City of

VERNON b U

MOUNT 4.

Madison Elementary Rezone

MASTER LAND USE APPLICATION FORM

FILE NUMBER: D L1 7- Ol]

PROPERTY OWNER(S):

(If there is more than one legal owner, please attach an additional
notarized Master Application for each owner)

PROJECT INFORMATION

NAME:
Mount Vernon School District No. 320

ADDRESS:
124 E. Lawrence Street

Project or development name:

Madison Elementary Rezone

CITY/STATE: ZiP:
Mount Vernon, WA 98273

TELEPHONE NUMBER and EMAIL ADDRESS:

360-428-6181 sgilbert@mvsd320.org

Property/project address(s)/location:

1200 N 9th Street

A copy of the site legal description from either: 1) a recent title report; or
2)a description written and/or reviewed by a P.L.S., must be attached.

APPLICANT (if other than owner):

Skagit County Assessor’s parcel number(s):

P113446

NAME:

COMPANY:
(If applicable)

Existing land use(s):
Vacant, some school related uses

ADDRESS:

Proposed land uses:

N/A

CITY/STATE: ZIP:

Existing Comprehensive Plan designation:

SF-Hi

TELEPHONE NUMBER and EMAIL ADDRESS:

Proposed Comprehensive Plan designation (if applicable):

SCH

CONTACT (If this section is completed, correspondence wilt
only be sent to this individual, if left blank, materials will only be
sent to the property owner):

Existing Zoning designation:

R-1,7.0

NAME:
Shockey Planning Group Attn: Camie Anderson

Proposed Zoning designation (if applicable):

P

ADDRESS:

2716 Colby Avenue

Site Area (sq. ft. or acreage):

8.42 acres

CIT¥/STATE: 2IP:
Everett, WA 98201

Project value:

N/A

TELEPHONE NUMBER and EMAIL ADDRESS:

425-258-9308 canderson @ shockeyplanning.com

Is the site located in any type of environmentally sensitive area?
Wetlands

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov




Madison Elementary Rezone

PROJECT CONTACTS

It is imperative that the members of the City Council, Planning Commission and that the Hearing Examiner know all
of the people involved with your application so that they can act without any conflict of interest charges or
violations of the appearance of fairness doctrine. Therefore, the following information MUST be complete and
MUST be updated when new companles or |nd|V|duaIs become involved with your project. he followmg persons

Developers: Address: Phone and Email Address:
Architect: Address: Phone and Email Address:

TCF Architecture 902 N Second Street 253-572-3993

Attn: Brian Ho Tacoma, WA 98403 BrianH@tcfarchitecture.com
Engineer: Address: Phone and Email Address:

Harmsen & Associates
Attn: David Harmsen

603 South First Street
Mount Vernon, WA 98273

360-336-9199
davidh@harmseninc.com

Surveyor:

Address:

Phone and Email Address:

Harmsen & Associates
Attn: David Harmsen

603 South First Street
Mount Vernon, WA 98273

360-336-9199
davidh@harmseninc.com

Title Company: Address: Phone and Email Address:

Lender/Loan Officer: Address: Phone and Email Address:
N/A

Attorney: Address: Phone and Email Address:

Pacifica Law Group
Attn: Denise Stiffarm

1191 2nd Ave, Suite 2000
Seattle, WA 98101

206-602-1203
denise.stiffarm@pacificalawgroup.com

Contractors: Address: Phone and Email Address:
N/A
Real Estate Agents: Address: Phone and Email Address:
N/A
Investors: Address: Phone and Email Address:
N/A
Other parties providing similar, Address: Phone and Email Address:
significant services:
Shockey Planning Group, Inc. 2716 Colby Avenue 425-258-9308

Attn: Camie Anderson

Everett, WA 98201

canderson@shockeyplanning.com

Community & Economic Development Department
P.0O. Box 809 / 910 Cleveland Ave. - Mount Vernon, WA 98273
(360) 336-6214 ~ www.mountvernonwa.gov




Madison Elementary Rezone

ACKNOWLEDGEMENTS

The following statements MUST be read and initialed by the property owner. Land Use applications involve many
steps and processes; and most applications are conditioned through the process. The following disclosure
statements involve items that the Community & Economic Development Department wishes to bring to your
attention at the beginning of a project. The following statements in no way contain all of the conditions that could
be applied to your project, but rather, are conditions that could seem out of the ordinary to an applicant who does
not regularly work with land use codes.

