STAFF REPORT for
2017 COMPREHENSIVE PLAN AMENDMENTS

PUBLIC HEARING DATE:

December 5, 2017

APPLICATION NUMBERS & NAMES:

PL15-124

Summersun Greenhouse Company

PL16-009

St. Luke’s Church

PL16-011

Thurman

PL17-011

Madison Elementary School

PL17-012

MV28, LLC

PL17-127

Transportation Element Amendments

CITY CONTACT PERSON:

A.

Rebecca Lowell
Marianne Manville-Ailles; Planning Consultant

BACKGROUND

The Washington State Growth Management Act (GMA) mandates that the City of Mount Vernon have a Comprehensive
Plan, which is a generalized, coordinated land use policy guidance document. The objectives and policies of the Mount
Vernon Comprehensive Plan are based on the City’s goals, Objectives, and Policies outlined within the Comprehensive
Plan and as expressed through the City’s Mission and Vision Statements.
The GMA mandates the following requirements, which have been adopted procedurally by the City:
•
•
•
•
•

The Comprehensive Plan shall be subject to continuing review and evaluation;
A process must be in place to allow citizens to propose Comprehensive Plan amendments;
An analysis of the cumulative impacts of proposed amendments is required;
The Comprehensive Plan must be internally and externally consistent; and,
The Comprehensive Plan must be consistent with adopted development regulations.

The City of Mount Vernon provides a procedure whereby amendments to the City’s Comprehensive Plan may be
proposed by members of the community or by City of Mount Vernon staff on behalf of the City. By state law, nonemergency amendments may only occur once a year.

B.

BASIS FOR ANALYSIS

This report is the analysis of the proposed 2017 Comprehensive Plan amendments and associated rezones for the sitespecific requests. The purpose of this report is to:
•
•
•
•

Prepare for a legislative review of the proposed site specific amendments and rezones, and associated text
modification;
Assure consistency and conformance between the proposed amendments and the current Comprehensive
Plan;
Provide a basis for open record hearings before the Planning Commission; and,
Provide background and analysis to the City Council for decision-making.
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The proposed amendments are non-project actions; and as such, representatives of various departments have reviewed
the application materials to identify and address non-project issues associated with the CPA requests.
Comprehensive Plan goals, objectives and policies are implemented by development regulations associated with zoning
districts. As Comprehensive Plan amendments are proposed, the corresponding reclassification of land must meet
certain criteria (MVMC 17.111.070, “Approval or denial of application – Standards”) to receive a recommendation for
approval. The following must be demonstrated:
1.
2.

Is the request compatible with the City’s Comprehensive Plan and development goals?
Are public utilities, public facilities, and other services currently adequate to serve the proposed district?

If the amendments and reclassifications are approved, subsequent project proposals would be reviewed for compliance
with relevant land use regulations.

C.
1.

EXHIBITS
Procedural Notices and Correspondence:
1a.

Docketing Resolution

1b.

Department of Commerce Acknowledgement

1c.

Notice of Application and SEPA Materials

1d.

Traffic Concurrency Review for the Site Specific Amendments

2.

Comment Letters Received by the City

3.

Project Narratives, Master Land Use Applications, and other Items from Site Specific Applications
3a.

PL15-124, Summersun

3b.

PL16-009 St. Luke’s Church

3c.

PL16-011 Thurman

3d.

PL17-011 Madison Elementary School

3e.

PL17-012 MV-28 LLC

4.

Mapping for the Site Specific Applications

5.

Existing and Proposed Zoning Codes for the Site Specific Applications

6.

Proposed Amendments to the Transportation Element

7.

Goals, Objectives and Policies for selected Chapters of the Comprehensive Plan
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D.
1.

COMPREHENSIVE PLAN AMENDMENTS
APPLICATION NAME:

Summersun, City File No: PL15-124

PROJECT DESCRIPTION:

The existing Comprehensive Plan designation of the subject site is Agricultural (AG) with
associated zoning of Residential Agricultural (R-A). The applicant, Summersun Greenhouse
Company, has requested these designations be changed to a Comprehensive Plan designation
of Medium High Density Multi Family (MF-MH) with associated zoning of Multi Family
Residential (R-4). The proposal is on the property that was previously operating as
Summersun Nursery. That use is now closed and the applicant is requesting a land use
designation change to be more consistent with the uses surrounding it.

PROJECT LOCATION:

The proposed is located at 4100 College Way. The proposal is identified by the Skagit County
Assessor as parcel numbers P24832 and P113507 and is located within a portion of the
Southwest ¼ of the Northeast ¼ of Section 15, Township 34 north, Range 4 East, W.M.

APPLICANT/OWNER:

Summersun Greenhouse Company, Contact: Carl Loeb, 4100 College Way, Mount Vernon, WA
98273; 360-661-4947
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REVIEW CRITERIA:

1. Is the request compatible with the City’s Comprehensive Plan and development
goals?
Generally speaking, yes, the subject request is compatible with the City’s
Comprehensive Plan and development goals; found in the Land Use and Housing
Elements of the Comprehensive Plan.
The property is located in an area that is characterized by uses that are similar to and
consistent with the requested redesignation. The property to the west is used for
multifamily residential. The north and northeast the property is characterized by a
creek and wetlands that provide a natural separation from the single family residences
on the north side of the critical area. A good portion of the subject property is
characterized by critical area and with the proposed redesignation the residential uses
could be clustered on the developable portion of the site affording better protection to
the critical area while still maximizing the development potential for the property. The
property is also located within the floodplain and all development will be subject to
appropriate floodplain regulations.
2. Are public utilities, public facilities, and other services currently adequate to serve
the proposed district?
Urban services are currently available in the vicinity; and could be extended by the
applicant to serve new development.

2.

COMMENTS RECEIVED?

No comment letters were received prior to this staff report being distributed.

APPLICATION NAME:

St. Luke’s Lutheran Church, City File No: PL16-009

PROJECT DESCRIPTION:

The existing Comprehensive Plan designation of the subject site is Medium Density
Single Family (SF-MED) with associated zoning of Residential Agricultural (R-1,7.0). The
applicant, St. Luke’s Lutheran Church, has requested these designations be changed to a
Comprehensive Plan designation of Churches (CH) with associated zoning of Public (P).
The proposal is to redesignate property owned by the Church to allow for expansion of
Church related uses on the property.

PROJECT LOCATION:

The proposed property has not yet been addresses but is identified by the Skagit
County Assessor as parcel numbers P113150 and P113153 and is located within a
portion of the Northwest ¼ of the Southeast ¼ of Section 29, Township 34 north, Range
4 East, W.M.

APPLICANT/OWNER:

St. Luke’s Lutheran Church, Contact: Pastor Jerrold Dalke, 1524 E. Blackburn, Mount
Vernon, WA 98274; 360-428-1750
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REVIEW CRITERIA:

1. Is the request compatible with the City’s Comprehensive Plan and development goals?
Yes, the subject request is compatible with the City’s Comprehensive Plan and
development goals found in the Comprehensive Plan. Additionally the purpose of the CH
Comprehensive Plan designation and the P zoning districts are to accommodate properties
owned by public and quasi-public entities in this case St. Luke’s church. Designation to
these categories is therefore consistent with the Comprehensive Plan and development
goals.
2. Are public utilities, public facilities, and other services currently adequate to serve the
proposed district?
Urban services are currently available to the site.

COMMENTS RECEIVED?
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3.

APPLICATION NAME:

Thurman, City File No: PL16-011

PROJECT DESCRIPTION:

The existing Comprehensive Plan designation of the subject site is Low Density Multi Family
(MF-LO) with associated zoning of Two Family Residential (R-2). The applicant, Richard &
Deborah Thurman, have requested these designations be changed to a Comprehensive
Plan designation of Medium High Density Multi Family (MF-MH)) with associated zoning of
Multi Family Residential District (R-3). The proposal is to redesignate property owned by
the Thurman’s to allow for better planning of structure and greenbelt placement and allow
for the development of the property to be economically feasible.

PROJECT LOCATION:

The proposed property is located at 2210 N Laventure Road. It is identified by the Skagit
County Assessor as parcel numbers P25029 and P25030 and is located within a portion of
the Northwest ¼ of the Northwest ¼ of Section 16, Township 34 north, Range 4 East, W.M.

APPLICANT/OWNER:

Richard & Deborah Thurman, 2288 Austin Lane, Mount Vernon, WA 98273; 360-424-5717
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REVIEW CRITERIA:

1. Is the request compatible with the City’s Comprehensive Plan and development goals?
The proposal is compatible with the City’s Comprehensive Plan and development goals. It
is located in the Skagit Valley College neighborhood where many different Comprehensive
Plan designations and zoning designations mingle. In the immediate vicinity designations
include SF-HI (R-1 5.0); SF-HI (R-1 7.0) MF-MED (R-4), MF-LO (R-2), CC (P), and CP (P). The
land uses located on those varied designations are as mixed as the designations
themselves.
The proposal is adjacent to similarly designated property. The property to the east is
designate MF-MH with associated R-4 and the property to the west across Laventure Road
is designated MF-MH with associated R-3. Multi-Family housing provides opportunities for
lower income families to find affordable housing something that is in need across Skagit
County.
One public comment letter was receive prior to issuing this staff report. The letter
included concerns regarding increased traffic, population, theft, vandalism and drug use. It
should be noted that the applicant is requesting the same designation as the commenter
currently has on their property. A second letter was received from two neighbors to the
north of the request asking to be parties of record but not including any comments. Staff
spoke to other neighbors that had questions regarding the proposal but chose not to
provide written comments.
2. Are public utilities, public facilities, and other services currently adequate to serve the
proposed district?
Urban services are currently available to the site; and could be extended by the applicant
to serve new development.

COMMENTS
RECEIVED?

Attached within Exhibit 2 are copies of the following letters received by the City prior to
this staff report being distributed:
1.
2.
3.

4.

Pat Rawlins; owns property at 2207 North Laventure Road.
Zach Livingston; 2210 Austin Lane.
Dale Miller, 2220 Austin Lane.

APPLICATION NAME:

Madison Elementary School, MVSD #320, City File No: PL17-011

PROJECT DESCRIPTION:

The existing Comprehensive Plan designation of the subject site is Single Family High
Density (SF-HI) with associated zoning of Single Family Residential (R-1 7.0). The applicant,
Mount Vernon School District, has requested these designations be changed to a
Comprehensive Plan designation of School (SCH) with associated zoning of Public (P). The
proposal is to redesignate property owned by the School District to be consistent with its
school related uses.

PROJECT LOCATION:

The proposed property is located at 1200 9th Street. It is identified by the Skagit County
Assessor as parcel number P113446 and is located within a portion of the Northwest ¼ of
the Northwest ¼ of Section 16, Township 34 north, Range 4 East, W.M.

APPLICANT/OWNER:

Mount Vernon School District 320, Contact: Suzanne Gilbert; 124 E Lawrence Street,
Mount Vernon, WA 98273; 360-428-6181
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REVIEW CRITERIA:

1. Is the request compatible with the City’s Comprehensive Plan and development
goals?
The subject request is compatible with the City’s Comprehensive Plan. The purpose of
the SCH Comprehensive Plan designation and the P zoning districts are to accommodate
properties owned by public entities in this case Mount Vernon School District.
Designation to these categories is therefore consistent with the Comprehensive Plan
and development goals.
2. Are public utilities, public facilities, and other services currently adequate to serve
the proposed district?
Urban services are currently available to the site.

COMMENTS RECEIVED?
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5.

APPLICATION NAME:

MV28 LLC; City File No: PL17-012

PROJECT DESCRIPTION:

The existing Comprehensive Plan designation of the subject site is General Commercial
(GC) with associated zoning of General Commercial (C-2). The applicant, MV28 LLC, has
requested these designations be changed to a Comprehensive Plan designation of Public
(P) with associated zoning of Public (P). The proposal is to redesignate property owned by
the applicant to allow for development as an RV Resort.

PROJECT LOCATION:

The proposed property is located at 1717 Freeway Drive. It is identified by the Skagit
County Assessor as parcel numbers P26279 and P26054 and is located within a portion of
the Southwest ¼ of the Northeast ¼ of Section 18, Township 34 north, Range 4 East, W.M.

APPLICANT/OWNER:

MV28 LLC (Timothy White the Governor of the LLC) 12708 Leatherwood Lane, Bow, WA
98232; 360-757-7806

2017 Comprehensive Plan Staff Report

Page 9 of 13

REVIEW CRITERIA:

1. Is the request compatible with the City’s Comprehensive Plan and development
goals?
In its current designation the applicant has argued that the property is inconsistent with
the Comprehensive Plan and development regulations. It is located on the very edge of
the City of Mount Vernon. It is a very long and narrow property within the floodplain.
Developing the property for the typical commercial uses allowed in the current
designation would be difficult. The owner has researched a number of options for
development of the property and has determined that the most probable option for
success is a RV Resort. While a comprehensive plan amendment and rezone does not
guarantee that the applicant will follow through with the proposed RV Resort nor does
it guarantee approval of the required Conditional Use Permit that would have to be
obtained by the applicant, RV Resorts are only allowed in the Public designation; and as
such, the redesignation is a necessary first step in the process.
The proposal is adjacent to properties with a mix of designations and uses. To the
south of the property is publically designated property associated with the Riverwalk,
Lions Park and the Skagit River. The PUD play fields are adjacent to the property on the
east as well as a variety of more typical commercial uses. Skagit County farm land is
located to the west of the property.
One comment letter was received that expressed concern that not enough information
was provided to evaluate the development proposal that is anticipated if the property is
successfully redesignated. Please note that this process is for the redesignation of the
property only and it would not be appropriate to review a detailed development
proposal at this time. As stated previously, while the applicant has indicated that they
intend to pursue a Conditional Use Permit for a specific proposal, once the property is
redesignated, any of the allowed uses in the zoning district could be developed. A
detailed application will be required for any development of the property and the
associated development review would occur at that time. It should be noted that
Conditional Use Permits do require a public process and the commenter will have an
opportunity to participate in the process once a development application has been
submitted.
2. Are public utilities, public facilities, and other services currently adequate to serve
the proposed district?
Urban services are currently available to the site; and could be extended by the
applicant to serve new development.

COMMENTS RECEIVED?

Attached within Exhibit 2 is a copy of the following letter received by the City prior to
this staff report being distributed:
1.
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6.

E.

APPLICATION NAME:

Comprehensive Plan Amendments to the Transportation Element, City File No: PL17-127

PROJECT DESCRIPTION:

Proposed are amendments to the Transportation Element of the Comprehensive Plan. The
Transportation Element amendments include adding one new capital project named the
Kincaid Corridor Improvements Project, and making the necessary changes to estimated
expenses and revenues from this new project. New policies regarding complete streets are
also proposed to be added within the Transportation Element

PROJECT LOCATION:

City Wide

COMMENTS RECEIVED?

No comment letters were received in response to the Notice of Application or SEPA
determination. However, as the City’s Public Works Department has been presenting the
complete streets material to the City Council there has been one (1) comment letter
received that is included in Exhibit 2.

PROCESS

BENCHMARK:

DATE:

AUTHORITY:

City Council Docket 2017 Comprehensive Plan
Amendments

3.22.17

RCW 36.70A130 (1)(a) and (2)(a)

Department of Commerce Notification and
Acknowledgement

8.1.17
10.10.17

RCW 36.70A.106
WAC 365-196-630

NOA Issued

8.3.17

NOA Comment Period Ended

8.17.17

DNS Issued with Comment and Appeal Period –
Accompanied by Environmental Report

11.16.17

MVMC 14.05.150(A)
RCW 36.70B.110
WAC 197-11-355
MVMC 15.06.120
WAC 197-11-355
RCW 43.21C.110
MVMC 15.06.215
WAC 197-11-355(4)

Open Record Public Hearing before Planning Commission

Scheduled
12.5.2017

14.05.080
RCW 36.70B.120

Open Record Public Hearing before City Council

Scheduled
12.13.2071

14.05.050(A) and (C)
RCW 36.70B.120

Environmental Review: A threshold environmental determination (Determination of Non-significance) was issued for
the amendment requests on November 16, 2017 and the notice was published November 20, 2017. The comment
period ended on November 30, 2017. The appeal period ends on December 11, 2017.
Department of Commerce Review: The Washington State Department of Commerce was notified of the proposed site
specific amendments, rezones, and revisions on August 1, 2017; Commerce acknowledged receipt of these materials
August 1, 2017. The State Agency 60-day review expired October 2, 2017 with no comments.
The Washington State Department of Commerce was notified of the proposed amendments to the Transportation
Element on October 10, 2017; Commerce acknowledged receipt of these materials October 18, 2017. The State Agency
60-day review will expire on December 11, 2017.
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Accompanying this staff report, labeled as Exhibit 3, are copies of the notices outlined above.

F.

STAFF RECOMMENDATIONS

Staff requests the following Findings of Fact, Conclusions of Law, and recommendations be approved by the Planning
Commission. Further, staff requests that the Commission make a recommendation without the benefit of staff making a
recommendation on project: PL17-012, MV28, LLC.
FINDINGS OF FACT:
1.

On December 5, 2017 the City of Mount Vernon Planning Commission held an open-record public hearing to
consider amendments to the Comprehensive Plan. All persons present at the hearings wishing to speak were
heard and all written comments were considered, along with the written staff report with its associated
exhibits.

2.

The hearing on December 5, 2017, was preceded with appropriate notice, issued on November 16, 2017,
distributed via mail/email on November 17, 2017, and published on November 20, 2017.

3.

Notice of adoption of the proposed amendments has been duly transmitted in compliance with RCW
36.70A.106 (1).

4.

A SEPA threshold Determination of Non-Significance for the Comprehensive Plan Amendments was issued on
November 16, 2017, published on November 20, 2017, and was also mailed to property owners within 300 feet
of the site on November 20, 2017. The comment period expired on November 30, 2017. A 10-day appeal
period ends on December 11, 2017.

CONCLUSIONS OF LAW:
1.

The requirements for public participation in the development of this amendment as required by the State
Growth Management Act (GMA) and by the provisions of City of Mount Vernon Resolution No. 491 have all
been met.

2.

The proposed amendments are found to be in compliance with the State Growth Management Act.

3.

The Mount Vernon Comprehensive Plan has consistently been maintained in compliance with the Growth
Management Act as amended since the initial adoption in 1995.

4.

The City utilized the State Attorney General Advisory Memorandum: “Avoiding Unconstitutional Takings of
Private Property” for evaluating constitutional issues, in conjunction with and to inform its review of the
proposed amendments. The City has utilized the process, a process protected under Attorney-Client privilege
pursuant to law including RCW 36.70A.370(4), with the City Attorney’s Office, which has reviewed the Advisory
Memorandum, has discussed this Memorandum, including the “warning signals’ identified in the
Memorandum, with decisions makers, and conducted an evaluation of all constitutional provisions potentially
at issue and advised of the genuine legal risks, if any, with the adoption of the amendments to assure that the
proposed regulatory or administrative actions did not result in an unconstitutional taking of private property,
consistent with RCW 36.70A.370(2); and,

5.

Chapter 36.70A RCW, the Growth Management Act (GMA) mandates that the City of Mount Vernon develop a
Comprehensive Plan, which is a generalized, coordinated land use policy statement of the City.

6.

The GMA requires that the Comprehensive Plan and development regulations be subject to continuing review
and evaluation.
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7.

The City has adopted procedures pursuant to the GMA providing for amendments to the Comprehensive Plan
no more than once each year and providing for comprehensive review of the cumulative impacts of all
proposed amendments.

8.

The GMA requires plans and development regulations to be consistent; and also requires comprehensive plans
to be both internally and externally consistent.

STAFF RECOMMENDATION
1.

That the Comprehensive Plan Amendment and associated rezone application for the Summersun Greenhouse
Company, Project File No. PL15-124 be recommended for APPROVAL of the request to change the designation
of the parcel from Agricultural (AG) with associated zoning of Residential Agricultural (R-A) to Medium High
Density Multi Family (MF-MH) with associated zoning of Multi Family Residential (R-4).

2.

That the Comprehensive Plan Amendment and associated rezone application for the St. Luke’s Lutheran
Church, Project File No. PL16-009 be recommended for APPROVAL of the request to change the designation of
the parcel from Medium Density Single Family (SF-MED) with associated zoning of Single-Family Residential (R-1
7.0) to a Comprehensive Plan designation of Churches (CH) with associated zoning of Public (P).

3.

That the Comprehensive Plan Amendment and associated rezone application for the Richard & Deborah
Thurman; Project File No. PL16-011 be recommended for APPROVAL of the request to change the designation
of the parcel from Low Density Multi Family (MF-LO) with associated zoning of Two Family Residential (R-2) to a
Comprehensive Plan designation of Medium High Density Multi Family (MF-MH) with associated zoning of
Multi Family Residential District (R-3).

4.

That the Comprehensive Plan Amendment and associated rezone application for the Mount Vernon School
District, Project File No. PL17-011 be recommended for APPROVAL of the request to change the designation of
the parcel from Single High Density (SF-HI) with associated zoning of Single Family Residential (R-1 7.0) to a
Comprehensive Plan designation of School (SCH) with associated zoning of Public (P).

5.

MV28 LLC; 2016-2017 Comprehensive Plan Amendment/Rezone Request, City File No: PL17-012.
Staff has NO RECOMMENDATION for this project.

6.

That the amendments to the Transportation Element of the Comprehensive Plan, Project File No. PL17-127 be
recommended for APPROVAL.
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Exhibit 1b

August 1, 2017
Marianne Manville-Ailles
Planning Consultant
Community & Economic Development Department
910 Cleveland Avenue
Mount Vernon, Washington 98273
Dear Ms. Manville-Ailles:
Thank you for sending the Washington State Department of Commerce (Commerce) the following materials as
required under RCW 36.70A.106. Please keep this letter as documentation that you have met this procedural
requirement.
City of Mount Vernon - Proposed 2016-2017 Comprehensive Plan Amendment Requests for 7 Site
Specific Requests. These materials were received on August 01, 2017 and processed with the Material
ID # 23971.

We have forwarded a copy of this notice to other state agencies.
If this submitted material is an adopted amendment, then please keep this letter as documentation that you
have met the procedural requirement under RCW 36.70A.106.
If you have submitted this material as a draft amendment, then final adoption may occur no earlier than sixty
days following the date of receipt by Commerce. Please remember to submit the final adopted amendment
to Commerce within ten days of adoption.
If you have any questions, please contact Growth Management Services at
reviewteam@commerce.wa.gov, or call Dave Andersen (509) 434-4491 or Paul Johnson (360) 725-3048.
Sincerely,
Review Team
Growth Management Services

Exhibit 1b

October 18, 2017
Rebecca Lowell
Senior Planner
City of Mount Vernon
Post Office Box 809
Mount Vernon, Washington 98273
Dear Ms. Lowell:
Thank you for sending the Washington State Department of Commerce (Commerce) the following materials as
required under RCW 36.70A.106. Please keep this letter as documentation that you have met this procedural
requirement.
City of Mount Vernon - Proposed amendments to the Transportation Element of the Comprehensive
Plan. These amendments include replacing one capital project with another and making the
necessary changes to estimated expenses and revenues from this replacement. Updated traffic
counts for the new project will also be added. New policies regarding complete streets are also
proposed. These materials were received on October 10, 2017 and processed with the Material ID #
24221.
We have forwarded a copy of this notice to other state agencies.
If this submitted material is an adopted amendment, then please keep this letter as documentation that you
have met the procedural requirement under RCW 36.70A.106.
If you have submitted this material as a draft amendment, then final adoption may occur no earlier than sixty
days following the date of receipt by Commerce. Please remember to submit the final adopted amendment
to Commerce within ten days of adoption.
If you have any questions, please contact Growth Management Services at
reviewteam@commerce.wa.gov, or call Dave Andersen (509) 434-4491 or Paul Johnson (360) 725-3048.
Sincerely,
Review Team
Growth Management Services
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CITY OF MOUNT VERNON NOTICE OF APPLICATION (NOA)
DATE: August 3, 2017
APPLICATION NAME/NUMBER: PL15-124 Summersun
Comprehensive Plan Amendment/Rezone Request

Greenhouse

Company;

2016-2017

PROJECT DESCRIPTION: Proposed is a non-project action to change the land use designation of
property that is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Agricultural (AG) with associated zoning of Residential
Agricultural (R-A). The applicant, Summersun Greenhouse Company, has requested these
designations be changed to a Comprehensive Plan designation of Medium High Density Multi
Family (MF-MH) with associated zoning of Multi Family Residential (R-4). The proposal is on the
property that was previously operating as Summersun Nursery. That use is now closed and the
applicant is requesting a land use designation change to be more consistent with the uses
surrounding it.
The proposed is located at 4100 College Way. The proposal is identified
PROJECT LOCATION:
by the Skagit County Assessor as parcel numbers P24832 and P113507 and is located within a
portion of the Southwest ¼ of the Northeast ¼ of Section 15, Township 34 north, Range 4 East,
W.M.
APPLICANT/OWNER: Summersun Greenhouse Company, Contact: Carl Loeb, 4100 College Way,
Mount Vernon, WA 98273; 360-661-4947
APPLICANT/CONTACT: Lisser & Associates; Contact: Bruce Lisser; P.O. Box 1109; Mount Vernon,
WA 98273; 360-419-7442
LEAD AGENCY: Mount Vernon Community & Economic Development Department
Marianne Manville-Ailles; Planning Consultant for
CONTACT PERSON FOR COMMENTS:
Community & Economic Development Department; City of Mount Vernon; 910 Cleveland Avenue;
Mount Vernon, WA 98273; (360) 336-6214; mma@sseconsultants.com.
Comments on this Notice must be submitted, in writing, no later than August 17, 2017. Comments
should be as specific as possible. Any person may comment on the application and request a copy
of the decision once it is made. Questions about this proposal and requests for additional
notification should be directed to the contact person listed herein. Any person who submits written
comments will automatically become a ‘party of record’ and will be notified of any decision made
regarding this proposal.
The application and supporting documentation are available for review at the Community &
Economic Development Department located at City Hall. Copies will be provided upon request at
the cost of reproduction.
Issued:
Published:

August 3, 2017
August 3, 2017

PLEASE INCLUDE THE PROJECT NUMBER WHEN CALLING FOR PROPER FILE IDENTIFICATION
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NOTICE OF PUBLIC HEARINGS &
DETERMINATION OF NON-SIGNIFICANCE (DNS)
DATE:

November 16, 2017

APPLICATION NAME:

Summersun Greenhouse Company; 2016-2017 Comprehensive Plan
Amendment/Rezone Request, City File No: PL15-124

PROJECT DESCRIPTION:

Proposed is a non-project action to change the land use designation of property that
is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Agricultural (AG) with associated zoning of
Residential Agricultural (R-A). The applicant, Summersun Greenhouse Company, has
requested these designations be changed to a Comprehensive Plan designation of
Medium High Density Multi Family (MF-MH) with associated zoning of Multi Family
Residential (R-4). The proposal is on the property that was previously operating as
Summersun Nursery. That use is now closed and the applicant is requesting a land
use designation change to be more consistent with the uses surrounding it.

PROJECT LOCATION:

The proposed is located at 4100 College Way. The proposal is identified by the Skagit
County Assessor as parcel numbers P24832 and P113507 and is located within a
portion of the Southwest ¼ of the Northeast ¼ of Section 15, Township 34 north,
Range 4 East, W.M.

Exhibit 1c
APPLICANT/OWNER:

Summersun Greenhouse Company, Contact: Carl Loeb, 4100 College Way, Mount
Vernon, WA 98273; 360-661-4947

APPLICANT/CONTACT:

Lisser & Associates; Contact: Bruce Lisser; P.O. Box 1109; Mount Vernon, WA 98273;
360-419-7442

LEAD AGENCY:

Mount Vernon Development Services Department
The lead agency for this proposal has determined that it does not have a probable
adverse impact on the environment. An environmental impact statement (EIS) is not
required under RCW 43.21C.030(2)(c). This decision was made after review of a
completed environmental checklist and other information on file with the lead
agency. This information is available to public on request.

DNS INFORMATION:

This DNS is issued under WAC 197-11-340(2). The lead agency will not act on the
proposal for 14 days from issuance of this DNS. Comments must be received by 5
p.m. on November 30, 2017.
Consistent with MVMC Chapter 15.06 appeals of the environmental determination
must be filed in writing on or before 5:00 p.m. on December 11, 2017. Appeals must
be filed in writing together with the required application fee to: City of Mount Vernon,
P.O. Box 809, Mount Vernon, WA 98273. Additional information regarding the appeal
process may be obtained from the City of Mount Vernon Development Services
Department, (306) 336-6214.

PUBLIC HEARINGS:

A public hearing is scheduled before the Mount Vernon Planning Commission on
TUESDAY, DECEMBER 5TH, 2017 at 6 p.m.
Another public hearing will be held before the Mount Vernon City Council on
WEDNESDAY, DECEMBER 13, 2017 at 7 p.m.
Both hearings will be held at the City’s Police and Court Campus located at 1805
Continental Place, Mount Vernon.

CONTACT PERSON:

Marianne Manville-Ailles; Planning Consultant for Development Services Department;
City of Mount Vernon; 910 Cleveland Avenue; Mount Vernon, WA 98273; (360) 3366214; mma@sseconsultants.com

The application and supporting documentation are available for review at the Development Services Department
located at City Hall. Copies will be provided upon request at the cost of reproduction. If you wish to comment on
the proposed amendments, you may provide verbal or written comment at the public hearings. You may also
provide signed, written comments until 5 p.m. on the day before the hearing to the contact person listed above.
City staff has created a page on the City’s website where additional information on this project can be viewed. This webpage can
be viewed as follows: navigate to: www.mountvernonwa.gov; once here click on ‘Departments’ then ‘Development Services’
then ‘News & Notices’ once on this page find the project name/number and you will see hyperlinks to documents related to this
project.

