is in sharp conflict with this 
criterion. 
 
Several maps showing the area with the land uses and boundary are attached.  It is clear from those 
maps that the primary land use in the area is residential and in fact that the lots in that area are 
significantly smaller than in a majority of the rural parts of Skagit County. 
 
Ownership 
It is unclear what the intent of applying this criterion is.  The majority of the property is owned by the 
Mangats who have a significant objection to their property being designated MRO.  They have spent 
tens of thousands of dollars to develop their property for residential purposes.  They followed all of the 
County regulations for preserving the development rights for the second phase of their development.  



They were never consulted regarding the designation of their property as MRO and whether such a 
designation was consistent with the long term plans for the property.  If this is the intent of the criterion 
then the designation is clearly inconsistent. 
 
In addition the other properties that have the MRO designation are either being actively managed as 
Forest Land or Ag Land.  There is no ownership interest that would indicate an intent to extract minerals 
and given the lack of minerals to extract it is not unexpected that no mineral based company has an 
ownership interest in the property. 
 
Surrounding Parcel Size 
The attached aerial photo and surrounding land uses/parcel size exhibits indicate that the surrounding 
area is primarily smaller lot residential.  The lots to the east of the designation do tend to be larger but 
the uses to the south and west tend to be quite small and residential.  It would appear that the 
designation of the area as MRO is in sharp conflict with the area as primarily residential.  The larger 
resource lands to the east are more consistent with the intent of this criterion but overall the prevalence 
of existing smaller lots significantly increases the potential for land use conflicts and when added to the 
lack of available minerals for extraction makes the designation inconsistent with this criterion.   
 
Based on the foregoing discussion there appears to be very little rationale for designation of the area as 
MRO and a great potential for the types of land use conflicts that are specifically supposed to be 
avoided.  There is no existing mineral extraction in the area and the designation was put in place post 
2007-2009 long after the area was well established as primarily residential.  It appears that the 
designation is a clear mapping error and should be removed. 
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Comprehensive Plan/Zoning Map Amendment Request 
Planning & Development Services · 1800 Continental Place · Mount Vernon WA 98273 
voice 360-416-1320 · www.skagitcounty.net/planning  

Per RCW 36.70A.470(2), this form is intended for use by any interested person, including applicants, citizens, hearing examiners, and 
staff of other agencies, to request amendments to the Skagit County Comprehensive Plan/Zoning Map. Please do not combine 
multiple unrelated map amendments on a single form. This form is for changes to the map; use the Policy or Development 
Regulation Suggestion form for changes to those regulations.  

Submitted By  

Name Skagit Surveyors & Engineers Organization Attn: Marianne Manville-Ailles 

Address 806 Metcalf Street City, State Sedro-Woolley, WA Zip 98284 

Email mma@sseconsultants.com Phone 360-855-2121 
  
Request Type  

Choose one of the following: 

General  Site-specific map amendment, as defined in SCC 14.08.020(6), but NOT to a commercial/industrial designation. 

C-I ☐ Site-specific map amendment to a commercial/industrial designation per SCC 14.08.020(7)(c)(iii). 

Rezone ☐ Site-specific rezone without the need for a Comprehensive Plan Map amendment per SCC 14.08.020(7). 

Area ☐ Area-wide map amendment. 
  
Required Submittals  

 

All map amendments and rezones: 

 Fees (except area-wide map amendments) 

 Land Use Map 

 Lot of Record Certification  

N/A Ownership Certification (if required 
below) 

Commercial-Industrial map amendments and rezones: 

☐ Site Plan  

☐ Commercial/Industrial Phasing Plan;  
optional, see SCC 14.08.020(7)(c)(iii) 

 

  
Subject 
Property  

Site Address Mangat Lane City, State Sedro-Woolley Zip 98284 

Parcel No(s) P127899 Existing Zone RRc-NRL and MRO 

Acreage 9 
Requested 

Zone Remove MRO designation 
  
Property Interest  

Are you the owner of the subject property? 

Yes ☐ Please attach Attachment A, Ownership Certification 

No  Describe your interest in the subject property:  

 Authorized Agent see attached form 

  

  

  

  

http://www.skagitcounty.net/planning
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Proposal Description  

Please answer all of the questions below that are applicable to your suggestion. 

1. Describe your proposed amendment. 

The proposal is to remove the MRO designation from the site and vicinity due to negligible mining potential.  The subject property 
is Lot 10 of the plat of Mangat Estates that was approved in July of 2008 and recorded in August 2008.  The Plat was amended in 
May 2009 to add delineated critical areas to the open space tract and revise its designation from OS-PA to OS-RO.  Mangat Estates 
is a CaRD Development.  Lot 10 is the large remainder lot.  It is divided into a total of seven (7) different designations: four (4) PCA 
Tracts and three (3) open space tracts (Open Space Reserve (OS-RSV); Open Space Rural Open (OS-RO); and Open Space Natural 
Resource Land (OS-NRL)).  The proposal included a total of 18 development rights.  The recorded plat included 9 of those 
development rights in the 9 one (1) acre building lots created and reserved the remaining 9 development rights in the OS-RSV 
Tract just south of and immediately adjacent to the roadway.  Sometime between the time the plat was completed and now 
Skagit County revised its Comprehensive Plan Map to include a large portion of Lot 10 of the  

2. Describe the reasons your proposed amendment is needed or important. 

The underlying geology of the site and vicinity does not contain viable mineral resources even in the very long term. The MRO 
designation prevents the use of the property for uses consistent with the underlying zone.  