OWNER’S
INITIALS:

LAND USE PERMITTING DISCLOSURE STATEMENTS:

#

| understand that land use permits do not authorize earth disturbing activities, the removal of
vegetation, or the construction of buildings. | understand that additional permits will be required
after my land use permitting process is completed. | understand that no earth disturbing activities
(including the removal vegetation) may take place until after my land use process is complete, and
only after | have received additional permits such as Fill & Grade, Utility, or Right-of-Way permit(s).
Additionally, | understand that structures can not be constructed until after my land use permitting
processes are complete and | receive a Building Permit(s).

| understand that if critical areas (wetlands, streams, steep slopes, et cetera) are found on or near my
property | will be required to leave an undisturbed buffer area around the critical area. | also
understand that depending upon the size and scope of my project that | may be required to enhance
a critical area buffer.

| understand that depending upon the size and scope of my project, | may be required to provide
maintenance and/or performance bonds for items such as landscaping, public roads and/or public
utilities that | construct or install.

| understand that depending on the type of critical areas on or near my property | may be required to
provide both monitoring and maintenance bonds for work within a critical area buffer. | also
understand that if 1 choose to utilize the ecosystem alternative within the City’s Critical Areas
Ordinance | will be required to “buy down” the buffer and to enhance the buffer areas left on my
property.

I understand that | am solely responsible for providing complete and accurate information to the City.
1 understand that if my application is missing information or if inaccurate materials are submitted, my
land use process will be delayed. | understand that depending on how inaccurate and how
incomplete my application is or becomes, the Community & Economic Development Department
could require an entirely new application to be submitted. | understand that when and if conditions
change from that which my application originally represented, | am responsible for letting the planner
assigned to my project know.

| understand that | am applying for permits from the City of Mount Vernon only; and that additional
permits from other Federal and State agencies will likely be required. 1 understand that the City of
Mount Vernon can not advise me of permits that are required from other agencies, and that | must
contact these agencies to make sure | comply with their requirements. These agencies include (but
are in no way limited to): Corps of Engineers, Department of Natural Resources, Department of
Ecology, and Northwest Clean Air Agency.

| understand that | may be required to properly and timely post a pink land use sign on my property
during my land use permitting process. | understand that | am responsible for making sure that this
sign continues to be posted on my property until my land use process is completed; and | understand
that | am responsible for removing and disposing of this sign once my land use process is completed.

¥R R ¥ RFR

I understand that | will be responsible for paying consultants that the City may deem necessary to
review certain aspects of my application. | understand that these consultant reviews could include
traffic concurrency, critical area, landscaping, et cetera.

Community & Economic Development Department
P.0. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov




Madison Elementary Rezone

Fee Calculations
Please note that CEDD staff uses this area to calculate the application fees for all submittals.

Annexation S Plat, Preliminary
Binding Site Plan S Planned Unit Development
Boundary Line Adjustment S Rezones S
Comprehensive Plan Amendment S Shoreline Permits:
Conditional Use Permit, Administrative S Conditional Use $
Conditional Use Permit S Substantial Development $
Critical Area Permit $ Variance $
Design Review S Short Plat, Preliminary $
Environmental Review (SEPA) S Site Plan Approval $
Environmental Review with critical areas  $ Special Use Permit $
Fill and Grade Permit S Special Use Permit for ADU $
Landscape Modifications $ Temporary Use Permit $
Major Modification S Transportation Concurrency $
Master Plan S Variances, Administrative $
Non-Conforming S Variances $
Other Permit Write in Below:
Postage S
$ Land Use Signs: S
AFFIDAVIT OF OWNERSHIP
Only the property owner or an authorized representative may sign this form. If your title report lists a company, partnership or
other owners you must submit evidence that you are authorized to sign on behalf of the entity or others that are listed. If you
are an authorized representative you must provide a signed and notarized statement from the property owner(s) that you are
authorized to sign on their behalf. Please attached additional signature sheets if there are more than one owner.

