
 
 
 
 

STAFF REPORT for 
COMPREHENSIVE PLAN AMENDMENTS &  

ASSOCIATED REZONES 
 

A. SUMMARY AND BACKGROUND: 
 
DATE: March 18, 2014 
 
PROPOSAL IDENTIFICATION: Truck City Proposed Jail Location, LU13-012; and, 
 Alf Christianson Proposed Jail Location, LU13-014. 
 
CONTACT: Jana Hanson, CEDD Director 
 
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 statement. The objectives and policies of the Mount Vernon Comprehensive Plan are 
based on the City’s goals, as expressed through its Mission and Vision Statements. 

Within the City of Mount Vernon: 
 

• The Comprehensive Plan is subject to continuing review and evaluation; 
• A process is in place to allow citizens to propose Comprehensive Plan amendments; 
• The City assesses the cumulative impacts of proposed amendments;  
• The Comprehensive Plan is designed to be internally and externally consistent; and,  
• The Comprehensive Plan is designed to be consistent with adopted development 

regulations. 
 
Applications for the Comprehensive Plan amendments and associated rezones included in this 
report were submitted prior to the 2013 deadline of January 31st.  During the 2013 amendment 
cycle, they were carried over to be included in the 2014 process due to complexities with these 
requests and the environmental review that was required. 
 
The City has adopted procedures for processing Comprehensive Plan Amendment requests that 
include at least one public hearing on the proposed amendment(s) before the Planning 
Commission after the amendment has been prepared.  After receiving the recommendation of 
the Planning Commission for modification to the Comprehensive Plan, the City Council then 
considers the same at a public hearing.  The final form and content of the amendments to the 
Comprehensive Plan are determined by the City Council. 
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The purpose of this report is to: 
 

• Prepare for legislative review of the proposed Comprehensive Plan amendments and 
associated rezones; 

• Address consistency and conformance between the proposed amendments and the 
Comprehensive Plan; 

• Identify the cumulative effects of the proposed amendments on the community; 
• Provide information to help inform the Planning Commission's open record hearing(s) 

process; and, 
• Provide background and analysis to the City Council for its decision-making process. 

 
The Goals, Objectives and Policies found in the City’s Comprehensive Plan are implemented by 
development standards found in the City’s municipal code.  Mount Vernon Municipal Code 
(MVMC) Chapter 17.111, titled “Amendments and Reclassifications”, contains within subsection 
.070 the below factors the City shall consider with regard to the reclassification of land.   
 

• 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? 

 
It is important to point out that even if the amendments and reclassifications are approved at 
both proposed locations, the Applicant has stated that only one location will be selected for the 
new jail facility.  Following the subject re-designation process, the applicant will be required to 
go through the City’s Essential Public Facilities Conditional Use Permit (CUP) process and any 
"Public" Comprehensive Plan and zoning designations for areas not utilized for the facility 
would revert to their previous classifications following the approval, and expiration of any 
appeal periods on said approval, of an Essential Public Facilities Permit CUP for the selected 
location.   
 
Additionally, the Alf Christianson location is part of a sub-area plan that is adopted as part of 
the City’s Land Use Element of the Comprehensive Plan.  The re-designation of this site will 
require this sub-area to be amended to reflect the revised designation and different uses.   
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B. EXHIBIT LIST: 
 
Exhibits included as attachments to this staff report: 
 

Exhibit 1: 2013 Docketing Resolution 
 

Exhibit 2: Procedural: 
 2A:  Determination of Significance/Scoping Notice; 
 2B:   Draft EIS Notice;  
 2C:   Final EIS Notice;  
 2D:  Public Hearing Notices; and, 
 2E:   Department of Commerce Acknowledgement. 
Exhibit 3: Copies of Comments Received After January 16, 2014 
 

Exhibit 4: 4A – Legal Description and   Narrative/Justification from the applicant for 
the Truck City Jail Location PL13-012. 

 4B – Legal Descriptions and Narrative/Justification from the applicant for 
the Alf Christianson Jail Location PL13-014. 

 
Exhibit 5: Essential Public Facilities Master Plan Exhibit for the Truck City site. 
 
Exhibit 6: Essential Public Facilities Master Plan Exhibit for the Alf Christianson site. 
 

Exhibit 7: Proposed Changes to Sub-Area Plan A:  Downtown Planning Area for Alf 
Christianson Location. 

 

Exhibit 8: Draft Environmental Impact Statement for the Skagit County Jail, dated 
December 13, 2013, and its associated Appendices A-J (previously 
transmitted to the Planning Commission and currently available on the City’s website at:  
http://www.mountvernonwa.gov/index.aspx?NID=655). 

 

Exhibit 9: Final Environmental Impact Statement for the Skagit County Jail, dated 
March 2014, and its associated Appendices A-C.  (previously transmitted to 
the Planning Commission and currently available on the City’s website at:  
http://www.mountvernonwa.gov/index.aspx?NID=655). 

 

Maps contained within this report: 
 

Map 1:  Site Locations Overall Vicinity Map 
Map 2:  Existing Conditions Aerial Map of the Truck City Site 
Map 3:  Existing Conditions Aerial Map of the Alf Christianson Site 
Map 4:  Differences in Transport Distances Between Both Sites 
Map 5:  Truck City Existing and Proposed Land Use Designations 
Map 6:  Truck City Location 
Map 7:  Alf Christianson Existing and Proposed Land Use Designations 
Map 8:  Alf Christianson Location 
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C. GENERAL INFORMATION: 
 

LOCATION DESCRIPTIONS (maps follow): 
ALF CHRISTIANSON LOCATION TRUCK CITY LOCATION 

The area is bound by East Kincaid to the north, 
Interstate-5 to the east, East Section to its south and 
the Burlington Northern Santa Fe Railroad tracks to the 
west.  The Skagit County Assessor describes the subject 
area as parcels:  P121047, P26886, roughly half of 
P26788, P53373, P53374, P53375, P53376, P103224, 
P53377, P53378, P53379, P54113, P54114, P54115, 
P54120, P54122, P54117, P54119, P54118, and P54116 
which are all located within a portion of the SW ¼ of 
Section 20, Township 34 North, Range 04 East, W.M.   

The area is bound by Old Highway 99 South to the west 
and industrial property to the east, industrial property 
to the north of the site, and Suzanne Lane to the south 
of the site.  The Skagit County Assessor describes the 
subject area as parcels:  P119262, P119263, P119265, 
P119267, and roughly half of P29546.  All of the subject 
parcels are located within a portion of the NW ¼ of 
Section 32, Township 34 North, Range 04 East, W.M.   

Following are existing conditions maps that illustrate characteristics of both locations. 

OWNERSHIP: 
ALF CHRISTIANSON LOCATION TRUCK CITY LOCATION 

Bayview Ridge Properties, LLC, parcels: P121047, 
P26886, roughly half of P26788, P53373, P53374, 
P53375, P53376, P103224, P53377, P53378, P54113, 
P54114, P54115, P54120, P54122, P54117, P54119, 
P54118, and P54116. 

Old 99 LLC (Bart and Patty Smith) for parcel P29546, the 
northernmost parcel. 

City of Mount Vernon  parcel:  P53379 COLCO LLC for parcels P119262, P119265, and 
P119267. 
Thomas A. Little for parcel P119263. 

EXISTING CONDITIONS FOR BOTH LOCATIONS: 

 ALF CHRISTIANSON LOCATION TRUCK CITY LOCATION 
Comprehensive 
Plan Designation: 

Commercial-Industrial (CI) Commercial-Limited Industrial (C-L) 

Zoning: General Commercial (C-2) Commercial-Limited Industrial (C-L) 
Floodplain: Yes, AO zone Yes, AO zone 
Existing Uses: Existing, vacant industrial warehouse 

buildings, parking lots, and landscaped 
areas. 

Approximate south half of the overall area 
is undeveloped.  The remaining northern 
portion of the area is comprised of a truck 
fueling station with food mart, parking lots, 
and other accessory buildings.   

Access: West Kincaid Street/SR 536 on the north 
side of the area.  Union and South 6th Street 
on the south side of the proposal area. 

Off of Old Highway 99 South on the west 
side of the site.  Suzanne Lane on the south 
side of the proposal area. 

Acreage: 9.0 ± acres 10.4 ± acres 
Abutting Uses: North:  West Kincaid Street/SR 536 

East:  Interstate-5 
South:  C-2 & R-3 zoned property with 
single-family homes and commercial 
buildings. 
West:  Railroad Tracks 

North:  C-L zoned property developed as a 
commercial nursery. 
East:  C-L zoned property that is developed 
with commercial buildings, parking lots, 
and a business that sells landscape rock 
and other associated materials. 
South:  Suzanne Lane. 
West:  Old Highway 99 South 
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Map 1:  Site Locations Overall Vicinity Map: 
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Map 2:  Existing Conditions Aerial View of the Truck City Site 
 

 
 
 
 
 
 
 
 
  

Community & Economic Development Department 
Staff Report – Comprehensive Plan Amendments/Rezones 

Page 6 of 29 



Map 3: Existing Conditions Aerial View of the Alf Christianson Site  
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D. APPLICABLE SECTIONS OF THE MOUNT VERNON MUNICIPAL CODE 
(MVMC): 

 
Title 14: Land Use and Development 
 Chapter 14.05 Administration of Development Regulations 
 Chapter 14.10 Concurrency 
 
Title 15: Buildings and Construction 
 Chapter 15.06 Environmental Policies 
 Chapter 15.36 Floodplain Management Standards 
 Chapter 15.40 Critical Areas  
   
Title 17: Zoning 
 Chapter 17.30 Public Zone (P)  
 Chapter 17.48 General Commercial Zone (C-2) 
 Chapter 17.56 Commercial-Limited Industrial Zone (CL) 
 Chapter 17.111 Amendments and Reclassifications 
 Chapter 17.200 Essential Public Facilities 
 
Resolution 491:  Public Participation Program (GMA requirements) 
  
E. APPLICABLE SECTIONS OF THE MOUNT VERNON COMPREHENSIVE 
 PLAN: 
 

• Land Use Element 
• Economic Development 
• Transportation Element 
• Downtown and Waterfront Master Plan 
• Sub-Area “A” Downtown Planning Area 
• Sub-Area “G” I-5 Corridor / City Entry System 

 
F. PROCESS INCLUDING ENVIRONMENTAL REVIEW: 
 

• On February 13, 2013 a public hearing was held before the Mount Vernon City Council 
to docket the two (2) Comprehensive Plan amendments and their associated rezones.  
At this hearing the City Council approved Resolution 856 that docketed the two (2) 
requests that are outlined within this staff report.  Subsequent to the docketing process 
and as a result of a decision to prepare an EIS, it was determined that the two (2) 
requests would be carried over to the 2014 docketing cycle.   
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• The Washington State Department of Commerce was notified of the proposed 
amendments on March 5, 2014 and on March 6, 2014 Commerce acknowledged 
receiving staff’s request for review.   