RESPONSIBLE OFFICIAL:

Rebecca Lowell, Senior Planner

11.16.2017
DATE

SIGNATURE

ISSUED:
PUBLISHED:

November 16, 2017
November 20, 2017
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Exhibit 1c

CITY OF MOUNT VERNON NOTICE OF APPLICATION (NOA)
DATE: August 3, 2017
APPLICATION NAME/NUMBER: PL16-009 St. Luke’s Lutheran Church; 2016-2017 Comprehensive
Plan Amendment/Rezone Request
PROJECT DESCRIPTION: Proposed is a non-project action to change the land use designation of
property that is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Medium Density Single Family (SF-MED) with associated
zoning of Residential Agricultural (R-1 7.0). The applicant, St. Luke’s Lutheran Church, has
requested these designations be changed to a Comprehensive Plan designation of Churches (CH)
with associated zoning of Public (P). The proposal is to redesignate property owned by the Church
to allow for expansion of Church related uses on the property.
The proposed property has not yet been addresses but is identified by the
PROJECT LOCATION:
Skagit County Assessor as parcel numbers P113150 and P113153 and is located within a portion
of the Northwest ¼ of the Southeast ¼ of Section 29, Township 34 north, Range 4 East, W.M.
APPLICANT/OWNER: St. Luke’s Lutheran Church, Contact: Pastor Jerrold Dalke, 1524 E. Blackburn,
Mount Vernon, WA 98274; 360-428-1750
LEAD AGENCY: Mount Vernon Community & Economic Development Department
Marianne Manville-Ailles; Planning Consultant for
CONTACT PERSON FOR COMMENTS:
Community & Economic Development Department; City of Mount Vernon; 910 Cleveland Avenue;
Mount Vernon, WA 98273; (360) 336-6214; mma@sseconsultants.com.
Comments on this Notice must be submitted, in writing, no later than August 17, 2017. Comments
should be as specific as possible. Any person may comment on the application and request a copy
of the decision once it is made. Questions about this proposal and requests for additional
notification should be directed to the contact person listed herein. Any person who submits written
comments will automatically become a ‘party of record’ and will be notified of any decision made
regarding this proposal.
The application and supporting documentation are available for review at the Community &
Economic Development Department located at City Hall. Copies will be provided upon request at
the cost of reproduction.
Issued:
Published:

August 3, 2017
August 3, 2017

PLEASE INCLUDE THE PROJECT NUMBER WHEN CALLING FOR PROPER FILE IDENTIFICATION
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Exhibit 1c

NOTICE OF PUBLIC HEARINGS &
DETERMINATION OF NON-SIGNIFICANCE (DNS)
DATE:

November 16, 2017

APPLICATION NAME:

St. Luke’s Lutheran Church; 2016-2017 Comprehensive Plan Amendment/Rezone
Request, City File No: PL16-009

PROJECT DESCRIPTION:

Proposed is a non-project action to change the land use designation of property that
is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Medium Density Single Family (SF-MED) with
associated zoning of Residential Agricultural (R-1 7.0). The applicant, St. Luke’s
Lutheran Church, has requested these designations be changed to a Comprehensive
Plan designation of Churches (CH) with associated zoning of Public (P). The proposal is
to redesignate property owned by the Church to allow for expansion of Church related
uses on the property.

PROJECT LOCATION:

The proposed property has not yet been addresses but is identified by the Skagit
County Assessor as parcel numbers P113150 and P113153 and is located within a
portion of the Northwest ¼ of the Southeast ¼ of Section 29, Township 34 north,
Range 4 East, W.M.

Exhibit 1c
APPLICANT/OWNER:

St. Luke’s Lutheran Church, Contact: Pastor Jerrold Dalke, 1524 E. Blackburn, Mount
Vernon, WA 98274; 360-428-1750

LEAD AGENCY:

Mount Vernon Development Services Department
The lead agency for this proposal has determined that it does not have a probable
adverse impact on the environment. An environmental impact statement (EIS) is not
required under RCW 43.21C.030(2)(c). This decision was made after review of a
completed environmental checklist and other information on file with the lead
agency. This information is available to public on request.

DNS INFORMATION:

This DNS is issued under WAC 197-11-340(2). The lead agency will not act on the
proposal for 14 days from issuance of this DNS. Comments must be received by 5
p.m. on November 30, 2017.
Consistent with MVMC Chapter 15.06 appeals of the environmental determination
must be filed in writing on or before 5:00 p.m. on December 11, 2017. Appeals must
be filed in writing together with the required application fee to: City of Mount Vernon,
P.O. Box 809, Mount Vernon, WA 98273. Additional information regarding the appeal
process may be obtained from the City of Mount Vernon Development Services
Department, (306) 336-6214.

PUBLIC HEARINGS:

A public hearing is scheduled before the Mount Vernon Planning Commission on
TUESDAY, DECEMBER 5TH, 2017 at 6 p.m.
Another public hearing will be held before the Mount Vernon City Council on
WEDNESDAY, DECEMBER 13, 2017 at 7 p.m.
Both hearings will be held at the City’s Police and Court Campus located at 1805
Continental Place, Mount Vernon.

CONTACT PERSON:

Marianne Manville-Ailles; Planning Consultant for Development Services Department;
City of Mount Vernon; 910 Cleveland Avenue; Mount Vernon, WA 98273; (360) 3366214; mma@sseconsultants.com

The application and supporting documentation are available for review at the Development Services Department
located at City Hall. Copies will be provided upon request at the cost of reproduction. If you wish to comment on
the proposed amendments, you may provide verbal or written comment at the public hearings. You may also
provide signed, written comments until 5 p.m. on the day before the hearing to the contact person listed above.
City staff has created a page on the City’s website where additional information on this project can be viewed. This webpage can
be viewed as follows: navigate to: www.mountvernonwa.gov; once here click on ‘Departments’ then ‘Development Services’
then ‘News & Notices’ once on this page find the project name/number and you will see hyperlinks to documents related to this
project.

RESPONSIBLE OFFICIAL:

Rebecca Lowell, Senior Planner

11.16.2017
DATE

SIGNATURE

ISSUED:
PUBLISHED:

November 16, 2017
November 20, 2017

Exhibit 1c

CITY OF MOUNT VERNON NOTICE OF APPLICATION (NOA)
DATE: August 3, 2017
APPLICATION NAME/NUMBER: PL16-011 Richard & Deborah Thurman; 2016-2017 Comprehensive
Plan Amendment/Rezone Request
PROJECT DESCRIPTION: Proposed is a non-project action to change the land use designation of
property that is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Low Density Multi Family (MF-LO) with associated zoning of
Two Family Residential (R-2). The applicant, Richard & Deborah Thurman, have requested these
designations be changed to a Comprehensive Plan designation of High Density Multi Family (MFMH)) with associated zoning of Multi Family Residential District (R-3). The proposal is to
redesignate property owned by the Thurman’s to allow for better planning of structure and greenbelt
placement and allow for the development of the property to be economically feasible.
The proposed property is located at 2210 N Laventure Road. It is identified
PROJECT LOCATION:
by the Skagit County Assessor as parcel numbers P25029 and P25030 and is located within a
portion of the Northwest ¼ of the Northwest ¼ of Section 16, Township 34 north, Range 4 East,
W.M.
APPLICANT/OWNER: Richard & Deborah Thurman, 2288 Austin Lane, Mount Vernon, WA 98273;
360-424-5717
LEAD AGENCY: Mount Vernon Community & Economic Development Department
Marianne Manville-Ailles; Planning Consultant for
CONTACT PERSON FOR COMMENTS:
Community & Economic Development Department; City of Mount Vernon; 910 Cleveland Avenue;
Mount Vernon, WA 98273; (360) 336-6214; mma@sseconsultants.com.
Comments on this Notice must be submitted, in writing, no later than August 17, 2017. Comments
should be as specific as possible. Any person may comment on the application and request a copy
of the decision once it is made. Questions about this proposal and requests for additional
notification should be directed to the contact person listed herein. Any person who submits written
comments will automatically become a ‘party of record’ and will be notified of any decision made
regarding this proposal.
The application and supporting documentation are available for review at the Community &
Economic Development Department located at City Hall. Copies will be provided upon request at
the cost of reproduction.
Issued:
Published:

August 3, 2017
August 3, 2017

PLEASE INCLUDE THE PROJECT NUMBER WHEN CALLING FOR PROPER FILE IDENTIFICATION
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Exhibit 1c

NOTICE OF PUBLIC HEARINGS &
DETERMINATION OF NON-SIGNIFICANCE (DNS)
DATE:

November 16, 2017

APPLICATION NAME:

Richard & Deborah Thurman; 2016-2017 Comprehensive Plan Amendment/Rezone
Request, City File No: PL16-011

PROJECT DESCRIPTION:

Proposed is a non-project action to change the land use designation of property that
is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Low Density Multi Family (MF-LO) with
associated zoning of Two Family Residential (R-2). The applicant, Richard & Deborah
Thurman, have requested these designations be changed to a Comprehensive Plan
designation of High Density Multi Family (MF-MH)) with associated zoning of Multi
Family Residential District (R-3). The proposal is to redesignate property owned by
the Thurman’s to allow for better planning of structure and greenbelt placement and
allow for the development of the property to be economically feasible.

PROJECT LOCATION:

The proposed property is located at 2210 N Laventure Road. It is identified by the
Skagit County Assessor as parcel numbers P25029 and P25030 and is located within a
portion of the Northwest ¼ of the Northwest ¼ of Section 16, Township 34 north,
Range 4 East, W.M.

Exhibit 1c
APPLICANT/OWNER:
LEAD AGENCY:

Richard & Deborah Thurman, 2288 Austin Lane, Mount Vernon, WA 98273; 360-4245717
Mount Vernon Development Services Department
The lead agency for this proposal has determined that it does not have a probable
adverse impact on the environment. An environmental impact statement (EIS) is not
required under RCW 43.21C.030(2)(c). This decision was made after review of a
completed environmental checklist and other information on file with the lead
agency. This information is available to public on request.

DNS INFORMATION:

This DNS is issued under WAC 197-11-340(2). The lead agency will not act on the
proposal for 14 days from issuance of this DNS. Comments must be received by 5
p.m. on November 30, 2017.
Consistent with MVMC Chapter 15.06 appeals of the environmental determination
must be filed in writing on or before 5:00 p.m. on December 11, 2017. Appeals must
be filed in writing together with the required application fee to: City of Mount Vernon,
P.O. Box 809, Mount Vernon, WA 98273. Additional information regarding the appeal
process may be obtained from the City of Mount Vernon Development Services
Department, (306) 336-6214.

PUBLIC HEARINGS:

A public hearing is scheduled before the Mount Vernon Planning Commission on
TUESDAY, DECEMBER 5TH, 2017 at 6 p.m.
Another public hearing will be held before the Mount Vernon City Council on
WEDNESDAY, DECEMBER 13, 2017 at 7 p.m.
Both hearings will be held at the City’s Police and Court Campus located at 1805
Continental Place, Mount Vernon.

CONTACT PERSON:

Marianne Manville-Ailles; Planning Consultant for Development Services Department;
City of Mount Vernon; 910 Cleveland Avenue; Mount Vernon, WA 98273; (360) 3366214; mma@sseconsultants.com

The application and supporting documentation are available for review at the Development Services Department
located at City Hall. Copies will be provided upon request at the cost of reproduction. If you wish to comment on
the proposed amendments, you may provide verbal or written comment at the public hearings. You may also
provide signed, written comments until 5 p.m. on the day before the hearing to the contact person listed above.
City staff has created a page on the City’s website where additional information on this project can be viewed. This webpage can
be viewed as follows: navigate to: www.mountvernonwa.gov; once here click on ‘Departments’ then ‘Development Services’
then ‘News & Notices’ once on this page find the project name/number and you will see hyperlinks to documents related to this
project.

RESPONSIBLE OFFICIAL:

Rebecca Lowell, Senior Planner

11.16.2017
DATE

SIGNATURE

ISSUED:
PUBLISHED:

November 16, 2017
November 20, 2017

Exhibit 1c

NOTICE OF PUBLIC HEARINGS &
DETERMINATION OF NON-SIGNIFICANCE (DNS)
DATE:

November 15, 2017

APPLICATION NAME

Mount Vernon School District No 320; 2016-2017 Comprehensive Plan
Amendment/Rezone Request, City File No: PL17-011

PROJECT DESCRIPTION:

Proposed is a non-project action to change the land use designation of property that
is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Single Family High Density (SF-HI) with
associated zoning of Single Family Residential (R-1 7.0). The applicant, Mount Vernon
School District, has requested these designations be changed to a Comprehensive Plan
designation of School (SCH) with associated zoning of Public (P). The proposal is to
redesignate property owned by the School District to be consistent with its school
related uses.

PROJECT LOCATION:

The proposed property is located at 1200 9th Street. It is identified by the Skagit
County Assessor as parcel number P113446 and is located within a portion of the
Northwest ¼ of the Northwest ¼ of Section 16, Township 34 north, Range 4 East,
W.M.

Exhibit 1c
APPLICANT/OWNER:

Mount Vernon School District 320, Contact: Suzanne Gilbert; 124 E Lawrence Street,
Mount Vernon, WA 98273; 360-428-6181

APPLICANT/CONTACT:

Shockey Planning Group, Contact: Camie Anderson; 2716 Colby Ave; Everett, WA;
98201

LEAD AGENCY:

Mount Vernon Development Services Department
The lead agency for this proposal has determined that it does not have a probable
adverse impact on the environment. An environmental impact statement (EIS) is not
required under RCW 43.21C.030(2)(c). This decision was made after review of a
completed environmental checklist and other information on file with the lead
agency. This information is available to public on request.

DNS INFORMATION:

This DNS is issued under WAC 197-11-340(2). The lead agency will not act on the
proposal for 14 days from issuance of this DNS. Comments must be received by 5
p.m. on November 30, 2017.
Consistent with MVMC Chapter 15.06 appeals of the environmental determination
must be filed in writing on or before 5:00 p.m. on December 11, 2017. Appeals must
be filed in writing together with the required application fee to: City of Mount Vernon,
P.O. Box 809, Mount Vernon, WA 98273. Additional information regarding the appeal
process may be obtained from the City of Mount Vernon Development Services
Department, (306) 336-6214.

PUBLIC HEARINGS:

A public hearing is scheduled before the Mount Vernon Planning Commission on
TUESDAY, DECEMBER 5TH, 2017 at 6 p.m.
Another public hearing will be held before the Mount Vernon City Council on
WEDNESDAY, DECEMBER 13, 2017 at 7 p.m.
Both hearings will be held at the City’s Police and Court Campus located at 1805
Continental Place, Mount Vernon.

CONTACT PERSON:

Marianne Manville-Ailles; Planning Consultant for Development Services Department;
City of Mount Vernon; 910 Cleveland Avenue; Mount Vernon, WA 98273; (360) 3366214; mma@sseconsultants.com.

The application and supporting documentation are available for review at the Development Services Department
located at City Hall. Copies will be provided upon request at the cost of reproduction. If you wish to comment on
the proposed amendments, you may provide verbal or written comment at the public hearings. You may also
provide signed, written comments until 5 p.m. on the day before the hearing to the contact person listed above.
City staff has created a page on the City’s website where additional information on this project can be viewed.
This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov; once here click on ‘Departments’
then ‘Development Services’ then ‘News & Notices’ once on this page find the project name/number and you will
see hyperlinks to documents related to this project.
ISSUED:
PUBLISHED:

November 16, 2017
November 20, 2017

Exhibit 1c

CITY OF MOUNT VERNON NOTICE OF APPLICATION (NOA)
DATE: August 3, 2017
APPLICATION NAME/NUMBER: PL17-011 Mount Vernon School Distirct No 320; 2016-2017
Comprehensive Plan Amendment/Rezone Request
PROJECT DESCRIPTION: Proposed is a non-project action to change the land use designation of
property that is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is Single Family High Density (SF-HI) with associated zoning
of Single Family Residential (R-1 7.0). The applicant, Mount Vernon School Distirct, has requested
these designations be changed to a Comprehensive Plan designation of School (SCH) with
associated zoning of Public (P). The proposal is to redesignate property owned by the School
Distirct to be consistent with its school related uses.
The proposed property is located at 1200 9th Street. It is identified by the
PROJECT LOCATION:
Skagit County Assessor as parcel number P113446 and is located within a portion of the Northwest
¼ of the Northwest ¼ of Section 16, Township 34 north, Range 4 East, W.M.
APPLICANT/OWNER: Mount Vernon School Distirct 320, Contact: Suzanne Gilbert; 124 E Lawrence
Street, Mount Vernon, WA 98273; 360-428-6181
APPLICANT/CONTACT: Shockey Planning Group, Contact: Camie Anderson; 2716 Colby Ave;
Everett, WA; 98201
LEAD AGENCY: Mount Vernon Community & Economic Development Department
Marianne Manville-Ailles; Planning Consultant for
CONTACT PERSON FOR COMMENTS:
Community & Economic Development Department; City of Mount Vernon; 910 Cleveland Avenue;
Mount Vernon, WA 98273; (360) 336-6214; mma@sseconsultants.com.
Comments on this Notice must be submitted, in writing, no later than August 17, 2017. Comments
should be as specific as possible. Any person may comment on the application and request a copy
of the decision once it is made. Questions about this proposal and requests for additional
notification should be directed to the contact person listed herein. Any person who submits written
comments will automatically become a ‘party of record’ and will be notified of any decision made
regarding this proposal.
The application and supporting documentation are available for review at the Community &
Economic Development Department located at City Hall. Copies will be provided upon request at
the cost of reproduction.
Issued:
Published:

August 3, 2017
August 3, 2017
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CITY OF MOUNT VERNON NOTICE OF APPLICATION (NOA)
DATE: August 3, 2017
APPLICATION NAME/NUMBER:
Amendment/Rezone Request

PL17-012

MV28

LLC;

2016-2017

Comprehensive

Plan

PROJECT DESCRIPTION: Proposed is a non-project action to change the land use designation of
property that is described below (hereinafter called the ‘subject site’). The existing Comprehensive
Plan designation of the subject site is General Commercial (GC) with associated zoning of General
Commercial (C-2). The applicant, MV28 LLC, has requested these designations be changed to a
Comprehensive Plan designation of Public (P) with associated zoning of Public (P). The proposal
is to redesignate property owned by the applicant to allow for development as an RV Resort.
The proposed property is located at 1717 Freeway Drive. It is identified by
PROJECT LOCATION:
the Skagit County Assessor as parcel numbers P26279 and P26054 and is located within a portion
of the Southwest ¼ of the Northeast ¼ of Section 18, Township 34 north, Range 4 East, W.M.
APPLICANT/OWNER: MV28 LLC; 12708 Leatherwood Lane, Bow, WA 98232; 360-757-7806
APPLICANT/CONTACT: Christensen Design Management, Contact: David Christensen; P.O. Box
5068; Bellingham, WA; 98227
LEAD AGENCY: Mount Vernon Community & Economic Development Department
Marianne Manville-Ailles; Planning Consultant for
CONTACT PERSON FOR COMMENTS:
Community & Economic Development Department; City of Mount Vernon; 910 Cleveland Avenue;
Mount Vernon, WA 98273; (360) 336-6214; mma@sseconsultants.com.
Comments on this Notice must be submitted, in writing, no later than August 17, 2017. Comments
should be as specific as possible. Any person may comment on the application and request a copy
of the decision once it is made. Questions about this proposal and requests for additional
notification should be directed to the contact person listed herein. Any person who submits written
comments will automatically become a ‘party of record’ and will be notified of any decision made
regarding this proposal.
The application and supporting documentation are available for review at the Community &
Economic Development Department located at City Hall. Copies will be provided upon request at
the cost of reproduction.
Issued:
Published:

August 3, 2017
August 3, 2017

PLEASE INCLUDE THE PROJECT NUMBER WHEN CALLING FOR PROPER FILE IDENTIFICATION
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CITY OF MOUNT VERNON
NOTICE OF PUBLIC HEARINGS &
DETERMINATION OF NON-SIGNIFICANCE (DNS)
This Notice of Public Hearings and Determination of Non-Significance (DNS) is issued for the projects that are
described below.
PUBLIC HEARINGS: A public hearing is scheduled before the Mount Vernon Planning Commission on TUESDAY,
DECEMBER 5TH, 2017 at 6 p.m. Another public hearing will be held before the Mount Vernon City Council on
WEDNESDAY, DECEMBER 13, 2017 at 7 p.m. Both hearings will be held at the City’s Police and Court Campus
located at 1805 Continental Place, Mount Vernon.
LEAD AGENCY: Mount Vernon Development Services Department. The lead agency for this proposal has
determined that it does not have a probable adverse impact on the environment. An environmental impact
statement (EIS) is not required under RCW 43.21C.030(2)(c). This decision was made after review of a completed
environmental checklist and other information on file with the lead agency. This information is available to public
on request.
DNS INFORMATION: This DNS is issued under WAC 197-11-340(2). The lead agency will not act on the proposal
for 14 days from issuance of this DNS. Comments must be received by 5 p.m. on November 30, 2017.
Consistent with MVMC Chapter 15.06 appeals of the environmental determination must be filed in writing on or
before 5:00 p.m. on December 11, 2017. Appeals must be filed in writing together with the required application
fee to: City of Mount Vernon, P.O. Box 809, Mount Vernon, WA 98273. Additional information regarding the
appeal process may be obtained from the City of Mount Vernon Development Services Department, (306) 3366214.
RESPONSIBLE OFFICIAL: Rebecca Lowell, Senior Planner
CONTACT PERSON: Marianne Manville-Ailles; Planning Consultant for Development Services Department; City of
Mount Vernon; 910 Cleveland Avenue; Mount Vernon, WA 98273; (360) 336-6214; mma@sseconsultants.com
The application and supporting documentation are available for review at the Development Services Department
located at City Hall. Copies will be provided upon request at the cost of reproduction. If you wish to comment on
the proposed amendments, you may provide verbal or written comment at the public hearings. You may also
provide signed, written comments until 5 p.m. on the day before the hearing to the contact person listed above.
City staff has created a page on the City’s website where additional information on this project can be viewed.
This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov; once here click on ‘Departments’
then ‘Development Services’ then ‘News & Notices’ once on this page find the project name/number and you will
see hyperlinks to documents related to this project.
PROJECT 1:
Application Name: Summersun Greenhouse Company; 2016-2017 Comprehensive Plan Amendment/Rezone
Request, City File No: PL15-124
Project Description: Proposed is a non-project action to change the land use designation of property that is
described below (hereinafter called the ‘subject site’). The existing Comprehensive Plan designation of the subject
site is Agricultural (AG) with associated zoning of Residential Agricultural (R-A). The applicant, Summersun
Greenhouse Company, has requested these designations be changed to a Comprehensive Plan designation of
Medium High Density Multi Family (MF-MH) with associated zoning of Multi Family Residential (R-4). The proposal
is on the property that was previously operating as Summersun Nursery. That use is now closed and the applicant
is requesting a land use designation change to be more consistent with the uses surrounding it.
Project Location: The proposed is located at 4100 College Way. The proposal is identified by the Skagit County
Assessor as parcel numbers P24832 and P113507 and is located within a portion of the Southwest ¼ of the
Northeast ¼ of Section 15, Township 34 north, Range 4 East, W.M.
Applicant/Owner: Summersun Greenhouse Company, Contact: Carl Loeb, 4100 College Way, Mount Vernon, WA
98273; 360-661-4947
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PROJECT 2:
Application Name: St. Luke’s Lutheran Church; 2016-2017 Comprehensive Plan Amendment/Rezone Request, City
File No: PL16-009
Project Description: Proposed is a non-project action to change the land use designation of property that is
described below (hereinafter called the ‘subject site’). The existing Comprehensive Plan designation of the subject
site is Medium Density Single Family (SF-MED) with associated zoning of Residential Agricultural (R-1 7.0). The
applicant, St. Luke’s Lutheran Church, has requested these designations be changed to a Comprehensive Plan
designation of Churches (CH) with associated zoning of Public (P). The proposal is to redesignate property owned
by the Church to allow for expansion of Church related uses on the property.
Project Location: The proposed property has not yet been addresses but is identified by the Skagit County
Assessor as parcel numbers P113150 and P113153 and is located within a portion of the Northwest ¼ of the
Southeast ¼ of Section 29, Township 34 north, Range 4 East, W.M.
Applicant/Owner: St. Luke’s Lutheran Church, Contact: Pastor Jerrold Dalke, 1524 E. Blackburn, Mount Vernon,
WA 98274; 360-428-1750
PROJECT 3:
Application Name: Richard & Deborah Thurman; 2016-2017 Comprehensive Plan Amendment/Rezone Request,
City File No: PL16-011
Project Description: Proposed is a non-project action to change the land use designation of property that is
described below (hereinafter called the ‘subject site’). The existing Comprehensive Plan designation of the subject
site is Low Density Multi Family (MF-LO) with associated zoning of Two Family Residential (R-2). The applicant,
Richard & Deborah Thurman, have requested these designations be changed to a Comprehensive Plan designation
of High Density Multi Family (MF-MH)) with associated zoning of Multi Family Residential District (R-3). The
proposal is to redesignate property owned by the Thurman’s to allow for better planning of structure and
greenbelt placement and allow for the development of the property to be economically feasible.
Project Location: The proposed property is located at 2210 N Laventure Road. It is identified by the Skagit County
Assessor as parcel numbers P25029 and P25030 and is located within a portion of the Northwest ¼ of the
Northwest ¼ of Section 16, Township 34 north, Range 4 East, W.M.
Applicant/Owner: Richard & Deborah Thurman, 2288 Austin Lane, Mount Vernon, WA 98273; 360-424-5717
PROJECT 4:
Application Name: MV28 LLC; 2016-2017 Comprehensive Plan Amendment/Rezone Request, City File No: PL17012
Project Description: Proposed is a non-project action to change the land use designation of property that is
described below (hereinafter called the ‘subject site’). The existing Comprehensive Plan designation of the subject
site is General Commercial (GC) with associated zoning of General Commercial (C-2). The applicant, MV28 LLC, has
requested these designations be changed to a Comprehensive Plan designation of Public (P) with associated zoning
of Public (P). The proposal is to redesignate property owned by the applicant to allow for development as an RV
Resort.
Project Location: The proposed property is located at 1717 Freeway Drive. It is identified by the Skagit County
Assessor as parcel numbers P26279 and P26054 and is located within a portion of the Southwest ¼ of the
Northeast ¼ of Section 18, Township 34 north, Range 4 East, W.M.
Applicant/Owner: MV28 LLC (Timothy White the Governor of the LLC) 12708 Leatherwood Lane, Bow, WA 98232;
360-757-7806
PROJECT 5
Application Name: Mount Vernon School District No 320; 2016-2017 Comprehensive Plan Amendment/Rezone
Request, City File No: PL17-011
Project Description: Proposed is a non-project action to change the land use designation of property that is
described below (hereinafter called the ‘subject site’). The existing Comprehensive Plan designation of the subject
site is Single Family High Density (SF-HI) with associated zoning of Single Family Residential (R-1 7.0). The
applicant, Mount Vernon School District, has requested these designations be changed to a Comprehensive Plan
designation of School (SCH) with associated zoning of Public (P). The proposal is to redesignate property owned by
the School District to be consistent with its school related uses.
Project Location: The proposed property is located at 1200 9th Street. It is identified by the Skagit County
Assessor as parcel number P113446 and is located within a portion of the Northwest ¼ of the Northwest ¼ of
Section 16, Township 34 north, Range 4 East, W.M.
Applicant/Owner: Mount Vernon School District 320, Contact: Suzanne Gilbert; 124 E Lawrence Street, Mount
Vernon, WA 98273; 360-428-6181
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PROJECT 6
Application Name: Comprehensive Plan Amendments to the Transportation Element, City File No: PL17-027
Project Description: Proposed amendments to the Transportation Element of the Comprehensive Plan and a new
Chapter named 12.44 Complete Streets is proposed to be added to the Mount Vernon Municipal Code (MVMC).
The Transportation Element amendments include adding one new capital project named the Kincaid Corridor
Improvements Project, and making the necessary changes to estimated expenses and revenues from this new
project. New policies regarding complete streets are proposed to be added within the Transportation Element and
to a new chapter of the MVMC to be named 12.44, Complete Streets.
Project Location: The proposed amendments are non-project actions that apply City-wide. The new Kincaid
Corridor project is located along Kincaid Street between its intersections with South 3rd and the Interstate-5 (I-5)
on/off ramps on the east side of I-5.
Applicant/Owner: City of Mount Vernon
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AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:
1.

2.

I am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

On August 3, 2017 I mailed via the United States mail, and email, to the following

parties the PL17-011 NOA MVSD/Madison School Comprehensive Plan
Amendment

See attached lists
I certify under penalty of perjury under the laws of the State of Washington that the

foregoing is true and correct. Executed in Mount Vernon this 3rd day of August, 2017
Linda Beacham
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AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:
1.

2.

I am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

On August 3, 2017 I mailed via the United States mail, and email, to the following

parties the PL16-011 NOA Thurman Comprehensive Plan Amendment
See attached lists

I certify under penalty of perjury under the laws of the State of Washington that the
foregoing is true and correct. Executed in Mount Vernon this 3rd day of August.
Linda Beacham
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AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:
1.

2.

I am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

On November 17, 2017 I mailed via the United States mail, and email, to the

following parties the PL17-012 MV28 LLC CPA Notice of Hearing & DNS
See attached lists

I certify under penalty of perjury under the laws of the State of Washington that the

foregoing is true and correct. Executed in Mount Vernon this 17th day of November,
2017.

Linda Beacham
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AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:
1.

2.

I am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

On November 17, 2017 I mailed via the United States mail, and email, to the

following parties the PL17-011 MVSD Madison School CPA Notice of Hearing &
DNS

See attached lists
I certify under penalty of perjury under the laws of the State of Washington that the

foregoing is true and correct. Executed in Mount Vernon this 17th day of November,
2017.

Linda Beacham
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AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:
1.

2.

I am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

On November 17, 2017 I mailed via the United States mail, and email, to the

following parties the PL17-012 MV28 LLC CPA Notice of Hearing & DNS
See attached lists

I certify under penalty of perjury under the laws of the State of Washington that the

foregoing is true and correct. Executed in Mount Vernon this 17th day of November,
2017.

Linda Beacham
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AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:
1.

2.

I am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

On November 17, 2017 I mailed via the United States mail, and email, to the

following parties the PL16-009 St. Luke’s Church CPA NOH & DNS
See attached lists

I certify under penalty of perjury under the laws of the State of Washington that the

foregoing is true and correct. Executed in Mount Vernon this 17th day of November
2017.