3’ 7” h ; &/Zé W‘ M W”Mﬂﬂeclarethatlam (pleasecheckone) _____ the owner

of the property involved in this application, the authorlzed representative to act for the property owner (proof of

authorization must be attached), and that the statements and answers herein contained and the infroamtion herewith submitted are in all respects

Applicant Signature: Wlm W
74
On this, the 26 ra day of :rﬂ-"l\)&ﬂd 20 17 before me personally appeared

J
&mm_ca_ﬂ_mﬁ__ known to me to be the same person whose name is subscribed to the within instrument and

acknowledged that he/she voluntarily executed the same fﬂ the purpose therein contained.

true and correct to the best of my knowledge and belief.

\‘ 'I,
\\\ \C Hol# .
O \\...,.. o, IN WITNESS WHEREOF, | hereunto set my hand and official seal.

N
S 4 %
~ Y
- ‘l[ o@ - .
SEis NQTAR‘( H i&zl@:uuj
Sh O :—: Notary PuBlic in and for the State of Washington
-
-

E§ esdingat Moy nt Vernon, wa
‘-........-"Q\\Q s My Appointment Expires _Q -i0- ?_0 | |
OF Wl\
Communﬁ?&l&uﬁb‘nlc Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov




Legal Description

For North Parcel of

Madison Elementary School

Parcel # P113446

Lot 2 of Short Plat No. MV-5-93, approved July 29, 1993, recorded on
January 12, 1994, in Volume 11 of Short Plats, page 50, under Auditor’s
File No. 9401120063.



JUSTIFICATION FOR PROPOSAL/
PROJECT NARRATIVE

REQUESTED ACTION

Amendment to the Comprehensive Plan and Zoning Map as part of the City’s annual plan review
(Docket) process.

The Requested Action is to:

1. Amend the Comprehensive Land Use Map from Single Family High Density (SF-HI) to
School/Public (SCH/P) for 8.42 acres owned by the Mount Vernon School District.

2. Rezone the site from R-1, 7.0 to Public (P). This is a non-project rezone request under SEPA.

PROPERTY DESCRIPTION

The parcel affected by this request has an address listed of 1200 North 9™ Street. It is located south
of the Kulshan Trail, bounded on the east and west by North 9% Street and North 12% Street.
Madison Elementary School is located to the south of the parcel. The parcel is located in the
southwest quarter of Section 17, Township 34 North, Range 04 East, W.M. The County Assessor
parcel number is: P113446.

The 8.42-acre site is currently undeveloped (vacant) land and some playfields. Topography of the
site slopes from south to north down to the Kulshan Trail. There are four wetlands on the site. The
site is covered by deciduous and evergreen trees with an understory of primarily salmonberry.

COMPREHENSIVE PLAN AND ZONING OVERVIEW

The site is surrounded by Single Family High Density, Commercial/Industrial as well as Medium
High Density Multi-Family Plan designations, in addition to Madison Elementary School’s
designation of School/Public. The surrounding zoning consists of R-1, R-3 as well as M-2 and
Madison Elementary Schools’ zoning of Public. This is summarized in the following table:

SHOCKEY

PLANNING GROUP, Inc.