 
• Staff deemed the two (2) requests that were received to be technically complete on 

April 8, 2013.  
 

• On July 18, 2013 staff issued Notices of Application and a proposed Determination of 
Significance for the applications.  These notices were published on July 22, 2013; and 
were distributed to all of those properties within 300-feet of each proposal location.  In 
addition, a pink land use sign was posted at the proposed locations on or before July 22, 
2013 (the date the notice was published). 

 
• A SEPA threshold Determination of Significance and a Notice of Public Hearing for the 

Scope of the EIS was issued on July 18, 2013 and published on July 22, 2013.  The notice 
was distributed to properties within 300-feet and land use signs were posted at the two 
(2) proposal locations.  The Scoping Hearing was held on August 13, 2013. 

 
• The Notice of Availability for the Skagit County Jail Draft Environmental Impact 

Statement (EIS) was published in the Skagit Valley Herald on December 18, 2013. The 
30-day public comment period ended on January 16, 2014. A public hearing was held on 
January 9, 2014, at the Skagit County (County) offices in Mount Vernon, which gave the 
public, agencies, and organizations the opportunity to learn about the proposal and 
comment on the Draft EIS. In addition to written and oral comments received in person 
at the public hearing, the City of Mount Vernon (City) and County accepted comments 
by mail and email. 

 
• After considering comments on the Draft EIS, the City and County made changes to the 

Draft EIS including factual corrections and clarifications both in response to comments 
and in light of further staff review.  The Final EIS consists of the Draft EIS (Appendix A), a 
new fact sheet, and the attached addendum. The addendum contains the comments 
received on the Draft EIS (Appendix B), the City and County responses to comments 
(Section 3.3 of the document), and changes to the information and analysis in the draft 
(Section 2 of the document).  The addendum also contains City and County Joint 
Planning and Alternatives Analysis for a Public Facility Potentially Located within a 
Mapped Floodplain (Appendix C).  The Final EIS was issued March 3, 2014. 

 
Accompanying this staff report, labeled as Exhibits 2A – 2E, are copies of the notices and 
documentation of their publishing and mailing outlined above. 
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G. DEPARTMENT ANALYSIS: 
The amendment requests being considered include many similarities.  As such, the analysis of 
the review criteria for the requests will be organized to discuss those areas that are similar first 
and areas that are specific to each location following the general discussion. 
 
As stated within the Background portion of this staff report, Mount Vernon Municipal Code 
(17.111.070) states that to receive a recommendation for approval the following factors must 
be considered: 
 

• 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? 

With regard to the first criteria, Is the request compatible with the City’s Comprehensive Plan 
and development goals?: 

Both locations have Comprehensive Plan and zoning designations that can be categorized as 
commercial/industrial.  Removing either area from its associated commercial/industrial 
designation has consequences for the City.  Following are relevant sections of the City’s 
adopted Comprehensive Plan as it relates to both of the proposed locations. 

The City’s Land use Element of the Comprehensive Plan contains the following goal, objective, 
and policy related to the siting of essential public facilities within the City. 

Goal LU-64:   Provide a process for the identification and siting of essential public  
   facilities. 

Objective LU-64.1 Allow for the appropriate siting of essential public capital facilities of a  
   Statewide or Countywide nature. 

 Policy LU-64.1.4 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. 

To address this policy, attached in Exhibits 5 and 6 are Proposed Master Plans that represent 
each of the subject sites. 

The City’s Land Use Element of the Comprehensive Plan contains the following Objective and 
Policies related to commercial/industrial uses within the City. 

Objective LU-54.1 Balance residential, commercial, industrial and public land uses within  
   the City. 

Policy LU-54.3.1 Provide adequate land for commercial and industrial development 
that provides jobs and augments the City’s tax base. 

Community & Economic Development Department 
Staff Report – Comprehensive Plan Amendments/Rezones 

Page 10 of 29 



The City’s Economic Development Element of the Comprehensive Plan contains the following 
Goal, Objectives and Policies also related to commercial/industrials uses within the City. 

Goal:  Develop and maintain a strong, proactive position toward economic   
  development that promotes a positive civic image and establishes Mount  
  Vernon as a good place for business investment and sustained profitability. 

Policy ED-1.1.5 Provide adequate industrial and commercial sites to 
 accommodate planned population growth. 

Objective ED-1.2 Expand the retail and office base within the City. 

 Policy ED-1.2.1 Encourage retail business that increases the sales tax base of the  
    City. 

 Policy ED-1.2.5 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. 

Objective ED-1.3 Sustain and expand the current industrial and manufacturing   
   employment base. 

Policy ED-1.3.1 Protect the existing inventory of industrial parcels from conversion to  
   non-industrial uses. 

This goal and the objectives and policies encourage collaboration between the public and 
private sectors to ensure the long-term economic health of Mount Vernon and its citizens.  A 
healthy economy provides jobs and opportunities and helps pay for vital public services such as 
education, parks, transportation, police and fire protection, and human services.  The policies 
encourage a mix of industrial, retail, service and office uses that will result in a diversified 
employment base.  The policies encourage the quality development necessary to sustain a high 
standard of living in Mount Vernon.   

Changing either site to a public designation would remove these properties from the available 
supply of commercial/industrial acreage citywide, resulting in a lost opportunity for commercial 
development.  The lost development potential cannot be realized elsewhere in the City due to 
the shortage of commercial and industrial lands citywide and downtown.  However, as an 
ameliorating factor, the proposed public use would add to the employment base and stimulate 
some supporting commercial activity. 
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Construction of the new jail will generate business activity in the local economy through 
expenditures and employment during the construction period at both locations.  Construction 
workers are likely to utilize local businesses for food, accommodations, and other services, 
resulting in economic benefit in the short term.  In the long term the jail would provide 
employment opportunities at either location although the overall employment of a jail facility 
would be expected to be less than a similarly sized and located property that was developed for 
commercial or industrial uses.  The anticipated reduction in taxes and opportunity costs for 
each location are included in the specific analysis within this report for each location (page 16 
for the Truck City site, and page 20 for the Alf Christianson site); but are also summarized 
below: 
 

                                                         TRUCK CITY SITE ALF CHRISTIANSON SITE 

Loss of Property Tax 
Revenue* $46,806.00 $51,360.00 

Loss of Potential Gross 
Business Receipts* $16,701,620.00 $85,906.900.00 

Loss of Potential Jobs* 112 220 
Loss of Potential Personal 

Income* $3,040,000.00 $8,744,750.00 

Loss of Potential Local 
Annual Tax Revenue* $145,484.00 $587,963.00 

* Source:  Property Counselors 2013 

 
Both locations have excellent visibility from I-5 north and southbound.  Both sites would require 
transporting inmates by vehicle from the courthouse facilities.  The Alf Christianson location 
would transport the inmates roughly 0.6 miles and the Truck City location would transport 
them roughly 1.8 miles (see Map 4, on the following page that shows the difference in 
transport distances between the two sites). 
 
The EIS for the Skagit County Jail proposal includes other common conditions at both sites. Both 
locations contain soils with settlement hazards and both have the potential to encounter 
hazardous materials and archaeological material during construction. Additional investigations 
are being conducted to further explore those risks.  
 
Both locations are also currently located within the 100-year floodplain. The construction of a 
new jail facility would change land use and visual character at either location. 
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Map 4:  Difference in Transport Distances Between Both Sites 
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Now that the characteristics that both sites have in common have been discussed, following is 
the Department Analysis specific to each of the proposed locations.  An overview of each site is 
provided along with an analysis of how each location complies with the applicable approval 
criteria found in MVMC 17.111.070. 
 
1. City File No:  Truck City Proposed Jail   – City File No:  PL13-012 
 Owners: Old 99 LLC (Bart and Patty Smith) for parcel P29546, the 

northernmost parcel.  COLCO LLC for parcels P119262, P119265, 
and P119267.  Thomas A. Little for parcel P119263. 

 Applicant/Proponent:   Skagit County – Contact Marc Estvold 
 

Request:  The approximate 10.4 acre area has a Comprehensive Plan designation of 
Commercial Limited Industrial (C-L); and the current zoning designation is Commercial 
Limited Industrial (C-L).  The applicant has requested a re-designation to a Comprehensive 
Plan designation of Government Center (GC) with zoning of Public Use (P).  
 
          Map 5:  Truck City Existing and Proposed Land Use Designations 
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Location:  The area is bound by Old Highway 99 South to the west and industrial property to 
the east, industrial property to the north of the site, and Suzanne Lane to the south.  The 
Skagit County Assessor describes the subject area as parcels:  P119262, P119263, P119265, 
P119267, and roughly half of P29546.  All of the subject parcels are located within a portion 
of the NW ¼ of Section 32, Township 34 North, Range 04 East, W.M. 
 
Map 6:  Truck City Location 
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Review Criteria Specific to the Truck City Site: 
1. Is the request compatible with the City’s Comprehensive Plan and development goals? 
 
According to the City’s Comprehensive Plan, the Truck City site is located in Sub‐Area Plan G: 
Interstate 5 Corridor and City Entry System.  A public facility, such as a new jail, would be 
consistent with this sub-area plan.  The physical characteristics of a jail facility are 
compatible with the existing, surrounding development; and with future development that 
would be required to be developed consistent with the Commercial-Limited Industrial zone.      
This sub‐area plan does not have goals or objectives targeted to the Truck City location, and 
no sub-area plan has been prepared.  
 