Linda Beacham
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Technical Memorandum

October 18, 2017
Ms. Rebecca Lowell, Senior Planner
City of Mount Vernon
Development Services Department
P.O. Box 809
Mount Vernon, WA 98273
SUBJECT:

2017 COMPREHENSIVE PLAN AMENDMENTS
NON-PROJECT SEPA TRANSPORTATION CONCURRENCY REVIEW (2017-09) (REVISED 10-18-2017)

Dear Mrs. Lowell:
The purpose of this technical memorandum is to review transportation concurrency requirements for the Mount
Vernon 2017 Comprehensive Plan Amendments.
Project Description
The review contained herein is a non-project concurrency analysis for five Comprehensive Plan amendment
requests that require a cumulative analysis of traffic impacts per SEPA regulations. Likely development scenarios
for each of the amendment requests were provided by the City and are summarized in Table 1. Vicinity maps for
each of the amendment requests are attached.
Land use numbers PL15-124 and PL16-011 will consist of up to 91 units and 36 units of multi-family housing,
respectively.
Land use PL16-009 involves a church expansion to include three modular buildings (3,388 SF), pole frame building
(8,160 SF), and office (400 SF) and kitchen (512 SF) expansions to the existing St. Luke’s Church building. In total
the expansion will enclose an additional 12,460 square feet.
The area included in PL17-011 will be used for utility crossings and play fields associated with the Madison
Elementary redevelopment, which is located on an adjacent parcel. No buildings are proposed.
Land use number PL17-012 will allow the development of a 100-space short-stay Recreational Vehicle resort.
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Table 1. Comprehensive Plan Amendment Request Summary
Land Use
Number
PL15-124

PL16-009

PL16-011

Address

Parcel

4100
College
Way
1524 E
Blackburn
Rd
2210 N
Laventure
Rd

P24832
P113507
P113150
P113153
P25029
P25030

PL17-011

1200 N 9th
St

P113446

PL17-012

1717
Freeway Dr

P26279
P26054

Comprehensive Plan
Existing
Proposed
Agricultural (AG)
Medium Density
Single-Family
(SF-Med)
Low Density
Multi Family
(MF-LO)
Single Family
High Density
(SF-HI)
General
Commercial (GC)

Medium High
Multi Family
(MF-MH)
Churches
(CH)
Medium High
Multi Family
(MF-MH)
School (SCH)
Public (P)

Zoning

Description

Existing

Proposed

Residential
Agricultural
(R-A)
Single Family
Residential
(R-1 7.0)
Two Family
Residential
(R-2)
Single Family
Detached
(R-1, 7.0)
General
Commercial (C-2)

Multi-Family
Residential
(R-4)

Multi-family
(91 DU)

Public (P)

Church
expansion
(12.46 KSF)

Multi Family
Residential
(R-3)

Multi-family
(36 DU)

Public (P)

Utility crossings
and play fields

Public (P)

RV Resort
(100-space)

Trip Generation
Trip generation for each of the proposed land uses was calculated for the PM peak hour of analysis using data
published in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition.
PL15-124: The project will support up to 91 units of multi-family housing consistent with ITE land use #220
“Apartment.” A total of 57 new PM peak hour trips will be generated.
PL16-009: The project will add 12,460 SF of gross floor area to the existing church site, consistent with ITE land
use #560 “Church.” The expansion will generate 7 new PM peak hour trips.
PL16-011: The project will support up to 36 units of multi-family housing consistent with ITE land use #220
“Apartment.” A total of 23 new PM peak hour trips will be generated.
PL17-011: The area included in PL17-011 will be used for utility crossings and play fields for the Madison
Elementary redevelopment, which is located on an adjacent parcel. No trips are generated and the land use will
have no impacts on the public transportation network.
PL17-012: The proposed 100-space RV resort is consistent with ITE land use #416 “RV park” and will generate 27
new PM peak hour trips.
The amendments are forecasted to generate a total of 114 PM peak hour trips (73 in; 41 out) to the public street
network. Trip generation calculations are summarized in Table 2.
Table 2. Trip Generation
Land Use Number
PL15-124
PL16-009
PL16-011
PL17-012
1KSF

Description
Apartment
Church
Apartment
RV Park

ITE LUC
220
560
220
416

%
%
In
Out
DU
0.62
65% 35%
KSF
0.55
48% 52%
DU
0.62
65% 35%
occ.spaces
0.27
65% 35%
New PM Peak Hour Trips, Total

Quantity1
91
12.46
36
100

= 1,000 square feet; DU = dwelling units; occ.spaces = occupied spaces

Trip Rate

PM Peak Hr Trips
In
Out
Total
37
20
57
3
4
7
15
8
23
18
9
27
73
41
114
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Trip Distribution and Assignment
Project-generated trips were added to the Mount Vernon citywide concurrency travel demand model. Trips were
distributed to origins and destinations in and around Mount Vernon based on a calibrated trip distribution gravity
model, and trips were assigned to the public street network based on a travel time equilibrium procedure. The
Mount Vernon concurrency model represents a PM peak hour analysis period and includes trips generated by all
permitted (“pipeline”) land use changes.
Forecasted traffic volumes were post-processed to remove differences between calibrated base year (2013)
modeled volumes and observed base year 2013 PM peak hour traffic counts.
A plot showing growth-related pipeline PM peak hour trips is shown in Figure 1.
Concurrency Evaluation
This transportation concurrency review is based on the following Level of Service (LOS) standards and
concurrency requirements, per Mount Vernon Municipal Code (MVMC):





Level of service standards stated in MVMC 14.10.080
Level of service exemptions stated in MVMC 14.10.060
Concurrency requirements stated in MVMC 14.10.090
South Mount Vernon subarea requirements stated in MVMC 14.10.180 (PL16-009)

Pedestrian Safety LOS
The following pedestrian safety LOS requirements apply for each of the proposed developments. All applicants
will also ensure that all new or modified sidewalks, curb ramps, and driveway pads comply with current
Americans with Disabilities Act (ADA) standards.
PL15-124: The project is located along a section of College Way with existing sidewalk along the project frontage
and adjacent to the site. Pedestrian safety LOS is satisfied.
PL16-009: The project is located along a section of Blackburn Road with existing sidewalk along the project
frontage and adjacent to the site. Pedestrian safety LOS is satisfied.
PL16-011: The applicant will construct sidewalk on the east side of N Laventure Road along the project frontage
and connect with the existing sidewalk at 2120 N Laventure Road.
PL17-012: Minimum pedestrian safety LOS requirements apply to any streets fronted by the project, including
River Bend Road and W College Way. The applicant should coordinate with the city engineer to determine the
necessary scope of pedestrian safety LOS improvements along River Road, which is currently a two-lane facility
with no shoulder or pedestrian facilities to its terminus at Freeway Drive. Per MVMC 14.10.090(B):
Minimum pedestrian safety LOS improvements must be in place along the project frontage and the
adjacent street system to the point where they connect to or intersect with an arterial street that meets
the three-quarter street LOS on the same side of the street as the development.
Minimum pedestrian safety LOS improvements will include one of the following, at the discretion of the city
engineer:
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a. A six-foot wide paved path separated from the paved roadway surface by either an unpaved ditch or
swale, three feet wide;
b. An eight-foot wide paved path constructed integral with paved roadway surface and including adequate
delineation for safety; or
c. Other conditions may be considered equivalent to the minimum pedestrian safety facility at the sole
discretion of the city engineer.
Traffic Capacity LOS
Intersection LOS and delay were evaluated using Synchro 9 software based on Highway Capacity Manual 2010
(HCM2010) methodologies, per MVMC 14.10.080(B). Street segment LOS was evaluated based on capacity policy
defined in the 2016 Mount Vernon Comprehensive Plan
Pipeline intersection LOS deficiencies and recommended mitigation strategies are summarized in Table 3. Pipeline
segment LOS deficiencies and recommended mitigation strategies are summarized in Table 4.
Table 3. Pipeline (2023) Intersection LOS Deficiencies
Before Mitigation
ID

Intersection

Control
Type1

Delay2
(s/veh)

LOS

Pipeline
Trips

723

Hoag Rd &
Continental Pl

TWSC

36.8

E

24

789

S 1st St/Freeway Dr &
W Division St

Signal

104

F

12

828

Broad St & S 13th St

TWSC

53.6

F

6

1058

Broad St &
Blodgett Rd

TWSC

59.8

F

6

1100

E College Way &
N 30th St

TWSC

414

F

61

1TWSC

Recommended
Mitigation
Add NB-to-WB LT
receiving lane on
west approach
Modify left turn
treatments
(T-09-01)
Tolerate due to low
volume on NB
approach
Tolerate due to low
volume on minor
approaches
New signal or
roundabout
(T-07-04)

After Mitigation
Delay2
(s/veh)

LOS

TWSC

16.7

C

Signal

48.4

D

TWSC

53.6

F

TWSC

59.8

F

Signal

9.1

A

Control
Type1

= Two-way stop control; AWSC = All-way stop control; RAB = Roundabout; Signal = Signalized
stop controlled intersection delay is expressed as average worst (i.e. highest delay) movement delay

2Two-way
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Figure 1. PM Peak Hour Project Trip Assignment
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Table 3. Pipeline (2023) Segment LOS Deficiencies
ID

Segment

Limits

V/C

LOS

Pipeline
Trips

Proposed Mitigation

2001

Division St

Freeway Dr to Ball St

1.00

E

10

Tolerate; LOS exempt per MVMC 14.10.060

Five intersections within city limits will operate below minimum LOS standards in the pipeline (2023) condition.
The 2018-2023 Transportation Improvement Program identifies capacity improvement projects which will
mitigate LOS deficiencies at the intersections of E College Way & N 30 th Street and at Freeway Drive/S 1st Street
& W Division Street.
Three stop-controlled intersections will operate below minimum LOS standards in the pipeline “withoutProjects” condition. These deficiencies will continue in the “with Projects” condition. The following three
intersections will not satisfy signalization warrants defined in the 2009 Edition of the Manual on Uniform Traffic
Control Devices (MUTCD), but should be monitored and may be considered for improvement in the future as PM
peak hour demand continues to grow:


Hoag Road & Continental Place



Broad Street & S 13th Street



Broad Street & Blodgett Road

One arterial segment, Division Street from Freeway Drive to Ball Street, will operate at LOS E in the pipeline
condition. This segment is exempt from minimum LOS standards per MVMC 14.10.060 and mitigation is not
required.
Street Design Standard LOS
The following street design standard LOS requirements apply for each of the proposed developments:
PL15-124: The site is located along a section of College Way with three-quarter street design LOS standards
already in place along the project frontage. Street design LOS is satisfied.
PL16-009: The site is located along a section of Blackburn Road with three-quarter street design LOS standards
already in place along the project frontage. Street design LOS is satisfied.
PL16-011: Minimum street LOS improvements must be constructed at the project frontage on Laventure Road.
Curb, gutter, and sidewalk are not required, however pedestrian safety facilities are required to satisfy
pedestrian safety LOS requirements.
PL17-012: Minimum street LOS improvements are required on River Bend Road at the project frontage and
continuing east to the Freeway Drive intersection. Minimum street LOS improvements include a minimum 30foot wide paved street section centered on the ultimate design cross section. Curb, gutter, and sidewalk are not
required, however pedestrian safety facilities are required to satisfy pedestrian safety LOS requirements.
On-Site LOS
Any internal circulating roadways or access roads are subject to City design standards for nonarterial streets per
MVMC 16.16. On-site roadways and any nonmotorized transportation facilities are also subject to ADA
requirements.
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Transit LOS
PL15-124: Skagit Transit Routes 305 and 717 stop at E College Way west of the N Waugh Road / Martin Road
intersection, 0.25 miles from the project site. Skagit Transit Route 305 provides access to Skagit Valley College,
Clear Lake Post Office, and Sedro-Woolley. Route 305 operates on 45-minute headways weekdays from 8:15 AM
to 5:40 PM and weekends from 8:15 AM to 5:15 PM. Route 717 provides express service westbound only to
Skagit Valley College and Skagit Station weekdays and operates weekdays only.
PL16-009: Skagit Transit Route 206 stops at Jefferson Elementary School approximately 900 feet to the east of
the project. Route 206 serves Mount Baker Middle School, Skagit Station, and Skagit Regional Medical Clinic. It
operates on 30 minute headways weekdays from 6:30 AM to 8:30 PM and weekends from 8:00 AM to 6:00 PM.
PL16-011: Skagit Transit Route 207 stops on the west side of Laventure Road across from the project frontage.
Route 207 serves Skagit Valley College, Bakerview Park, Skagit Valley Hospital, Skagit Station, and Walmart. It
operates on 45-minute headways weekdays from 6:30 AM to 8:30 PM and weekends from 8:00 AM to 5:30 PM.
PL17-012: Skagit Transit Route 207 stops on the east side of Freeway Drive north of W College Way,
approximately 1,000 feet from the project. Route 207 serves Skagit Valley College, Bakerview Park, Skagit Valley
Hospital, Skagit Station, and Walmart. It operates on 45-minute headways weekdays from 6:30 AM to 8:30 PM
and weekends from 8:00 AM to 5:30 PM.
Nonmotorized Transportation LOS
The following nonmotorized transportation LOS requirements apply for each of the proposed developments:
PL15-124: Sidewalk currently exists along College Way at the project frontage. Nonmotorized transportation LOS
is satisfied.
PL16-009: Blackburn Road is designated a planned bicycle route in the 2016 Comprehensive Plan. Sidewalk
currently exists along the project frontage. Pedestrian safety LOS is satisfied.
PL16-011: N Laventure Road is designated a planned bicycle route in the 2016 Comprehensive Plan. Minimum
street design LOS standards will provide width for a future bicycle lane along the project frontage. Pedestrian
facilities will be provided per pedestrian safety LOS requirements.
PL17-012: Freeway Drive is designated a planned bicycle route in the 2016 Comprehensive Plan. Nonmotorized
transportation LOS will be satisfied, assuming minimum pedestrian safety improvements are constructed on W
College Way and on River Bend Road.
Pavement Condition LOS
Pavement condition will be evaluated by the City Engineer on a project-specific basis. Pavement overlay and/or
reconstruction may be required to provide adequate pavement condition.
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Findings and Recommendations
The land uses proposed in the Comprehensive Plan amendment requests will generate an estimated 114 new PM
peak hour trips, which will not result in any new street or intersection capacity LOS deficiencies.
Roadway network improvements for land use number PL16-011 should include construction of sidewalk or
pedestrian pathway on the east side of Laventure Road from the project frontage to 2210 N Laventure Road to
the south of the project to satisfy minimum pedestrian LOS requirements.
Roadway network improvements for land use number PL17-012 may include widening of River Bend Road to
satisfy minimum street design LOS standards and construction of sidewalk or pedestrian pathway to satisfy
minimum pedestrian LOS standards. Approval of roadway network LOS and pedestrian safety LOS improvements
will be the discretion of the city engineer.
All new and modified sidewalks, curb ramps, driveway pads, and on-site transportation facilities must comply with
current Americans with Disabilities Act (ADA) standards.
Impact fees are generally adjusted by the City each year to account for inflation. The City’s latest adopted
transportation impact fee rate (effective January 1, 2017) is listed below per PM peak hour vehicle trip.
Accompanying this review is a summary of the 2017 impact fees that includes additional use details. The
transportation impact fee for the proposed projects are calculated as shown in Table 3.
Table 3. Preliminary Transportation Impact Fee Calculations
Land Use Number
PL15-124
PL16-009
PL16-011
PL17-012

Description
Apartment
Church
Apartment
RV Park

Quantity

Units

91
12.46
36
100

Units
KSF
Units
spaces

PM Peak
Transportation
Hour
Impact Fee Rate
Trips
57
$4,475 / unit
7
$2,052 / trip
23
$7,291 / unit
27
$2,052 / trip
Total Transportation Impact Fees

Sincerely,

Transportation Solutions, Inc.

Andrew L. Bratlien, PE
Senior Transportation Engineer
Attachment 1: 2016-2017 Comprehensive Plan Amendments Summary
Attachment 2: Impact Fees and Sewer Connection Fees Summary 2017

Transportation
Impact Fee
$407,225
$14,364
$262,476
$55,404
$739,469
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2016-2017 Comprehensive Plan Amendments
Summary
2016 Comprehensive Plan Amendment Requests and Associated Zoning
Land Use Number: PL15-124
Proponent: Summersun Greenhouse Co
Address: 4100 College Way, Mount Vernon WA 98273
Parcels: P24832 & P113507
Area: 4.58 acres
Comprehensive Plan: FROM Agricultural (AG) TO Medium High Multi Family (MF-MH)
Zoning: FROM Residential Agricultural District (R-A) TO Multi Family Residential District (R-4) with a fall
back to (R-3)—Council Docketed the proposal with the R-3 designation.
Existing/Proposed Uses: The use was the former Summersun Nursery under the R-A zoning. The
proposal Under the R-4 the minimum density is 10 du/acre with 15 du/acre being standard and 20
du/acre if specific parking criteria are met. Under a most intense use possible the site could yield 91
multifamily units. The previous concurrency review that was complete for this site assumed that the
nursery generated roughly 37 pm peak trips per day. Copies of the previous information are attached.
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Land Use Number: PL16-009
Proponent: St. Luke’s
Address:
Parcels: P113150 & P113153
Area: 0.39 acres
Comprehensive Plan: FROM Medium Density Single Family (SF-Med) TO Churches (CH)
Zoning: FROM Single Family Residential (R-1 7.0) TO Public (P)
Existing/Proposed Uses: The proposal is for two single family platted lots that are adjacent to the
existing St. Luke’s Church to be redesignated to Churches for use as parking and classrooms for the
existing church. One lot has an existing mobile home and the other is vacant. Under existing zoning the
two lots could have one single family home on each lot. The proposal is to use the lots for parking for
the church and for classrooms for the children’s church to use for Sunday School.
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Land Use Number: PL16-011
Proponent: Richard & Deborah Thurman
Address 2210 N Laventure Road
Parcels: P25029 & P25030
Area: 2.45 acres
Comprehensive Plan: From Low Density Multi Family (MF-LO) TO Medium High Density Multi Family MFMH)
Zoning: FROM Two family Residential District (R-2) TO Multi Family Residential District (R-3)
Existing/Proposed Uses: The property is currently vacant. Under the Existing R-2 zoning the minimum
density is 8.0 du/acre and the maximum density is 10 du/ acre. Under a most intense use possible using
the Existing zoning the site could yield 19 single family units. Under the Proposed R-3 zoning the
minimum density is 10 du/acre with 12 du/acre being standard and 15 du/acre if specific parking criteria
are met. . Under a most intense use possible using the Proposed zoning the site could yield 36
multifamily units.
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2017 Comprehensive Plan Amendment Requests and Associated Zoning
Land Use Number: PL17-011
Proponent: Mount Vernon School District Madison School
Address: 1200 N 9th St
Parcels: P113446
Area: 8.42 acres
Comprehensive Plan: FROM Single Family High Density (SF-HI) TO School (SCH)
Zoning: FROM Single Family Detached Residential District (R-1, 7.0) TO Public (P)
Existing/Proposed Uses: Under the Existing R-1, 7.0 zoning docketed by Council, the minimum density is
4.0 du/acre and the maximum density is 7.26 du/ acre. Under a most intense use possible using the
Existing zoning, the site could yield 61 single family units. Under the proposed zoning the school district
is proposing to replace the existing Madison School with a new school. The area included in the
proposed redesignation will be used for utility crossings and possibly play fields. The bulk of the
property is critical area and cannot be developed. The new school would be built on adjacent property.
The City has requested that the school district redesignate the subject property to Public since schools
are not an allowed use on residentially designated property and the proposal would use the subject
parcel for school related uses.
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Land Use Number: PL17-012
Proponent: MV28 LLC
Address: 1717 Freeway Drive & Riverbend Road
Parcels: P26279 & P26054
Area: 20.30 acres
Comprehensive Plan: FROM General Commercial (GC) TO Public (P)
Zoning: FROM General Commercial (C-2) TO Public District (P)
Existing/Proposed Uses: Existing zoning is General Commercial that would allow for any number of
Commercial uses ranging from retail stores to hotels to banks to skating rinks to adult entertainment
establishments. The C-2 district requires 10 percent of the site to be landscaped and any commercial
use would require area for parking and access. The site is challenging due to its shape. For purposes of
this analysis we will assume that the area available for development into buildings is 181,000 square
feet. This was calculated by eliminating the long panhandle that will only serve as access and assuming
that only 30 percent of the remaining area would be used for commercial uses (the remaining area
would be necessary to accommodate landscaping, access, parking, and utilities). We will assume that
the uses are Retail Box Store (Department Store) 100,000 square feet, Fast Food Store 3,500 square
feet, and Specialty Retail Store(s) (up to 8 tenant spaces) 12,000 square feet, grocery store 50,000
square feet. Given the shape of the site this is probably realistically more than could go there. The
proposal would be to redesignate to public to allow for the development of a 100 hook up, high end,
short stay, RV Resort.
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From: Tom Ozretich <tom.ozretich@gmail.com<mailto:tom.ozretich@gmail.com>>
Sent: Monday, August 7, 2017 5:34 PM
To: Hudson, Mary
Subject: Complete Streets Comments
August 7, 2017
Dear Mary,
I see that ‘Complete Streets Policy Feedback’ is on the agenda for the coming Public Works Committee.
As a constituent who cares about this policy, please take a moment to read my comments and concerns.
Complete Streets are streets for everyone. They are designed and operated to enable safe access for all
users, including pedestrians, bicyclists, motorists and transit riders of all ages and abilities. Complete
Streets make it easy to cross the street, walk to shops, and bicycle to work. Physical activity, like walking
and biking are essential for preventing chronic disease and obesity, Complete Streets positively benefit
our citizen’s health.
Attributes:
·
I’m glad you’re looking into implementing a Complete Streets Ordinance. This means you realize
that streets are an important community resource. Thank you!
·
Complete Streets are sensitive to community context, meaning the improvements reflect the
needs of our community and happen over time. Mount Vernon has several projects that are good
examples of the different types of possible improvements. For example:
o LaVenture Anderson Road with bike lanes and sidewalks on both sides for a primary arterial street,
o 18th Street in front of Kiwanis Park with bike lanes, sidewalks, and crossings with bulb outs and curb
cuts as a secondary arterial and park facility,
o 27th Street with speed humps and sidewalks is a good example of residential improvements.
·
The policy includes all 10 elements of a Complete Streets policy. An important first step. Now we
need to strengthen what we have by reducing the deficiencies.
Deficiencies:
·
As written, the policy is weak. The original policy was copied from Battle Ground, WA that was
originally rated an 84 out of 100 by the National Complete Streets Coalition and ranked #10 in the
country in 2015. Much of the language has been removed or changed to make it easier to disqualify
projects in a discretionary manner and creates too many loopholes to be enforceable. A formal
exemption review panel should be established, made of representatives from the City’s Planning
Department, Mount Vernon Safety Committee, a City Council Member, and a member(s) from the
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pedestrian and bicycle advocacy community, to hear Complete Streets exemptions proposals. At a
minimum the policy should identify how public participation will be sought.
·
Complete Streets implementation relies on using the best and latest design standards. A strong
policy clearly names specific recent design guidance or references using the best available. Mount
Vernon’s policy doesn’t do this, please recommend that they include recent design guidance or
references the best available.
·
Performance measures are needed to measure the City’s Complete Streets success. Policy needs
to include at least one performance measure or include a direction to create performance measures in
‘Implementation Steps’.
·
If you adopt the policy as is, the City may not be very competitive for funding. The Transportation
Improvement Board (TIB) has a Complete Streets Award Program offering monetary rewards for good
Complete Streets practices up to 250,000 dollars. In order to even be considered the city must have a
policy. This is not a grant program, but an award program that recognizes an embedded ethic
incorporate a Complete Streets lens in completing a transportation network to meet the needs for all
users. We have to have both a strong policy and a strong history of implementing Complete Streets
projects to be considered for funding.
With improvements, this policy will make positive change to better our community and the City will be a
strong candidate for future Complete Streets funding. Please ask Public Works for these improvements!
Sincerely,
Tom Ozretich 360-424-8466
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From:
To:
Cc:
Subject:
Date:
Attachments:

Marianne Manville-Ailles
Beacham, Linda
Lowell, Rebecca
FW: public comment on PL17-012 MV28 , Comprehensive Plan Amendment/Rezone Request
Monday, August 21, 2017 8:57:50 AM
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FYI to go in the file.
Marianne Manville-Ailles
From: Paul Hollander [mailto:paul@hollanderhospitality.com]
Sent: Thursday, August 17, 2017 7:37 PM
To: Marianne Manville-Ailles <mma@sseconsultants.com>
Cc: Mark Hollander <mark@hollanderhospitality.com>
Subject: FW: public comment on PL17-012 MV28 , Comprehensive Plan Amendment/Rezone
Request

From: Paul Hollander
Sent: Thursday, August 17, 2017 7:34 PM
To: 'mma@sseconsultant.com' <mma@sseconsultant.com>
Cc: Mark Hollander <mark@hollanderhospitality.com>
Subject: public comment on PL17-012 MV28 , Comprehensive Plan Amendment/Rezone Request
Hello Marianne,
Hollander Investments strongly objects to the proposed Rezone. There is inadequate information
presented about the project that would follow the rezone. There is inadequate time to study
impacts and respond to such a significant rezone. We anticipate that this rezone will lead to a
significant decrease in our property’s value.
Best regards,
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Chapter 17.12
R-A RESIDENTIAL AGRICULTURAL DISTRICT

Sections:
17.12.010
17.12.020
17.12.030
17.12.035
17.12.040
17.12.045
17.12.050
17.12.060
17.12.070
17.12.080
17.12.090

Intent.
Permitted uses.
Accessory uses.
Administrative conditional uses.
Conditional uses.
Special uses.
Lot area and width.
Setbacks.
Lot coverage.
Signs.
Parking.

17.12.010 Intent.
The intent of this chapter is to provide for uses and activities more rural in character than those found in more
concentrated, urban residential neighborhoods. Properties zoned R-A that do not have an associated comprehensive
plan designation of agricultural (AG) shall be rezoned to be consistent with their existing comprehensive plan
designation when a development project for anything other than one single-family house or an accessory use per lot
is proposed. (Ord. 3315, 2006; Ord. 2352, 1989).
17.12.020 Permitted uses.
Permitted primary uses in the R-A districts include:
A. Detached, single-family residential dwelling units. This use is limited to the placement of one such dwelling unit
per certified lot and may consist of manufactured homes;
B. The growing of crops;
C. The sale of products produced on the premises; provided, that the lot area is greater than two acres; and provided,
that only one sales stand, 300 square feet or less, shall be permitted; and provided that marijuana and marijuana
products shall not be permitted;
D. The raising of livestock, except commercial hogs; provided, that the operation conforms to all applicable health
laws; and provided, that no more than one hoofed animal (excluding sucklings) shall be permitted for each one-half
acre of lot area. In no case shall any building housing livestock be located less than 200 feet from any property line;
E. Municipal parks and playgrounds of less than one-half acre. (Ord. 3627 § 13, 2014; Ord. 3429 § 49, 2008).
17.12.030 Accessory uses.
Permitted accessory uses in the R-A district include:
A. Those accessory uses permitted in the R-1 districts;
B. Animal and implement barns, silos, sheds and similar buildings needed in agricultural activities. Animal roaming
areas shall be fenced;
C. Home occupations as set forth in Chapter 17.96 MVMC and subject to the conditions contained therein;
D. Private garage; and
E. Each single-family residence is permitted to have one accessory structure, which is exempt from building permit
requirements, by definition of the International Building Code (120 square feet or less). These exempt structures are
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required to be located in the rear yard and maintain a minimum of 10-foot setback from any other building or
property line. (Ord. 3429 § 50, 2008).
17.12.035 Administrative conditional uses.
Uses permitted by an administrative conditional use and classified as Type II permits in R-A districts are as follows:
A. Day nurseries. (Ord. 3315, 2006; Ord. 3193 § 2, 2004).
17.12.040 Conditional uses.
Uses permitted by a conditional use permit and classified as Type III permits in R-A districts are as follows:
A. Kennels; provided, that:
1. The portion of the building or structure housing animals is soundproofed;
2. Any run areas are enclosed by eight-foot-high solid walls;
3. Animal runs are surfaced with impervious materials;
4. Drainage is away from the nearest adjoining properties;
5. All applicable health laws are met;
6. The lot area is not less than one acre.
B. Bed and breakfast establishments which meet the following criteria:
1. The structure shall be “owner-occupied” and serve as the primary residence of the owner.
2. Adequate off-street parking of one parking space per guest room plus two spaces for the owner shall be
provided but shall not be in the required front yard unless it is screened and is compatible with the surrounding
neighborhood.
3. The structure shall meet all city building and fire codes to protect the safety of customers.
4. Individual rooms that are rented shall not contain cooking facilities.
5. The only meal to be provided to guests shall be breakfast and it shall only be served to guests taking lodging
in the facility.
6. There shall not be any other bed and breakfast establishments within a 300-foot radius.
7. The maximum number of days that a guest may stay shall be limited to 14 consecutive days. Guests may not
stay more than 60 days in any one year.
8. The building structure may not be altered or remodeled to the extent that the resulting structure would be
incompatible with the residential character of the neighborhood. (Ord. 3315, 2006; Ord. 3193 § 3, 2004; Ord.
2379 § 1, 1990; Ord. 2352, 1989).
17.12.045 Special uses.
Uses permitted by a special use permit in R-A districts are as follows:
A. Accessory dwelling unit, subject to the restrictions and regulations set forth in MVMC 17.81.110. (Ord. 3315,
2006; Ord. 2593 § 3, 1994).
17.12.050 Lot area and width.
Minimum lot area per dwelling unit shall be 35,000 square feet. The minimum lot area for any other permitted
primary use without a selling unit on the premises shall be 30,000 square feet. Minimum lot width of the building
line shall be 100 feet. (Ord. 3315, 2006; Ord. 2352, 1989).
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17.12.060 Setbacks.
Minimum setback requirements are as follows:
A. Front yard: 35 feet on arterial streets and 30 feet on all other streets. Buildings on corner lots and through lots
shall observe the minimum setback on both streets;
B. Side yard: 10 feet on each side;
C. Rear yard: 20 feet. (Ord. 3315, 2006; Ord. 2531 § 5, 1993; Ord. 2352, 1989).
17.12.070 Lot coverage.
Not more than 35 percent of the area of a lot may be covered by buildings and other structures, including accessory
structures and any parking areas; provided, however, such limitation shall not include temporary growing structures
that are exempt from building permit requirements and that have the sides and roof covered with polyethylene,
polyvinyl, or similar flexible synthetic material and are used to provide plants with either frost protection or
increased heat retention. (Ord. 3315, 2006; Ord. 2761 § 1, 1996; Ord. 2352, 1989).
17.12.080 Signs.
No signs are permitted except as provided in Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.12.090 Parking.
There shall be provided and maintained for each residence at least two enclosed (private garage) parking spaces plus
a driveway apron that can accommodate a minimum of two vehicles used by the residents and guests of a residence
for a total of not fewer than four parking spaces per dwelling unit.
Exception: The community and economic development director may reduce the amount and type of required
off-street parking for:
A. Affordable housing units as defined by Chapter 17.06 MVMC;
B. Senior housing developments. (Ord. 3429 § 51, 2008).
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Chapter 17.15
R-1 SINGLE-FAMILY DETACHED RESIDENTIAL DISTRICT

Sections:
17.15.010
17.15.020
17.15.030
17.15.040
17.15.045
17.15.050
17.15.055
17.15.060
17.15.070
17.15.080
17.15.090
17.15.100
17.15.110

Intent.
Subdistricts – Lot area requirements.
Permitted uses.
Accessory uses.
Administrative conditional uses.
Conditional uses.
Special uses.
Lot area and width.
Setbacks.
Maximum land coverage.
Building height.
Parking.
Signs.

17.15.010 Intent.
The intent of this chapter is to provide for single-family residential housing in neighborhoods of varying densities.
(Ord. 3315, 2006; Ord. 2352, 1989).
17.15.020 Subdistricts – Lot area requirements.
District R-1 is further subdivided into districts as provided in the following table. Density is calculated per the
definition of such found in Chapter 17.06 MVMC.
COMPREHENSIVE PLAN
DESIGNATION

MINIMUM NET
DENSITY

MAXIMUM NET
DENSITY

MINIMUM LOT
SIZE

R-1, 7.0 Single-Family
Residential

High Density Single-Family
(SF-HI)

4.0 du/acre

7.26 du/acre

4,500 square feet

R-1, 5.0 Single-Family
Residential

High Density Single-Family
(SF-HI)

4.0 du/acre

5.73 du/acre

6,000 square feet

R-1, 4.0 Single-Family
Residential

Medium Density Single-Family
(SF-MED)

4.0 du/acre

4.54 du/acre

7,500 square feet

R-1, 3.0 Single-Family
Residential

Medium Density Single-Family
(SF-MED)

3.23 du/acre
(See the land use element
of the comprehensive plan
for minimum and
maximum density policies)

3.23 du/acre

9,000 square feet

ZONING DESIGNATION

(Ord. 3429 § 52, 2008).