Mount Vernon School District No. 320
Request for Comprehensive Plan Map Change and Associated Rezone l%
Page — 1



Existing Zoning Proposed Zoning li;:s;:mg lflan Prop?sed ?lan
gnation Designation
Site R-1, 7/0 P SF-HI SCH/P
North P CI
G
South P* SCH
R-1,5.0 SF-HI
East R-1,5.0 SF-HI
West R-3 MF-MH
R-1,5.0 SF-HI
M-2 ClI

* Existing Madison Elementary School
R-1, 7.0 — Residential, 4 — 7.26 du/ac
P — Public
R-1, 5.0 - Residential 4 — 5.73 du/ac
R-3 — Multifamily Residential District
M-2 — Industrial District

SF-HI — High Density Single Family

CI — Commercial/Industrial

G — Government Center

SCH - School/Public

MF-MH - Medium High Density Multi-
Family

POJECT JUSTIFICATION

Comprehensive Plan objectives and policies are implemented by development standards
associated with zoning districts. As Comprehensive Plan amendments are proposed, the
corresponding reclassification of land must meet certain criteria (MMC 17.111.070) to be
approved. The following must be demonstrated:

1. Is the request compatible with the City’s Comprehensive Plan and development goals?

The proposal is consistent with the following Goals and Policies of the 2016 City of Mount
Vernon Comprehensive Plan:

Policy LU-2.1.4 Each year when the Comprehensive Plan is updated an inventory of new
public uses such as Churches, Parks, Cemeteries, and Schools that have been allowed as
conditional or special uses shall be completed and these areas shall be redesignated with the
appropriate Comprehensive Plan designation and rezoned as Public (P).

The Mount Vernon School District has owned this parcel since the original Madison Elementary
School was built in the 1950s with major additions in the 1960s and 1980s. This parcel has,
throughout the years, been primarily undeveloped with the exception of the multi-purpose field.
However, as part of the proposed reconstruction of Madison Elementary School, portions of this
“north parcel” may be needed for fields or stormwater features. The design is still under
development, therefore the extent of development of this parcel is unknown.

SHOCKEY

PLANNING GROUP, Inc.

Request for Comprehensive Plan Map Change and Associated Rezone

Mount Vernon School District No. 320
Page —2



Goal LU-16 Retain and enhance the existing natural features and sensitive areas that area
essential to a high quality of life in the community of Mount Vernon.

This parcel is primarily wooded and undeveloped. It also contains wetland features that are of
value to the basin. While re-designating and rezoning this does not provide a guarantee that
these features would all remain, it assures that future uses would be limited to public uses
(school).

2. Are public utilities, public facilities and other services currently adequate to serve the
proposed district?

The parcel is located adjacent to existing development on the east, west and south sides; public
utilities could be extended to serve this parcel if it was determined to be necessary. However, the
site is largely undevelopable due to the presence of wetlands (and associated buffers). Uses for
the site are anticipated to be auxiliary to the redevelopment of Madison Elementary School that
will occur largely on the parcel to the south. Uses could include, but are not limited to fields,
trails, stormwater facilities and other low impact uses.

POJECT NARRATIVE

A. Project Name, size and location of site.

The name of the project is: Madison Elementary School North Parcel Proposed
Comprehensive Plan and Associated Rezone. The parcel is approximately 8.42 acres and
is located at 1200 North 9" Street. The County Assessor’s Parcel number is P113446.

B. Zoning and Comprehensive Plan designations of the site and adjacent properties.
See discussion above under “Comprehensive Plan and Zoning Overview”.

C. Special site features (i.e., wetlands, water bodies, steep slopes, or other critical
areas); and a description of the buffers that will be required for each feature.

There are four wetlands on the parcel. Wetland A is a Category III wetland with a 75 foot
buffer, Wetland B is a Category II wetland with a 100 foot buffer, Wetland C is a Category
IIT wetland with a 75 foot buffer and Wetland D is a Category IIl wetland with a 75 foot
buffer.

There are also some slopes that are approximately 43% occurring south of Wetland B and
north of the multi-purpose field.

SHOCKEY

PLANNING GROUP. [nc.