The proposed jail facility would generally be consistent with Comprehensive Plan Objective 
LU‐54.1 found in the Land Use Element that states the City is to, “Balance residential, 
commercial, industrial and public land uses within the City”.  The jail would be a public use in 
the midst of commercial, industrial, agricultural, and limited pre-existing, non-conforming 
residential uses in the vicinity. The parking areas and landscaping in the proposed site design 
(which must be further detailed during EPF permit review) would be consistent with 
Comprehensive Plan Policy LU‐54.1.2 that states, “Maintain zoning and subdivision 
regulations to ensure that adequate setbacks, landscaping and buffering are required where 
land use impacts occur between residential and non‐residential uses”.  Additional traffic 
generated from a new jail would be minor (an additional 34 trips per PM peak hour), so as to 
not impact adjacent uses. 
 
The removal of the Truck City properties from the tax roll will result in an annual loss in 
property tax revenue of $46,806.00. The acquisition of the Truck City properties will also 
result in the relocation of one sales tax‐generating business, causing a loss in sales tax 
revenue for local jurisdictions.  Additionally, the lost opportunity costs associated with this 
site represents nearly $17 million in gross business receipts, 112 jobs, $3 million in personal 
income, and almost $150,000.00 in annual tax revenue (Property Counselors 2013). 
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If approved the Truck City proposal would result in split zoning on parcel P29546.  The 
Mount Vernon Municipal Code (MVMC) does not permit Boundary Line Adjustments to 
create a parcel with split zoning (MVMC 16.36.020).  By logical extension a Comprehensive 
Plan/rezone would similarly be prohibited from creating a parcel with split zoning.  To 
resolve this outcome, if the Truck City location was approved and selected to go through the 
Essential Public Facilities (CUP) process, upon completion of that process and the expiration 
of associated appeals, a boundary line adjustment between the portion of P29546 not 
included in the re-designation process and an adjacent parcel with similar zoning would be 
required. 

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

proposed district? 
 
Urban services are currently available; and could be extended by the applicant to serve new 
development. 
 
Use of the area for a jail facility would likely have fewer circulation and noise impacts to the 
residences to the north than the existing truck refueling facility does. In addition, the 
northern portion of the area would be landscaped and developed with parking, providing a 
buffer between the buildings and the residences and commercial uses on adjacent 
properties. 
 
The Truck City location is approximately 1.8 miles south of the Superior Court and 
approximately 4 miles from the City of Mount Vernon police station. This increased distance 
in comparison to the existing jail location and the Alf Christianson Seed location is not 
expected to have substantial impact on jail operations because inmates must be transported 
by vehicle from either location. Moving the jail from its current location downtown to the 
Truck City location is not expected to substantially increase travel times for jail and court 
employees nor is it expected to trigger significant new development in the surrounding area. 
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2. City File No:  Alf Christianson Proposed Jail Location – City File No:  PL13-014 
Owners: Bayview Ridge Properties, LLC, parcels: P121047, P26886, roughly 

half of P26788, P53373, P53374, P53375, P53376, P103224, 
P53377, P53378, P54113, P54114, P54115, P54120, P54122, 
P54117, P54119, P54118, and P54116.  City of Mount Vernon, 
parcel: P53379. 

Applicant/Proponent:   Skagit County – Contact Marc Estvold 
 

Request:  The existing Comprehensive Plan designation of the approximate 9.0 acre area is 
Commercial-Industrial (CI); and the existing zoning is General Commercial (C-2).  The 
applicant, Skagit County, has requested that these designations be changed to a 
Comprehensive Plan designation of Government Center (GC) with an associated zoning of 
Public (P).  The reason provided by the County for the requested designation change is for 
the potential siting of a new jail and ‘required support facilities’.    

 
  Map 7:  Alf Christianson Existing and Proposed Land Use Designations 
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Location:  The project site is bound by East Kincaid to the north, Interstate-5 to the east, 
East Section to its south and the Burlington Northern Santa Fe Railroad tracks to the west.  
The Skagit County Assessor describes the subject site as parcels:  P121047, P26886, roughly 
half of P26788, P53373, P53374, P53375, P53376, P103224, P53377, P53378, P53379, 
P54113, P54114, P54115, P54120, P54122, P54117, P54119, P54118, and P54116 which are 
all located within a portion of the SW ¼ of Section 20, Township 34 North, Range 04 East, 
W.M.   
 
As originally submitted, the Alf Christianson location did not include the northernmost 
property extending to Kincaid Street.  To address potential mitigation resulting from the EIS 
process, the current proposal has been expanded to include property extending north to 
Kincaid Street as shown on the mapping within this report. 

 
Map 8:  Alf Christianson Location 

 
  

Community & Economic Development Department 
Staff Report – Comprehensive Plan Amendments/Rezones 

Page 19 of 29 



Review Criteria Specific to the Alf Christianson Site: 
1. Is the request compatible with the City’s Comprehensive Plan and development goals? 

 
In addition to the Comprehensive Plan Goals, objectives, and policies discussed previously; 
the economic analysis prepared by Property Counselors discusses other plans that would be 
impacted by the proposed re-designation of the subject property. The City adopted a 
Master Plan for Downtown and the Waterfront in 2008. The plan outlines a vision for the 
downtown area that includes increasing the density of downtown development to build on 
and enhance existing retail activity; creating a vibrant, attractive, and safe waterfront and 
downtown with improved access to the Skagit River; providing new and improved public 
amenities; and stimulating mixed use redevelopment that will generate new jobs and create 
housing that preserves the character of the downtown area. 
 
The above referenced Master Plan also identified 11 vacant, under‐utilized properties 
within the downtown area that provide opportunities for new development. These areas 
are referred to in the Master Plan as “opportunity sites”.  Potential uses identified for these 
opportunity sites include residential units, retail, office space, public parking, and hotels or 
mixed use complexes. The Alf Christianson Seed location is identified as Opportunity Site 
11; and is the largest opportunity site in downtown. Potential uses include a large 
development such as a hotel or a complex of uses such as an office park or mixed use 
development. 
 
If the new jail is constructed at the Alf Christianson Seed location, it would result in a lost 
opportunity to implement an alternative development scenario. The Alf Christianson Seed 
location is somewhat unique compared to the other opportunity sites due to its large size 
near a freeway interchange within the gateway corridor to the City, which makes it 
particularly well suited for a hotel or office campus. While other properties may redevelop 
and capture a share of market demand, a portion may be foregone if the Alf Christianson 
Seed location is not available for commercial development. If that alternative development 
does not occur, its loss represents a negative economic impact as a result of constructing 
the new jail at that location. The entire economic contribution would be lost due to the 
overall shortage of commercial land within the City, the lack of sufficient space to capture 
the total potential development demand in the downtown area, and the unique gateway 
features of the Alf Christianson Seed location. The lost opportunity represents nearly $86 
million in gross business receipts, 220 jobs, $9 million in personal income, and over 
$500,000 in annual tax revenue (Property Counselors 2013). 
 
The removal of the Alf Christianson Seed properties from the tax roll will result in an annual 
loss in property tax revenue of $51,360.00 (Property Counselors 2013).  The potential 
economic loss is greater at the Alf Christianson Seed location than at Truck City, due to the 
higher potential density and economic value of a development there. 
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The lost “opportunity” addressed above can be ameliorated, to a degree, if the facility is 
integrated into the neighborhood and designed to support key Comprehensive Plan 
objectives.   
 
A key focus of the 2005 Comprehensive Plan update for the use at the Alf Christianson Seed 
location is to provide a buffer from I‐5 for adjacent residential areas. Objectives LU‐54.1 and 
54.2 of the Comprehensive Plan’s Land Use Element are to “Balance residential, 
commercial, industrial, and public land uses within the City” and “Maintain zoning and 
subdivision regulations to ensure   that adequate setbacks, landscaping and buffering are 
required where land use impacts occur between residential and non‐residential uses”.  The 
new jail, if designed consistent with the Comprehensive Plan and Downtown and 
Waterfront Master Plan, could provide a transition between the more intensive downtown 
uses and the residential uses to the south. Impacts from additional traffic (an additional 34 
trips per hour), on adjacent residential uses can be mitigated, if designed appropriately.  
With adequate parking and landscaping, the proposal can be generally consistent with 
Objective 54.2. 
 
As stated above, the City adopted a Master Plan for Downtown and the Waterfront in 2008.  
The Master Plan goals and objectives relevant to the new jail at the Alf Christianson Seed 
location are identified below, followed by a brief consistency discussion for each. 
 
Goal 2:  Develop a pedestrian‐oriented downtown where people are encouraged to  

  circulate on foot. 
 
Objective b: Install streetscape improvements, wider sidewalks, and other  
  sidewalk amenities. 
 
Objective c:  Encourage retail and hospitality businesses at street level and  
  office and residential development above. 

 
This location does not directly provide mixed use development. However, the existing park 
and ride lot and vacant seed processing building fronting Kincaid Street will remain to the 
north of the new jail. These properties may provide opportunities for future redevelopment 
that may support the intent of this objective. Of course, this opportunity is limited due to 
fragmentation of the area for development of the jail. The remaining properties fronting 
Kincaid Street will be approximately 1.4 acres, compared to the larger area as a whole, 
which is approximately 8.7 acres, and is the largest opportunity site identified in the Master 
Plan. The remaining, fragmented property is not likely to accommodate the large, cohesive 
development of a single use as envisioned in the Master Plan for Opportunity Site 11. 
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The Master Plan also identifies the neighborhood south of Kincaid Street as being in 
transition. Potential development opportunities cited include services and facilities that 
support the downtown retail core and opportunities to increase residential density within 
close proximity to the retail core. If the Alf Christianson Seed location (Opportunity Site 11) 
is selected as the preferred jail location, the opportunity cost of not redeveloping the area 
as a hotel or complex of uses will be high (see Section 3.8 Economics). 
 
While on‐site improvements do not directly support the objectives of this goal, mitigation, 
as described with respect to “Goal 3” below, can address this, and can deal with the 
consistency concerns among related goals and objectives. (Note: this alternative does not 
preclude future streetscape developments on Kincaid Street nor does it preclude 
redevelopment of the smaller, remaining properties fronting Kincaid Street that could 
support the objectives of this goal.) 

 
 Goal 3: Encourage a mixture of land uses, including public open space, shoreline   
   recreational, cultural, and institutional uses integrated with revenue producing  
   uses that may include office, retail, restaurant, hotel, entertainment, and   
   residential uses. 
 

Objective c:  Increase intensity of commercial and retail activity. 
 

