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 Figure 4 
Zoning 
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3.3 CURRENT LEASES 
The Department of Enterprise Services manages the Center on behalf of Washington State and leases 
buildings and land to a number of tenants (see Table 1). The Department of Enterprise Services operates 
the central power plant facility and is responsible for maintenance of the facility. The largest tenants within 
the Center are Cascade Job Corps (under contract to the US Department of Labor), Pioneer Human 
Services, and the Washington Military Department. Cumulatively, these organizations currently occupy 
approximately 60 percent of the roughly 560,000 square feet of building space on the Center.  

Table 1 
Tenant Summary 

Tenant Area Occupied Uses 

U.S. Department of Labor—
Cascade Job Corps 

37.5 acres of land 
220,960 sq. ft. of leased building 
24,639 sq. ft. of buildings owned by 
Department of Labor 

Job training and education. Includes 
classrooms, workshops, dormitory for 
students, cafeteria, and gymnasium.  

Pioneer Human Services 90,000 sq. ft. In-patient chemical dependency services. 

Frontier Communications Approx. 800 sq. ft. Telecommunications switch station. 

Pacific Northwest Trail 
Association 

1,476 sq. ft. Office, administrative. 

Department of Natural 
Resources 

1,790 sq. ft. Office, administrative. 

North Sound Mental Health 
Administration 

8,900 sq. ft. 
Short-term evaluation and treatment 
services for mental health and chemical 
dependency. 

Washington State Military 
Department 

Approx. 4 acres Maintenance facility. 

3.4 EXISTING BUILDINGS  
The former Northern State Hospital site has been recognized by the U.S. Department of the Interior as a 
historic resource of national significance. The landscape of the facility and most of its built features are 
listed individually on the National Register of Historic Places and are collectively listed as a historic district. 
The primary features listed on the National Register include the collection of Spanish Colonial Revival-style 
buildings and the Olmsted Brothers-designed site plan. The 
Northern State site plan is one of the largest landscape designs ever 
realized by the Olmsted Brothers firm. This plan, with its roads, 
paths, terracing, and plantings, provides an important asset in the 
adaptive reuse of the site. 

The existing “contributing” historic buildings at the Center were 
constructed from 1912 through the 1940s, with most of the 
buildings dating from before World War II. The buildings include 
variations on the Spanish Colonial Revival or Mediterranean Revival 

National Historic Register 
Designations 

• Eighty-three features are 
historic and contributing to the 
character of the National 
Register Historic District 

• Ten existing features are 
historic, but non-contributing 
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styles. Typical elements include red tile roofs, with cupolas, wood eaves, copper gutters, downspouts, and 
traditional exterior stucco walls. The structural elements include a mix of reinforced concrete and timber, 
with plastered hollow clay block walls in many of the buildings.  

Additionally, ten buildings are considered historic, but noncontributing. This means that while the structures 
are older than the required 50 years, their design, appearance, and function are not considered to be 
necessary and critical to the historic significance of the facility.  

The historic structures range in size from 200 square feet to over 112,000 square feet, with a wide variety of 
plan types and spaces. The original site plan, including the adjacent historic farm complex and support 
spaces, was designed to be a self-supporting and autonomous complex. This diversity of plan types, from 
multistory residential buildings, to large assembly spaces, to large-scale institutional spaces designed around 
courtyards, all provide for a broad range of possible activities, uses, and users in a network of 
interconnected historic structures and landscape features. 

There were several buildings constructed after the Northern State Hospital closed to meet contemporary 
needs. These structures do not match the architecture or the historic character of the district and include the 
recreation facility, the Douglas Building, the RSN Building, and the Washington Military Department 
facility. 

 Condition of Buildings 
A preliminary building survey was conducted to examine the overall condition of the buildings and to 
evaluate their functional and historic integrity. The project team architects conducted walk-through visual 
surveys of 28 key historic buildings located on the Center in May and June of 2014. The 28 buildings 
surveyed have a combined floor area of approximately 371,654 square feet. A generalized rating system was 
developed to assess the relative overall conditions of these 28 key buildings.  

The building conditions survey concentrated on the general condition of each building’s structure, roof, 
walls, and interior partition framing. Three of the buildings were selected for further analysis as 
representative building types and conditions that are repeated on the Center. These buildings are: 

• Administration Building (Denny), the largest building in the district, with a complex mix of  spaces, 
constructed in 1912 

• Nurses Hall No. 2 (Trevennen), a special-purpose residential building with distinctive features, 
constructed in 1938 

• Ward M, L, Attic (Whitewater), representative of  several residential buildings in the district, 
constructed in 1933 

The results of the building condition survey are presented in Figure 5 and Table 2.  