Mount Vernon School District No. 320
Request for Comprehensive Plan Map Change and Associated Rezone %
Page -3



D. Statement addressing soil type and drainage conditions.

According to the Natural Resources Conservation Service (NRCS) maps, the northern two-
thirds of the parcel consists of Bow-Urban land complex 0 to 8% slopes; and the southern
third Hoogdal silt loam, 8 to 15% slopes. Hoogdal is considered a farmland soil of
statewide significance. Bow-Urban land complex is not.

It is anticipated that stormwater from Madison Elementary School to the south will be
discharged onto this parcel.

E. Proposed use of the property and scope of the proposed development (i.e., height,
square footage, lot coverage, parking, access, etc.)

This is a non-project request; no use of the property is considered at this time. A formal
proposal for a Master Site Plan for both parcels will be submitted later.

F. Proposed off-site improvements (i.e., installation of sidewalks, fire hydrants, sewer
main, etc.).

This is a non-project request, no off-site improvements are considered at this time.

G. Total estimated construction cost and estimated fair market value of the proposed
project.

This is a non-project request, there is no estimated construction cost or value of the project
at this time.

H. Estimated quantities and type of materials involved if any fill or excavation is
proposed.

This is a non-project request, there are no estimated grading impacts at this time.
I. Number, type and size of trees to be removed.

This is a non-project request, no tree removal is being considered at this time.

J. Explanation of any land to be dedicated to the City.

This is a non-project request, no land to be dedicated to the City is being considered at this
time.

Mount Vernon School District No. 320
Request for Comprehensive Plan Map Change and Associated Rezone ﬁ;
Page — 4
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ENVIRONMENTAL CHECKLIST

Proposed Comprehensive Plan Map Amendment and
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Mount Vernon School District
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January 2017
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Project

Proposed Comprehensive Plan Amendment and
Associated Rezone

Mount Vernon School District
Madison Elementary School North Parcel

Applicant

Mount Vernon School District No. 320
Attn: Suzanne Gilbert, Project Manager
124 East Lawrence Street
Mount Vernon, Washington 98273

Environmental Consultant
SHOCKEY PLANNING GROUP

Attn: Camie Anderson
2716 Colby Avenue
Everett, Washington 98201
Phone: (425)258-9308

January 2017
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ENVIRONMENTAL CHECKLIST
BACKGROUND

Name of proposed project, if applicable: Proposed Comprehensive Plan Map Change and Associated
Rezone Mount Vernon School District — Madison Elementary School North Parcel

Name of applicant: Mount Vernon School District No. 320
Address and phone number of applicant and contact person:

Applicant Contact:  Mount Vernon School District No. 320
Attn: Suzanne Gilbert, Project Manager
124 East Lawrence Street
Mount Vernon, WA 98273
Phone: (360) 428-6181
Email: sgilbert@mvsd320.org

Environmental/Permitting Consultant: Shockey Planning Group, Inc.
Attn: Camie Anderson
2716 Colby Avenue
Everett, WA 98201
Phone: (425)258-9308
Email: canderson@shockeyplanning.com

Date checklist prepared: January 20, 2017

Agency requesting checklist: The City of Mount Vernon is the agency with decision authority and is the
Lead Agency for SEPA compliance on the proposed Comprehensive Plan Map Amendment and associated
rezone.

Proposed timing or schedule (including phasing, if applicable):

The proposals are expected to be considered as part of the Annual Comprehensive Plan Update. This

process includes a Planning Commission and City Council review and typically takes six months to a year
to complete.

Do you have any plans for future additions, expansion, or further activity related to or connected
with this proposal? If yes, explain.

A modernization to the existing school on the parcel to the south is proposed and permit requests will be
submitted in 2017 for City approval. Due to the wetlands on-site, development of the subject parcel is
limited, therefore, other than for school related facilities, no building activity is proposed. A separate
SEPA Environmental Checklist for the project will be prepared and a Threshold Determination issued
addressing any impacts related to the proposed school project.

List any environmental information you know about that has been prepared, or will be prepared,
directly related to this proposal.