A new jail at this location would fit in with existing institutional uses in that it would be two 
blocks from the Superior Court and would integrate with existing and future residential and 
commercial uses by providing a buffer to I‐5 and the BNSF railroad track. The proposed jail 
facility would redevelop the area with a use compatible with adjacent and nearby uses, with 
no or low traffic, noise, or other impacts.  Without mitigation, a new jail at this location 
does not increase the intensity of commercial and retail development, accommodate 
pedestrian activity at street level, or contribute to the desired character of the downtown 
area. But, with architectural and site design treatment, consistent with the policies of the 
Downtown and Waterfront Master Plan, as well as public amenities incorporated as 
mitigation, a jail development could help support these uses. 
 
The Urban Design Framework Plan in the Master Plan shows the location and extent of 
recommended improvements to downtown Mount Vernon. The Kincaid Street frontage on 
the west side of I‐5 is identified as the gateway to downtown. The Alf Christianson Seed 
location is identified as a large industrial area that is likely to be redeveloped, with the north 
edge fronting on Kincaid Street. The Alf Christianson Seed Alternative does not propose any 
improvements to the properties immediately fronting Kincaid Street. The existing park and 
ride lot and vacant seed processing building on Kincaid Street are shown to remain. 
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The Master Plan reiterates the importance of Kincaid Street serving as a gateway into 
downtown: 
 

• “The portion of the site along Kincaid Street should be designed to provide an 
attractive entry experience to downtown…” 

• Future development on Kincaid Street “will contribute to the gateway 
experience into downtown”. 

• “Kincaid Street, the primary entrance to downtown from the south, is shown as 
a tree‐lined boulevard to provide an attractive and calming invitation into the 
downtown core”. 

• “Kincaid Street is a high volume street that serves as a primary gateway into 
Mount Vernon, so it needs to reflect the character of the City”. 

 
To uphold the vision, goals, and objectives of the Master Plan, the design of the jail must be 
generally consistent with the Design Guidelines established in Section 10.7 of the Master 
Plan.  The design should reflect the character of the downtown area and recent 
development downtown such as the Skagit Station transit center, north of Kincaid Street. To 
ensure consistency with the Comprehensive Plan, opportunities to enhance the area as part 
of the gateway to the downtown area must be considered, including incorporation of a 
pedestrian pathway, public art (see e.g., Master Plan, pg. 53), courtyard, and/or public 
outdoor space.  (See e.g., Draft EIS, pgs. 51-52, and 83). 
 
The Alf Christianson properties are within the Comprehensive Plan, Sub-Area Plan A: 
Downtown Planning Area.  The uses that the Sub‐Area Plan envisions for downtown are 
culture, entertainment, tourism, conventions, restaurants, shops, and hotels. The Alf 
Christianson Seed Site is identified as Downtown Concept Area (g), for “hotel convention 
and retail development as well as improving access to the site off Kincaid, to encourage re‐
development”.  Re-designation of the Alf Christianson location would require an 
amendment to the Sub-Area Plan A: Downtown Planning Area, a copy of which is included 
in the accompanying Exhibit 7. 
 
2. Are public utilities, public facilities, and other services currently adequate to serve the 

proposed district? 
 

Urban services are currently available to the area; and could be extended by the applicant 
to serve new development.   
 
Local access to the area is somewhat constrained by the railroad to the west, proximity to 
the I‐5 on‐ramp to the north and east, and a residential neighborhood to the south.  
Immediate freeway access to the area is provided from I‐5 exit 225 (Kincaid Street).   
 
The Alf Christianson Seed location will eventually be protected by the new downtown levee 
and will, therefore, be out of the floodplain. 
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H. FINDINGS OF FACT & CONCLUSIONS OF LAW: 
As stated in the beginning of this staff report, the final form and content of the amendments to 
the Comprehensive Plan are determined by the City Council.  The determination that the 
Council will make will be documented in an Ordinance that the Council approves.   
 
Findings of Fact and Conclusions of Law should be considered to inform Council review.  
Following are Findings of Fact and Conclusions of Law that the Planning Commission may 
include with its recommendation that is forwarded to the City Council.   
 
A. FINDINGS OF FACT FOR BOTH LOCATIONS: 
  

1. The hearing of March 18, 2014, was preceded with appropriate notice, issued on 
February 24, 2014, that was sent to those property owners within 300-feet of each 
area boundary on February 27, 2014, and was published on February 27, 2014. 

 
2. Notice of adoption of the proposed amendments has been duly transmitted in 

compliance with RCW 36.70A.106 (1). 
 

3. A SEPA threshold Determination of Significance and a Notice of Public Hearing for 
the Scope of the EIS was issued on July 18, 2013 and published on July 22, 2013.  The 
notice was distributed to properties within 300-feet of the sites, and land use signs 
were posted on each of the two (2) locations.  The Scoping Hearing was held on 
August 13, 2013. 

 
4. The Notice of Availability for the Skagit County Jail Draft Environmental Impact 

Statement (EIS) was published in the Skagit Valley Herald on December 18, 2013. 
The 30-day public comment period ended on January 16, 2014. A public hearing held 
on January 9, 2014, at the Skagit County (County) offices in Mount Vernon gave the 
public, agencies, and organizations the opportunity to learn about the proposal and 
comment on the Draft EIS. In addition to written and oral comments received in 
person at the public hearing, the City of Mount Vernon (City) and County accepted 
comments by mail and email. 
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5. After considering comments on the Draft EIS, the City and County determined that 
changes to the Draft EIS were minor and limited to factual corrections and 
clarifications.   The Final EIS consists of the Draft EIS (Appendix A), a new fact sheet, 
and the attached addendum. The addendum contains the comments received on 
the Draft EIS (Appendix B), the City and County responses to comments (Section 3.3 
of the document), and any changes to the information and analysis in the draft 
(Section 2 of the document). The addendum also contains City and County Joint 
Planning and Alternatives Analysis for a Public Facility Potentially Located within a 
Mapped Floodplain (Appendix C).   The Final EIS was issued March 3, 2014.    

 
6. All persons present at the hearings wishing to speak were heard and all written 

comments were considered, along with the written report submitted by City staff.  
 
7. Re-designation of the areas to a public designation would remove them from the 

available supply of commercial/industrial properties citywide resulting in a lost 
opportunity for commercial/industrial development.  The lost development 
potential cannot be realized elsewhere in the City due to the shortage of commercial 
and industrial lands citywide and downtown.  However, alternative locations which 
would avoid a further reduction in commercial and industrial lands have not been 
identified as feasible.  Also, the type of public facility proposed would directly 
supplement the employment base, so it would not adversely impact the commercial 
and industrial lands base in the same way a proposal for residential uses would. 
 

8. Construction of the new jail will generate business activity in the local economy 
through expenditures and employment during the construction period at both 
locations.  Construction workers are likely to utilize local businesses for food, 
accommodations, and other services, resulting in economic benefit in the short 
term.  In the long term the jail would provide employment opportunities at either 
location although the overall employment of a jail facility would be expected to be 
less than a similarly sized and located property that was developed for commercial 
or industrial uses.  The anticipated potential reduction in taxes for each location are 
included in the specific analysis that has been completed for each of the sites, and is 
summarized below within Findings of Fact B.5 and C.8.   

 
9. Acceptance of the attached Essential Public Facilities Master Plan Exhibits (attached, 

labeled as Exhibits 5 and 6) by the Planning Commission and City Council would be 
consistent with the relevant Essential Public Facilities policies in the Comprehensive 
Plan. 
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B. FINDINGS OF FACT SPECIFIC TO THE TRUCK CITY LOCATION: 
 

1. With the anticipated comprehensive plan and zoning amendment to Government 
Center/Public designations, a new jail would be consistent with Sub‐Area Plan G: 
Interstate 5 Corridor and City Entry System, adopted as part of the City’s Land Use 
Element of the Comprehensive Plan. 
 

2. With the anticipated Boundary Line Adjustment for the portion of the property not 
included in the proposal, the Truck City location would be consistent with the 
provisions of the MVMC. 
 

3. The proposed jail facility would be consistent with Comprehensive Plan Objective 
LU‐54.1 of the Comprehensive Plan Land Use Element: “Balance residential, 
commercial, industrial and public land uses within the City".  Although adversely 
impacting the City's commercial/industrial lands base, the use proposed is an 
essential public facility, and would provide employment.  See Findings of Fact A.7 
and 8, above.  

 
4. The parking areas and landscaping in the proposed site design can be designed 

consistent with Comprehensive Plan Policy LU‐54.1.2: “Maintain zoning and 
subdivision regulations to ensure that adequate setbacks, landscaping and buffering 
are required where land use impacts occur between residential and non‐residential 
uses”.  

 
5. The removal of the Truck City properties from the tax roll will result in an annual loss 

in property tax revenue of $46,806.00. The acquisition of the Truck City properties 
will also result in the relocation of one sales tax‐generating business, causing a loss 
in sales tax revenue for local jurisdictions.  Additionally, the potential lost 
opportunity costs associated with this site represents nearly $17 million in gross 
business receipts, 112 jobs, $3 million in personal income, and almost $150,000.00 
in annual tax revenue (Property Counselors 2013). 

 
C. FINDINGS OF FACT SPECIFIC TO THE ALF CHRISTIANSON LOCATION: 
 

1. With the anticipated comprehensive plan and zoning amendment to the 
Government designation, with the amendment to Sub-Area A: Downtown Planning 
Area (see the accompanying Exhibit 7), and with mitigation, the new jail would be 
consistent with the Comprehensive Plan. The key focus of the sub-area plan for the 
use at the Alf Christianson Seed Site location is to provide a buffer from I‐5 for 
adjacent residential areas 
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2. Objectives LU‐54.1 and 54.2 of the Comprehensive Plan Land Use Element are to 
“Balance residential, commercial, industrial, and public land uses within the City” 
and “Maintain zoning and subdivision regulations to ensure that adequate setbacks, 
landscaping and buffering are required where land use impacts occur between 
residential and non‐residential uses”. The new jail, if designed consistent with the 
Comprehensive Plan and Downtown and Waterfront Master Plan, could provide a 
transition between the more intensive downtown uses and the residential uses to 
the south. 