17.15.030 Permitted uses.
The uses that are permitted as a matter of right in R-1 districts are:
A. Detached, single-family residential dwelling units. This use is limited to the placement of one such dwelling unit
per certified lot and may consist of manufactured homes.
B. Group homes and shelter homes.
C. Municipal parks and playgrounds of less than one-half acre.
D. Planned unit developments may be permitted in the R-1, 7.0; R-1, 5.0; and R-1, 4.0 districts according to the
procedures specified in Chapter 17.69 MVMC and may include additional uses recommended by the comprehensive
plan (i.e., multifamily and/or commercial retail centers).
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E. Residential subdivisions platted and approved after the effective date of the ordinance codified in this section may
request approval as part of the subdivision application to provide single-family attached dwellings in the form of
duplexes; provided, that each unit shall be situated on an individually platted lot and separated by a common wall
having a two-hour fire rating.
Further provided, that all of the following conditions and requirements shall be met:
1. The lot area shall be a minimum of 6,500 square feet or equal to the zoning of the property, whichever is
greater.
2. The lot area, setbacks, building height, maximum land coverage, landscaping, parking and signage shall be
the same as the current zoning for the subdivision.
3. The design of each two-family unit shall be similar to other units in the subdivision and be designed to
provide the appearance of a single-family unit by altering, for example, the location of front doors and
windows, garages and access to garages, landscaping and fencing, etc.
4. The site plan (including all exterior improvements on the lot), building floor plans, elevations, landscaping
plans, exterior colors, and location and design of fencing are approved as part of the preliminary and final plat
process.
5. The site plan and supplemental information is recorded along with the final plat.
6. The CC&Rs and final plat shall identify for future lot owners the locations of all two-family units within the
subdivision.
7. Building height shall not exceed the average height of all units within the subdivision.
8. The units may be allowed at a minimum spacing of 300 feet or more. The 300-foot spacing shall be
measured from the lot lines.
9. A phasing plan for the development of the subdivision and each of the duplex units shall be provided and
approved.
10. No more than 10 percent of the single-family density that will actually be constructed within the
subdivision can be duplexes. For example, if 20 single-family homes were permitted, an applicant could, if they
meet all of the conditions above, create 18 single-family homes and one duplex. (Ord. 3429 § 53, 2008).
17.15.040 Accessory uses.
Permitted accessory uses in R-1 districts include:
A. Playgrounds when developed in connection with a small school, park, or community clubhouse not meeting size
criteria of the public (P) district; provided, that playfields developed to the limits of a property shall be fenced with a
six-foot-high fence with landscaping meeting the requirements of Chapter 17.99 MVMC along each side adjacent to
developed private property. In lieu of fencing, a 15-foot buffer may be permitted;
B. Home occupations, as defined in Chapter 17.96 MVMC, and subject to the home conditions contained therein;
C. Housing of Small Animals. An accessory building used for the housing of small animals or fowl shall not exceed
36 square feet in floor area when located on a minimum lot and neither the building nor the fenced area for their
roaming shall be closer than 25 feet to a property line, except by the recorded agreement of adjacent owners. The
keeping of mink, goats, foxes or hogs is prohibited;
D. Gardening and fruit raising;
E. Private garages;
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F. Day nurseries, as defined in Chapter 17.06 MVMC; provided, they maintain a valid city business license, are
state-licensed, and provide in-home care for 12 or fewer children, and provided there shall be no visible change in
any dwelling or housekeeping unit, such as lighting, signs, exterior display, or outdoor storage of materials and
equipment, which would attract attention to the day nursery conducted therein;
G. Each single-family residence is permitted to have one accessory structure, which is exempt from building permit
requirements, by definition of the International Building Code (120 square feet or less). These exempt structures are
required to be located in the rear yard and maintain a minimum of five-foot setback from any other building or
property line. (Ord. 3429 § 54, 2008).
17.15.045 Administrative conditional uses.
Uses permitted by an administrative conditional use permit and classified as a Type II permit in R-1 districts are as
follows:
A. Duplexes, subject to the regulations of Chapter 17.18 MVMC, where there is no more than one other duplex or
multifamily use within 600 feet of the proposed use; provided, that there is at least a 100-foot separation between
another duplex or multifamily use within a single-family zone. The 600 feet may be reduced to 300 feet; provided,
that 80 percent of the lots in the area described have single-family homes already built and that there is at least a
100-foot separation between another duplex or multifamily use within a single-family zone;
B. Day nurseries; provided, that the size, location and design are compatible with the residential character of the
neighborhood;
C. Rooms may be rented to not more than two persons, other than the family which occupies a single-family
dwelling; provided, there is compliance with health and building code requirements. (Ord. 3429 § 55, 2008).
17.15.050 Conditional uses.
Uses permitted by a conditional use permit and classified as a Type III permit in R-1 districts are as follows:
A. Churches; provided, that their principal access is from a secondary arterial street or greater and they shall
conform to all the development standards and requirements of the public (P) zone and concurrent with approval the
city shall require both the comprehensive plan and zoning designations to be changed to public (P) during the city’s
next comprehensive plan amendment cycle.
B. Community clubhouses and community association offices serving the immediate neighborhood;
C. Public utilities serving the immediate neighborhood;
D. Bed and breakfast establishments which meet the following criteria:
1. The structure shall be “owner-occupied” and serve as the primary residence of the owner;
2. Adequate off-street parking of one parking space per guest room plus two spaces for the owner shall be
provided but shall not be in the required front yard unless it is screened and is compatible with the surrounding
neighborhood;
3. The structure shall meet all city building and fire codes to protect the safety of customers;
4. Individual rooms that are rented shall not contain cooking facilities;
5. The only meal to be provided to guests shall be breakfast and it shall only be served to guests taking lodging
in the facility;
6. There shall not be any other bed and breakfast establishments within a 300-foot radius;
7. The maximum number of days that a guest may stay shall be limited to 14 consecutive days. Guests may not
stay more than 60 days in any one year;
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8. The building structure may not be altered or remodeled to the extent that the resulting structure would be
incompatible with the residential character of the neighborhood.
E. Specialized housing for the elderly that meets the following criteria:
1. This use must be sited on a lot that is no smaller than 10 gross acres in size.
2. This use must have its primary access off of a city designated arterial street.
3. The total number of resident rooms within any one structure used for specialized housing for the elderly shall
not exceed 100. This criteria is meant to limit the size of these facilities; and as such, an applicant cannot use
construction methods to provide separations according to the building code that would result in a structure with
more than 100 resident rooms.
4. The structures must meet the setbacks, lot coverage and building height specified within this chapter.
5. Type I landscape screening (as defined within MVMC 17.93.040) shall be installed around the perimeter of
the lot where it abuts other residential or public zoned properties.
6. All road frontages shall have no less than a 15-foot-wide landscape strip that complies with MVMC
17.93.020(D) installed. Additionally, no less than 20 percent of the gross site area shall be landscaped; and all
parking areas with more than 20 parking spaces shall comply with MVMC 17.93.030(B).
7. A limited number of duplex units can be constructed to house the elderly; or a spouse of an elderly resident
residing within the specialized housing for the elderly facility, so long as the following criteria are satisfied:
a. The number of overall units shall be calculated by taking the gross site area and subtracting out all
public rights-of-way, critical areas as defined in Chapter 15.40 MVMC (but not buffer areas), the
footprint(s) of all planned or existing buildings for specialized housing for the elderly and the parking and
landscape areas associated with this use. The acreage that is left shall be multiplied by eight. Following is
an example of how the maximum number of duplex units shall be calculated:
Example:

20-acre site
6 acres of public right-of-way
4.5 acres of building footprint(s) of specialized
housing for the elderly
2.5 acres of parking for the specialized housing for the
elderly
4 acres of landscaping
0.5 acre of wetlands

20-acre site minus 17.5 acres listed above = 2.5 net acres
2.5 net acres x 8 = 20 units; which means that 10 duplexes could be
constructed so long as all of the listed siting criteria are met.

b. The duplex units shall meet the setbacks, lot coverage, parking and building height specified within this
chapter.
c. The duplex units shall comply with the city’s design standards and guidelines for duplex units codified
under Chapter 17.70 MVMC.
d. The duplex units can only be constructed at the same time or following the construction of facilities for
specialized housing for the elderly.
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e. The elderly occupants of the duplexes shall be able to utilize the facilities of the specialized housing for
the elderly such as their cafeteria, transportation services, the organized social and recreational activities,
etc.; and the applicant for such facilities shall be required to record CC&Rs to ensure compliance with this
forever.
f. The duplex units and the specialized housing for the elderly shall remain under the same ownership.
8. If single-family detached housing units are constructed on the same site with specialized housing for the
elderly facilities (as opposed to being located on individual platted lots), the number of single-family units that
can be constructed shall be calculated by using the “density for mixed use buildings or developments”
definition found in Chapter 17.06 MVMC. Single-family detached units must comply with the density and the
other dimensional requirements of this chapter, they must remain under the same ownership as the specialized
housing for the elderly facility unless they are located on individually platted lots, and shall comply with the
city’s design standards and guidelines codified under Chapter 17.70 MVMC. (Ord. 3474 § 4, 2009).
17.15.055 Special uses.
Uses permitted by a special use permit in R-1 districts are as follows:
A. A day nursery, as defined in Chapter 17.06 MVMC; provided, they are state-licensed and care for more than six
but less than 12 children, exclusive of the child care provider’s own children, at one time.
B. Accessory dwelling unit, subject to the restrictions and regulations set forth in Chapter 17.81 MVMC. (Ord. 3429
§ 56, 2008).
17.15.060 Lot area and width.
A. Minimum lot area per dwelling unit shall be as specified in MVMC 17.15.020. Minimum lot width at the street
line shall be 20 feet; however, two individually platted lots can share one common access point as long as both lots
have legal access directly off of a right-of-way or a legally recognized access easement that is at least 20 feet in
width. Minimum mean depth of lot shall be 60 feet.
B. Those parcels identified on Map LU-5 within the city’s comprehensive plan shall have a net density no greater
than 3.23 dwelling units per acre. (Ord. 3315, 2006; Ord. 3026 § 4, 2000; Ord. 2599 § 2, 1994; Ord. 2352, 1989).
17.15.070 Setbacks.
Minimum setback requirements are as follows:
A. Front yard: 25 feet on arterial streets and 20 feet on all other streets. Buildings on corner lots and through lots
shall observe the minimum setback on both streets;
B. Side yard: five feet. The total of the two side yards shall be a minimum of 15 feet;
C. Rear yard: 20 feet. Where a rear yard abuts an alley, accessory buildings such as private garages and carports may
be located no closer than eight feet to the rear property line. (Ord. 3429 § 57, 2008).
17.15.080 Maximum land coverage.
Maximum land coverage by buildings shall be 35 percent. (Ord. 3315, 2006; Ord. 2352, 1989).
17.15.090 Building height.
Maximum building height shall be two stories, but not more than 35 feet, except that churches may exceed this
height with special permission of the city council. (Ord. 3315, 2006; Ord. 2352, 1989).
17.15.100 Parking.
There shall be provided and maintained for each residence at least two enclosed (private garage) parking spaces plus
a driveway apron that will accommodate no less than two vehicles to accommodate vehicles used by the residents
and guests of a residence, for a total of not fewer than four parking spaces per dwelling unit.
Exception: The community and economic development director may reduce the amount and type of required
off-street parking for:
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A. Affordable housing units as defined by Chapter 17.06 MVMC;
B. Senior housing developments. (Ord. 3429 § 58, 2008).
17.15.110 Signs.
No signs are permitted except as provided in Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
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Chapter 17.18
R-2 DUPLEX AND TOWNHOUSE RESIDENTIAL DISTRICT

Sections:
17.18.010
17.18.020
17.18.030
17.18.040
17.18.045
17.18.050
17.18.060
17.18.070
17.18.080
17.18.090

Intent.
Permitted uses.
Accessory uses.
Conditional uses.
Administrative conditional uses.
Lot area and width.
Setbacks – Maximum land coverage – Building height.
Landscaping.
Parking.
Signs.

17.18.010 Intent.
The intent of this chapter is to provide for areas within neighborhoods containing attached dwellings in the form of
duplexes or townhouses at a minimum net density of eight to a maximum net density of 10 dwelling units per acre.
(Ord. 3315, 2006; Ord. 2352, 1989).
17.18.020 Permitted uses.
Permitted primary uses in the R-2 district include:
A. Those uses permitted in the R-1 district as long as the minimum net density for the district can be achieved;
B. Two-family dwelling unit also known as a duplex;
C. Townhomes;
D. Planned unit developments may be permitted according to procedures specified in Chapter 17.69 MVMC and
may include additional uses recommended by the comprehensive plan (i.e., multifamily and/or commercial retail
centers);
E. Municipal parks and playgrounds of less than one-half acre. (Ord. 3429 § 59, 2008).
17.18.030 Accessory uses.
A. Permitted accessory uses in the R-2 district include those uses permitted in the R-1 district, except that no
buildings to house small animals or fowl other than normal household pets shall be permitted.
B. Each dwelling unit is permitted to have one accessory structure, which is exempt from building permit
requirements, by definition of the International Building Code (120 square feet or less). These exempt structures are
required to be located in the rear yard and maintain a minimum of five-foot setback from any other building or
property line. (Ord. 3429 § 60, 2008).
17.18.040 Conditional uses.
Uses permitted by a conditional use permit and classified as a Type III permit in R-2 districts are as follows:
A. Churches; provided, that their principal access is from a secondary arterial street or greater and they shall
conform to all the development standards and requirements of the public (P) zone and concurrent with approval the
city shall require both the comprehensive plan and zoning designations to be changed to public (P) during the city’s
next comprehensive plan amendment cycle.
B. Community clubhouses and community association offices serving the immediate neighborhood.
C. Public utilities.
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D. Bed and breakfast establishments which meet the following criteria:
1. The structure shall be “owner-occupied” and serve as the primary residence of the owner;
2. Adequate off-street parking of one parking space per guest room plus two spaces for the owner shall be
provided but shall not be in the required front yard unless it is screened and is compatible with the surrounding
neighborhood;
3. The structure shall meet all city building and fire codes to protect the safety of customers;
4. Individual rooms that are rented shall not contain cooking facilities;
5. The only meal to be provided to guests shall be breakfast and it shall only be served to guests taking lodging
in the facility;
6. There shall not be any other bed and breakfast establishments within a 300-foot radius;
7. The maximum number of days that a guest may stay shall be limited to 14 consecutive days. Guests may not
stay more than 60 days in any one year;
8. The building structure may not be altered or remodeled to the extent that the resulting structure would be
incompatible with the residential character of the neighborhood.
E. Specialized housing for the elderly that meets the following criteria:
1. This use must be sited on a lot that is no smaller than 10 gross acres in size.
2. This use must have its primary access off of a city designated arterial street.
3. The total number of resident rooms within any one structure used for specialized housing for the elderly shall
not exceed 100. This criteria is meant to limit the size of these facilities; and as such, an applicant cannot use
construction methods to provide separations according to the building code that would result in a structure with
more than 100 resident rooms.
4. The structures must meet the setbacks, lot coverage and building height specified within this chapter.
5. Type I landscape screening as defined within MVMC 17.93.040 shall be installed around the perimeter of
the lot where it abuts other residential or public zoned properties.
6. All road frontages shall have no less than a 15-foot-wide landscape strip that complies with MVMD
17.93.020(D) installed. Additionally, no less than 20 percent of the gross site area shall be landscaped; and all
parking areas with more than 20 parking spaces shall comply with MVMC 17.93.030(B). (Ord. 3474 § 5,
2009).
17.18.045 Administrative conditional uses.
Uses permitted by an administrative conditional use permit and classified as a Type II permit in R-2 districts are as
follows:
A. Day nurseries; provided, that the size, location and design are compatible with the residential character of the
neighborhood. (Ord. 3315, 2006; Ord. 3193 § 7, 2004).
17.18.050 Lot area and width.
Minimum lot area for a single-family residence shall be 4,500 square feet. Minimum lot area for a duplex or
townhouse residence shall be 6,500 square feet. Minimum lot width at building line for a single-family residence
shall be 40 feet. Minimum lot width at building line for two-family residence shall be 60 feet. (Ord. 3315, 2006;
Ord. 2352, 1989).
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17.18.060 Setbacks – Maximum land coverage – Building height.
All other area and dimensional regulations in the R-2 district shall be the same as for the R-1 district. (Ord. 3315,
2006; Ord. 2352, 1989).
17.18.070 Landscaping.
Landscaping shall be required pursuant to the terms of Chapter 17.93 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.18.080 Parking.
There shall be provided and maintained for each residence at least two enclosed (private garage) parking spaces plus
a driveway apron that will accommodate no less than two vehicles to accommodate vehicles used by the residents
and guests of a residence, for a total of not fewer than four parking spaces per dwelling unit.
Exception: The community and economic development director may reduce the amount and type of required
off-street parking for:
A. Affordable housing units as defined by Chapter 17.06 MVMC;
B. Senior housing developments. (Ord. 3429 § 61, 2008).
17.18.090 Signs.
No signs are permitted except as provided in Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
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Chapter 17.24
R-3 MULTIFAMILY RESIDENTIAL DISTRICT

Sections:
17.24.010
17.24.020
17.24.030
17.24.040
17.24.045
17.24.050
17.24.060
17.24.070
17.24.080
17.24.090
17.24.100
17.24.110
17.24.120
17.24.130

Intent.
Permitted uses.
Accessory uses.
Conditional uses.
Administrative conditional uses.
Lot area and width.
Setbacks.
Maximum land coverage.
Building height.
Distance between buildings.
Landscaping.
Parking.
Signs.
Site plan review.

17.24.010 Intent.
The intent of this chapter is to provide for areas within neighborhoods with good access containing multifamily
residential development at a minimum net density of 10 to a maximum net density of 12 dwelling units per acre.
(Ord. 3315, 2006; Ord. 2352, 1989).
17.24.020 Permitted uses.
Permitted primary uses in the R-3 district include:
A. Two-family and townhouse dwelling units that can meet the minimum density requirements of this zone;
B. Multifamily residential developments of 75 dwelling units or less; provided, that no less than 50 percent of the
sum of the building footprints shall be in open space, landscaping, and active play or activity areas. The definition of
“density for multifamily zoned developments” found in Chapter 17.06 MVMC describes how the maximum density
is calculated within this zone;
C. Municipal parks and playgrounds of less than one-half acre;
D. Professional offices, such as medical and dental, under 4,000 square feet in gross floor area, providing the siting
criteria of MVMC 17.24.045(A) are met and mitigate the impacts on the neighborhood. (Ord. 3429 § 62, 2008).
17.24.030 Accessory uses.
A. Permitted accessory uses in the R-3 district include those uses permitted in the R-1 district, except that accessory
buildings for small animals or fowl, other than normal household pets, shall not be permitted.
B. Each primary building (regardless of number of units) of a multifamily residence is permitted to have one
accessory structure which is exempt from building permit requirements by definition of the International Building
Code (120 square feet or less). These exempt structures are required to be located in the rear yard and maintain a
minimum of five-foot setback from any other building or property line. (Ord. 3429 § 63, 2008).
17.24.040 Conditional uses.
Uses permitted by a conditional use permit and classified as a Type III permit in the R-3 district are as follows:
A. Churches; provided, that their principal access is from a secondary arterial street or greater and they shall
conform to all the development standards and requirements of the public (P) zone and concurrent with approval the
city shall require both the comprehensive plan and zoning designations to be changed to public (P) during the city’s
next comprehensive plan amendment cycle;
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B. Public utilities;
C. Specialized housing for the elderly over 12,000 square feet cumulative;
D. Multifamily residential developments of 76 dwelling units or more; provided, that no less than 50 percent of the
sum of the building footprints shall be in open space, landscaping, and active play or activity areas. The definition of
density for multifamily zoned developments found in Chapter 17.06 MVMC describes how the maximum density is
calculated within this zone;
E. Neighborhood convenience uses; provided, that:
1. They are incorporated with the design of a multifamily structure or complex;
2. The number of dwelling units in such a complex exceeds 30;
3. At least 50 percent of the planned residential units are constructed before the neighborhood convenience,
professional office, restaurant or day care center can be constructed;
4. No use shall exceed 1,500 square feet in area;
5. The design, landscaping and arrangement of parking are compatible with the residential character of the
project and neighborhood;
6. Access is from a major street and is located such that it is compatible with the residential use and will not
create a traffic hazard or congestion; and
7. The multifamily density meets the definition for density for mixed use buildings or developments found
within Chapter 17.06 MVMC;
F. Bed and breakfast establishments which meet the following criteria:
1. The structure shall be owner-occupied and serve as the primary residence of the owner;
2. Adequate off-street parking of one parking space per guest room plus two spaces for the owner shall be
provided but shall not be in the required front yard unless it is screened and is compatible with the surrounding
neighborhood;
3. The structure shall meet all city building and fire codes to protect the safety of customers;
4. Individual rooms that are rented shall not contain cooking facilities;
5. The only meal to be provided to guests shall be breakfast and it shall be served to guests taking lodging in
the facility;
6. There shall not be any other bed and breakfast establishments within a 300-foot radius;
7. The maximum number of days that a guest may stay shall be limited to 14 consecutive days. Guests may not
stay more than 60 days in any one year;
8. The building structure may not be altered or remodeled to the extent that the resulting structure would be
incompatible with the residential character of the neighborhood. (Ord. 3429 § 64, 2008).
17.24.045 Administrative conditional uses.
Uses permitted by an administrative conditional use permit and classified as a Type II permit in R-3 districts are as
follows:
A. Professional offices, such as medical and dental offices; provided, that:
1. The type, size and construction are compatible with the residential intent or character of the district;
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2. The design, landscaping and arrangement of parking spaces are compatible with the residential character of
the project and the neighborhood;
3. Access is from a street capable of handling the traffic generated from the use, and is located such that it is
compatible with the residential use and will not create a traffic hazard or congestion;
B. Specialized housing for the elderly with total building area under 12,000 square feet;
C. Day nursery; provided, that the size, location and design are compatible with the residential character of the
development and neighborhood. (Ord. 3429 § 65, 2008).
17.24.050 Lot area and width.
A. Minimum lot area requirements in the R-3 district are as follows:
1. Minimum lot area for a two-family or two-unit townhouse dwelling shall be 6,500 square feet.
2. Increased density up to a maximum of 15 du/acre may be achieved if at least 50 percent of the required
parking spaces are located in an enclosed area beneath the habitable floors of the building or complex.
B. Minimum lot dimensions for multifamily structures shall be 60-foot width at the front building line, 30-foot
minimum width at the street line, and 80-foot minimum mean depth. (Ord. 3315, 2006; Ord. 2723 § 1, 1996; Ord.
2531 § 4, 1993; Ord. 2352, 1989).
17.24.060 Setbacks.
Minimum setback requirements are as follows:
A. Front yard: 25 feet on arterial streets and 20 feet on all other streets. Buildings on corner lots shall observe the
minimum setback on both streets.
B. Side yard: 10 feet on each side. No portion of a second-story wall shall be closer than 15 feet to the side yard line.
No portion of a third-story wall shall be closer than 20 feet to the side yard line.
C. Rear yard: 20 feet.
D. Duplex or townhouses constructed in this zone shall meet the setbacks listed in MVMC 17.15.070. (Ord. 3315,
2006; Ord. 2531 § 8, 1993; Ord. 2352, 1989).
17.24.070 Maximum land coverage.
Maximum land coverage by buildings shall be 40 percent. (Ord. 3315, 2006; Ord. 2352, 1989).
17.24.080 Building height.
Maximum building height shall be two stories, but not more than 25 feet. These maximum limits may be increased
to three stories and 35 feet if parking is provided beneath the habitable stories. (Ord. 3315, 2006; Ord. 2352, 1989).
17.24.090 Distance between buildings.
The minimum distance between any two buildings on the same lot shall be 10 feet where either or both contain
dwelling units. (Ord. 3315, 2006; Ord. 2352, 1989).
17.24.100 Landscaping.
Landscaping shall be required pursuant to the terms of Chapter 17.93 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.24.110 Parking.
Parking shall be provided pursuant to the terms of Chapter 17.84 MVMC for all uses allowed in this chapter, except
that duplexes and two-unit townhomes that are not part of a larger multifamily development on the same property
shall provide and maintain for each residence at least two enclosed (private garage) parking spaces plus a driveway
apron that will accommodate no less than two vehicles to accommodate vehicles used by the residents and guests of
a residence, for a total of not fewer than four parking spaces per dwelling unit.
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Exception: The community and economic development director may reduce the amount and type of required
off-street parking for:
A. Affordable housing units as defined by Chapter 17.06 MVMC;
B. Senior housing developments. (Ord. 3429 § 66, 2008).
17.24.120 Signs.
No signs are permitted except as provided in Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.24.130 Site plan review.
All developments of five or more units and all conditional uses shall be subject to a site plan review as provided in
Chapter 17.90 MVMC. (Ord. 3429 § 67, 2008).
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Chapter 17.27
R-4 MULTIFAMILY RESIDENTIAL DISTRICT

Sections:
17.27.010
17.27.020
17.27.030
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17.27.045
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Intent.
Permitted uses.
Accessory uses.
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Lot area and width.
Setbacks.
Maximum land coverage.
Building height.
Distance between buildings.
Landscaping.
Parking.
Signs.
Site plan review.

17.27.010 Intent.
The intent of this chapter is to provide for neighborhoods with close proximity to major arterials containing
multifamily residential development at a minimum net density of 10 to a maximum net density of 15 dwelling units
per acre. (Ord. 3315, 2006; Ord. 2352, 1989).
17.27.020 Permitted uses.
Permitted primary uses in the R-4 district include the following:
A. Two-family and townhouse dwelling units that can meet the minimum density requirements of this zone;
B. Multifamily residential developments of 75 dwelling units or less; provided, that no less than 50 percent of the
sum of the building footprints shall be in open space, landscaping, and active play or activity areas. The definition of
“density for multifamily zoned developments” found in Chapter 17.06 MVMC describes how the maximum density
is calculated within this zone;
C. Municipal parks and playgrounds of less than one-half acre;
D. Professional offices, such as medical and dental, under 4,000 square feet in gross floor area, providing the siting
criteria of MVMC 17.27.040(D) are met and mitigate the impacts on the neighborhood. (Ord. 3429 § 68, 2008).
17.27.030 Accessory uses.
A. Permitted accessory uses in the R-4 district shall include those permitted in the R-1 district except that accessory
buildings for small animals or fowl, other than normal household pets, shall not be permitted.
B. Each primary building (regardless of number of units) of a multifamily residence is permitted to have one
accessory structure which is exempt from building permit requirements by definition of the International Building
Code (120 square feet or less). These exempt structures are required to be located in the rear yard and maintain a
minimum of five-foot setback from any other building or property line. (Ord. 3429 § 69, 2008).
17.27.040 Conditional uses.
Uses permitted by conditional use permit and classified as a Type III permit in the R-4 district are as follows:
A. Churches; provided, that their principal access is from a secondary arterial street or greater and they shall
conform to all the development standards and requirements of the public (P) zone and concurrent with approval the
city shall require both the comprehensive plan and zoning designations to be changed to public (P) during the city’s
next comprehensive plan amendment cycle;
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B. Community clubhouses and community association offices serving the immediate neighborhood;
C. Public utilities;
D. Professional offices, such as medical and dental offices; provided, that:
1. The type, size and construction are compatible with the residential intent or character of the district;
2. The design, landscaping and arrangement of parking spaces are compatible with the residential character of
the project and the neighborhood;
3. Access is from a street capable of handling the traffic generated from the use, and is located such that it is
compatible with the residential use and will not create a traffic hazard or congestion;
E. Specialized housing for the elderly exceeding 10,000 square feet in size and/or 15 units;
F. Multifamily residential developments of 76 dwelling units or more; provided, that no less than 50 percent of the
sum of the building footprints shall be in open space, landscaping, and active play or activity areas. The definition of
density for multifamily zoned developments found in Chapter 17.06 MVMC describes how the maximum density is
calculated within this zone;
G. Neighborhood convenience uses; provided, that:
1. They are incorporated with the design of a multifamily structure or complex;
2. At least 50 percent of the planned residential units are constructed before the neighborhood convenience,
professional office, restaurant or day care center can be constructed;
3. The number of dwelling units in such a complex exceeds 30;
4. No use shall exceed 1,500 square feet in area;
5. The design, landscaping and arrangement of parking are compatible with the residential character of the
project and neighborhood;
6. Access is from a major street and is located such that it is compatible with the residential use and will not
create a traffic hazard or congestion; and
7. The multifamily density meets the definition for density for mixed use buildings or developments found
within Chapter 17.06 MVMC;
H. Restaurants; provided, that they meet the same requirements for neighborhood convenience uses as set forth in
subsection G of this section;
I. Bed and breakfast establishments which meet the following criteria:
1. The structure shall be owner-occupied and serve as the primary residence of the owner;
2. Adequate off-street parking of one parking space per guest room plus two spaces for the owner shall be
provided but shall not be in the required front yard unless it is screened and is compatible with the surrounding
neighborhood;
3. The structure shall meet all city building and fire codes to protect the safety of customers;
4. Individual rooms that are rented shall not contain cooking facilities;
5. The only meal to be provided to guests shall be breakfast and it shall only be served to guests taking lodging
in the facility;
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6. There shall not be any other bed and breakfast establishments within a 300-foot radius;
7. The maximum number of days that a guest may stay shall be limited to 14 consecutive days. Guests may not
stay more than 60 days in any one year;
8. The building structure may not be altered or remodeled to the extent that the resulting structure would be
incompatible with the residential character of the neighborhood. (Ord. 3429 § 70, 2008).
17.27.045 Administrative conditional uses.
Uses permitted by an administrative conditional use permit and classified as a Type II permit in the R-4 district are
as follows:
A. Day nursery; provided, that the size, location and design are compatible with the residential character of the
development and neighborhood. (Ord. 3429 § 71, 2008).
17.27.050 Lot area and width.
A. Minimum lot area requirements in the R-4 district are as follows:
1. Minimum lot area for a two-family or two-unit townhouse dwelling unit shall be 6,500 square feet.
2. Increased density up to a maximum of 20 du/acre may be achieved if at least 50 percent of the required
parking spaces are located in an enclosed area beneath the habitable floors of the building or complex.
3. Minimum lot dimensions for a multifamily development shall be 60-foot width at the front building line,
30-foot minimum width at the street line, and 80-foot minimum mean depth.
4. For specialized housing for the elderly, the required lot area shall be the same as that provided in the R-3
district.
B. Minimum lot dimensions shall be the same as in the R-3 district. (Ord. 3429 § 72, 2008).
17.27.060 Setbacks.
Minimum setback requirements shall be the same as for the R-3 district, except that in areas served by alleys that
provide rear fire access, the side yards may be eliminated upon approval by the fire marshal. Approval is contingent
upon findings that windows in a residential building on the adjacent property not be closer than 15 feet to the wall
that would be built on the side yard property line and further, that the wall itself would not contain any windows.
(Ord. 3315, 2006; Ord. 2352, 1989).
17.27.070 Maximum land coverage.
Maximum land coverage by buildings shall be 40 percent. (Ord. 3315, 2006; Ord. 2352, 1989).
17.27.080 Building height.
Maximum building height shall be three stories but not more than 35 feet. The maximum units may be increased to
four stories and 45 feet if parking is provided beneath the habitable stories. (Ord. 3315, 2006; Ord. 2352, 1989).
17.27.090 Distance between buildings.
Minimum distance between buildings shall be the same as for the R-3 district. (Ord. 3315, 2006; Ord. 2352, 1989).
17.27.100 Landscaping.
Landscaping shall be required pursuant to the terms of Chapter 17.93 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.27.110 Parking.
Parking shall be provided pursuant to the terms of Chapter 17.84 MVMC for all uses allowed in this chapter, except
that duplexes and two-unit townhomes that are not part of a larger multifamily development on the same property
shall provide and maintain for each residence at least two enclosed (private garage) parking spaces plus a driveway
apron that will accommodate no less than two vehicles to accommodate vehicles used by the residents and guests of
a residence, for a total of not fewer than four parking spaces per dwelling unit.
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Exception: The community and economic development director may reduce the amount and type of required
off-street parking for:
A. Affordable housing units as defined by Chapter 17.06 MVMC;
B. Senior housing developments. (Ord. 3429 § 73, 2008).
17.27.120 Signs.
No signs are permitted except as provided in Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.27.130 Site plan review.
All developments of five or more units and all conditional uses shall be subject to a site plan review as provided in
Chapter 17.90 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
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Chapter 17.30
P PUBLIC DISTRICT

Sections:
17.30.010
17.30.020
17.30.030
17.30.040
17.30.045
17.30.050
17.30.060
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Conditional uses.
Administrative conditional uses.
Lot area and width.
Setbacks.
Repealed.
Repealed.
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Parking.
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Site plan review.
Development exceptions adjacent to C-1 district.