Environmental Checklist — Mount Vernon School District, Madison Elementary School North Parcel
Proposed Comprehensive Plan Map Change and Associated Rezone Page 1



10.

11.

12.

No environmental information or special studies were prepared specifically for this comprehensive plan
map change and rezone. For subsequent permits, a Geotechnical Report, Arborist Report, Traffic Report,
Wetland Delineation Report and Noise Assessment may be prepared as needed.

Do you know whether applications are pending for governmental approvals of other proposals
directly affecting the property covered by your proposal? If yes, explain.

None of the properties have pending governmental approvals as of the date of this document. Master Plan
approval is anticipated to run concurrent with the request comprehensive plan amendment and rezone.

List any government approvals or permits that will be needed for your proposal, if known.

The following permits/approvals have been identified for this proposal:

SEPA Compliance/Threshold Determination...........ccecueeceereieenenennienneeniineeccnnnnecnneenns City of Mount Vernon
Comprehensive Plan Amendment and Rezone..........ccccocvevienicviniiininncnnccnnicnnnnnenne, City of Mount Vernon
Master Plan approval (fUtUre) .........ceeceeecernienrenniieiececciecttcc e City of Mount Vernon
Site Plan Review (MVMC Chapter 17.90) (future) ........ccocevevenivviinivcennienvccennnennne City of Mount Vernon
Building and Construction permits (fUtUIe) .........cceeceeveerreriirneerererercneeienneenennenenes City of Mount Vernon

Give brief, complete description of your proposal, including the proposed uses and the size of the
project and site. There are several questions later in this checklist that ask you to describe certain
aspects of your proposal. You do not need to repeat those answers on this page. (Lead agencies may
modify this form to include additional specific information on project description.).

The requested amendments are proposed as part of the annual comprehensive plan update to reflect the
future development potential of the identified parcel associated with the parcel to the south. The proposal
contains the following elements:

1. Amend the Comprehensive Land Use Map from Single Family High Density (SF-HI) to
Schools/Public (SCH/P) for 8.42 acres owed by the Mount Vernon School District.

2. Rezone the site from R-1, 7.0 to Public (P). This is a non-project rezone request.

The District owns the subject parcel, as well as the parcel to the south. The southern parcel currently is
developed as Madison Elementary School. As stated above, it is being considered for demolition and
rebuilding. Other than some multi-purpose fields, there is no development on the north parcel, the parcel
that is the subject of this request. Both parcels would be reviewed for environmental impacts of the re-
development of the site under a separate project-specific review.

Location of the proposal. Give sufficient information for a person to understand the precise location
of your proposed project, including a street address, if any, and section, township, and range, if
known. If a proposal would occur over a range of area, provide the range or boundaries of the
site(s). Provide a legal description, site plan, vicinity map, and topographic map, if reasonably
available. While you should submit any plans required by the agency, you are not required to
duplicate maps or detailed plans submitted with any permit applications related to this checklist.

The parcel affected by this request is located north of the existing Madison Elementary School. It is south
of the Kulshan Trail, bounded on the east and west by North 9" Street and North 12" Street in Mount

Environmental Checklist — Mount Vernon School District, Madison Elementary School North Parcel

Proposed Comprehensive Plan Map Change and Associated Rezone Page 2



S8

Madison
Elementary
Schoal

Frodh M S e

o

3
[
x

T
-

N

e E s laFireS treei

Tas! Cedar Street

ENVIRONMENTAL ELEMENTS
EARTH

General description of the site (circle one): Flat, rolling, hilly,

mountainous, other.

The site generally slopes from south to north down to the Kulshan Trail. The
elevation is approximately 100 feet on the south portion of the site and drops to
about 40 feet according to the Skagit Valley iMap.

What is the steepest slope on the site (approximate percent slope)?

The steepest slope occurs just to the south of Wetland B, where it is approximately
43%. Confirmation of the slopes would occur during any development proposal.
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