 
3. The Alf Christianson site location does not directly provide mixed use development, 

which has been planned for this location. However, the existing park and ride lot and 
vacant seed processing building fronting Kincaid Street will remain to the north of 
the new jail. These properties may provide opportunity for future redevelopment 
that may support the intent of this objective. However, this opportunity is limited 
due to fragmentation of the site area for development of the jail.  The use does, 
however, provide employment, and will generate some supporting commercial 
activity. 
 

4. The proposed design does not preclude future streetscape developments on Kincaid 
Street nor does it preclude redevelopment of the smaller, remaining properties 
fronting Kincaid Street that could support the objectives of Downtown and 
Waterfront Master Plan. 

 
5. If the Alf Christianson Seed location (Opportunity Site 11) is selected as the 

preferred jail site, the opportunity cost of not redeveloping the site area as a hotel 
or complex of uses will be high.  However, mitigation can ameliorate this impact. 
 

6. A new jail at the Alf Christianson location would be consistent with the Downtown 
and Waterfront Master Plan objectives as they relate to integration with existing 
institutional uses in that it would be two blocks from the Superior Court and would 
integrate with existing and future residential and commercial uses by providing a 
buffer to I‐5 and the BNSF railroad track. 

 
7. To uphold the vision, goals, and objectives of the Downtown and Waterfront Master 

Plan, the design of the jail at the Alf Christianson location must be generally 
consistent with the Design Guidelines established in Section 10.7 of the Downtown 
and Waterfront Master Plan. The design must reflect the character of the downtown 
area and recent development downtown such as the Skagit Station transit center, 
north of Kincaid Street. Opportunities to enhance the site area as part of the 
gateway to the downtown area must be incorporated into facility design, including 
incorporation of a pedestrian pathway, public art, courtyard, and/or public outdoor 
space. 
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8. The potential economic loss is greater at the Alf Christianson Seed location than at 
Truck City, due to the higher potential density and economic value of a development 
in this location.  The removal of the Alf Christianson Seed properties from the tax roll 
will result in an annual loss in property tax revenue of $51,360.00.  Additionally, the 
potential lost opportunity represents nearly $86 million in gross business receipts, 
220 jobs, $9 million in personal income, and over $500,000 in annual tax revenue 
(Property Counselors 2013). 

 
D. CONCLUSIONS OF LAW 
 

1. The requirements for public participation in the development of this amendment, 
consistent with the 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 consistent 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). 

 
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.  The City has such a Plan. 

 
6. The GMA requires that the Comprehensive Plan and development regulations be 

subject to continuing review and evaluation.  The City continually reviews and 
evaluates its planning and regulatory structure.   
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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.  The 
City has comprehensively assessed the cumulative impacts of the 2013 
amendments. 

 

I. STAFF RECOMMENDATION 

The Planning Commission has the following options regarding the proposals: 

• Recommend that City Council approves both Comprehensive Plan Amendment and 
associated rezone requests with the provision that the location not selected would 
revert back to its previous classifications following the approval and expiration of any 
appeal periods on said approval, of an Essential Public Facilities Permit (CUP) for the 
selected location.  Also provided that if the Alf Christianson location is not selected that 
the Comprehensive Plan “Downtown Planning Area” subarea, section “g” would  revert 
back to its original language at the expiration of any appeal periods on said approval, of 
an Essential Public Facilities Permit (CUP) for the selected location. 

• Recommend that the City Council approves one Comprehensive Plan Amendment and 
associated rezone request and denies the second request. 

• Recommend that the City Council denies both requests. 
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City of Mount Vernon 
  Determination of Significance, Notice of Application, and 

Notice of Public Hearing on Scope of EIS 

Land Use Number:   PL13-060 
Proponent:  Skagit County  
Proposal Name:  Skagit County Jail 

Proposal Description:  A new Skagit County Jail is being proposed to replace the existing, 
currently over-crowded Skagit County Jail. The proposed facility is considered an Essential 
Public Facility and would provide infrastructure to serve the residents and cities of Skagit 
County over the next 15 to 20 years. The facility is expected to accommodate 400 inmate 
beds, administrative facilities, medical facilities to treat and house inmates with minor 
medical issues, inmate rehabilitation programs, and a courtroom. A site has not been 
selected.  Alternatives being considered include no action and construction of a new 
expanded jail facility on two potential sites in the City of Mount Vernon—the Alf 
Christiansen Seed Site and the Truck City/Suzanne Lane Site. Both sites are large enough to 
accommodate up to 400 additional beds in the future. The County has applied for a rezone 
of both sites to “Public” and a Comprehensive Plan amendment for both sites to 
“Government Center.” The complete application and supporting documentation for both 
sites may be reviewed at the City of Mount Vernon Community & Economic Development 
Department located at City Hall. 

Proposal Locations:  The Alf Christiansen Seed Site is located south of Kincaid Street 
between South 4th Street and Interstate-5, within the corporate limits of Mount Vernon, 
Washington. This site is bound by East Kincaid Street to the north, Interstate-5 to the east, 
East Section Street to the south, and the Burlington Northern Santa Fe Railroad tracks to 
the west.  The Skagit County Assessor describes the subject site as parcels:  P121047, 
P26886, P26788, P53373, P53374, P53375, P53376, P103224, P53377, P53378, P54113, 
P54114, P54115, P54120, P54122, P54117, P54119, P54118, P54116, P53433, P53428, 
P53430; which are all located within a portion of the SW ¼ of Section 20, Township 34 
North, Range 04 East, W.M.   

The Truck City/Suzanne Lane Site is located east of Old Highway 99 South Road, between 
Suzanne Lane and McFarland Lane, within the corporate limits of Mount Vernon, 
Washington. This site is bound by Old Highway 99 South Road to the west and Interstate-5 
to the east, with McFarland Lane to the north of the site, and Suzanne Lane to the south of 
the site.  The Skagit County Assessor describes the subject site as parcels:  P119262, 
P119263, P119265, P119267, P119269, P29546; which are all located within a portion of 
the NW ¼ of Section 32, Township 34 North, Range 04 East, W.M.   

Exhibit 2A - DS and Scoping Notice



Lead Agency:  The City of Mount Vernon and Skagit County are co-lead agencies. The City 
of Mount Vernon is the nominal lead agency and is responsible for complying with the 
duties of the lead agency (WAC 197-11-944). 

Environmental Impact Statement (EIS):  The applicant has agreed to prepare an EIS.  The 
EIS is likely to include the following topics: proposal description, land use, aesthetics, 
cultural resources, soils, and transportation. Technical studies addressing transportation 
and cultural resources will likely be prepared.   

Scoping:  Agencies, affected tribes, and members of the public are invited to comment on 
the scope of the EIS and the Notice of Application. You may comment on alternatives, 
mitigation measures, probable significant adverse impacts, and licenses or other approvals 
that may be required. The method and deadline for giving us your comments is by (1) 
submitting your written comments to the Responsible Official by 5:00 pm on August 20, 
2013, AND/OR (2) presenting oral comments at the public hearing. 

Permits/Review Requested:  Comprehensive Plan amendment and associated rezone; 
State Environmental Policy Act (SEPA) review; Essential Public Facility review. 

OTHER PERMITS THAT MAY BE REQUIRED:  None known for this land use designation 
change.  However, should the applicant wish to proceed with siting a jail facility on the 
subject site, the Essential Public Facilities Process (CUP), Fill & Grade, Building Permit, 
Floodplain Development Permit, Traffic Concurrency, and Utility and Right-of-Way Permits 
will all be required.   

Land Use:  The Comprehensive Plan designation of the Alf Christianson Seed Site is 
Commercial-Industrial (CI); the existing zoning designation is General Commercial (C-2).  
The Comprehensive Plan and zoning designation of the Truck City Site are both 
Commercial-Limited Industrial (C-L).   

PUBLIC HEARING:  A public hearing will be held before the Responsible Official on 
Tuesday, August 13, 2013, from 4:00 pm to 6:30 pm at the Commissioners Hearing 
Room, Skagit County Administrative Building, 1800 Continental Place,  
Mount Vernon, Washington, 98273. 

Responsible Official and Contact Person:  
  Jana Hanson 
  Director, Community and Economic Development 
  P.O. Box 809 
  Mount Vernon, WA  98273 
  janah@mountvernonwa.gov 

DATE_______________________________ SIGNATURE______________________________________ 
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Date Issued:   July 18, 2013 
Date Published: July 22, 2013 

Sent To:  Corps, NMFS, EPA, USFWS, DOE, DOC, WDFW, DOH, DSHS, DOT, DAHP, Parks, 
Governor Inslee’s Office, Swinomish Indian Tribal Community, Upper Skagit Tribe, Sauk-
Suiattle Tribe, NWAPA, Skagit System Cooperative, Mount Vernon (Engineering, Public 
Works, Parks and Recreation, Fire, Police, Solid Waste), Skagit County (Planning and 
Development Services, Public Works, PUD No. 1), MVSD, SVC, SKAT, CNG, Mount Vernon-
Skagit County Health Department, PSE, Comcast, Verizon, AT&T, Drainage District #17, 
Dike District #3, Skagit Valley Herald, Mount Vernon Public Library 
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City of Mount Vernon Skagit County 
Community & Economic Development Planning & Development Services 
910 Cleveland Avenue   1800 Continental Place 
Mount Vernon, WA  98273 Mount Vernon, WA  98273 

Skagit	County	Jail	
Notice	of	Availability	of	Draft	Environmental	Impact	Statement	

and	Notice	of	Public	Hearing	

Draft EIS Availability:  In accordance with the State Environmental Policy Act (SEPA), a Draft 

Environmental Impact Statement (EIS) for the Skagit County Jail has been issued and is available for your 

review and comment. The Draft EIS analyzes probable adverse environmental impacts of the proposed 

project alternatives and identifies possible mitigating measures for those impacts. 

Project Proponent: Skagit County 

Proposal Description:  A new Skagit County Jail is being proposed to replace the existing, overcrowded 

Skagit County Jail. The proposed facility is considered an Essential Public Facility and would provide 

infrastructure to serve the residents, cities/towns, and tribes of Skagit County over the next 15 to 20 

years. The project is also intended to accommodate future jail infrastructure needs over a 40‐ to 50‐year 

planning horizon. Alternatives being considered include no action and construction of a new, expanded 

jail facility on two alternative sites in the City of Mount Vernon—the Alf Christianson Seed Site and the 

Truck City/Suzanne Lane Site. A new, expanded jail would accommodate 400 inmate beds at immediate 

build‐out and up to 800 inmate beds at full build‐out. Additional services include administrative 

facilities, a medical diagnosis and treatment area, inmate rehabilitation programs, and a courtroom. 