17.30.010 Intent.
The intent of these regulations is to provide areas within the community that are available for public uses and to
have master plans prepared for some of those uses. (Ord. 3429 § 74, 2008).
17.30.020 Permitted uses.
Permitted primary uses in the P district shall include:
A. Institutions such as schools, colleges, sanatoriums, convalescent centers and charitable uses;
B. Churches, memorial buildings, community clubhouses and museums;
C. Governmental buildings, including police and fire stations;
D. Public parks;
E. Cemeteries;
F. Public and private vocational and technical schools;
G. Emergency shelter for the homeless; provided, an emergency shelter for the homeless shall not be located within
a 1,000-foot radius of any other emergency shelter for the homeless and an existing shelter shall not expand the
existing square footage of their facility to accommodate additional homeless, except that the hearing examiner may
approve a location within a lesser distance or an increase in square footage of the existing facility to serve additional
homeless if the applicant can demonstrate that such location will not be materially detrimental to neighboring
properties due to excessive noise, lighting, or other interference with the peaceful use and possession of said
neighboring properties; and provided further, an emergency shelter for the homeless shall have 100 square feet of
gross floor area per resident as defined by the city Building Code (MVMC Title 15); and provided further, an
emergency shelter for the homeless shall have any and all licenses as required by state and local law;
H. Open space, wetland preserves, agricultural and critical areas;
I. Public utility buildings, telephone exchanges, sewage pumping stations, electrical distribution substations, water
tanks, water pumping stations and similar developments necessary for the operation of a public utility; and
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J. Commercial or public parking garages and/or commercial or public surface parking. (Ord. 3429 § 75, 2008).
17.30.030 Accessory uses.
A. Permitted accessory uses in the P district shall include those uses and activities customarily associated with and
necessary to the operation of the permitted primary use. This shall include day nurseries, preschools, heliports,
medical office buildings (MOB), when associated with, and included as, part of the master plan for a hospital, and
college housing/dormitories (group living quarters for a student body), subject to the regulations of the R-4
multifamily residential district and included as part of a master plan for a college, and where it can be shown the
particular accessory use is necessary to and customarily associated with the particular permitted use.
B. Each primary building or structure may be permitted to have one accessory building, which is exempt from
building permit requirements, by definition of the International Building Code (120 square feet or less). These
exempt structures are required to be shown on the master plan. (Ord. 3429 § 76, 2008).
17.30.040 Conditional uses.
Uses permitted by a conditional use permit in the P district shall include:
A. Recreational vehicle (RV) parks subject to the following requirements:
1. Minimum Site Area. The minimum gross site area for a recreational vehicle park shall be no less than 15
acres.
2. Density of RV Pads and Paving Required. There shall be no more than one recreational vehicle space per
each 2,000 net square feet of site area (as described within this subsection). Each RV space and its associated
parking pad (described below in subsection (A)(7) of this section) shall be paved. The paved RV pad shall be
sized to accommodate the minimum dimension of the largest RV unit allowed to occupy that space. The
developer shall be required to complete a study to justify the varying sizes of RV pads that are proposed to
ensure that they are appropriately sized. In determining the net site area the following shall be subtracted from
the gross site area: public or private roads or driveways, and all areas classified as critical areas per Chapter
15.40 MVMC.
3. Open Space Amenities. There shall be a minimum of 10 percent of the gross site area provided as usable
open space areas for the users of the recreational vehicle park. The site developer shall be responsible for
installing amenities within the site such as play areas for children, gazebos, picnic tables, etc. to make the open
space areas provided usable. Critical areas and their associated buffers and perimeter landscaping treatments
cannot be counted towards the usable open space requirement.
4. Spacing Between Pads. There shall be a minimum side-to-side dimension of 12 feet between paved RV and
parking pads; and a minimum end-to-end dimension of 10 feet between RV and parking pads. These spaces
between paved pads shall be left open, shall be landscaped with grass or other ground cover, and shall not be
used as parking spaces or spaces for any other types of temporary or permanent structures.
5. Perimeter Landscaping. There shall be a minimum 20-foot-wide, Type II, landscape treatment (as defined
within Chapter 17.93 MVMC), around the entire perimeter of the RV park.
6. Setbacks. The following setbacks shall be observed:
a. Twenty-five feet from all abutting public streets;
b. Ten feet from all interior private streets.
7. Vehicle/Truck/Guest Parking. Abutting each recreational vehicle space shall be a paved parking pad sized to
accommodate a towing vehicle if the RV pad is sized as such; or sized to accommodate a tow behind vehicle.
In addition to the vehicle space abutting each RV space there shall be a guest parking area that shall be
calculated by dividing the total number of RV spaces created by three. The guest parking area shall meet all of
the requirements found within Chapter 17.84 MVMC.
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8. Access Requirements. The internal access roads within a recreational vehicle park shall be private roads
unless the city’s public works director deems it necessary that such a road be dedicated to the public. The
minimum width of the paved private internal access roads shall be 26 feet; and these roads shall have turning
radius of 28 feet inside and 45 feet outside. This is the minimum road standard; and based upon site-specific
details the public works director can require a different road section be constructed. There shall be no less than
two ingress/egress points; however, one can be for emergency vehicle access only. The public works director
shall specify how the road shall be constructed based on information from the applicant on the types of vehicles
that will likely use the park (i.e., gravel base and asphalt depths).
9. Utility Requirements. The following requirements for utilities shall apply:
a. A water supply system shall be provided in the recreational vehicle park for each recreational vehicle
space designed to accommodate the park user occupying a self-contained recreational vehicle; the water
system for a recreational vehicle park shall be constructed and maintained in accordance with all
applicable state and local codes and regulations;
b. Watering Stations. Each recreational vehicle park shall be provided with one or more accessible water
supply outlets for filling recreational vehicle water storage tanks;
c. Sewage Disposal System. An adequate and safe sewage disposal system shall be provided in a
recreational vehicle park for each recreational vehicle space designed to accommodate the park user
occupying a self-contained vehicle and shall be connected to public sewage system. The sewage disposal
system in a recreational vehicle park shall be constructed and maintained in accordance with all applicable
state and local codes and regulations;
d. Sanitary Stations. Each recreational vehicle park shall be provided with sanitary dumping stations in the
ratio of one for every 100 recreational vehicle spaces or fractional part thereof. The construction of the
sanitary station shall be in accordance with the direction of the public works director. Sanitary stations
shall be screened from other activities by a visual barrier such as fences, walls, or natural growth and shall
be separated from any recreational vehicle space by a distance of not less than 50 feet;
e. Electrical Supply System. Each recreational vehicle park shall be provided with an underground
electrical system which shall be installed and maintained in accordance with all applicable state and local
codes and regulations;
f. Other Utility Systems. If other utility systems such as natural gas, television cable, or telephone are
installed in a recreational vehicle park, such installation shall be in accordance with state and local codes
and regulations.
10. On-Site Facilities Mandated. There shall be one permanent dwelling unit within the RV park to house the
on-site manager. In addition, all RV parks shall have laundry facilities, bathroom facilities and facilities for
showers. The laundry, bathroom and shower facilities shall be designed to accommodate the maximum number
of users expected to utilize these facilities during the RV park’s peak usage. It will be the applicant’s
responsibility to show that the size of the facilities they are proposing will be adequate to serve their expected
guests.
11. Safe Pedestrian Travel. A paved pedestrian walking system shall be constructed that connects the guest
parking spaces, the service buildings (showers, on-site manager, laundry services, etc.), the usable open space
areas, the ingress/egress of the site, and the RV spaces.
12. Duration of Stay. No recreational vehicles shall remain within a recreational vehicle park for more than 90
days in any one-year period. Either the on-site manager or the owner of the RV park shall maintain a register of
all tenants. This register shall contain: (a) the name and address of the occupants; (b) the dates of arrivals and
departures; and (c) the license or registration number of all RVs, along with the state that issued said license or
registration numbers. This register shall be submitted to the city on a yearly basis to ensure that the 90-day
maximum timeframe that an RV is allowed to stay per year is abided by. The register must also be made
available to the city or other state or federal agencies upon request.
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13. Miscellaneous Requirements. All recreational vehicle spaces shall be well marked and numbered. (Ord.
3447 § 3, 2009).
17.30.045 Administrative conditional uses.
Uses permitted by an administrative conditional use permit and classified as a Type II permit in the P district are as
follows:
A. Parking lots located separately from a permitted primary use. (Ord. 3315, 2006; Ord. 3193 § 14, 2004).
17.30.050 Lot area and width.
There are no limitations on lot area and width. (Ord. 3315, 2006; Ord. 2352, 1989).
17.30.060 Setbacks.
Minimum setback requirements are as follows:
A. Front yard: 10 feet. Buildings on corner lots and through lots shall observe the minimum setback on both streets.
For properties that front on an arterial, the minimum setback from the right-of-way shall be 25 feet. The community
and economic development and public works directors can through a Type I decision process administratively
reduce, for good cause shown, this setback.
B. Side and rear yards: none, except along any property line adjoining a residentially zoned district, with no
intervening street or alley, there shall be a setback of 20 feet. (Ord. 3429 § 78, 2008).
17.30.070 Maximum land coverage.
Repealed by Ord. 3267. (Ord. 2352, 1989).
17.30.071 Buildable area calculation – Transfer of floor area.
Repealed by Ord. 3267. (Ord. 3014 § 17, 2000).
17.30.080 Building height.
Maximum building height in the P district shall be four stories, but not more than 50 feet. Building height in excess
of four stories or 50 feet may be approved through the conditional use process. Uninhabitable portions of structures
such as a church spire, fleche, campanile or high nave, a dome and lantern or a clock tower may be permitted to
exceed the height limit; provided, such appurtenances are not intended as advertising devices. (Ord. 3315, 2006;
Ord. 2352, 1989).
17.30.090 Special regulations.
For all uses allowed under this chapter that are 10 acres in size or larger, a master plan shall be prepared. The master
plan shall be processed as a type IV permit under Chapter 14.05 MVMC and shall meet the requirements outlined
below. A site plan for each permitted and conditional use under 10 acres shall be prepared and reviewed as a type III
permit under Chapter 14.05 MVMC for new construction or major addition(s) to an existing structure as determined
by the development services director.
A. Master Plan Submittal Requirements. The master plan shall include proposed land use information (land use,
densities, site design, adjacent uses, circulation, utility corridors and alignments, wetlands) for review and approval
by the city pursuant to the procedures of this chapter. The master plan shall also be accompanied by a phasing plan
describing the general boundaries of each phase and the expected date at which a detailed site plan for that phase
will be submitted. No project to be developed in phases may exceed 10 years from the time the master plan is
approved until the final plan is submitted.
B. The master plan shall be reviewed by the hearing examiner, recognizing the lesser level of detail included in the
master plan application.
C. Subsequent applications for approval shall be consistent with any approved master plan and shall contain all of
the detailed information and materials deemed necessary by the development services director to adequately review
the project. (Ord. 3315, 2006; Ord. 3092 § 41, 2002; Ord. 2967 § 1, 1999; Ord. 2943 § 45, 1999; Ord. 2855 § 15,
1997; Ord. 2531 § 16, 1993; Ord. 2352, 1989).
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17.30.100 Landscaping.
Landscaping shall be required pursuant to the terms of Chapter 17.93 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.30.110 Parking.
Parking shall be provided pursuant to the terms of Chapter 17.84 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.30.120 Signs.
Signs shall meet the requirements as provided in Chapter 17.87 MVMC for a comprehensive sign plan. (Ord. 3315,
2006; Ord. 2352, 1989).
17.30.130 Site plan review.
All developments in this district shall be subject to a site plan review as provided in Chapter 17.90 MVMC. (Ord.
3315, 2006; Ord. 2352, 1989).
17.30.140 Development exceptions adjacent to C-1 district.
In cases where a permitted or conditional use in the P district is adjacent to a C-1 district, the setbacks, lot coverage,
building height, landscaping and sign requirements of the C-1 district may apply provided all other development
regulations of the P district are observed. (Ord. 3315, 2006; Ord. 2531 § 15, 1993).
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Chapter 17.48
C-2 GENERAL COMMERCIAL DISTRICT

Sections:
17.48.010
17.48.020
17.48.025
17.48.030
17.48.040
17.48.050
17.48.060
17.48.070
17.48.080
17.48.090
17.48.100
17.48.110

Intent.
Permitted uses.
Accessory uses.
Prohibited uses.
Conditional uses.
Lot area and width.
Setbacks.
Building height.
Landscaping.
Parking.
Signs.
Site plan review.

17.48.010 Intent.
The intent of this chapter is to establish and preserve general commercial areas having a variety of uses and
accessible primarily by automobile. (Ord. 3315, 2006; Ord. 2352, 1989).
17.48.020 Permitted uses.
Permitted primary uses in the C-2 district are as follows:
A. Commercial Uses.
1. Retail stores;
2. Personal services;
3. Offices, banks, and financial institutions;
4. Hotels, motels and lodging houses;
5. Eating and drinking establishments;
6. Theaters, bowling alleys, skating rinks and other entertainment uses;
7. Laundry and dry cleaning pickup stations;
8. Outside sales of vehicles, boats, mobile homes or equipment;
9. Drive-in banks and eating establishments;
10. Gasoline service stations and automobile repair garages;
11. Adult entertainment establishments, as herein defined; provided, that no adult entertainment establishment
shall be located nearer than 1,000 feet from any other adult entertainment establishment; and provided further,
that no adult entertainment establishment shall be located nearer than 1,000 feet from any public or private
school, church, or public park. Distances as provided in this subsection shall be measured by following a
straight line, without regard to intervening buildings, from the nearest point of the property parcel upon which
the proposed use is to be located to the nearest point of the parcel of property of the land use from which the
proposed use is to be separated; and
12. Day nurseries;
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B. Public and Quasi-Public Uses.
1. Governmental buildings, including fire and police stations and administrative offices; and
2. Museums, art galleries, libraries, clubs or fraternal societies and memorial buildings;
C. Other Uses Specifically Permitted.
1. Printing operations;
2. Upholstery and furniture repair shops;
D. On-site hazardous waste treatment and storage facilities as an accessory use to a permitted use provided such
facilities comply with the State Hazardous Waste Siting Standards and Mount Vernon and State Environmental
Policy Act requirements;
E. Emergency shelter for the homeless; provided, an emergency shelter for the homeless shall not be located within
a 1,000-foot radius of any other emergency shelter for the homeless and an existing shelter shall not expand the
existing square footage of their facility to accommodate the homeless, except that the hearing examiner may approve
a location within a lesser distance or an increase in square footage of the existing facility to serve additional
homeless if the applicant can demonstrate that such location will not be materially detrimental to neighboring
properties due to excessive noise, lighting, or other interference with the peaceful use and possession of said
neighboring properties; and provided further, an emergency shelter for the homeless shall have 100 square feet of
gross floor area per resident as defined by the city building code (MVMC Title 15); and provided further, an
emergency shelter for the homeless shall have any and all licenses as required by state and local law;
F. Expansion of Existing Mini-Storage Facilities. Proposed new mini-storage facilities when adjacent to existing
mini-storage facilities under the same ownership. (Ord. 3429 § 96, 2008).
17.48.025 Accessory uses.
Permitted accessory uses in the C-2 district include:
A. Residence for watchman, custodian, manager or property owner of permitted use provided it is located within the
same building as the principal use;
B. Each primary building or structure is permitted to have one accessory building, which is exempt from building
permit requirements, by definition of the International Building Code (120 square feet or less). These exempt
structures are required to be located in the rear yard and maintain a minimum of five-foot setback from any other
building or property line;
C. Mini-storage facilities;
D. Commercial or public parking garages and/or commercial or public surface parking; and
E. Card room. (Ord. 3429 § 97, 2008).
17.48.030 Prohibited uses.
Uses specifically prohibited in the C-2 district are:
A. Sales of inoperable vehicles or used parts;
B. Junkyards;
C. Auto wrecking yards. (Ord. 3315, 2006; Ord. 2352, 1989).
17.48.040 Conditional uses.
Uses permitted by conditional use permit, and classified as a Type III permit in the C-2 district, are as follows:
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A. Restricted limited manufacturing uses involving the processing or fabrication of commodities or products subject
to all the following restrictions, development and performance standards:
1. All manufacturing activities including storage and warehousing shall be confined to enclosed buildings on
the property.
2. The use does not inflict upon the surrounding permitted land uses in the district smoke, dirt, glare, odors,
vibration, noise, excessive hazards or water pollution detrimental to the health, welfare, or safety of the public
occupying or visiting such areas.
3. The design of all buildings and related improvements shall employ design standards to support and maintain
the commercial character of the area.
B. Churches; provided, that their principal access is from a collector street or greater and they shall conform to all
the development standards and requirements of the public (P) zone and concurrent with approval the city shall
require both the comprehensive plan and zoning designations to be changed to public (P) during the city’s next
comprehensive plan amendment cycle. (Ord. 3447 § 2, 2009).
17.48.050 Lot area and width.
There are no limitations on lot area and width. (Ord. 3315, 2006; Ord. 2352, 1989).
17.48.060 Setbacks.
Minimum setback requirements in the C-2 district are as follows:
A. Front yard: 10 feet. Buildings on corner lots and through lots shall observe the minimum setback on both streets.
For properties that front on an arterial, the minimum setback from the right-of-way shall be 25 feet. The community
and economic development and public works directors can through a Type I decision process administratively
reduce, for good cause shown, this setback.
B. Side yard and rear yard: none, except along any property line adjoining a residentially zoned district, with no
intervening street or alley, there shall be a setback of at least five feet. (Ord. 3405 § 3, 2008).
17.48.070 Building height.
Building height in the C-2 district is unrestricted except for fire safety considerations, and building code
considerations. (Ord. 3315, 2006; Ord. 3072 § 10, 2001).
17.48.080 Landscaping.
Landscaping shall be required pursuant to the terms of Chapter 17.93 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.48.090 Parking.
Parking shall be provided pursuant to the terms of Chapter 17.84 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.48.100 Signs.
Signs shall meet the requirements as provided in Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
17.48.110 Site plan review.
All developments in this district shall be subject to site plan review as provided in Chapter 17.90 MVMC. (Ord.
3315, 2006; Ord. 2352, 1989).
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3.4
TRAFFIC CONTROL & CALMING DEVICES

Traffic control and traffic
calming devices share the
same overriding goals of
reducing vehicle speeds and
improving safety.

TRAFFIC CONTROL
Traffic control at City intersections
with higher traffic volumes is
provided in large part with traffic
signals and stop signs. In total, on
arterial streets, the City has:

•
•
•
•

33 34 signalized
intersections;
Two (2) emergency signals;
Eight (8) all-way stop
controlled intersections;
and,
55 54 two, and three-way
stop controlled intersections.

In addition to traffic signals and stop
signs the City has promoted the use
of roundabouts in the recent past.
One roundabout has been
constructed at the intersection of
Anderson and Cedardale Roads, and
the City expects to see additional
roundabouts designed and built in
the coming years. Map 3.3 identifies
the location of traffic signals, all-way
stops and the roundabout.
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TRANSPORTATION ELEMENT

5.0
FINANCIAL PLAN:
MITIGATING IMPACTS OF FUTURE GROWTH

Ensuring there are funding
mechanisms in place to pay for the
transportation infrastructure
necessary to maintain the City’s
adopted levels-of-service over the 20year planning horizon is a key aspect
to this element of the Comprehensive
Plan.
This financial plan provides the City
with assurances that nearly all of the
needed arterial roadway
infrastructure can be paid for over the
20-year planning horizon.
However, this plan also alerts the City
to the fact that contingency measures
need to be in-place and vetted should
a revenue shortfall become a reality
over the next 20-years.
This financial plan includes four (4)
main elements:

1.
2.
3.
4.

20-year transportation
expenses;
20-year transportation
revenues;
Comparison of transportation
expenses and revenues; and,
Potential contingency
measures.

5.1
TRANSPORTATION
EXPENSES
Table 4.7 is a list of all the
transportation projects that have been
identified through the transportation
modeling process detailed in previous
sections of this element with existing
or future LOS deficiencies; and
through the City’s existing 6-year
Capital Improvements Plan (CIP).
In 2016 dollars the 45 projects
identified as being needed over the
20-year planning horizon total
approximately $115.6 million.
Cost estimates for the transportation
projects listed in Table 4.7 were
prepared (1) based on an engineer’s
estimate (when available); (2) by
taking historic costs and projecting
them forward; or (3) by taking
average costs of both public and
private transportation projects from
nearby areas and applying these costs
to future projects.

Exhibit 6

CHAPTER 5

5.2
TRANSPORTATION REVENUE
Transportation expenses for this financial plan are limited
to those that are anticipated within the next 20 years.
However, there are several projects that are listed in Table
4.7 that the City expects to be constructed beyond the 20year planning horizon. These projects, although not
required to be listed, are because it is important that
policy makers are aware of the significant, very expensive,
projects that will be needed beyond 2036.
The forecast of anticipated revenues is based on the City’s
past history, ability to obtain state, federal, and local
grants, and the amount of local revenue available from the
gas tax, sales tax, and other sources; with the major
revenue sources generally described below.
TRAFFIC IMPACT FEES – Impact fees are paid by
developers to mitigate the impacts on the City’s
transportation system attributed to their specific
project(s).
Of the 44 projects listed in Table 4.7 that are expected to
be constructed over the next 20-years over one-half have
level-of-service deficiencies directly correlated to trips
from new growth expected over the planning horizon. As
such, these projects will be the basis of the traffic impact
fee calculation.
The City’s traffic impact fee program is administered
through the provisions of Mount Vernon Municipal Code
Chapter 3.40. The City estimates that approximately $37
to $50 million in traffic impact fees will be collected by the
City over the 20-year planning horizon.
GRANTS – Federal, State and local grants are obtained by
the City through different competitive application
processes. Various grant programs fund specific types of
projects such as: capacity, congestion relief, safety,
mobility, sidewalks and/or bicycle routes. Mount Vernon
has been successful in the past in obtaining a variety of
different types of grants.
For forecasting purposes, an analysis of transportation
projects funded by Federal, State, local, and other
sources between 1997 and 2014 was completed.

From this analysis the City estimates that approximately
$40 to $56 million in Federal, State, and local grants are
anticipated to be received by the City for transportation
projects over the 20-year planning horizon.
CITY UTILITY FUNDS – Most transportation projects
include underground utility installation and/or upgrades
of sanitary and storm sewers. Since these utilities are, for
the most part, owned and maintained by the City, funds
from these utilities are, when feasible, used to fund this
component of a transportation project.
Using the same methodology described above under the
‘Grants’ sub-section the City estimates that
approximately $3 million in utility funds are anticipated to
be used for transportation projects over the 20-year
planning horizon.
CITY FUNDS - Local taxes are allocated to transportation
improvements by the City Council during their annual
budget. The four (4) primary sources of these revenues
include:
•
•
•
•

Motor Vehicle Fuel Tax (MVFT)
Real Estate Excise Tax (REET)
City Property/Sales Tax Funds
Transportation Benefit District (TBD)

RCW 82.46.010 and .035 allows cities to collect a 0.25%
tax on the first quarter percent of real estate excise tax
(REET I) and a second 0.25% on all sales of real estate
(REET II). All REET funds are required to be used for
capital projects.
At the discretion of the City Council, general tax income
can be allocated for transportation improvements. The
largest portion of general taxes is from property and sales
taxes.
Mount Vernon voters approved a TBD that will generate
funds starting in 2017 by imposing a 0.2% sales and use
tax within the City limits.
The City estimates that approximately $22 to $30 million
in MVFT, REET, TBD and other City funds will be available
for transportation projects over the 20-year planning
horizon.
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5.3
EXPENSES & REVENUES
The 2016 to 2036 transportation project expenses and revenues are
summarized in Table 4.8 below. There is a maximum shortfall of
approximately $16 million forecasted over the next 20 years
comparing the estimated expenses to the minimum revenues. This
maximum potential shortfall comprises approximately fourteen
percent (14%) of the overall 20-year forecasted costs. Contingency
measures to address this projected shortfall are outlined within
Section 5.4.

TABLE 4.8 SUMMARY OF TRANSPORTATION EXPENSES
AND REVENUES
EXPENSES
FOR ADDITIONAL
DETAILS SEE

DESCRIPTION

Table 4.7

2016 to 2036
Transportation Project Costs

5.4
CONTINGENCIES

AMOUNT
$130,000,000.00±
$115.6 million ±

REVENUES
FOR ADDITIONAL
DESCRIPTION
DETAILS SEE
Section 5.2:
Transportation Impact Fees:
Federal & State Grants, Utility Funds:
MVFT, REET, TBD
TOTAL:
Expenses – Minimum Revenues
Maximum Unfunded Transportation Projects

There are a variety of ways to estimate
expenses and revenues over extended
timeframes. Instead of inflating both the
expenses and revenues by a factor, like the
Consumer Price Index (CPI), over the 20-year
planning horizon an assumption was made that
both the expenses and revenues would inflate
over time at a similar rate. To ensure that the
Transportation Impact Fees keep pace with
inflation, these fees are adjusted each January
using The Engineering News Record
Construction Cost Index.

AMOUNT
$37 to $50 million
$40 to $56 million
$22 to $30 million
$99 to $136 million

The City’s maximum projected funding shortfall
is approximately fourteen percent (14%) of the
overall estimated project costs; as such,
following are several potential contingency
measures the City could take to address this
funding gap over time should it be necessary.
1.

$115,663,000.00 $99,000,000.00
$16 million

The transportation expenses and revenues outlined within this
financial plan are projections based on past projects and
occurrences, historical trends, and current regulations.
These projections are intended to provide best possible predictions
of likely expenses and revenues and are presented primarily to
inform decision makers about policy issues – not to provide project
specific cost or revenue estimates for any other purpose.

2.

3.

4.