3. Describe why existing Comprehensive Plan map designations should not continue to be in effect or why they no longer apply. 

See attached "Analysis of Suitability of the Area to be Designated MRO".  

4. Describe how the amendment complies with the Comprehensive Plan’s community vision statements, goals, objectives, and 
policy directives. 

The property and adjoining area does not contain mineral resources. The lack of mineral resources on the site is not consistent 
with the Goal 4D and associated policies of the Comprehensive Plan.  See attached "Analysis of Suitability of the Area to be 
Designated MRO" for more detail. 

5. Describe the impacts anticipated to be caused by the change, including geographic area affected and issues presented. 

The removal of the MRO designation will have no impact on mineral availability as no minable minerals are present. Rural 
development and use of the site consistent with the underlying zoning will continue.   This will allow the addition of additional 
housing units to the approved plat of Mangat Estates providing much needed housing opportunities in the area. 

6. Describe how adopted functional plans and Capital Facilities Plans support the change. 

As part of the original development of Mangat Estates the required infrastructure was developed consistent with the relevant 
functional plans that apply to Residential Subdivision and CaRD development.  The proposed change would not have any impact 
on the County's Capital Facilities as the roadway is existing and that is the only public capital facility associated with property. 

7. Describe any public review of the request that has already occurred. 

The Plat of Mangat Estates was required to undergo the public review required of all subdivisions including Notice of Application, 
SEPA Review, Public Hearing for Preliminary Plat approval.  The designation of the area as MRO would also have under gone a 
public process although the notification for that process is significantly less rigorous than the requirement for subdivision 
approval evidenced by the fact that the Mangats were not aware that their property had been redesignated until they came in to 
apply for the second phase of their project. 

8. Describe how the map amendment/rezone complies with Comprehensive Plan land use designation criteria in Chapter 2, the 
Urban, Open Space & Land Use Element; Chapter 3, the Rural Element; or Chapter 4, the Natural Resource Lands Element. 

The change on MRO designation is consistent with Chapter 4, Natural Resource Land Element. The consistency is described and 
supported in the attached Mineral Resource Overlay Assessment report and the attached "Analysis of Suitability of the Area to be 
Designated MRO".    
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9. Population forecasts and distributions. 

If you are proposing an urban growth area boundary change, describe how it is supported by and dependent on population 
forecasts and allocated urban population distributions, existing urban densities and infill opportunities, phasing and 
availability of adequate services, proximity to designated natural resource lands, and the presence of critical areas. 

If you are proposing a rural areas or natural resource land map designation change, describe how it is supported by and 
dependent on population forecasts and allocated non-urban population distributions, existing rural area and natural resource 
land densities and infill opportunities. 

Not Applicable. 

10. If you are proposing a natural resource land map designation change, describe how the change is necessary based on one or 
more of the following: 

(A) A change in circumstances pertaining to the Comprehensive Plan or public policy. 

(B) A change in circumstances beyond the control of the landowner pertaining to the subject property. 

(C) An error in initial designation. 

(D) New information on natural resource land or critical area status. 

A Mineral Resource assessment was conducted on the site and on adjoining land to determine if mineral resources were present. 
The assessment found that the site and vicinity has negligible mineral resources. The assessment report is attached to this 
application.   See also the attached "Analysis of Suitability of the Area to be Designated MRO". 
Notices  

Fees. For review that requires more than 80 hours of staff time, the applicant will be billed at the hourly rate as shown on the fee 
schedule. 

Refunds. If an application is not approved for further review under SCC 14.08.030(2), or when an application is withdrawn or 
returned before such a preliminary decision is made, a refund of not more than 80% may be authorized by the Planning and 
Development Services Director. Refunds must be requested in writing within 180 days of the date the fee is collected. 

SEPA. The SEPA checklist and fee, if required, are due upon request from the Department if the Board of County Commissioners 
dockets this application for further consideration. This application may be considered complete without payment of the SEPA fee.  

Docketing. SCC Chapter 14.08 governs the process for docketing of Comprehensive Plan amendments. Docketing is procedural 
only and does not constitute a decision by the Board of County Commissioners as to whether the amendment will ultimately be 
approved. Amendments are usually concluded by the end of the year following the request. State law generally prohibits the 
County from amending its Comprehensive Plan more than once per year.  

Submission deadline. A complete application for a map amendment must be received by the last business day of July for 
docketing. Requests received after that date will not be considered until the following year’s docket.  

How to Submit. Submit your requests via email (preferred) to pdscomments@co.skagit.wa.us or to Planning & Development 
Services at the address above. 

http://www.codepublishing.com/wa/skagitcounty/cgi/defs.pl?def=def66
mailto:pdscomments@co.skagit.wa.us
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