Proposal Locations:  The 7.8‐acre Alf Christianson Seed Site is located on 21 parcels within the corporate 

limits of Mount Vernon, Washington. This site is bound by East Kincaid Street to the north, Interstate‐5 

to the east, East Section Street to the south, and the Burlington Northern Santa Fe Railroad to the west 

(Township 34N Range 4E Section 20).   

The 10.4‐acre Truck City/Suzanne Lane Site is located on 5 parcels within the corporate limits of Mount 

Vernon, Washington. This site is bound by Old Highway 99 South Road to the west, Interstate‐5 to the 

east, McFarland Lane to the north of the site, and Suzanne Lane to the south of the site (Township 34N 

Range 4E Section 32).  

Lead Agency:  The City of Mount Vernon and Skagit County are co‐lead agencies. The City of Mount 

Vernon is the nominal lead agency and is responsible for complying with the duties of the lead agency 

under SEPA (WAC 197‐11‐944). 
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Skagit County Jail 
Draft EIS Notice of Availability 

 
 

 

Public Comment:  A 30‐day public comment period has been established for this Draft EIS extending 

from December 18, 2013, through January 16, 2014. Comments may be submitted verbally at the public 

hearing or in writing to the Responsible Official noted below.  

PUBLIC HEARING:  A public hearing will be held before the Responsible Official on Thursday, January 

9, 2014, at the Commissioners Hearing Room, Skagit County Administrative Building, 1800 Continental 

Place, Mount Vernon, Washington, 98273. An open house will begin at 3:00 pm followed by a brief 

presentation and open hearing from 4:00 pm to 6:00 pm. Citizens who plan to attend the public 

hearing and have special needs or disabilities are asked to call the office of the Board of County 

Commissioners at (360) 336‐9300 at least 96 hours before the hearing to discuss and arrange any 

special accommodations. 

Responsible Official   Jana Hanson 
and Contact Person:  Director, Community & Economic Development Department 
      P.O. Box 809 
      Mount Vernon, WA  98273 
      (360) 336‐6214 
      janah@mountvernonwa.gov  
 

Locations to View   City of Mount Vernon 

Draft EIS:    Community & Economic Development Department 

910 Cleveland Avenue 

Mount Vernon, WA  98273 

http://www.mountvernonwa.gov/ 

 

Skagit County 

      Planning & Development Services Department 

      1800 Continental Place 

      Mount Vernon, WA  98273 

      http://www.skagitcounty.net 

 

Mount Vernon Public Library 

315 Snoqualmie Street 

Mount Vernon, WA  98273 

 

A copy of the document may be purchased from the City or County for $0.15 
per page plus actual postage or a compact disc (CD) may be obtained from the 
County at no charge.  

 
Date Issued:      December 18, 2013 
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City of Mount Vernon Skagit County 
Community & Economic Development Planning & Development Services 
910 Cleveland Avenue  1800 Continental Place 
Mount Vernon, WA  98273 Mount Vernon, WA  98273 

Skagit County Jail 
Notice of Availability of Final Environmental Impact Statement (EIS) 

Final EIS Availability:  In accordance with the State Environmental Policy Act (SEPA), a Final EIS for the 
Skagit County Jail has been issued. The Final EIS includes responses to comments received during the 
Draft EIS comment period and additions, corrections, and clarifications to the Draft EIS. 

Proposal Description:  A new Skagit County Jail is being proposed by Skagit County to replace the 
existing, overcrowded Skagit County Jail. The proposed facility is considered an Essential Public Facility 
and would provide infrastructure to serve the residents, cities/towns, and tribes of Skagit County over 
the next 15 to 20 years. The project is also intended to accommodate future jail infrastructure needs 
over a 40- to 50-year planning horizon. Alternatives being considered include no action and construction 
of a new, expanded jail facility on two alternative sites in the City of Mount Vernon—the Alf 
Christianson Seed Site and the Truck City/Suzanne Lane Site. A new, expanded jail would accommodate 
400 inmate beds at immediate build-out and up to 800 inmate beds at full build-out.  

Proposal Locations:  The 7.8-acre Alf Christianson Seed Site is located on 21 parcels within the corporate 
limits of Mount Vernon, Washington. This site is bound by East Kincaid Street to the north, Interstate-5 
to the east, East Section Street to the south, and the Burlington Northern Santa Fe Railroad to the west 
(Township 34N Range 4E Section 20). The 10.4-acre Truck City/Suzanne Lane Site is located on 5 parcels 
within the corporate limits of Mount Vernon, Washington. This site is bound by Old Highway 99 South 
Road to the west, Interstate-5 to the east, McFarland Lane to the north of the site, and Suzanne Lane to 
the south of the site (Township 34N Range 4E Section 32).  

Lead Agency:  The City of Mount Vernon and Skagit County are co-lead agencies. The City of Mount 
Vernon is the nominal lead agency and is responsible for complying with the duties of the lead agency 
under SEPA (WAC 197-11-944). 

Responsible Official and Contact Person:  Jana Hanson, Director, Community & Economic Development 
Department, City of Mount Vernon, (360) 336-6214. 

Locations to View the Final EIS:  The Final EIS may be viewed at the Mount Vernon Municipal Library, 
Mount Vernon City Hall, and Skagit County Planning and Development Services Department. A 
downloadable version of the Final EIS is viewable online at www.mountvernonwa.gov and 
www.skagitcounty.net. A copy of the document may be purchased from the City or County for $0.15 per 
page plus actual postage or a compact disc (CD) may be obtained from the County at no charge.  

Date Issued:  March 3, 2014 
Published:     March 3, 2014 
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NOTICE OF APPLICATION & 
HEARING NOTICE 

DATE: February 24, 2014 

APPLICATION NAME/NUMBER: Truck City Proposed Jail Site, LU13-012 

PROJECT DESCRIPTION:  Proposed is a non-project action to change the land use designations 
of property that is described and illustrated below (hereinafter called the ‘subject site’).  The 
existing Comprehensive Plan and zoning designations of the subject are Commercial-Limited 
Industrial (C-L).  The applicant, Skagit County, has requested that these designations be 
changed to a Comprehensive Plan designation of Government Center (GC) with an associated 
zoning of Public (P).  The reason provided by the County for the requested designation change 
is for the potential siting of a new jail and ‘required support facilities’.  This project was originally 
included in the 2013 docket of Comprehensive Plan Amendment requests but has been carried 
over for processing with the 2014 requests. 

Should the land use designation changes that are requested be approved by the City, the 
applicant will need to go through the City’s Essential Public Facilities process. 

Project specific environmental review for the subject property is underway.  The Draft EIS was 
issued December 18, 2013.  A public hearing on the Draft EIS was held January 9, 2014 and 
the comment period closed January 16, 2014.  The Final EIS is being compiled and will be 
issued in the near future. 

PROJECT LOCATION:  The project site is bound by Old Highway 99 South to the west and 
industrial property to the east, industrial property to the north of the site, and Suzanne Lane to 
the south of the site.  The Skagit County Assessor describes the subject site as parcels: 
P119262, P119263, P119265, P119267, and roughly half of P29546.  All of the subject parcels 
are located within a portion of the NW ¼ of Section 32, Township 34 North, Range 04 East, 
W.M.   

The site boundaries are generally depicted on the last page of this notice outlined in red: 

APPLICANT/PROPONENT:  Skagit County, Project Contact:  Marc Estvold, 
3302 Oakes Ave, Anacortes, WA  98221, (360) 
770-3994.  

OWNERS: Old 99 LLC (Bart and Patty Smith) for parcel 
P29546, the northernmost parcel.   

COLCO LLC for parcels P119262, P119265, and 
P119267. 

Thomas A. Little for parcel P119263. 
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PERMITS/REVIEW REQUESTED: Comprehensive Plan Amendment with associated 
Rezone.  

OTHER PERMITS THAT MAY 
BE REQUIRED: None known for this land use designation change. 

However, should the applicant wish to proceed with 
siting a jail facility on the subject site the Essential 
Public Facilities Process, Fill & Grade, Building 
Permit, Floodplain Development Permit, Traffic 
Concurrency, & Utility and Right-of-Way Permits 
will all be required. 

LAND USE: The current Comprehensive Plan and zoning 
designations of the subject site are both 
Commercial-Limited Industrial (C-L).   

PERMIT APPLICATION DATE: January 29, 2013 

NOTICE OF TECHNICALLY  
COMPLETE APPLICATION: April 8, 2013 

PUBLIC HEARINGS:   The Planning Commission will hold a public hearing 
to discuss the Comprehensive Plan Amendment 
request and associated rezone on Tuesday March 
18, 2014.  The Hearing will be held at 6:00 pm at 
the City of Mount Vernon Police and Court Campus 
located at 1805 Continental Place.  The Planning 
Commission will make a recommendation to the 
City Council regarding the request. 

Within 60 days after receiving the Planning 
Commission recommendation, the City Council will 
conduct a Public Hearing to consider the proposal. 
Additional notices with information on the dates and 
times of the City Council hearing will be sent to all 
parties of record and those property owners located 
within 300 feet of the project site.  To become a 
party of record contact the staff person listed below. 

CONTACT PERSON FOR COMMENTS: Marianne Manville-Ailles 
Community & Economic Development Department 
City of Mount Vernon  
910 Cleveland Avenue 
Mount Vernon, WA  98273 
(360) 336-6214 
mma@sseconsultants.com 
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Written comments on this Notice of Application must be submitted to the Community & 
Economic Development Department no later than March 18, 2014 (written comments will also 
be accepted at the public hearing).  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 materials submitted by the applicant 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:   February 24, 2014 
PUBLISHED:   February 27, 2014 
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NOTICE OF APPLICATION & 
HEARING NOTICE 

DATE: February 24, 2014 

APPLICATION NAME/NUMBER: Alf Christianson Proposed Jail Site, LU13-014 

PROJECT DESCRIPTION:  Proposed is a non-project action to change the land use designations 
of property that is described and illustrated below (hereinafter called the ‘subject site’).  The 
existing Comprehensive Plan designation of the subject site is Commercial-Industrial (CI); and 
the existing zoning of the subject site is General Commercial (C-2).  The applicant, Skagit 
County, has requested that these designations be changed to a Comprehensive Plan 
designation of Government Center (GC) with an associated zoning of Public (P).  The reason 
provided by the County for the requested designation change is for the potential siting of a new 
jail and ‘required support facilities’.  This project was originally included in the 2013 docket of 
Comprehensive Plan Amendment requests but has been carried over for processing with the 
2014 requests. 