The City’s level-of-service (LOS)
standards could be modified so that
some projects no longer have a failing
LOS that requires mitigation in the form
of capital project(s).
The City could allocate additional
general fund dollars to pay for
transportation projects.
The City could take the steps necessary
to form a transportation benefit district
to collect revenue earmarked for
transportation projects.
The City could amend the land use
assumptions found in the Land Use
Element of the Comprehensive Plan to
allow less growth thus minimizing LOS
failures and the need for capital
projects to correct the LOS failures.
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TABLE 4.7 20-YEAR & BEYOND TRANSPORTATION IMPROVEMENTS
Comp. # Improvement

Existing Condition or Facility or Project
Limits

Details

CIP #

2016 Cost

2017 Revised
Costs

Transportation Impact
Fee Eligible?**
NO

Additional Information

1

Continental Pl & Hoag Rd

Two-Way Stop Controlled Intersection

Add TWLTL to Hoag

NA

$750,000.00

$750,000.00

2

N Laventure Rd & Hoag Rd

All-Way Stop Controlled Intersection

New Roundabout or Signal

T-06-05

$700,000.00

$700,000.00

YES

3

Waugh Rd & E Division St

All-Way Stop Controlled Intersection

New roundabout or Signal

T-07-05

$600,000.00

$0.00

YES

4

S 13th St & Broad St

Two-Way Stop Controlled Intersection

Right-in right-out channelization

NA

$300,000.00

$300,000.00

NO

5

Blodgett Rd & Broad St

Two-Way Stop Controlled Intersection

Add 2 lanes and rechannelize to add LTLs

NA

$300,000.00

$300,000.00

NO

6

S 1st St & W Montgomery St

Two-Way Stop Controlled Intersection

New all-way stop

NA

$100,000.00

$100,000.00

YES

7

30th St & E College Way

Two-Way Stop Controlled Intersection

New Signal

T-07-04

$700,000.00

$700,000.00

YES

8

N 30th St & E Fir St

Two-Way Stop Controlled Intersection

Add TWLTL to Fir

NA

$500,000.00

$500,000.00

NO

9

S Waugh Rd & E Broadway

Two-Way Stop Controlled Intersection

New roundabout or Signal

NA

$700,000.00

$700,000.00

YES

10

S 2nd St & Broadway

Two-Way Stop Controlled Intersection

New all-way stop

NA

$100,000.00

$100,000.00

YES

11

LaVenture & Section

All-Way Stop Controlled Intersection

New Roundabout or Signal

T-07-07

$339,000.00

$339,000.00

YES

12

Signal Maintenance Program

Signals

Maintenance on Existing Signals

T-07-02

$891,000.00

$891,000.00

NO

13

18th and Blackburn

All-Way Stop Controlled Intersection

New Roundabout or Signal

T-07-06

$700,000.00

$700,000.00

NO

14

LaVenture & Blackburn

All-Way Stop Controlled Intersection

New Roundabout or Signal

T-13-01

$700,000.00

$700,000.00

YES

15

Hickox & I-5

No intersection controls existing

New Interchange

T-05-09

$5,000,000.00

$5,000,000.00

NO

16

1st & Division & Freeway Drive

All-Way Stop Controlled Intersection

Intersection Realignment

T-09-01

$3,000,000.00

$3,000,000.00

YES

17

Division Street

Freeway Drive to Ball

Capacity and Rechannilization

NA

$5,000,000.00

$5,000,000.00

NO

18

College Way

Market to Freeway Drive

Add 2 lanes and rechannelize to add LTLs

T-06-10

$6,233,000.00

$6,233,000.00

YES

19

Anderson Road

I-5 NB on/off ramp to Cedardale Road

Rechannelize and Add Sidewalks

NA

$1,000,000.00

$1,000,000.00

YES

20

Hoag Road

Urban to Continental

Add lane width, rechannelize, and add sidewalks on north

$4,000,000.00

$4,000,000.00

YES

21

Broad Street

Blodgett to 15th

Access Management/right-in right-out

$2,550,000.00

$2,550,000.00

YES

22

Francis Road

30th to Swan

Add lane width, rechannelize, and add sidewalks

NA
Part
T-03-02
NA

$700,000.00

$700,000.00

YES

23

Fir Street

LaVenture to Waugh

Add lane width, rechannelize and add sidewalks

T-94-14

$1,200,000.00

$1,200,000.00

NO

24

Blackburn Road

Cedar Hills to Little Mountain

Add lane width, rechannelize and add sidewalks

T-94-19

$1,700,000.00

$1,700,000.00

YES

25

Blackburn Road

Little Mountain to Eaglemont

New Road Connection and lane width, rechannelization and sidewalks on portions

$2,400,000.00

$2,400,000.00

YES

26

Freeway Drive

Cameron Way to College Way

Rechannelize

T-97-07

$3,000,000.00

$3,000,000.00

NO

27

Roosevelt Ave

Riverside Drive west to I-5, then south to Fir Street

New Road Connection

T-02-04

$11,100,000.00

$11,100,000.00

NO

28

30th Street

Blackburn to the plat of East Gate South

New Road Connection

T-02-06

$1,300,000.00

$1,300,000.00

YES

29

30th Street

Between Fir and the vicinity of the Manito Plat

New Road Connection and lane width, rechannelization and sidewalks on portions

$3,800,000.00

$3,800,000.00

YES

30

I-5/SR-536

SR-536 to the south

New Frontage Road & I-5 on-ramp Construction

T-06-11

$20,000,000.00

$0.00

NO

30

Kincaid & 3rd Street Intersection and Corridor Improvements All-Way Signalized Intersection

Intersection improvements at Kincaid and S. 3rd including rechannelization and access management

TBD

$3,000,000.00

$3,000,000.00

YES

31

Martin Road

College to 34th Place

Rechannelization & Pedestrian Facilities

T-05-02

$2,000,000.00

$2,000,000.00

NO

32

15th Street

Broad to Division

Capacity Improvements

T-06-04

$1,500,000.00

$1,500,000.00

YES

33

Broadway turns into South 48th Street

Dallas Street east, then north to Division

New Road Connection

T-06-06

$1,157,000.00

$0.00

YES

34

LaVenture Road

Hoag to 1000’ south of Hoag

Rechannelization & Pedestrian Facilities

T-06-07

$550,000.00

$550,000.00

NO

35

Milwaukee

1st 300 feet east

Truck Route Improvements

T-07-03

$50,000.00

$50,000.00

NO

36

Sidewalk Gaps

Citywide

Sidewalk Construciton

T-08-01

$5,000,000.00

$5,000,000.00

NO

Estimated $250,000.00/year x 20

37

ADA Sidewalk Transitions

City wide

Sidewalk Transitions

T-16-01

$5,000,000.00

$5,000,000.00

NO

38

Street Improvements & Maintenance

Citywide

Currently Paid for by MVFT, Reet I and II, Property Taxes, & TBD

$13,000,000.00

$17,700,000.00

NO

Estimated $250,000.00/year x 20
$500,000.00 for 2016 x $650,000.00 for remaining 19 years
$500,000.00 for 2016 + $1.2m for 10 years + $650k for the remaining 8 years
(increased due to TBD approved in 2017)

39

LED Street Lights

Citywide

New LED light installation

$1,088,000.00

$0.00

NO

6-year CIP $544,000.00 x 2 as LEDs need to be replaced approx. 1x every 20 years

40

Anderson Road Bridge and Approaches

Henson Road and Approaches

Interchange improvements including the addition of sidewalks

NA

$20,000,000.00

$20,000,000.00

YES

41

S 18th Street & East Broadway

Two-Way Stop Controlled Intersection

Add both east and west bound left-turn lanes

NA

$500,000.00

$500,000.00

YES

42

S 15th Street & East Broadway

Two-Way Stop Controlled Intersection

Widen Broadway to a 3-lane section

NA

$500,000.00

$500,000.00

YES

43

18th Street

Between Fir Street and Roosevelt Ave.

NA

$250,000.00

$250,000.00

YES

44

Division Street Bridge Replacement Study

Division Street Bridge and Approaches

Complete bike lane
Study to evaluate the feasibility/cost of replacing the Division Street Bridge
and mitigation required to the bridge approaches to imporove the LOS.

NA

$500,000.00

$500,000.00

NO

45

Bike Lane on Old Highway 99 South

Blackburn to just south of East Hickox Road

New Bike Lane Added/Striped

NA

$350,000.00

$350,000.00

YES

$115,663,000.00

Reduction of $15.1 million with amendments
(changing project #30 and #38, removing 3, 33, and
39 that have been completed)

T-94-21

Part of T-02-24

T-00-02
T-15-01

2016 to 2036 Projects:

$130,808,000.00

Beyond 2036 Projects:
60

Hickox Road

Pamela Street NE to Little Mountain Road

New Road Connection

NA

$14,800,000.00

NA

61

Replacement of the Division Street Bridge

Division Street/SR 536 over the Skagit River

Replacement of WSDOT's existing bridge

NA

$20,000,000.00

NA

62

College Way Railroad Grade Separation

Urban to Leigh Way

Grade separated crossing over/under BNSF railroad line

NA

$22,700,000.00

NA

63

East College Way Widening

Waugh to Skagit Highlands Parkway

Widen SR 538 (College Way) from 2 to 4 travel lanes

NA

$6,900,000.00

NA

$500,000.00

NO

$20,000,000.00

NA Moved project #30 to the beyond 20-year Project List

64

Kincaid & I-5 Intersections and Corridor Improvements

All-Way Signalized Intersections

Study of potential intersection improvements, rechannelization and access management along Kincaid
street and its intersections with both on/off ramps on the east and west side of I-5
TBD

65

I-5/SR-536

SR-536 to the south

New Frontage Road & I-5 on-ramp Construction

T-06-11

Total Beyond 2036 Projects:

$84,900,000.00

Trail Construction Projects within Parks/Rec Plan
80

Fowler Trail Connection

Blackburn north and west to LaVenture

New Trail Connection

T-02-10

$200,000.00

NA

81

30th Street Pathway South

Blackburn 750 feet north

New Trail Connection

T-02-13

$150,000.00

NA

82

River Dike Trail System

West side of the Skagit River

New Trail

T-02-17

$500,000.00

NA

$700,000.00

NA

83

Kulshan Trail Extension

Waugh Road NE to College Way along abandoned RR grade

New Trail Connection

Total 2016 to 2036 Trail Projects:

NA

$1,550,000.00
20- Year (2016 to 2036 Projects Total)

** Projects that are necessary to maintain City and State concurrency standards are identified as eligible for transportation impact fee funding

Maps 4.1 to 4.3 will be updated to reflect new projects listed within this table

$115,663,000.00

6-year CIP $270,000.00 x 3.3 for 20-year projection

Changed this item to include approx. 1,900 l.f. of new road connection stream/wetland issues

Needed to allow the Alf Christianson site to be redeveloped and meet concurrency
requirements. Economic development benefits to the historic downtown and South
Kincaid Sub-Area resilt with the ALFCO site redevelopment.
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TRANSPORTATION GOAL 7: DEVELOP A MOUNT VERNON SPECIFIC COMPLETE STREETS
POLICY.
COMPLETE STREETS INTO THE CITY’S PLANNING AND EXECUTION OF PROJECTS SO THAT
ALL RESIDENTS AND VISITORS, REGARDLESS OF THEIR AGE, ABILITY, OR FINANCIAL
RESOURCES, CAN SAFELY AND EFFICIENTLY USE THE PUBLIC RIGHT-OF-WAY TO MEET
THEIR TRANSPORTATION NEEDS REGARDLESS OF THEIR PREFERRED MODE OF TRAVEL.
OBJECTIVE 7.1:

OBJECTIVE 7.1:

Commence a process by which a Complete Streets Policy can be developed
by the City. This Complete Streets Policy should accommodate (to the
extent possible) all street users with the creation and enhancement of
street networks to meet the needs of pedestrians, bicyclists, transit riders,
motorists, commercial vehicles, and emergency response vehicles for
people of all ages and all abilities.
To plan for, design, construct, operate, and maintain an appropriate and
cohesive transportation system that will meet the needs of motorists,
pedestrians, bicyclists, wheelchair users, transit vehicles and riders, freight
haulers, agricultural vehicles, emergency responders, and residents of all
ages and abilities.
Policy 7.1.1

Consideration will be given to all users and modes of travel
from the start of planning and design work. Transportation
improvements will be viewed as opportunities to create safer,
more accessible streets for all users.

Policy 7.1.2

The City will cooperate with other transportation agencies
including the Washington State Department of Transportation
and Skagit County to request that the principles and practices
of complete streets are embedded within their planning,
design, construction, and maintenance activities.

Policy 7.1.3

Implementation of complete streets policies shall take into
account the goal of enhancing the context and character of
the surrounding built and natural environments.

Policy 7.1.4

Appropriate attention will be given to projects that enhance
the overall transportation system and its connectivity for
access to parks or recreation areas, schools,
shopping/commercial areas, public transportation,
employment centers, existing pedestrian or bicycle networks,
or regional bicycle pedestrian plans prepared by other
associated groups such as Skagit County and Skagit Council of
Governments.

Policy 7.1.5

The Public Works Director and/or designees should report to
the City Council to discuss the transportation projects
undertaken (or planned) to discuss the extent to which each
of these projects have met, or are expected to meet, nonmotorized needs and plans.

Policy 7.1.6

Collaborate with Skagit County to make sure that the City’s
non-motorized plans are integrated with County plans.

Transportation Goals, Objectives & Policies

TRANSPORTATION GOAL 7: INTEGRATE THE PRINCIPLES AND PRACTICES OF
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Housing Element Goals, Objectives & Policies

7.0

GOALS, OBJECTIVES & POLICIES

The following Goals, Objectives and Policies specific to Housing are organized into broad categories including:
7.1:
7.2:
7.3:
7.4:
7.5:

Housing Availability
Enhance Existing Neighborhoods
Jobs to Housing Balance & Mixed Use Development
Affordable and Subsidized Housing
Housing for Vulnerable Populations

7.1 HOUSING AVAILABILITY
GOAL 1:

Enhance Mount Vernon’s cultural and economic vitality by encouraging the development of
housing solutions of all types that provide for varied densities, sizes, costs and locations that are
safe, decent, accessible, attractive, appealing and affordable to a diversity of ages, incomes, and
cultural backgrounds.

Objective HO-1.1

In City plans and zoning regulations, accommodate a variety of housing types that are
attractive and compatible in design, and available to all economic segments of the
community.

Policy HO-1.1.1 The Comprehensive Plan shall provide housing capacity for all market segments
to meet the growth targets identified for the City of Mount Vernon in the Skagit County
Population and Employment Allocation adopted by County-Wide Planning Policies.
Policy HO-1.1.2 In recognition of community needs, the City shall maintain a variety of future
land use classifications and implement zoning to accommodate a range of housing types with
varying densities and sizes.
Policy HO-1.1.3 Continue the use of opportunities and incentives through the Planned Unit
Development (PUD) process for a variety of housing types and site planning techniques that can
achieve the maximum housing potential of the site while being designed in consideration of
surrounding properties and the natural environment.
Policy HO-1.1.4 Continue to promote plans and policies that encourage in-fill residential
projects in close proximity to neighborhood centers, shopping and retail facilities, parks, transit
routes and other service uses.
Policy HO-1.1.5 Continue to promote plans and regulations that allow incentives such as bonus
densities and flexible design standards that support and promote the construction of new
innovative or affordable housing styles, compatible with the planned uses of surrounding sites.
Ground related housing types such as cottages, townhouses, zero lot line developments and
other types are examples of housing choices that promote individuality and ownership
opportunities. Consider adopting new development regulations that would offer new ways to
encourage these types of housing choices.
Policy HO-1.1.6 Continue to implement zoning requirements for manufactured homes on single
family lots and ensure they provide for appropriate location and design criteria and meet state
requirements.
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Policy HO-1.1.7 Continue to promote high density development and re-development in the
Central Business District (C-1 zone). Analyze ways to allow housing that steps-down, or
transitions, in density immediately surrounding the Central Business District. Consider
completing a sub-area plan to include areas surrounding the existing C-1 zone to evaluate
whether or not this zone should be expanded to these abutting areas.

7.2 ENHANCE EXISTING NEIGHBORHOODS
GOAL 2:
Objective HO-2.1

Promote the preservation, maintenance and enhancement of existing housing and residential
neighborhoods throughout the City.
Promote infill housing that is compatible with abutting housing styles and with the character
of the existing neighborhood.
Policy HO-2.1.1 Encourage infill housing on vacant or underutilized parcels having adequate
services, and ensure that the infill development is compatible with surrounding neighborhoods.
Policy HO-2.1.2 Adopt development regulations that enhance existing single family
neighborhoods by requiring significant changes in density be transitioned near these existing
neighborhoods. Ways to transition from higher-density to existing single-family neighborhoods
include (but are not limited to) the following: reducing densities and building heights closest to
existing neighborhoods; and require landscaping treatments and fencing surrounding higher
density developments.
Policy HO-2.1.3 Consider adopting regulations such as flexible lot sizes that encourage infill
development on small lots consistent with the neighborhood’s character.
Policy HO-2.1.4 Encourage the construction of attached and detached accessory dwelling units
in single-family districts subject to specific development, design and owner occupancy provisions.

Objective HO-2.2

Enhance the value, character and health of the City’s existing housing stock by improving
and extending the life of such housing.
Policy HO-2.2.1 In cooperation with the County and public or private housing agencies, the City
should periodically assess housing conditions to identify areas of the city needing rehabilitation
and to monitor previous rehabilitation efforts, contingent upon funding availability.
Policy HO-2.2.2 Encourage private reinvestment in residential neighborhoods and private
rehabilitation of existing housing by providing information, technical assistance, and referrals to
appropriate agencies and organizations.
Policy HO-2.2.3 Consider additional funding to strengthen the City’s existing code enforcement
efforts with the goal of reducing the amount of substandard housing, renovation of homes in
need of repair, and to preserve the health, safety and affordability of the City’s existing housing
stock.
Policy HO-2.2.4 In cooperation with Skagit County, the City should encourage the preservation
of existing housing. Private investment should be encouraged in older residential
neighborhoods, manufactured home parks, and multifamily complexes to ensure the health,
safety and affordability of existing housing. Programs supporting weatherization, home repair
and rehabilitation, and infrastructure maintenance should be supported.
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7.3 JOBS-HOUSING BALANCE & MIXED-USE REGULATIONS
GOAL 3:

Encourage living-wage job retention and creation in the City so that residents are not forced to
commute out of Mount Vernon to work.

Objective HO-3.1

Promote policies to increase the ratio of living wage jobs to housing within the City.

Policy HO-3.1.1 Encourage the creation of mixed-use areas throughout the City characterized
by living wage jobs, mixed income housing, and ample public open spaces all within a walkable
urban context.

7.4 AFFORDABLE AND SUBSIDIZED HOUSING
GOAL 4:

Encourage safe, decent, accessible, attractive and affordable housing development that meets
community needs and is integrated into, and throughout, the community including areas of
higher land cost where greater subsidies may be needed.

Objective HO-4.1

Encourage the creation of ownership and rental housing that is affordable for all
households within the City, with a particular emphasis on low, very-low, and extremelylow income households as defined by the U.S. Department of Housing and Urban
Development (HUD).

Policy HO-4.1.1 Evaluate the adoption of zoning regulations targeted at otherwise market-rate
developments that require or incentivize a minimum percentage of new dwelling units and/or
lots that are created (whether multi-family or single-family) be income restricted.
Policy HO-4.1.2 Evaluate the adoption of zoning regulations that would allow multi-family
residential developments that are income-restricted to those at or below 60 percent of the area
median income for at least fifty years to be located in zoning districts other than multi-family
residential.
Policy HO-4.1.3 Evaluate the adoption of zoning regulations that provide bonuses in density for
developments that create income restricted units aimed at those earning less than 80% of the
area median income (AMI) with greater bonuses provided to housing reserved for those earning
60% of the AMI and below.
Policy HO-4.1.4 Encourage affordable housing to be dispersed throughout the City, within each
Census tract, rather than overly concentrated in a few locations.
Policy HO-4.1.5 Where affordable housing is proposed together with market rate housing,
affordable housing units should be comparable in design, integrated into the whole
development, and should match the tenure of the whole development.
Policy HO-4.1.6 Maintain and explore enhancing regulatory incentives to encourage the
production and preservation of affordable ownership and rental housing such as through density
bonuses, impact fee reductions, permit fast-tracking, or other methods.
Policy HO-4.1.7 Ensure during development review processes that all affordable housing
created in the city with public funds or by regulatory incentives remains affordable for the
longest possible term; at a minimum 50 years.
Policy HO-4.1.8 Identify and catalogue real property owned by the City that is no longer
required for its purposes and is suitable for the development of affordable housing for very-low
to moderate income households. The inventory should be provided to the State Office of
Community Development in accordance with state law.
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Objective HO-4.2

Prioritize the preservation of the affordability, health, safety and quality of the City’s
existing housing stock.

Policy HO-4.2.1 In conjunction with public and private housing providers, the City should identify
and encourage preservation of affordable units in publicly assisted (subsidized) housing
developments that are at risk of converting to market-rate housing.
Policy HO-4.2.2 Encourage relocation assistance and replacement housing to be developed,
where feasible, to help low-income households when displacement is unavoidable.
Objective HO-4.3

Work collaboratively with other jurisdictions, agencies and stakeholders to promote the
preservation and creation of local and regional affordable housing strategies.

Policy HO-4.3.1 Be an active participant in the multi-jurisdictional affordable housing program
and cooperative efforts that will be guided by the Skagit County of Governments in 2016/2017
that will identify strategies to promote an adequate and diversified supply of countywide housing
for all residents.
Policy HO-4.3.2 Encourage, assist, and partner with organizations that can construct, manage,
and provide affordable housing to those earning 80% or less of the AMI during all stages of siting
and project planning and when applying for county, state and federal funding.
Policy HO-4.3.3 Work regionally and with other jurisdictions to jointly fund affordable housing.
Policy HO-4.3.4 Support state and federal funding and policies that promote affordable housing.
Policy H O-4.3.5 Explore with the County, other local jurisdictions, and private lending
institutions the availability and enhancement of educational programs for first time homebuyers.
Policy HO-4.3.6 Coordinate with private lending institutions to encourage the creation and
availability of financing mechanisms such as reverse mortgage programs, housing trust funds,
and loan pools for local financing of affordable housing.
Policy HO-4.3.7 Encourage interjurisdictional cooperative efforts and public-private partnerships
to advance the creation of affordable and special needs housing.
Policy HO-4.3.8 Continue to promote home ownership for low-Income Households earning up to
80% of the median income through support of the Home Trust of Skagit and other similar
organizations that could be created in the future.
Objective HO-4.4

Create an evidence based system for collecting and analyzing data and plan adaptive
strategies that will assist the City in proactively encouraging the preservation and
creation of affordable housing in the City.
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Policy HO-4.4.1 Consider adopting a schedule to have the Community & Economic Development
Department (CEDD) report to Council on the number of renters and owners that are paying 30%
or more of their income on housing in the Mount Vernon Metropolitan Statistical Area (MSA) as
reported through the Comprehensive Housing Affordability Strategy (CHAS) Data Query Tool
from the U.S. Department of Housing and Urban Development (HUD). Providing an annual
report should be considered the goal for such reporting; however, the timing of such a report
should be following the release of previously unreported data from HUD. Should other data that
complies with industry accepted methods that use sound estimating and statistical
methodologies become available, in addition to the referenced HUD data, Council could consider
requesting CEDD staff to report on this data as well. This report could provide Council with an
opportunity to reassess and adjust policies and development regulations to meet low income
housing needs.

7.5 HOUSING FOR VULNERABLE POPULATIONS
GOAL 5:

Promote the development, and collaborate with service providers, to develop a variety of housing
solutions for those with special needs including, but not limited to:
•
•
•
•
•

Objective HO-5.1

Victims of domestic violence;
Persons afflicted with alcohol/drug addiction;
Persons afflicted with behavior health issues;
Persons coming from corrections and psychiatric institutions, nursing homes and foster
care; and,
Persons that are homeless.

Work closely with appropriate agencies in the region to develop and implement policies and
programs addressing special housing needs for vulnerable populations.

Policy HO-5.1.1 Encourage opportunities for assisted housing for people with special needs by:
a.

b.

c.

Adopting land use policies and regulations that treat government-assisted
housing and other low-income housing the same as housing of a similar size
and density;
Permitting group living situations, including those where residents receive such
supportive services as counseling, foster care or medical supervision in
accordance with State and Federal Laws; and,
Encouraging developers and owners of assisted housing units to undertake
activities to establish and maintain positive relationships with neighbors.

Policy HO-5.1.2 Encourage coordination among providers of social, health, counseling, and other
services to families, children, and persons with special needs including seniors, persons with
physical or mental disabilities, persons with terminal illness, or other special needs.
Policy HO-5.1.3 The City should collaborate and support social service agencies that support the
development and implementation of a comprehensive approach to the prevention, transition,
and stabilization of the homeless. Programs and services that decrease potential homelessness,
stop recurring homelessness, and to promote long-term self-sufficiency (such as the Housing
First model) should be encouraged.
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Policy HO-5.1.4 Support the development of facilities and services for chronically homeless,
homeless, and those who are at-risk of becoming homeless by:
a.

Adopting land use regulations that streamline the siting of facilities such as the
creation of an overlay zone, or a demonstration zoning ordinance. Consider
adopting regulations within an overlay zone, demonstration zoning ordinance,
or other mechanism that allows these facilities to be developed based on
occupancy characteristics versus density allowed in different zoning
designations.

Policy HO-5.1.5 Consider incentives to encourage the establishment of fully accessible housing
for people with disabilities, which exceed the minimum requirements for accessible units
otherwise mandated by federal and state law, including providing density bonuses for additional
units that incorporate universal design or other similar design principles.
Policy HO-5.1.6 Ensure that facilities and services to meet the health care, treatment, social
service, and transit needs of households with special needs are part of housing development
plans.
Policy HO-5.1.7 Through the City’s plans and regulations, location of housing for disabled
persons and/or seniors should be promoted near or within sites where neighborhood centers,
shopping centers, public transportation and/or parks or open space to facilitate their maximum
participation in the community.
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GENERAL LAND USE GOALS, OBJECTIVES AND POLICIES

GOAL LU-1

ENHANCE THE QUALITY OF LIFE FOUND IN THE CITY OF MOUNT
VERNON AS A PLACE TO WORK, LIVE AND RECREATE.

OBJECTIVE LU-1.1 Balance residential, commercial, industrial and public land uses within the City.
Policy LU-1.1.1

Maintain the use of the Design Guidelines to achieve
attractive new residential developments within the City.
Create new Design Guidelines to promote attractive new
office, retail, commercial and industrial developments within
the City.

Policy LU-1.1.2

Maintain zoning and subdivision regulations to ensure that
adequate setbacks, landscaping and buffering are required
where land use impacts occur between residential uses of
different intensities; along with residential and nonresidential uses.

Policy LU-1.1.3

Provide adequate capacity for the City’s projected residential
growth and provide enough commercial/industrial areas
within the City to balance residential growth.

Policy LU-1.1.4

Allow planned multi-family housing throughout the City in
residential and commercial zoning designations through
processes such as the Planned Unit Development, other types
of overlay zones, or with new subarea plans.

Policy LU-1.1.5

Integrate non-residential uses such as parks, social and
religious uses, where appropriate, into residential
neighborhoods to create communities that have a full range
of public facilities and services. These non-residential uses
shall be sited, designed, and scaled to be compatible with the
existing residential character.

Policy LU-1.1.6

Encourage infill development on vacant properties with
existing public services and public utilities.

Policy LU-1.1.7

Public transportation transit stops constructed as part of a
development shall be safe, clean, comfortable, and attractive.

Policy LU-1.1.8

Consider adopting new zoning designations or amending the
development regulations associated with existing zones to
encourage the development of affordable housing in
residential and commercial areas of the City.
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OBJECTIVE LU-1.2 Maintain and enhance the character of existing single-family neighborhoods but
not preclude redevelopment and/or new development within established
neighborhoods.
Policy LU-1.2.1

Provide development regulations that create a compatible
pattern of development within established neighborhoods.
The development standards shall address densities, building
setbacks, parking and landscaping.

OBJECTIVE LU-1.3 Foster business creation and retention and contributes to the quality of life of
the citizens of the City of Mount Vernon.
Policy LU-1.3.1

Policy LU-1.3.2

Policy LU-1.3.3

Provide adequate land for commercial and industrial
development that provides jobs and augments the City’s
tax base.
Ensure zoning regulations accommodate a range of
allowable businesses, commercial and industrial uses in
appropriate locations throughout the City.
Review on a regular basis existing development regulations
to remove unnecessary requirements that unnecessarily
hinder the development process.

GOAL LU-2 PROVIDE FOR ORDERLY DEVELOPMENT WITHIN THE CITY OF
MOUNT VERNON THAT IS CONSISTENT WITH ADOPTED PLANS AND
DEVELOPMENT REGULATIONS.
OBJECTIVE LU-2.1 Implement the Comprehensive Plan Land Use Map.
Policy LU-2.1.1

Policy LU-2.1.2
Policy LU-2.1.3

Policy LU-2.1.4

Designate land for housing, commerce, recreation, public
utilities and facilities and other land uses on the official
Comprehensive Plan Land Use Map.
Update on a yearly basis the official Comprehensive Plan
Land Use Map, as appropriate.
Ensure that the yearly updates to the Comprehensive Plan
map and text are accompanied by changes to development
regulations and the zoning map, so that these items are
consistent.
Each year when the Comprehensive Plan is updated an
inventory of new public uses such as Churches, Parks,
Cemeteries, and Schools that have been allow as
conditional or special uses shall be completed and these
areas shall be redesigned with the appropriate
Comprehensive Plan designation and rezoned as Public (P).
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OBJECTIVE LU-2.2 Establish densities and development standards that provide for efficient
infrastructure and service delivery.
Policy LU-2.2.1

Policy LU-2.2.2

Have development regulations that allow the use of
Planned Use Developments (PUDs). PUDs shall provide for
open spaces and protection of critical areas, shall offer a
diversity of housing types and affordability and shall
incorporate the adopted Design Guidelines.
Coordinate transportation and utility improvement
projects with the Land Use Element and the Capital
Improvements Plan for the City.

GOAL LU-3 IDENTIFY, PRESERVE AND ENHANCE THE CULTURAL RESOURCES
AND HISTORIC SITES WITHIN THE CITY OF MOUNT VERNON.

OBJECTIVE LU-3.1 Support visual, literary and cultural arts and activities with the community.
Policy LU- 3.1.1

Policy LU-3.1.2
Policy LU-3.1.3
Policy LU-3.1.4

Encourage use of regional and community facilities like the
Lincoln Theatre and MacIntre Hall for cultural activities to
maximize their use and to expand public access to cultural
opportunities.
Work with other organizations to promote visual, literary
and cultural arts and events in the community.
Maintain an Arts Commission for the promotion of cultural
arts in the community.
Encourage local activities that promote the community’s
history.

OBJECTIVE LU-3.2 Identify historic buildings and landmarks within the City.
Policy LU-3.2.1

Coordinate with community organizations, property
owners and local citizens to identify and/or restore historic
properties.

GOAL LU-4

PROVIDE A PROCESS FOR THE IDENTIFICATION AND SITING OF
ESSENTIAL PUBLIC FACILITIES.
OBJECTIVE LU-4.1 Allow for the appropriate siting of essential public capital facilities of a
Statewide or Countywide nature.
Policy LU-4.1.1

Policy LU-4.1.2
Policy LU-4.1.3

The applicant for a proposal to site an essential public
facility shall provide a justifiable need for the public facility
based upon forecasted need and a logical service area.
Through the zoning code, the City shall prepare siting
criteria for essential public facilities.
Any site selected as an essential public facility shall have
Comprehensive Plan and zoning designations of Public (P)
and an overall Master Plan shall be prepared and accepted
by both the City Planning Commission and City Council.
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Policy LU-4.1.4

In approving essential public facilities, the effect on
adjacent uses and/or neighborhoods and methods to
mitigate all impacts shall be considered in the approval
process.

SINGLE-FAMILY RESIDENTIAL DISTRICT GOALS, OBJECTIVES AND POLICIES

GOAL LU-5 ENHANCE AND IMPROVE THE QUALITY OF SINGLE-FAMILY
LIVING ENVIRONMENTS THROUGHOUT THE CITY.

OBJECTIVE LU-5.1 Ensure that new development in the single-family residential designations are
designed to provide quality homes and neighborhoods for residents and take
care to mitigate impacts of new development on existing neighborhoods.
Policy LU-5.1.1

Policy LU-5.1.2

A minimum net density of 4.0 dwelling units per acre for
Single Family Residential neighborhoods shall be
implemented unless: sensitive areas are documented
on the site, it can be shown that sensitive areas near the
site will be adversely affected with the proposed
development, where designated resources lands exist,
where areas are designated as special flood risk areas,
where access is restricted, where other physical site
constraints limit the number of lots that could be
created, or where the existing neighborhoods identified
on Map LU-5 would be negatively impacted. The
neighborhoods identified on Map LU-5 shall not have a
net density of greater than 3.23 dwelling units per acre.
Net development densities for Planned Unit
Development (PUD) subdivision proposals and
subdivision proposals where the transfer (purchase) of
development rights (TDR) are proposed may be
permitted to have an increase in density.
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Policy LU-5.1.3

Policy LU-5.1.4

Policy LU-5.1.5

Policy LU-5.1.6

Policy LU-5.1.7
Policy LU-5.1.8

Policy LU-5.1.9

Policy LU-5.1.10

Support site plans for new residential developments that
transition to and blend with existing development
patterns using techniques such as lot size, depth and
width, access points, building location setbacks, and
landscaping. Sensitivity to unique features and
differences among established neighborhoods should be
reflected in site plan design. Interpret development
standards to support coordinated structural design,
private yards and substantial common space areas.
The use of the PUD and TDR ordinances shall be
discretionary by the City. PUDs allow for flexibility in
standard development regulations in exchange for
higher level design and public benefit through the
amenities that are included within the PUD
development. The PUD and TDR development
regulations will only be allowed if neighborhood
compatibility parameters can be met with the proposed
subdivision.
New plats proposed at higher densities than adjacent
neighborhood developments may be required to reduce
their overall allowed density to mitigate conflicts
between old and new development patterns.
Zoning and subdivision regulations should ensure
adequate setbacks, landscaping, and buffering when
development of different types of housing are proposed
abutting one another.
Encourage re-investment and rehabilitation of existing
housing.
Interpret development standards to support plats
designed to incorporate vehicular and pedestrian
connections between plats and neighborhoods.
Support projects that create neighborhoods with diverse
housing types that achieve continuity through the
organization of roads, sidewalks, blocks, setbacks,
community gathering places, and amenity features.
Support residential development incorporating a
hierarchy of streets. Street networks should connect
through the development to existing streets, avoid “culde-sac” or dead end streets, and be arranged in a grid
street pattern (or a flexible grid street system if there
are environmental constraints).
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Policy LU-5.1.11
Policy LU-5.1.12

Policy LU-5.1.13

Policy LU-5.1.14

Policy LU-5.1.15

Policy LU-5.1.16

A range and variety of lot sizes and building densities
should be encouraged throughout the City.
Create and encourage development regulations that
encourage in-fill development such as accessory dwelling
units (ADUs) or zero lot line developments.
Non-residential structures, such as community
recreation buildings, that are part of a development,
may have dimensions larger than residential structures,
but shall be compatible in design and dimensions with
surrounding residential development.
Non-residential structures should be clustered and
connected within the overall development through the
organization of roads, blocks, yards, focal points, and
amenity features to create a neighborhood.
Mixed-use development in the form of limited
commercial development, or other non-residential
structures (not listed as permitted, accessory or
conditional uses within the zoning code for the R-1
district), may be allowed within the single-family zones
through a planned process such as a P.U.D or other type
of overlay zone.
Evaluate fully developed neighborhoods designated
Single-Family Residential High Density (SF-HI) to consider
a lower density zoning overlay where existing developed
conditions are lower density and the neighborhood is
not in transition.