Example photographs of building conditions.  
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Figure 5 
Building Condition Assessment 
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Table 2 
Survey of Condition of Contributing Buildings 

Rating Number of 
Buildings 

Floor Area 
(Square Feet) % of Total Area 

Poor 1 600 1% 
Fair 10 48,965 13% 
Good/Very Good 17 322,359 86% 
Excellent 0 0 0% 

 
Preliminary cost forecasts for renovation of historic, contributing buildings indicate that adaptive re-use of 
the buildings presents a significant financial challenge to redevelopment. It is estimated that renovation 
costs for historic buildings are likely to be roughly twice the cost of construction of new buildings that 
would serve similar functions. The National Historic District designation creates the opportunity to obtain 
federal historic tax credits to partially offset that incremental cost. However, the magnitude of the cost of 
the “preservation margin” (the difference between cost of rehabilitation and new construction) makes 
private financing of renovation under current market lease rates in Sedro-Woolley infeasible. Successful 
renovation of the historic buildings will likely require public financial support as well as investment from a 
private owner-user that sees a unique value in the campus, rather than a typical private developer. Without 
creation of a “preservation margin fund” it is unlikely that all historic buildings will be rehabilitated and 
some may ultimately be demolished. 

 Historic Integrity and Character 
The walk-through visual survey regarding historic integrity and character focused on the degree to which 
each building had retained its character-defining historic elements, its historic plan elements, its original 
form, and any character-defining historic spaces. The degree to which historic structures have retained their 
integrity and character is a key element in determining whether they are “contributing” to the historic 
character of the overall historic district and are therefore eligible for the federal historic tax credit program. 
The results of the historic integrity and character survey are summarized in Figure 6 and Table 3.  

 

Table 3 
Survey of Historic Integrity and Character of Contributing Buildings 

Rating Number of Buildings Floor Area 
(Square Feet) % of Total Area 

Poor 1 1,320 3% 
Fair 7 41,084 11% 
Good/Very Good 14 296,425 78% 

Excellent 6 33,005 8% 
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Figure 6 
Historic Integrity 
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3.5 ARCHAEOLOGICAL RESOURCES 
The Center area is situated in the lower Skagit River Valley, an area populated by two different bands of 
Skagit peoples: the Kikiallus and Nookachamps. An archaeological assessment of the Center was conducted 
as part of the companion EIS. The findings of the archaeological study are summarized in this section and 
the full report included in the EIS. The archaeological assessment consisted of background research, field 
investigation, and preparation of a report. Background review determined the project area to be located in 
an area of moderate probability for buried archaeology. In addition to the Cultural Resource Assessment 
conducted in 2008, 14 cultural resource studies were previously conducted within 1 mile of the Center.  No 
other archaeological site has been previously recorded on, or within a 1-mile radius of the Center.  Field 
investigation consisted of a pedestrian survey, monitoring of geotechnical borings, and excavating shovel 
probes. No evidence of archaeological deposits and/or materials was encountered in the assessment. 

3.6 INFRASTRUCTURE  
The Center is served by water, sewer, power, and transportation infrastructure. Utilization of these existing 
systems may represent a potential cost savings for adaptive reuse of the Center relative to construction on 
an undeveloped site. However, the age of facilities and the centralized structure of utilities, including steam 
heating from the power plant, also presents unique and potentially significant challenges to site ownership 
and operation. The characteristics of these infrastructure systems are described briefly in this section. A 
more detailed analysis of the condition and capacity of these systems will be needed when a specific 
development project is proposed in order to understand whether improvements would be needed. 

 Access and Circulation  
The west side of the Center is accessed from Fruitdale Road north of SR 20. A traffic signal was recently 
installed at the intersection of Fruitdale Road and SR 20. Fruitdale Road currently is the primary (and only) 
vehicle entrance to the Center. Fruitdale Road is classified as a minor collector at SR 20, transitioning to a 
local access road at Thompson Drive. Fruitdale Road has been temporarily closed north of the Center 
entrance because of excessive settlement in the southbound lane According to the Skagit County 2003 
Transportation System Plan; this segment of road typically receives around 220 cars per day. Internal 
circulation within the Center is provided by internal privately owned and maintained roads consisting of the 
Northern State Road, Thompson Drive, and Hub Road. These internal loops are part of the original 
Olmsted landscape/site design. Historically, Northern State Hospital was accessed by vehicular traffic from 
Helmick Road. Present day Fruitdale Road was a railroad line at the time with a rail spur serving the hospital 
at the northwest corner of the site to a depot located behind the power plant building.   

Public transportation to the Center today is provided by Skagit Transit via bus route 300. Service runs every 
60 minutes on weekdays between 8 a.m. and 9 p.m. and weekends between 9 a.m. and 6 p.m.  

Pedestrian access to the facility is available both through trails in the adjacent Skagit County Northern State 
Recreation Area and through sidewalks adjacent to public rights of way to the west. However public access 
within the Center is currently restricted because of the security and privacy needs of existing tenants.  