Should the land use designation changes that are requested be approved by the City, the 
applicant will need to go through the City’s Essential Public Facilities process.  In addition, the 
City’s downtown sub area plan will also need to be amended to reflect the revised designation 
and potential uses. 

Project specific environmental review for the subject property is underway.  The Draft EIS was 
issued December 18, 2013.  A public hearing on the Draft EIS was held January 9, 2014 and 
the comment period closed January 16, 2014.  The Final EIS is being compiled and will be 
issued in the near future. 

PROJECT LOCATION:  The project site is bound by East Kincaid to the north, Interstate-5 to the 
east, East Section to its south and the Burlington Northern Santa Fe Railroad tracks to the west. 
The Skagit County Assessor describes the subject site as parcels:  P121047, P26886, roughly 
half of P26788, P53373, P53374, P53375, P53376, P103224, P53377, P53378, P53379, 
P54113, P54114, P54115, P54120, P54122, P54117, P54119, P54118, and P54116 which are 
all located within a portion of the SW ¼ of Section 20, Township 34 North, Range 04 East, W.M.  

The site boundaries are generally depicted on the last page of this notice outlined in red: 

APPLICANT/PROPONENT:  Skagit County, Project Contact:  Marc Estvold, 
3302 Oakes Ave, Anacortes, WA  98221, (360) 
770-3994.  

OWNERS: Bayview Ridge Properties, LLC, parcels: P121047, 
P26886, roughly half of P26788, P53373, P53374, 
P53375, P53376, P103224, P53377, P53378, 
P54113, P54114, P54115, P54120, P54122, 
P54117, P54119, P54118, and P54116. 
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City of Mount Vernon, parcel: P53379. 
PERMITS/REVIEW REQUESTED: Comprehensive Plan Amendment with associated 

Rezone.   

OTHER PERMITS THAT MAY 
BE REQUIRED: None known for this land use designation change. 

However, should the applicant wish to proceed with 
siting a jail facility on the subject site the Essential 
Public Facilities Process, Fill & Grade, Building 
Permit, Floodplain Development Permit, Traffic 
Concurrency, Right-of-Way Vacation, & Utility and 
Right-of-Way Permits will all be required. 

LAND USE: The Comprehensive Plan designation of the subject 
site is Commercial-Industrial (CI); and the existing 
zoning of the subject site is General Commercial 
(C-2). 

PERMIT APPLICATION DATE: January 29, 2013 

NOTICE OF TECHNICALLY  
COMPLETE APPLICATION: April 8, 2013 

PUBLIC HEARINGS:  The Planning Commission will hold a public hearing 
to discuss the Comprehensive Plan Amendment 
request and associated rezone on Tuesday March 
18, 2014.  The Hearing will be held at 6:00 pm at 
the City of Mount Vernon Police and Court Campus 
located at 1805 Continental Place.  The Planning 
Commission will make a recommendation to the 
City Council regarding the request. 

Within 60 days after receiving the Planning 
Commission recommendation, the City Council will 
conduct a Public Hearing to consider the proposal. 
Additional notices with information on the dates and 
times of the hearings will be sent to all parties of 
record and those property owners located within 
300 feet of the project site.  To become a party of 
record contact the staff person listed below. 

CONTACT PERSON FOR COMMENTS: Marianne Manville-Ailles 
Community & Economic Development Department 
City of Mount Vernon  
910 Cleveland Avenue 
Mount Vernon, WA  98273 
(360) 336-6214 
mma@sseconsultants.com 
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Written comments on this Notice of Application must be submitted to the Community & 
Economic Development Department no later than March 18, 2014 (written comments will also 
be accepted at the public hearing).  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 materials submitted by the applicant 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:   February 24, 2014 
PUBLISHED:   February 27, 2014 
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AFFIDAVIT OF MAILING 

I, Linda Beacham, hereby declare as follows: 

1. 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.

2. On February 27, 2014 I mailed via the United States mail, and email, to the

following parties the  NOA & Notice of Public Hearing for LU13-014

Alf Christianson Proposed Jail Site

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 27th day of  February. 

Linda Beacham 
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AFFIDAVIT OF MAILING 

I, Linda Beacham, hereby declare as follows: 

1. 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.

2. On February 27, 2014 I mailed via the United States mail, and email, to the

following parties the  NOA & Notice of Public Hearing for LU13-012 Truck City

Proposed Jail Site

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 27th day of  February. 

Linda Beacham 
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SKAGIT PUBLISHING
C/O ISJ PAYMENT PROCESSING CENTER

PO BOX 1570
POCATELLO ID 83204−1570

ORDER CONFIRMATION (CONTINUED)

Salesperson: Jeanette Kales            Printed at 02/25/14 08:46 by jka30
−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−
Acct #: 210458                         Ad #: 1053630       Status: N

NOTICE OF
APPLICATION &

HEARING NOTICE

APPLICATION
NAME/NUMBER:  Alf  Chris-
tianson  Proposed  Jail  Site,
LU13-014

PROJECT DESCRIPTION:
Proposed  is  a  non-project
action to change the land use
designations of  property that
is  described  and  illustrated
below  (hereinafter  called  the
'subject  site').   The  existing
Comprehensive  Plan  desig-
nation  of  the  subject  site  is
Commercial-Industrial  (CI);
and the existing zoning of the
subject  site  is General  Com-
mercial (C-2).  The applicant,
Skagit County, has requested
that  these  designations  be
changed to a Comprehensive
Plan  designation  of  Govern-
ment Center (GC) with an as-
sociated zoning of Public (P).
The  reason  provided  by  the
County  for  the  requested
designation change is for the
potential  siting  of  a  new jail
and  'required  support  facili-
ties'.  This  project  was  origi-
nally  included  in  the  2013
docket  of  Comprehensive
Plan  Amendment  requests
but has been carried over for
processing with the 2014 re-
quests.

Should the land use designa-
tion  changes  that  are  re-
quested be  approved by  the
City,  the  applicant  will  need
to go  through  the City's  Es-
sential  Public  Facilities  pro-
cess.   In addition,  the City's
downtown sub area plan will
also need to be amended to
reflect  the  revised  designa-
tion and potential uses.

Project  specific  environmen-
tal  review  for  the  subject
property  is  underway.   The
Draft EIS was issued Decem-
ber 18, 2013.  A public hear-
ing on the Draft EIS was held
January  9,  2014  and  the
comment period closed Jan-
uary 16, 2014.  The Final EIS
is being compiled and will be
issued in the near future.

PROJECT LOCATION: The
project site is bound by East
Kincaid  to  the  north,  Inter-
state-5 to the east, East Sec-
tion  to  its  south  and  the
Burlington Northern Santa Fe
Railroad  tracks  to  the  west.
The  Skagit  County  Assessor
describes the subject site as
parcels:   P121047,  P26886,
roughly  half  of  P26788,
P53373,  P53374,  P53375,
P53376,  P103224,  P53377,
P53378,  P53379,  P54113,
P54114,  P54115,  P54120,
P54122,  P54117,  P54119,
P54118,  and  P54116  which
are  all  located within  a  por-
tion of  the SW ¼ of  Section
20,  Township  34  North,
Range 04 East, W.M.  

APPLICANT/PROPONENT:
Skagit  County,  Project  Con-
tact:   Marc  Estvold,  3302
Oakes  Ave,  Anacortes,  WA
98221, (360) 770-3994. 

OWNERS:  Bayview  Ridge
Properties,  LLC,  parcels:
P121047,  P26886,  roughly
half  of  P26788,  P53373,
P53374,  P53375,  P53376,
P103224,  P53377,  P53378,
P54113,  P54114,  P54115,
P54120,  P54122,  P54117,
P54119,  P54118,  and
P54116.   City  of  Mount  Ver-
non, parcel: P53379.

PERMITS/REVIEW
REQUESTED:  Comprehen-
sive  Plan  Amendment  with
associated Rezone.  

OTHER PERMITS THAT
MAY  BE  REQUIRED: None
known for this land use des-
ignation  change.   However,
should  the applicant  wish  to
proceed with siting a jail facil-
ity on the subject site the Es-
sential  Public  Facilities  Pro-
cess,  Fill  &  Grade,  Building
Permit,  Floodplain  Develop-
ment  Permit,  Traffic  Concur-
rency,  Right-of-Way  Vaca-
tion;  &  Utility  and  Right-of-
Way  Permits  will  all  be  re-
quired.

LAND USE: The Comprehen-
sive  Plan  designation  of  the
subject  site  is  Commercial-
Industrial  (CI);  and the  exist-
ing zoning of the subject site
is General Commercial (C-2).

PERMIT APPLICATION
DATE: January 29, 2013

NOTICE  OF  TECHNICALLY
COMPLETE  APPLICATION:
April 8, 2013

PUBLIC  HEARINGS:  The
Planning  Commission  will
hold a public  hearing to dis-
cuss the Comprehensive Plan
Amendment  request  and as-
sociated  rezone  on  Tuesday
March 18, 2014.  The Hearing
will be held at 6:00 pm at the
City  of  Mount  Vernon  Police
and Court Campus located at
1805 Continental Place.  The
Planning  Commission  will
make  a  recommendation  to
the City Council regarding the
request.

Within 60 days after receiving
the  Planning  Commission
recommendation,  the  City
Council will  conduct a Public
Hearing to  consider  the pro-
posal.   Additional  notices
with information on the dates
and times of the hearings will
be  sent  to  all  parties  of
record  and  those  property
owners  located  within  300
feet  of  the  project  site.   To
become  a  party  of  record
contact the staff person listed
below.