MULTI-FAMILY RESIDENTIAL DISTRICT GOALS, OBJECTIVES AND POLICIES

GOAL LU-6 ENHANCE AND IMPROVE THE QUALITY OF MULTI-FAMILY
LIVING ENVIRONMENTS THROUGHOUT THE CITY THAT PROVIDE AREAS THAT
OFFER A LARGER RANGE OF HOUSING OPTIONS IN THE FORM OF MULTIFAMILY UNITS.
OBJECTIVE LU-6.1 Ensure that development in the multi-family residential designations are

designed to provide quality homes and neighborhoods for residents and to
mitigate impacts to existing neighborhoods as new ones develop.
Policy LU-6.1.1

Policy LU-6.1.2

The net development density in the multi-family
residential designations can be increased as outlined in
the zoning regulations associated with each designation.
Multi-family residential designations should be in areas
of the City where infrastructure is adequate to handle
impacts from higher density uses.
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Policy LU-6.1.3

Policy LU-6.1.4

Policy LU-6.1.5

Due to increased impacts to privacy and personal living
space inherent in higher density living environments,
new development shall be designed to create a high
quality living environment with ample public open
spaces within a walkable urban context.
Evaluate project proposals in residential multi-family
designations to consider the transition to lower density
uses where multi-family sites abut lower density zones.
Setbacks may be increased, heights reduced, and
additional landscape buffering required through site plan
review.
New multi-family residential projects should
demonstrate provisions for an environment that
contributes to a high quality of life for future residents,
regardless of income level.

RESIDENTIAL AGRICULTURAL DISTRICT GOALS, OBJECTIVES AND POLICIES

GOAL LU-7 ALLOW THE R-A ZONING TO CONTINUE ONLY IF THE PARCEL
HAS A COMPREHENSIVE PLAN DESIGNATION OF AGRICULTURAL (AG).

OBJECTIVE LU-7.1 Actively pursue the rezoning of property zoned R-A to make those properties

consistent with their respective associated Comprehensive Plan designations.
Policy LU-7.1.1

Policy LU-7.1.2

R-A zoned property shall be rezoned to be consistent
with their Comprehensive Plan designations any time a
development application for anything other than one (1)
single-family home or accessory use per lot is proposed.
One single-family home or accessory building may be
constructed on a parcel zoned R-A without requiring a
rezone to another designation if the zoning and
Comprehensive Plan designations are not consistent
with each other.
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OFFICE/RETAIL/COMMERCIAL/INDUSTRIAL DISTRICT GOALS, OBJECTIVES AND
POLICIES

GOAL LU-8 SUPPORT EXISTING BUSINESSES AND PROVIDE A DYNAMIC

BUSINESS ENVIRONMENT FOR NEW COMMERCIAL AND INDUSTRIAL ACTIVITIES
THAT ENHANCE THE CITY’S EMPLOYMENT AND TAX BASE WHILE PROVIDING
WELL PLANNED AND ATTRACTIVE FACILITIES.
OBJECTIVE LU-8.1

Develop and implement an Economic Development Element for the
Comprehensive Plan.
Policy LU-27.1.1

Policy LU-8.1.2

Policy LU-8.1.3

Support methods of increasing accessibility to
commercially zoned areas for both automobile and
transit to support the land uses proposed for the district.
Private/public partnerships should be encouraged to
provide infrastructure development, transportation
facilities, public uses, and amenities.
Residential uses are allowed in the C-1, C-3 and C-4
zoning designations if the criteria for such uses, as
outlined within the zoning code for each district, are
met. In all other commercial or industrial zoning
designations residential uses are allowed if a mixed-use
overlay is adopted for a site or if the use is classified as
an accessory use such as a watchman, custodian,
manager or property owner as specified within each
associated zoning district’s regulations.

OBJECTIVE LU-8.2 Ensure that office, retail, commercial or industrial development is attractive and
blends with the surrounding areas.
Policy LU-8.2.1

Policy LU-8.2.2

Policy LU-8.2.3

Policy LU-8.2.4

Support development plans that incorporate the
following features:
A) Shared access points and fewer curb cuts;
B) Internal circulation among adjacent parcels;
C) Shared parking facilities;
D) Centralized signage; and
E) Unified development concepts.
Development within defined sub-area plans will be
subject to additional design guidelines as delineated in
the sub-area plans developed in the future for each
center.
Public amenity or amenities for customers and
employees such as plazas and recreation areas should be
encouraged as part of new development or
redevelopment.
Parking areas should be landscaped especially along
public or private roadways, to reduce visual impacts.
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Policy LU-8.2.5

Policy LU-8.2.6

Policy LU-8.2.7

Policy LU-8.2.8

Policy LU-8.2.9

Policy LU-8.2.10

In areas developed with predominantly office uses,
circulation within the site should be primarily
pedestrian-oriented.
Development should be designed to mitigate potential
adverse impacts on adjacent properties with different
zoning designations (i.e., residential or public zoning).
Careful consideration of impacts from lighting,
landscaping, and setbacks should all be evaluated during
site design.
Landscaping along arterials should be uniform from
parcel to parcel to further the visual cohesiveness of the
area.
On-site landscaping should primarily be located at site
entries, in front of buildings, and at other locations with
high visibility from public areas.
Vehicular connections between adjacent parking areas
are encouraged and incentives should be offered to
encourage shared parking.
Site design for office uses, commercial, and mixed-use
developments should consider ways of improving transit
ridership through siting, locating of pedestrian
amenities, walkways, parking, etc.

NEIGHBORHOOD RETAIL, MIXED USE CENTER (C-4 ZONING CODE) DISTRICT GOALS,
OBJECTIVES AND POLICIES

GOAL LU-9:

TO MINIMIZE POTENTIAL NOISE IMPACTS TO THE SURROUNDING
RESIDENTIAL NEIGHBORHOOD ALL NON-RESIDENTIAL USES SHOULD BE CLOSED FOR
BUSINESS AT REASONABLE TIMES.

GOAL LU-10:

DEVELOPMENT REGULATIONS SHALL BE ADOPTED TO REDUCE THE
NEGATIVE VISUAL, NOISE, ODOR, AND EXHAUST IMPACTS FROM GARBAGE AND
RECYCLING RECEPTACLES, LOADING DOCKS, AND DRIVE THROUGH LANES.

GOAL LU-11:

PROVIDE A NETWORK OF LOGICAL, SAFE, CONVENIENT, ATTRACTIVE,
AND COMFORTABLE PEDESTRIAN NETWORKS ON SIDEWALKS AND TRAILS, TO AND
FROM ACCESS POINTS, THROUGH PARKING LOTS TO PLANNED BUILDING ENTRANCES
OR OTHER SITE AMENITIES SUCH AS PUBLIC OPEN SPACES TO REINFORCE PEDESTRIAN
ACTIVITY BETWEEN THE COMMERCIAL DEVELOPMENT AND THE SURROUNDING
RESIDENTIAL NEIGHBORHOODS.
OBJECTIVE LU- 11.1: Ensure that a pedestrian network is provided that

connects the commercial, residential, and open space uses. This network shall
consist of trails, pathways, and widened sidewalks. The commercial uses are
intended to primarily serve their surrounding residential areas; and these
residents should be able to walk or bike to these areas.
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GOAL LU-12:

DEVELOPMENT REGULATIONS SHALL BE ADOPTED TO REDUCE THE
APPARENT MASS OF LARGER COMMERCIAL BUILDINGS, TO PROVIDE VISUAL INTEREST,
AND TO HELP BLEND INTO THE RESIDENTIAL NEIGHBORHOODS IN WHICH THEY ARE
LOCATED.

GOAL LU-13:

ENSURE THAT COMMERCIAL BUILDINGS ARE IN SCALE WITH THE
SURROUNDING RESIDENTIAL NEIGHBORHOODS.

GOAL LU-14:

DEVELOPMENT REGULATIONS SHALL BE ADOPTED THAT ENSURE
THAT MECHANICAL EQUIPMENT, VAULTS, AND OUTDOOR STORAGE ARE SCREENED TO
ENHANCE THE APPEARANCE OF THE COMMERCIAL BUILDINGS WITHIN THE
NEIGHBORHOOD COMMERCIAL ZONE.

GOAL LU-15:

DEVELOPMENT REGULATIONS SHALL BE ADOPTED THAT BALANCE
SAFETY AND SECURITY AND THE RESIDENTIAL NATURE IN WHICH COMMERCIAL USES
IN THE C-4 ZONE ARE LOCATED.
CRITICAL AREAS GOALS, OBJECTIVES AND POLICIES

GOAL LU-16 RETAIN AND ENHANCE THE EXISTING NATURAL FEATURES

AND SENSITIVE AREAS THAT ARE ESSENTIAL TO A HIGH QUALITY OF LIFE IN THE
COMMUNITY OF MOUNT VERNON.
OBJECTIVE LU-16.1

Meet GMA requirements for designation and protection of critical areas in the
context of Mount Vernon’s community vision for growth management.
Policy LU-16.1.1

Policy LU-16.1.2

The Skagit River will be one of the major natural features
affecting development, and it also provides opportunities
for increased public access and activity. The dikes,
notwithstanding potential legal problems, provide an
important community resource for public trails extending
beyond Mount Vernon into Skagit County.
Downtown and the West Side of Mount Vernon are the
most logical areas to concentrate direct river access,
enhancement efforts and river-oriented activities.
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Policy LU-16.1.3

OBJECTIVE LU-16.2

With development regulations, support retention of natural
areas and include design criteria to achieve subdivision and
site layouts which will be sensitive to the environmental
constraints and optimize open space and views. Key areas of
consideration and emphasis for development include:
• Steep slopes;
• Streams with associated wetlands;
• Habitat areas; and,
• Natural vegetation.
Programs should be expanded for non-detrimental access to
these areas and opportunities for interpretation and
education be provided.

Preserve open space, sensitive resources and maintain varied uses.
Policy LU-16.2.1

Provide public access and recreation opportunities, where
appropriate.

GOAL LU-17 IDENTIFY CRITICAL AREAS AS DEFINED IN RCW 36.70A.030

THAT INCLUDE: FLOODWAYS OF 100 YEAR FLOODPLAINS; LANDSLIDE,
EROSION, AND SEISMIC HAZARDS, INCLUDING STEEP SLOPES OVER 40
PERCENT; WETLANDS AND THEIR PROTECTIVE BUFFERS; STREAMS AND THEIR
PROTECTIVE BUFFERS; CRITICAL AQUIFER RECHARGE AREAS; AND FISH AND
WILDLIFE HABITAT CONSERVATION AREAS.
Policy LU-17.1.1

Policy LU-17.1.2

Policy LU-17.1.3

Maintain an up-to-date inventory of environmentally
sensitive areas including descriptions of criteria for
designation and maps. The inventory of environmentally
sensitive areas should be reviewed and updated regularly
based upon changing conditions or new information. The
final identification of environmentally sensitive or critical
areas, hazardous sites or portions of sites should be
established during the review of project proposals.
Consider the best available science to determine critical
area buffers and maintain achievable ecological functions of
those buffers. Use easements or equivalent protective
measures to protect critical areas and critical area buffers
that are not protected through public ownership.
Use acquisition, enhancement, regulations, and incentive
programs independently or in combination with one
another to protect and enhance critical area functions.

Exhibit 7
Land Use Element: Goals, Objectives & Policies

Policy LU-17.1.4

Policy LU-17.1.5

Policy LU-17.1.6

Policy LU-17.1.7

Policy LU-17.1.8

Policy LU-17.1.9

Policy LU-17.1.10

Consider allowing alterations to critical areas, after all
ecological functions are evaluated, the least harmful and
reasonable alternatives are identified, and affected
significant functions are appropriately mitigated, to:
• Maintain and improve a critical area; or,
• Avoid denial of reasonable use of the property; or
• Meet other priority growth management goals and
programs consistent with GMA and the City
Comprehensive Plan.
Establish mitigation priorities such as impact avoidance,
impact minimization, and compensation in critical area
regulations. Mitigation sites should be located strategically
to alleviate habitat fragmentation.
Provide incentives to private land owners, and develop City
or inter-jurisdictional programs, designed to protect
ecological functions for streams, riparian area, and
wetlands.
Review adopted clearing and grading regulations and
revise them to address critical area protection. These
regulations should set seasonal clearing restrictions that
limit clearing and grading activities during the rainy
seasons. Critical areas, including sloped and riparian areas,
should not be exposed during this time.
Grading and construction activities should implement
erosion control Best Management Practices and other
development controls as necessary to reduce sediment and
pollution discharge from construction sites to minimal
levels.
Encourage the use of native plants in landscaping
requirements, erosion control projects, and the restoration
of stream banks, lakes, shorelines and wetlands.
Expand programs for non-detrimental access to critical
areas and provide opportunities for interpretation and
education.

GOAL LU-18 MAINTAIN, AND IMPROVE WHERE POSSIBLE, WATER QUALITY.
Policy LU-18.1.1
Policy LU-18.1.2
Policy LU-18.1.3

Require adequate erosion and sedimentation controls from
new construction sites.
Require adequate water controls for new development.
Implement public education programs to reduce the source
of pollutants entering surface waters.
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GOAL LU-19 DEVELOP A CONTINUOUS AND COMPREHENSIVE PROGRAM
FOR MANAGING SURFACE WATER.
Policy LU-19.1.1
Policy LU-19.1.2
Policy LU-19.1.3

Ensure funding source(s) for program implementation.
Coordinate the City program with the Skagit County
Program.
Develop a network of publicly-owned or preserved natural
open space for protecting environmentally sensitive land,
creating a sense of openness, provide scenic views and
provide space for trail systems.

GOAL LU-20 PROTECT PUBLIC HEALTH, SAFETY, AND PROPERTY FROM THE
EFFECTS OF NATURAL HAZARDS. PROVIDE FOR AN INCREASED LEVEL OF
SAFETY TO THE CITIZENS OF MOUNT VERNON, AND PROVIDE FOR AN
INCREASED LEVEL OF PROTECTION FOR PUBLIC INFRASTRUCTURE.
Policy LU-20.1.2

Policy LU-20.1.3
Policy LU-20.1.2

Policy LU-20.1.3

Protect Life and Property. Implement mitigation activities
that will assist in protecting lives and property by making
homes, businesses, infrastructure, and critical facilities
more resistant to natural hazards. Support the continuation
of the Skagit Community Emergency Response Team
(C.E.R.T.) Program to provide citizens from all areas of Skagit
County with the information and tools they need to help
themselves, their families, and their neighbors in the hours
and days immediately following an emergency or disaster
event.
Encourage homeowners and businesses to purchase
insurance coverage for damages caused by natural hazards.
Encourage homeowners and businesses to take
preventative actions in areas that are especially vulnerable
to natural hazards.
Develop and implement additional education and outreach
programs to increase public awareness of the risks
associated with natural hazards. Continue the current
flood awareness programs conducted by various
jurisdictions as part of the National Flood Insurance
Program Community Rating System.
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GOAL LU-21 PRESERVE, PROTECT, AND WHERE POSSIBLE, RESTORE

NATURAL HABITAT FOR THE CONSERVATION OF SALMONID SPECIES LISTED
UNDER THE FEDERAL ESA, THROUGH THE USE OF MANAGEMENT ZONES,
DEVELOPMENT REGULATIONS, INCENTIVES FOR VOLUNTARY EFFORT OF
PRIVATE LANDOWNERS AND DEVELOPERS, LAND USE CLASSIFICATIONS OR
DESIGNATIONS, HABITAT ACQUISITION PROGRAMS OR HABITAT RESTORATION
PROJECTS.
OBJECTIVE LU-21.1: Preserve fish and wildlife habitat, where appropriate.
Policy LU-14.1.1

Consider a system for stream typing that is compatible
with other jurisdictions’ typing system.

GOAL LU-22

PRESERVE AND PROTECT, WHERE POSSIBLE, IDENTIFIED WETLANDS
WITHIN THE CITY.
OBJECTIVE LU-22.1

Preserve wetlands and implement a wetlands management strategy.
Policy LU-22.1.1 Determine wetland boundaries using the procedures
provided in the following manuals: U.S. Army Corps of
Engineers. 2010. Regional Supplement to the Corps of
Engineers Wetland Delineation Manual: Western
Mountains, Valleys, and Coast Region (Version 2.0), ed. J.
S. Wakeley, R. W. Lichvar, and C. V. Noble. ERDC/EL TR-103. Vicksburg, MS: U.S. Army Engineer Research and
Development Center. And all applicable guidance not
superseded by more recent guidance in: Environmental
Laboratory. 1987. Corps of Engineers Wetlands Delineation
Manual, Technical Report Y-87-1, U.S. Army Engineer
Waterways Experiment Station, Vicksburg, Miss. Or the
scientifically accepted replacement methodology based on
better technical criteria and field indicators as directed by
the City following consultation with the WA State
Department of Ecology and U.S. Corps of Engineers.
Policy LU-22.1.2 Provide a classification system for wetlands that allows for
the designation of both regionally and locally unique
wetlands.
Policy LU-22.1.3 Promote mitigation projects that create or restore wetland
areas or enhance existing wetland areas. Ensure wetland
mitigation projects in the City attain the same ecological
functions as natural wetlands of equivalent quality.
Preserve land used for wetland mitigation in perpetuity.
Monitoring and maintenance should be provided until the
success of the site is established.

GOAL LU-23 PRESERVE AND PROTECT, WHERE POSSIBLE, IDENTIFIED
PRIORITY HABITAT AREAS WITHIN THE CITY.
OBJECTIVE LU-23.1:

Develop a classification system, particularly of habitats of local importance,
in addition to Federal or State endangered, threatened or sensitive species.
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Policy LU-23.1.1

Establish protection measures for priority habitat areas
given the variety and complexity of species within these
areas.

GOAL LU-24 PROTECT, ENHANCE, AND RESTORE EXISTING FLOOD STORAGE
AND CONVEYANCE FUNCTIONS AND ECOLOGICAL VALUES OF FLOODPLAINS.
OBJECTIVE LU-24.1: Implement strategies to prevent property damage from flooding.
Policy LU-24.1.1

Policy LU-24.1.2
Policy LU-24.1.3

Policy LU-24.1.4
Policy LU-24.1.5
Policy LU-24.1.6

Prevent property damage from flooding by implementing
the following development regulations:
• Require adequate peak flow controls for new
development.
• Perform the necessary analysis and recommend
solutions for existing flooding problems.
• Employ management strategies in flood prone areas to
ensure that new development is not exposed to
significant flood risk.
Continue to implement FEMA flood hazard regulations.
Identify locations for regional surface water facilities in
areas of anticipated extensive development and
redevelopment, particularly in Downtown. Promote the
establishment of regional surface water management
facilities to support infill development and preclude the
need for individual on-site ponds and facilities, provide
development incentives, encourage efficient use of land,
and reduce overall facility maintenance costs.
Require adequate peak flow controls for new
development.
Perform the necessary analysis and recommend solutions
for existing flooding problems.
Employ management strategies in flood prone areas to
ensure that new development is not exposed to
significant flood risk.

GOAL LU-25

FIND LONG TERM, ENVIRONMENTALLY RESPONSIBLE, AND
COST EFFECTIVE METHODS TO REDUCE THE RISK FROM FLOOD DAMAGE.
Policy LU-25.1.1

Policy LU-25.1.2

Work to become engaged and well informed to
diligently address and implement measures to
systematically reduce the risks from flooding.
Work to systematically eliminate as many threats from
flooding as possible which will achieve long term
economic posterity for the region as well as the City.

GOAL LU-26 PRESERVE AND PROTECT, WHERE POSSIBLE, IDENTIFIED STEEP
AND EROSIVE SLOPES WITHIN THE CITY.
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Policy LU-26.1.1

Policy LU-26.1.2
Policy LU-26.1.3

Policy LU-26.1.4

Minimize soil disturbance and maximize retention and
replacement of native vegetative cover in erosion
hazard areas through development regulations.
Require increased surface water requirements in areas
draining over steep and erosive slopes.
Discourage development on landslide hazard areas,
including steep slopes over 40 percent. Restrict
development unless the risks and adverse impacts
associated with such development can be reduced to a
non-significant level.
In areas with severe seismic hazards, apply Uniform
Building Code, and any other necessary special building
design and construction measures to minimize the risk of
structural damage, fire and injury to occupants and to
prevent post-seismic collapse.

ANNEXATION GOALS, OBJECTIVES AND POLICIES

GOAL LU-27 ANNEX PROPERTIES INTO THE CITY WHEN THE CITY COUNCIL
FINDS THE ANNEXATION IS JUSTIFIED.
OBJECTIVE LU-27.1

Encourage development and re-development within the existing City limits
before additional lands are annexed into the City.
Policy LU-27.1.1.1

Policy LU-27.1.1.2
Policy LU-27.1.1.3

The first priority of the City shall be to annex and provide
urban services (i.e., sewer, fire, transportation, drainage,
parks, open space, schools and landscaping, etc) on a
priority basis to those areas immediately adjacent to the
City where available services can most easily and
economically be extended.
Work with Skagit County to establish procedures for the
development of land within the Urban Growth Areas.
The City Council shall not initiate an annexation unless
the following criteria can be met with a proposal. These
criteria have been developed following the adoption of
the City’s Buildable Lands Analysis and E.D. Hovee’s
report entitled, “Commercial and Industrial Land Needs
Analysis”, dated September 2006. These reports show
that the City does not have a balance between projected
residential and commercial/industrial uses.
The City Council shall not initiate an annexation unless
the following criteria can be met with a proposal. These
criteria have been developed following the adoption of
the City’s Buildable Lands Analysis and E.D. Hovee’s
report entitled, “Commercial and Industrial Land Needs
Analysis”, dated September 2006. These reports show
that the City does not have a balance between projected
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residential and commercial/industrial uses.
A. The annexation area is determined to be necessary
and appropriate to meet the population and/or
employment targets.
B. The annexation of residentially zoned areas shall
not occur until additional areas zoned for
commercial/industrial uses are officially designated
such that a balance between residential and
commercial/industrial uses can be achieved within
the City.
C. The annexation is a logical extension of the City’s
boundaries.
D. The City finds that adequate municipal services
exist to serve the area, and that the factors
outlined within RCW 36.93.170(2) are complied
with.
E. The City finds that the boundaries of the proposed
annexation are drawn in a manner that makes the
provision of public services geographically and
economically feasible.
F. The City finds that it has the capacity to provide
City services within the existing City limits; and,
those services to annexation areas without major
upgrades to these services.
G. The City finds that there are not negative economic
impacts to the City with the extension of services.
H. The City finds that it can afford to provide City
services without having to use funds that would
otherwise be spent on already incorporated areas
of the City.
I. The City finds that the annexation will not create
financial stress on the City’s ability to provide
required services to the annexation area.

OBJECTIVE LU-27.2

Preservation of natural neighborhoods and communities

OBJECTIVE LU-27.3

Creation and preservation of logical service areas.
Policy LU-27.3.1

OBJECTIVE LU-27.4

Annex areas into the City based on the premise of limiting
sprawl, providing for efficient provision of public services
and facilities, serving areas where the cost of extending
infrastructure consistent with adopted capital
improvement plans is the most cost efficient, and avoiding
“leap-frog” development and annexations.

Prevent abnormally irregular boundaries.
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6.0

The City has created Goals, Objectives & Policies specific to the Transportation Element. These
Goals, Objectives & Policies guide the City’s decision making process related to transportation
issues. These goals, objectives and policies are as follows.

TRANSPORTATION GOAL 1: CONTRIBUTE TO A WELL-DESIGNED TRANSPORTATION
SYSTEM THROUGH REASONABLE, PLANNED, ECONOMICALLY FEASIBLE TRANSPORTATION
IMPROVEMENTS THAT SUPPORT ADOPTED LAND USE PLANS, PROTECT OR IMPROVE
BUSINESS ACCESS, AND PROTECT THE CITY’S NEIGHBORHOODS.
OBJECTIVE 1.1:

OBJECTIVE 1.2:

Create a comprehensive street system that provides reasonable vehicular
circulation throughout the City while enhancing the safety and function of
the local transportation system.
Policy 1.1.1

Access management, such as restricting left turns and excessive
use of driveways, should be coordinated with design standards and
land use plans to enhance public safety and preserve traffic
carrying capacity.

Policy 1.1.2

Each street in the City should be assigned a functional classification
based on factors including traffic volumes, type of service provided,
land use, and preservation of neighborhoods.

Policy 1.1.3

Streets and pedestrian paths in residential neighborhoods should
be arranged as an interconnecting network that serves local traffic
and facilitates pedestrian circulation.

Policy 1.1.4

Provide a balance between protecting neighborhoods from
increased through traffic while maintaining access to
neighborhoods.

Policy 1.1.5

Phase implementation of transportation plans concurrently with
growth to allow adequate transportation facilities and services to
be in place concurrent with development; or, if the transportation
network cannot be feasibly expanded to accommodate the
adopted land use plan and the adopted level-of-service, for
financial, geographic, or other reasons, re-examine land use, levelof-service, and economic inputs to establish a balance.

Coordinate land use and transportation planning to meet the needs of
the City.
Policy 1.2.1

Land use and transportation plans should be consistent so that
land use and adjacent transportation facilities are compatible
with each other.

Transportation Goals, Objectives, & Policies
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Policy 1.2.2

OBJECTIVE 1.3:

Strive to reduce traffic congestion that degrades the safety and reasonable
functioning of the local transportation system.
Policy 1.3.1

OBJECTIVE 1.4:

OBJECTIVE 1.5:

Manage access along all principal and minor arterial corridors, and
access points to residential, commercial, and industrial
development. Utilize adopted Access Management techniques to
preserve the flow of traffic on the road system while providing
adequate access to adjacent land uses. These could include: limit
the number of driveways (usually one per parcel); locate
driveways away from intersections; and connect parking lots and
consolidate driveways to create more pedestrian-oriented street
design and encourage efficiency of both land uses and the
adjacent transportation system.

Develop a system of level-of-service standards which promote
growth where appropriate while preserving and maintaining
the existing transportation system.

Design transportation facilities to preserve and to be consistent with the
natural and built environments.
Policy 1.4.1

Landscape transportation facilities to complement
neighborhood character and amenities. Where appropriate,
incorporate street trees in planting strips to improve air
quality and visual aesthetics, and implement traffic calming
effects.

Policy 1.4.2

Arrange streets and pedestrian paths in residential
neighborhoods to form a grid or flexible grid network where
feasible.

Policy 1.4.3

Foster connectivity of new development with the surrounding
neighborhood, allowing cul-de-sacs only where it can be
clearly demonstrated that a future connection will not be
necessary.

Implement demand management techniques.
Policy 1.5.1

Promote employer strategies and educational efforts that
help shift travel demand to off-peak travel periods.

Policy 1.5.2

Coordinate with public agencies, utilities and developers to
minimize activities that impact principal roads during peak
traffic hours.

Policy 1.5.3

Continue to apply mitigation strategies to reduce the traffic
impact of new development.

TRANSPORTATION GOAL 2: COORDINATE EFFORTS WITH SKAGIT TRANSIT TO

Transportation Goals, Objectives & Policies
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PROMOTE TRANSIT IMPROVEMENTS AND SERVICES TO THE CITY’S RESIDENTS AND
BUSINESSES.
OBJECTIVE 2.1:

Work with Skagit Transit and other jurisdictions to increase the efficiency
and convenience of inter-modal transportation connections within the
regional transportation network.
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Policy 2.1.1

Land use patterns should support transit and non-motorized
modes of travel by encouraging higher density in selected
residential and employment areas.

Policy 2.1.2

Consultation with Skagit Transit is encouraged in order to
evaluate the need for and location of new transit stops in
large scale developments.

Policy 2.1.3

The City should take an active role in working with the
regional transit agencies in planning and locating public transit
facilities.

TRANSPORTATION GOAL 3: MAINTAIN, ENHANCE, AND INCREASE PEDESTRIAN AND
BICYCLE TRAVEL BY PROVIDING SAFE AND CONVENIENT ROUTES FOR THE COMMUTING
AND RECREATING PUBLIC.
OBJECTIVE 3.1:

Provide a non-motorized transportation system that effectively serves the needs of
pedestrian and bicycle users and encourages non-motorized travel and provides a
continuous network of attractive sidewalks, footpaths, bike routes, pathways, and
trails throughout the City.
Policy 3.1.1

Encourage pedestrian and bicycle connections between
residential developments, neighborhood commercial centers,
recreation areas. Use incentives or regulations to encourage
new construction to promote pedestrian and bicycle
connections to schools, parks, community centers, public
transit services and facilities, neighborhoods and other
services.

Policy 3.1.2

Establish a network of bicycle routes within the City to
connect those land uses likely to produce significant
concentrations of bicycle usage. Work with interested parties
in the planning of such a network.

Policy 3.1.3

Improve the safety of crossings for pedestrians and bicycles
where streets intersect with rail facilities, trails, paths and all
areas where pedestrians and/or bicycle movements are
encouraged.

Policy 3.1.4

Whenever practical, provide safe access for pedestrians and
bicyclists to transit stops.

Policy 3.1.5

Seek to develop a comprehensive pedestrian and bicycle
signage program that provides directional information,
identification of on/off street routes, and a printed nonmotorized facilities map.

Policy 3.1.6

Implement policies and procedures regarding design
standards for bike routes, pathways, and trails. ADA
standards will be considered, where appropriate.

Transportation Goals, Objectives, & Policies
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TRANSPORTATION GOAL 4: MAINTAIN AND IMPROVE TRUCK AND FREIGHT RAIL
ACCESS TO INDUSTRIAL AREAS.
OBJECTIVE 4.1:

Provide adequate infrastructure to facilitate the movement of freight to
and from designated commercial and industrial areas.
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Policy 4.1.1

Promote freight mobility projects in and around the Mount
Vernon UGA that facilitate the development of economically
viable and environmentally sustainable commercial and
industrial areas.

TRANSPORTATION GOAL 5: DEVELOP A FUNDING AND IMPLEMENTATION PROGRAM

OBJECTIVE 5.1:

Effectively pursue adequate funding for transportation improvements from
all potential sources.

OBJECTIVE 5.2:

Prepare a transportation financing plan that optimizes the use of City
funds and leverages other funding sources.
Policy 5.2.1

Aggressively seek available Federal, State and local
government funding opportunities for projects that meet the
City’s transportation objectives.

Policy 5.2.2

When appropriate, require new and expanded developments
to construct, or participate in the funding to upgrade,
roadways to City standards.

Policy 5.2.3

Allow for funding of growth-related traffic improvements
proportionately by impact fees or other mechanisms that
apportion costs in relation to impact charged to new
development.

TRANSPORTATION GOAL 6: DEVELOP AND MAINTAIN RELATIONSHIPS BETWEEN THE
CITY AND OTHER AGENCIES AND LOCAL JURISDICTIONS FOR COOPERATIVE PLANNING OF
COMMON TRANSPORTATION IMPROVEMENTS AND DISCUSSION OF TRANSPORTATIONRELATED INTERESTS.
OBJECTIVE 6.1

Proactively work with the state and neighboring jurisdictions to provide
capacity on regional transportation systems and to reduce regional traffic
on local streets.
Policy 6.1.1

Establish a mechanism to provide multi-jurisdictional
cooperation to fund transportation improvements, participate
in joint ventures and promote improvement of interjurisdictional transportation systems to mitigate
transportation impacts that occur beyond the permitting
jurisdiction.

Policy 6.1.2

Continue active participation and leadership in the Regional
Transportation Planning Organization (RTPO) and the
Metropolitan Planning Organization (MPO).

Transportation Goals, Objectives & Policies

FOR NEEDED TRANSPORTATION IMPROVEMENTS THAT SUPPORTS ADOPTED LAND USE
POLICIES AND APPROPRIATELY DISTRIBUTES TRANSPORTATION COSTS BETWEEN PUBLIC
AGENCIES AND PRIVATE DEVELOPMENT.
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TRANSPORTATION GOAL 7: DEVELOP A MOUNT VERNON SPECIFIC COMPLETE STREETS
OBJECTIVE 7.1:

Commence a process by which a Complete Streets Policy can be
developed by the City. This Complete Streets Policy should accommodate
(to the extent possible) all street users with the creation and
enhancement of street networks to meet the needs of pedestrians,
bicyclists, transit riders, motorists, commercial vehicles, and emergency
response vehicles for people of all ages and all abilities.

Transportation Goals, Objectives & Policies

POLICY.
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5.0
GOALS, OBJECTIVES & POLICIES
GOAL 1

HAVE A STRONG PROACTIVE POSITON TOWARDS ECONOMIC PROSPERITY THAT
PROMOTES A POSITIVE CIVIC IMAGE AND ESTABLISHES MOUNT VERNON AS A
PREFERRED PLACE FOR INVESTMENT.

OBJECTIVE ED-1.1 Provide an adequate job-producing land base to ensure an optimal number of jobs for citizens
within the community, and to aid the community in paying for infrastructure and services.
Policy ED-1.1.1 Consider working towards an adequate supply of commercial and industrial lands and
supporting infrastructure to accommodate the City’s forecasted growth.
Policy ED-1.1.2 Consider creating a Mount Vernon specific definition for living wage jobs.
Policy ED-1.1.3 Consider establishing a target of living wage jobs-to-housing ratio for the City.
OBJECTIVE ED-1.2 Determine where the City’s competitive advantages lie and identify clusters of companies that
can power growth.
Policy ED-1.2.1 Maintain the City’s focus on local companies that demonstrate high growth potential; and
continue to embrace the growing health care cluster led by Skagit Regional Health.
Policy ED-1.2.2 Continue focusing on being a “connected” city by expanding and marketing the City’s fiber
optic loop. Consider establishing the city’s system as a regional utility similar to that of the City of
Anacortes’ regional water system.
Policy ED-1.2.3 Continue focusing on high tech and value added agriculture as new clusters to power
growth.
Policy ED-1.2.4 Focus on those areas that provide living wage jobs, such as: Management of Companies
and enterprises, Utilities, Manufacturing, Finance and Insurance, Construction, Professional and Technical
Services, Mining, Wholesale Trade, Government, Information, and Transportation and warehousing.
Policy ED-1.2.5 Continue to utilize EDASC’s marketing and business recruitment talents to bring new
companies to Mount Vernon.
Policy ED-1.2.6. Focus on education and job creation to help lower income citizens become upwardly
mobile.

Economic Development Element
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OBJECTIVE ED-1.3 To the extent possible, make local and regional planning inclusive and flexible.
Policy ED-1.3.1 Consider using pilot programs to move faster and lessen risk of new initiatives.
Policy ED-1.3.2 Regularly solicit input from local businesses through conversations with industry leaders.
Policy ED-1.3.3 Continue to provide predictable, current, clear and concise regulations and permitting
processes.
Policy ED-1.3.4 Consider measuring the business pulse through an annual business attitudes survey.
Policy ED-1.3.5 Consider establish a dashboard of economic metrics to measure progress and benchmark
against other cities in the region. Metrics chould include:
•
•
•
•
•
•
•

•
•
•
•

Personal and household income
Income growth vs. Home price growth
Homes v. Jobs ratio
People v. jobs ratio
Median Home Prices
Unemployment rate
Public Safety measures
o Police Calls for Service per 1000
o Violent Crime per 1000 people
Educational Attainment
Retails sales tax revenue
Retail sales tax revenue per capita
Value of retail and commercial construction built each year

Policy ED-1.3.6 When possible, seek out opportunities to collaborate and regionally plan with entities such
as:
•
•
•
•
•
•
•
•
•
•
•

Economic Development Element
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Skagit County
Skagit Public Utility District #1( Water Utility)
Skagit Regional Health
EDASC
Skagit Valley College
Mount Vernon and Sedro Woolley School Districts
Puget Sound Energy( Electric utility)
WSDOT
Development Community
Engineering Community ( Engineering Standards)
Citizen Focus Groups and Advisory Committees
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OBJECTIVE ED-1.4 Ensure robust infrastructure and utilities exist to foster economic growth and prosperity.
Policy ED-1.4.1 When feasible give priority to transportation system planning and improvements that
ensure the efficient transport of goods and convenient access for workers of customers to and from places
of business.
Policy ED-1.4.2 Focus efforts on improvement of parking in the downtown as well as continue efforts to
alleviate congestion on College Way.
Policy ED-1.4.3 Focus efforts on operation and expansion of fiber optic broadband system.
Policy 1.4.4 Encourage Skagit PUD to improve water service to the Cedardale Road area of South Mount
Vernon
OBJECTIVE ED-1.5 Have a strong proactive positon towards revitalization of the downtown as a preferred place to
live, work, and play.
Policy ED-1.5.1 Consider new library and fire station in the downtown to establish the city’s commitment
to downtown revitalization.
Policy ED-1.5.2 Encourage public/private partnerships to advance the revitalization of the downtown.
Policy ED-1.5.3 Consider establishing metrics to measure the vitality of the downtown to include number of
filled/empty storefronts.
Policy ED-1.5.4 Encourage events, concerts and festivals to be held downtown throughout the year to
establish the downtown as our social and cultural center and a source of community pride.
Policy ED-1.5.5 Consider establishment of design guidelines for the historic sector of the downtown to
preserve, protect, enhance and perpetuate elements of our distinctive and unique small town heritage.
Policy ED-1.5.6 Consider establishing incentives for redevelopment throughout the city to include permit
and impact fee and system development fee reductions.
OBJECTIVE ED-1.5 Enhance and support tourism in Mount Vernon
Policy 1.5.1 Grow the city’s tourism through special events that are consistent with the community’s values.
Policy 1.5.2 Promote tourism using multiple media outlets and highlight the community assets.
Policy 1.5.3 Continue to emphasize the City’s connection to its rich history to strengthen our community
identity.
OBJECTIVE ED-1.6 Expand the retail and office base within the City.
Policy ED-1.6.1 Encourage retail business that increases the sales tax base of the City.
Policy ED-1.6.2 Ensure an adequate amount of land is designated for retail/commercial uses based on site
characteristics, market demand, community need, and adequacy of facilities and services.
Policy ED-1.6.3 Provide for pedestrian, bicycle, and public transit access along identified transit arterials
and encourage more intensive commercial development at major nodes in the street and transit network,
to reduce dependency on automobiles.
Economic Development Element
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OBJECTIVE ED-1.7 Sustain and expand the current industrial and manufacturing employment base.
Policy ED-1.7.1 Protect the existing inventory of commercial and industrial parcels from conversion to nonindustrial uses.

Economic Development Element
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Focus #1
A well-defined public/police partnership to identify and provide effective and
appropriate police services. By institutionalizing this practice, the word “community” is merely a
descriptor for the Department’s policing model. The goal is for “Community” to be a seamless
component of policing.
Fully integrated 21st Century technology to complement the traditional methods of
Focus #2
policing. This will enhance the Department’s ability to efficiently plan for, prevent, and respond to crime,
fear, and neighborhood challenges, including those introduced by the e-criminal.
Focus #3
A working relationship with non-traditional partners to address certain calls for service
normally handled by publicly funded police agencies and which may be more appropriately handled by
the private sector.
Focus #4
Alternative methods to address the increasing homelessness population. To take a dual
approach to address this very complex issue, compliance and enforcement efforts and to build
relationships with local and regional social and health service providers.
The merging or retooling of certain police functions within the County to improve
Focus #5
consistency and effectiveness. Examples might include various administrative services, emergency
management, centralized records, property and evidence, and specialized services such as K-9, major
crime investigation, covert and tactical operations. It may be feasible to consolidate specialized police
services in the county as criminal justice costs increase and a higher, more consistent standard of service
is expected.
Focus #6
A semi-permanent police presence in all neighborhoods and business districts through
“zone deployment”. This type of presence is currently well established in the Kulshan Creek and West Hill
Neighborhoods and has proven highly effective in reducing crime.
A county-wide collaboration to address violent crime issues affecting our communities.
Focus #7
The upsurge in gang activity and violence may be best addressed by forming partnerships among criminal
justice agencies, schools, churches, and other community members.
DEPARTMENT’S MID RANGE GOALS AND OBJECTIVES:
GOAL CF-1

IMPROVE THE COOPERATION AND COORDINATION OF INTER-AGENCY POLICING EFFORTS AFFECTING THE
MOUNT VERNON POLICE DEPARTMENT AND COMMUNITY.
Objective CF-1.1 Continue to encourage all Skagit County police agencies to establish a common
philosophy of policing, with strategic policies of a similar tone for engaging and involving
the community in the delivery of our services and reducing crime, the fear that it creates
and neighborhood decay.

.

Objective CF-1.2 Study the state of police services within Skagit County. Report on what services might
yet be combined, added, or deleted in the interest of efficiency and consistent service to
the public.
Objective CF-1.3 Develop a county-wide strategy addressing violent crime associated with investigating
and monitoring gang activity.
Objective CF-1.4 Support Skagit County in addressing the jail overcrowding issue.
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GOAL CF-2

.
GOAL CF-3

MAINTAIN DEPARTMENT EFFECTIVENESS AS THE COMMUNITY GROWS IN AREA AND POPULATION.
Objective 2.1

Update the Police Department Staffing Plan to reflect projected changes in population
and call load.

Objective 2.2

Increase the number of police officers to stay at pace with the Staffing Plan.

Objective 2.3

Distribute staff to effectively manage the call load and meet the needs of the
community.

Objective 2.4

Continue to be adaptable and address community issues which develop.

Objective 2.5

Increase the CSO staffing to allow for a more efficient response to calls for service.

Objective 2.6

Continue to hire officers and support staff which more closely reflects the makeup of
our community to improve communication between the Department and the
community.

Objective 2.7

Continue to plan for increased growth and future planned annexation throughout the
City.

Objective 2.8

Define and implement a plan for having patrol officers assigned geographic areas.

Objective 2.9

Complete a review and evaluate the need to hire a non-sworn employee to serve as a
forensics investigator/part time department computer technician.

PROVIDE EQUIPMENT THAT WILL IMPROVE POLICE CAPABILITY AND KEEP THE DEPARTMENT CURRENT
WITH ADVANCEMENTS IN TECHNOLOGY.
Objective 3.1

Continue to acquire updated less-lethal equipment as technology in this area improves.

Objective 3.2

Efficiently acquire patrol vehicles and other police equipment as necessary.

Objective 3.3

Improve officer safety with the acquisition of equipment to assist officers in the
performance of their duties.

Objective 3.4

Replace the aging and outdated multi-purpose vehicle for major crime scenes,
extended investigations, and high risk incidents.

Objective 3.5

Add digital capability to our radio system to promote better communication by all law
enforcement agencies during emergencies.

Objective 3.6

Continue to develop a community camera system that monitors streets, trails, parks,
and other public areas.

Objective 3.7

Construct an animal kennel and covered parking areas at the existing Police and Court
Campus.
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GOAL CF-4

GOAL CF-5

IMPROVE THE GENERAL POLICE RECORDS FUNCTION, TO INCLUDE ISSUES OF STAFFING, ACCESSIBILITY,
STORAGE AND RETENTION.
Objective 4.1

Utilizing efficient, up to date storage methods, archive police records, and destroy hard
copies as allowed by law and/or accreditation standards.

Objective 4.2

Modify and implement the General Records Retention Schedule for the Department.

Objective 4.3

Study and determine the necessity to increase staffing in the Records Division.

Objective 4.4

Crime data is currently sent to Washington Association of Police Chief’s and Sheriff’s in
summary reporting process. Develop a county-wide strategy to report crimes and arrest
data using the NIBRS reporting system.

DEVELOP A RELATIONSHIP BETWEEN THE DEPARTMENT AND RESIDENTS OF MOUNT VERNON THAT
FOSTERS OPEN COMMUNICATION AND TRUST ON ISSUES RELATING TO COMMUNITY SAFETY AND
SECURITY.
Objective 5.1

Maintain the annual Citizen’s Police Academy as a mechanism to accomplish the
Department’s Broad Goals.

Objective 5.2

Steadily add neighborhoods to the Block Watch program.

Objective 5.3

Utilize communications links such as the Department Web Site, e-mail, e-News, TV10,
radio, newspaper, and neighborhood newsletters/notifications to provide educational
and emergency information.

Objective 5.4

Continue to attract potential police officer entry candidates through a wide range of
strategies and tactics.

Objective 5.5

Maintain the volunteer programs managed through the Crime Prevention Division
which enhances our communication ability with the community, provides valuable
feedback, and helps us police the community.

Objective 5.6

Continue to develop a partnership with the neighborhoods which fosters two-way open
communication, prevention of crime, shared responsibility, and adaptability in how we
address and solve community issues which improves community safety.
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Following is a list of the MVFD stations with a description and location of each:
Fire Station No. 1:
Fire Station No. 2:
Fire Station No. 3:

9,500 square feet in size with five apparatus bays, a maintenance bay, modern kitchen and
sleeping rooms.
13,728 square feet in size with apparatus bays, a modern kitchen, a meeting room,
administration areas, sleeping rooms and also houses a small museum where the original 1920
LaFrance is on public display.
6,644 square feet in size with two apparatus bays, an exercise room, a modern kitchen, a multipurpose room, a day room, and three sleeping rooms and an administration area.

Following are the Goals that the MVFD has set:
Goal CF-10

Provide our citizens with consistently rapid, effective response that minimizes threat to life,
environment and property. We will do this with professional staffing focused on maximizing the
effectiveness of our personnel, equipment, and training.

Goal CF-11

Develop and initiate alternative service delivery models that include a “Community Paramedic”
preemptive client visitation program. This program will be funded by our medical community.

Goal CF-12

Reduce / maintain our minimal fire loss for both residential and commercial buildings, with the
ultimate target being zero loss. We will do this through emphasis on fire prevention, inspecting our
businesses to the greatest extent possible with reduced staff, and providing rapid, well-trained
response fire calls.

Goal CF-13

Expand our cooperative response with Burlington to other neighboring agencies to enhance our
response capabilities reducing redundancy while increasing our fire response.

Goal CF-14

Work with the Skagit Valley College Fire Program to integrate student firefighters into our
department as part of their learning process while providing support functions to career and
volunteer staff.

Goal CF-15

At the next rating period (36 months), restore the WSRB rating to Class 4.

Goal CF-16

Acquire funding from EMS Levy to support the increasing demand on our ambulance services.

The MVFD’s Strategic Plan contains additional details with regard to levels-of-service, implementation and strategic
measures.
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3.0

PUBLIC LIBRARY
Mount Vernon City Library plays an important role in the lives of children, youth, adults and seniors. The Library provides
access to lifelong learning opportunities, information and resources that enrich lives.
The Mount Vernon City Library is a 12,122 square foot facility that has been in its present location at 315 Snoqualmie Street
since 1954. The facility started at 3,581 square feet, and was been expanded twice (to 10,033 sq. ft. in 1969 and to the
present size in 1981). Extensive renovations were completed in 1999, which did not change square footage but greatly
improved the appearance and attractiveness of the facility. The “new look” Mount Vernon Library was featured in an
article in the October 1999 issue of Today’s Librarian.
The library’s service area boundaries are one and the same with the City of Mount Vernon’s boundaries. The library offers
free library cards to those who own businesses within city limits and certificated teachers in Mount Vernon. Non-residents
of the City of Mount Vernon hold approximately 600 library cards.
The library has a diverse and continually updated collection of approximately 80,000 items, predominantly books but with
sizeable numbers of magazines, newspapers, CDs, DVDs, audiobooks and eBooks. A growing collection of Spanish language
materials in all formats serves the growing Spanish-speaking population of Mount Vernon.
Programs offered by the library include story times and a Summer Reading Program for children, and monthly evening
programs for adults. A strong reference collection and reference staff offer further service to the public. The library has 21
computers available to the public.
The library has 10 full-time and 16 part-time employees.
LIBRARY GOALS:
Goal CF-17

Increase the public’s awareness of library resources and services.

Goal CF-18

Uphold the principles of intellectual freedom and the public’s right to know by providing citizens of all
ages with access and guidance to information and collections that reflect all points of view.

Goal CF-19

Form partnerships with regional and national organizations in order to provide access to the widest
possible range of information resources.

Goal CF-20

Increase current funding by strongly pursuing a broad range of options, including grants, donations and
scholarships.

Goal CF-21

Continue providing high quality programming that promotes reading and lifelong learning, and provides
leisure entertainment.

Goal CF-22

Develop specialized services that address community needs and are responsive to changing
demographics.

Goal CF-23

Select, train and retain staff who are dedicated to serving the needs of all current and potential
customers.

Goal CF-24

Utilize technology to provide efficiencies that enhance customer service.
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Goal CF-25

Continue working toward the funding, design and construction of a new library facility that will better
meet the needs of a growing population.
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5.0

GENERAL FACILITIES & SOLID WASTE
The City has a number of buildings and facilities located throughout the City. Table 5.0 summarizes existing
buildings/facilities currently used and maintained. This list does not, however, include all property under the City’s
ownership. Map 3.0 identifies the location of the buildings/facilities listed in Table 1.2.

TABLE 1.2: CITY FACILITIES
FACILITY:

ADDRESS:

City Hall

910 Cleveland Ave.

Fire Station #1

901 South 2 Street

Fire Station #2

1901 North LaVenture Road

Fire Station #3

4701 East Division Street

Library

315 Snoqualmie Street

Municipal Court and Police

1805 Continental Street

Parks and Recreation

1717 South 13 Street

Public Works Administration

1024 Cleveland Ave.

Shops and Storage

405 West Fir Street

Wastewater Plant

1401 Britt Road

nd

th

st

712/724 South 1 Street

Lincoln Commercial Block

309 to 321 Kincaid Street

Shop/Storage

419 Milwaukee Street

Kulshan Creek Neighborhood Station

2520 Kulshan Avenue

Riverfront Plaza and Public Bathrooms

420 Gates Street

The Department Goals for General Facilities are as follows:
Goal CF-26

Provide healthy and safe work environments for employees and citizens of Mount Vernon.

Goal CF-27

Perform required maintenance on buildings both scheduled and unscheduled.

Goal CF-28

Implement energy conservation measures throughout all City of Mount Vernon maintained buildings.
Respond to complaints and maintenance issues in a timely manner.

Goal CF-29

Continue to plan and implement new ideas and measures for all city facilities.
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Goal CF-30

Continue to work towards a proactive approach then a reactive one.

Goal CF-31

Provide well trained staff to monitor and maintain city facilities

5.1 FLEET VEHICLES AND EQUIPMENT

In 2016 the City has a fleet of 230 vehicles and equipment that are maintained and repaired by City staff. This fleet
includes 50 law enforcement vehicles; 26 pieces of heavy equipment; 14 garbage trucks; 18 fire and rescue
vehicles; 58 passenger vehicles; as well as 64 trailers, mowers and generators.
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5.2 SOLID WASTE

The Mount Vernon Solid Waste Division provides weekly solid waste collection service to all
residential and commercial customers within the City limits. On average, 76 tons of garbage and
yard waste is collected on a daily basis. In addition, the Solid Waste Division operates and administers the
City Yard Waste Drop off Facility where in 2015 they accepted, transported and disposed of 1,796 tons of
yard waste.
State Law (RCW 70.95) delegates the authority and responsibility for the development of solid waste
management plans to counties. Other governing bodies (Cities, Tribes, and Federal agencies) may
participate in the County’s planning process or conduct their own plans.
State law allows cities to fulfill their solid waste management planning responsibilities in one of three
ways:
•
•
•

By preparing their own plan for integration into the County’s plan;
By participating with the County in preparing a joint plan; or,
By authorizing the County to prepare a plan that includes the City.

The Skagit County Solid Waste Management Plan (SCWMP) provided a guide for solid waste activities in
Skagit County. This document was prepared in response to the Solid Waste Management Act, Chapter
70.95 of the Revised Code of Washington (RCW).
The Solid Waste Department Goals Include:
Goal CF-32

Provide for the solid waste, recycle, and yard waste disposal needs of Mount Vernon
citizens.

Goal CF-33

Work closely with other departments, organizations, and jurisdictions providing quality
solid waste disposal services.

Goal CF-34

Work closely with Skagit County regarding any issue affecting their solid waste disposal
rate.

Goal CF-35

Enhance the public’s understanding of solid waste disposal requirements and issues.

Goal CF-36

Consistently provide a solid waste utility that is efficiently administered and maintained.

Goal CF-37

Implement efficient collection systems to address both residential and commercial
growth.

Goal CF-38

With the development of our mission statement and goals, we continue to maintain a
clear understanding of our responsibilities to the community.
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Following are the Goals, Objectives and Policies for the wastewater utility:
.
Goal CF-39: Provide and maintain a sanitary sewer collection system that is consistent with the public
health and water quality objectives of the State of Washington and the City of Mount Vernon.
Objective CF-39.1

Ensure that the sanitary sewer system is adequate to meet the demands of the
community.

Policy CF-39.1.1 Adequate sewer service capacity should be assured prior to the approval of any
new development application.
Policy CF-39.1.2 Seek broad funding for sanitary sewer services and facilities.
Policy CF-39.1.2 Development should be conditioned on the orderly and timely provision of
sanitary sewers.
Policy CF-39.1.3 Actively encourage all residents within the City to connect to public sewer.
Goal CF-40

Continue to maintain compliance with our NPDES (National Pollutant Discharge
Elimination System) permit.

Goal CF-41

Continue fine tuning the operation and maintenance of the Wastewater Treatment
Plant to increase efficiency of our treatment plant process.

Goal CF-42

Continue efforts in converting sanitary and storm pump stations to fiber optic
communications.
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PSE has a vast transmission system and distribution substation system that serves Mount Vernon. Future
transmission systems and distribution substations will continue to be largely development driven.
It is assumed that PSE can provide adequate serves as the City develops. The City should cooperate with
PSE in:
•
•
•

Design, operation and delivery of service;
Under-grounding utility lines; and,
Design standards for new electrical substations.

Priority should be given to under-grounding of existing utilities in the downtown area, being consistent
with State WUT tariffs. All new development should continue to have utilities placed underground.
TELECOMMUNICATIONS:
Verizon is the Incumbent Local Exchange Carrier of telecommunications services in Skagit County. All
communities in Skagit County, including Mount Vernon, are served by Verizon through a 100% digital
switching network supported with a mix of fiber optic and copper cable.
Fiber optic cable connects all Verizon switching offices in the County and is used for transport of data and
voice traffic around the county and out to the rest of the world. A majority of the fiber system is
redundantly routed which makes the network self-healing in the event of a cable cut, ensuring continuity
of service.
Customers with large bandwidth requirements, can arrange for direct fiber connection to their business
by calling Verizon’s business office. Prices vary depending upon the size of fiber connection needed,
distance form the existing lines to the customer location and other factors.
Cable is deployed in either aerial or buried paths, depending on factors such as terrain, environmental
considerations and local ordinances. Mount Vernon is home to Verizon’s first packet switching office in
the United states.
Customers benefit from Verizon’s expertise and capacity to provide high-end voice and data services such
as DSL, ATM, ISDN and Frame Relay. DSL is available in many parts of Mount Vernon, as well as in other
cities in the county.
Verizon works with local planning departments to plan ahead for growth and development. As a part of
standard operating procedure, Verizon works on site-specific proposals and coordinates activities with
other utilities.
Following are the Goal, Objectives and Policies for non-city owned facilities.
Goal CF-45: Facilitate the development and maintenance of all utilities at the appropriate levels of service
to accommodate the growth that is anticipated.
Objective CF-45.1

Provide an adequate level of public utilities to respond to and be consistent
with existing and planned land uses within the City.

Policy CF-45.1.1 Promote the co-location of new public and private utility distribution
lines with planned or existing systems that are both above and below ground in joint
trenches and/or right-of-way where environmentally, technically, economically and
legally feasible. The City understands that some utilities may have unique safety and
maintenance requirements which limit their inclusion in joint use corridors.
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Policy CF-45.1.2 Whenever a street replacement or repavement occurs the City shall
coordinate with all utilities to ensure that any utility replacement or extension occurs
before the street repaving or construction occurs. A five (5) year moratorium on street
cuts shall be in place following the replacement or repaving of a street.
Policy CF-45.1.3 Encourage the appropriate siting, construction, operation, and
decommissioning of all utility systems in a manner that reasonably minimizes impacts
on adjacent land uses.
Policy CF-45.1.4 Continue to mandate the coordination of non-emergency utility
trenching activities and street repair to reduce impacts on mobility, aesthetics, noise
and other disruptions.
Policy CF-45.1.5

Where appropriate require landscape screening of utilities.

Policy CF-45.1.6 Identify utility capacity needed to accommodate growth prior to
annexation. Do not annex areas where adequate utility capacity can not be provided.
Policy CF-45.1.7 Coordinate with utility providers to ensure that the general location of
existing and proposed utility facilities is consistent with other elements of the
Comprehensive Plan.
Objective CF-45.2

Ensure that non-City managed utilities provide service commensurate with
required state and federally mandated service obligations and established
safety and welfare standards.

Policy CF-45.2.1 Coordinate the exchange of data with utility providers. Provide utility
providers with current information on development patterns and permit activity within
the City. Provide relevant information on population, employment, and development
projections.
Policy CF-45.2.2 New telecommunications and electric utility distribution lines should
be installed underground within the City, where practical, in accordance with rules,
regulations, and tariffs applicable to the serving utility.
Policy CF-45.2.3 New, reconstructed or upgraded towers and transmission lines should
be designed to minimize aesthetic impacts appropriate to their surroundings whenever
practical.
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10.0

ADDITIONAL GOALS, OBJECTIVES AND
POLICIES
Following is a list of additional goals, objectives and policies with regard to capital facilities:

Goal CF-46 Ensure that an adequate supply and range of public services and capital facilities are available
to provide reasonable standards of public health, safety, and quality of life.
Objective CF-46.1

Provide an acceptable level of public services and capital facilities
to accommodate anticipated growth

Policy CF-46.1.1 Assess impacts of residential, commercial and employment growth on public
services and facilities in a manner consistent with adopted levels-of-service.
Policy CF-46.1.2 Ensure that public services and capital facilities needs are addressed in updates
to Capital Facilities Plans and Capital Improvement Programs, and development regulations as
appropriate.
Policy CF-46.1.3 Coordinate the review of non-City managed capital facilities plans to ensure
consistency with the City Comprehensive Plan.
Policy CF-46.1.4 Ensure that appropriate funding sources are available to acquire or bond for
the provision of needed public services and facilities.
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4.0

GOALS, OBJECTIVES & POLICIES

Following is a list of goals and policies with regard to Health and Wellness. These are intended to be a
starting point in a conversation with the Mount Vernon community and it is expected that this list will
grow and change with public input.
GOAL HW-1

SUPPORT COMMUNITY HEALTH PRACTICES TARGETED AT IMPROVING THE HEALTH OF
MOUNT VERNON RESIDENTS.

Policy HW-1.1 Continue promoting and educating the public about the importance of health and
wellness.
Policy HW-1.2 Continue fostering partnerships with others such as Skagit County Regional
Health, Skagit County Public Health and the Mount Vernon Farmers Market to participate in
efforts to promote healthy lifestyles and positive health outcomes.
GOAL HW-2

IMPROVE THE SAFETY OF NEIGHBORHOODS AND PUBLIC SPACES.

Policy HW-2.1 Study ways to improve neighborhood involvement in crime prevention,
neighborhood beautification, and the reduction of blight throughout the City.
Policy HW-2.2 Use Crime Prevention Through Environmental Design (CPTED) principles to make
places like abandoned buildings, vacant lots and homes, and underpasses safer for the
community.
Policy HW-2.3 Strive to enhance resident involvement in neighborhood improvement efforts
such as the landscaping of public spaces and community garden projects.
Policy HW-2.4 Adopt development regulations that facilitate natural surveillance in public
spaces through design, allowed uses and programming.
GOAL HW-3

PROVIDE ACCESS TO A RANGE OF GOODS AND SERVICES, RECREATIONAL AMENITIES,
AND SCHOOLS WITHIN COMFORTABLE WALKING DISTANCE OF HIGHER DENSITY
RESIDENTIAL AREAS.

Policy HW-3.1. Ensure that high density residential areas are planned and developed in areas
where residents can safely and conveniently walk to parks, trails, open spaces, schools,
restaurants and grocery stores.
Policy HW-3.2 Encourage areas of smaller scale retail uses within walking distance (one-quarter
mile) of higher density residential areas.
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GOAL HW-4

PRIORITIZE THE BEAUTIFICATION OF THE CITY.

Policy HW-4.1 Consider the adoption of development regulations that endeavor to eliminate
concentrations of poverty within residential neighborhoods.
Policy HW-4.2 Make streets, trails and other public spaces more visually appealing and
comfortable for the public by ensuring that street trees are planted, landscaping is maintained
and regularly inspecting and cleaning these areas.
Policy HW-4.3 Encourage the placement of public art throughout the City.
GOAL HW-5

GIVE PRECEDENCE TO THE MAINTENANCE AND CREATION OF A PEDESTRIAN
NETWORK WITH THE GOAL OF FACILITATING RESIDENTS SAFELY AND COMFORTABLY
WALKING TO THEIR DESTINATIONS.

Policy HW-5.1 Prioritize the mitigation of locations with sidewalk deficiencies to improve
pedestrian safety and to increase walking. Where sidewalk deficiencies are identified prioritize
improvements in areas closest to schools and parks.