CONTACT PERSON FOR
COMMENTS:  Marianne
Manville-Ailles;  Community &
Economic  Development  De-
partment; City of  Mount Ver-
non;  910  Cleveland  Avenue;
Mount  Vernon,  WA   98273;
(360) 336-6214;

mma@sseconsultants.com

Written  comments  on  this
Notice of Application must be
submitted  to  the  Community
&  Economic  Development
Department  no  later  than
March  18,  2014 (written
comments  will  also  be  ac-
cepted at the public hearing).
Comments should be as spe-
cific as possible.  Any person
may  comment  on  the  appli-
cation and request a copy of
the decision once it is made.
Questions about this propos-
al and requests for additional
notification should be  direct-
ed to the contact person list-
ed  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 materials
submitted  by  the  applicant
are available for review at the
Community  & Economic  De-
velopment Department locat-
ed at City Hall. Copies will be
provided upon request at the
cost of reproduction.

ISSUED:  February 24, 2014
PUBLISHED:  

February 27, 2014

Published
February 27, 2014

SVH-1053630
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SKAGIT PUBLISHING
C/O ISJ PAYMENT PROCESSING CENTER

PO BOX 1570
POCATELLO ID 83204−1570

ORDER CONFIRMATION (CONTINUED)

Salesperson: Jeanette Kales            Printed at 02/25/14 08:33 by jka30
−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−−
Acct #: 210458                         Ad #: 1053605       Status: N

NOTICE OF
APPLICATION &

HEARING NOTICE

APPLICATION
NAME/NUMBER:  Truck  City
Proposed Jail Site, LU13-012

PROJECT DESCRIPTION:
Proposed  is  a  non-project
action to change the land use
designations of  property that
is  described  and  illustrated
below  (hereinafter  called  the
'subject  site').   The  existing
Comprehensive  Plan  and
zoning  designations  of  the
subject  are  Commercial-Lim-
ited Industrial  (C-L).  The ap-
plicant,  Skagit  County,  has
requested  that  these  desig-
nations  be  changed  to  a
Comprehensive  Plan  desig-
nation of Government  Center
(GC) with an associated zon-
ing of Public (P).  The reason
provided  by  the  County  for
the  requested  designation
change is for the potential sit-
ing of a new jail and 'required
support  facilities'.   This
project  was  originally  includ-
ed  in  the  2013  docket  of
Comprehensive Plan Amend-
ment  requests  but  has  been
carried  over  for  processing
with the 2014 requests.

Should the land use designa-
tion  changes  that  are  re-
quested be  approved by  the
City,  the  applicant  will  need
to go  through  the City's  Es-
sential  Public  Facilities  pro-
cess.

Project  specific  environmen-
tal  review  for  the  subject
property  is  underway.  The
Draft EIS was issued Decem-
ber 18, 2013.  A public hear-
ing on the Draft EIS was held
January  9,  2014  and  the
comment period closed Jan-
uary 16, 2014.  The Final EIS
is being compiled and will be
issued in the near future.

PROJECT  LOCATION: The
project  site is  bound by Old
Highway  99  South  to  the
west  and  industrial  property
to the east, industrial proper-
ty to the north of the site, and
Suzanne Lane to the south of
the  site.  The  Skagit  County
Assessor  describes  the  sub-
ject  site  as  parcels:
P119262, P119263, P119265,
P119267, and roughly half of
P29546.   All  of  the  subject
parcels  are  located  within  a
portion of the NW ¼ of  Sec-
tion  32,  Township  34  North,
Range 04 East, W.M.   

APPLICANT/PROPONENT:
Skagit  County,  Project  Con-
tact:   Marc  Estvold,  3302
Oakes  Ave,  Anacortes,  WA
98221, (360) 770-3994. 

OWNERS: Old  99  LLC  (Bart
and  Patty  Smith)  for  parcel
P29546,  the  northernmost
parcel.   COLCO  LLC  for
parcels  P119262,  P119265,
and P119267.  Thomas A. Lit-
tle for parcel P119263.

PERMITS/REVIEW
REQUESTED:  Comprehen-
sive  Plan  Amendment  with
associated Rezone. 

OTHER PERMITS THAT
MAY  BE  REQUIRED:  None
known for this land use des-
ignation  change.   However,
should  the applicant  wish  to
proceed with siting a jail facil-
ity on the subject site the Es-
sential  Public  Facilities  Pro-
cess,  Fill  &  Grade,  Building
Permit,  Floodplain  Develop-
ment  Permit,  Traffic  Concur-
rency,  & Utility  and Right-of-
Way  Permits  will  all  be  re-
quired.  

LAND  USE:  The  current
Comprehensive  Plan  and
zoning  designations  of  the
subject  site  are  both  Com-
mercial-Limited  Industrial  (C-
L).  

PERMIT APPLICATION
DATE:  January 29, 2013

NOTICE  OF  TECHNICALLY
COMPLETE  APPLICATION:
April 8, 2013

PUBLIC  HEARINGS:  The
Planning  Commission  will
hold a public  hearing to dis-
cuss the Comprehensive Plan
Amendment  request  and as-
sociated  rezone  on  Tuesday
March 18, 2014.  The Hearing
will be held at 6:00 pm at the
City  of  Mount  Vernon  Police
and Court Campus located at
1805 Continental Place.  The
Planning  Commission  will
make  a  recommendation  to
the City Council regarding the
request.

Within 60 days after receiving
the  Planning  Commission
recommendation,  the  City
Council will  conduct a Public
Hearing to  consider  the pro-
posal. Additional notices with
information on the dates and
times  of  the  City  Council
hearing will be sent to all par-
ties  of  record  and  those
property  owners  located
within 300 feet of  the project
site.  To  become  a  party  of
record  contact  the  staff  per-
son listed below.

CONTACT PERSON FOR
COMMENTS:  Marianne
Manville-Ailles;  Community &
Economic  Development  De-
partment; City of  Mount Ver-
non;  910  Cleveland  Avenue;
Mount  Vernon,  WA   98273;
(360)  336-6214;  mma@ssec-
onsultants.com

Written  comments  on  this
Notice of Application must be
submitted  to  the  Community
&  Economic  Development
Department  no  later  than
March  18,  2014 (written
comments  will  also  be  ac-
cepted at the public hearing).
Comments should be as spe-
cific as possible.  Any person
may  comment  on  the  appli-
cation and request a copy of
the decision once it is made.
Questions about this propos-
al and requests for additional
notification should be  direct-
ed to the contact person list-
ed  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 materials
submitted  by  the  applicant
are available for review at the
Community  & Economic  De-
velopment Department locat-
ed  at  City  Hall.   Copies  will
be provided upon request  at
the cost of reproduction.

ISSUED:  February 24, 2014
PUBLISHED:  

February 27, 2014

Published
February 27, 2014

SVH-1053605

Exhibit 2D - Public Hearing Notices



Dear Ms. Manville-Ailles:

Planning Consultant
Community & Economic Development Department
910 Cleveland Avenue
Mount Vernon, Washington  98273      

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.

March 6, 2014

Marianne Manville-Ailles

City of Mount Vernon - Proposed 2014 Comprehensive Plan Amendment Requests for 3 Site Specific 

Requests; updates to Mount Vernon School District Capital Facilities Plan and Impact Fees, Update 

to the Mount Vernon Parks and Recreation Plan, and Other Code Amendments as necessary.  These 

materials were received on March 06, 2014 and processed with the material ID # 20059.  Expedited 

Review is requested under RCW 36.70A.106(3)(b).

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 requesting expedited review, then we have 
forwarded a copy of this notice to other state agencies for expedited review and comment. If one or more 
state agencies indicate that they will be commenting, then Commerce will deny expedited review and the 
standard 60-day review period (from date received) will apply. Commerce will notify you by e-mail regarding 
of approval or denial of your expedited review request. If approved for expedited review, then final adoption 
may occur no earlier than fifteen calendar days after the original 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 2F - Department of Commerce Letter
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March 7, 2014 
 
Ms. Jana Hanson 
Community and Economic Development Director 
City of Mount Vernon 
910 Cleveland Ave. 
Mount Vernon, WA 98273 
 
RE:  Essential Public Facilities Master Plan Exhibit, Truck City/Suzanne Lane 
 
Skagit County Government is proposing the construction of a new 400 bed Jail along with 
required support facilities.  It is anticipated the building will be approximately 104,000 sf with the 
majority of the building one story.  A small portion, an inmate security control room and 
mezzanine in the inmate holding areas will be on a second story.  This building is expected to 
serve the citizens of Skagit County for many years to come and with that goal in mind is being 
designed accommodate future expansion to a total of 800 inmates and to a total area of 
approximately 165,000 square feet.  Using current incarceration rate projections it is anticipated 
this expansion will take place in 15 to 20 years 
 
Please see Essential Public Facilities Master Plan below showing planned expansion area: 
 

 
 

Essential Public Facilities Master Plan Exhibit 

400 Bed 
Future 
Expansion 
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March 7, 2014 
 
Ms. Jana Hanson 
Community and Economic Development Director 
City of Mount Vernon 
910 Cleveland Ave. 
Mount Vernon, WA 98273 
 
RE:  Essential Public Facilities Master Plan Exhibit, Alf Christianson Seed Site 
 
Skagit County Government is proposing the construction of a new 400 bed Jail along with 
required support facilities.  It is anticipated the building will be approximately 104,000 sf with the 
majority of the building one story.  A small portion, an inmate security control room and 
mezzanine in the inmate holding areas will be on a second story.  This building is expected to 
serve the citizens of Skagit County for many years to come and with that goal in mind is being 
designed accommodate future expansion to a total of 800 inmates and to a total area of 
approximately 165,000 square feet.  Using current incarceration rate projections it is anticipated 
this expansion will take place in 15 to 20 years 
 
Please see Essential Public Facilities Master Plan below showing planned expansion area: 
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AREA Plans 

INTRODUCTION 

The purpose of this chapter is to discuss in 
greater detail plans and recommendations for 
some of the more complicated areas of the 
City. These are areas which typically include 
a mix of more intensive uses which serve the 
entire City and which generate special 
transportation and pedestrian consideration. 

The following map shows those planning 
areas that are discussed in this Chapter: 

SpecialPlanning Districts 

A. Downtown PlanningArea; 

B. North 4th Street / Hill  / Division Street 
Corridor PlanningArea (revised 1996-
1997); 

C. Malls  / College Way Planning Area; 

D. West Mount Vernon Planning Area (added 
1996-1997); 

E. Blackburn Road to Hickox Road Planning
Area (to be added in the future); 

F. Historic Preservation  / Design Districts; 
and 

G. I-5 Corridor  / City Entry System. 
H. Healthcare Development Sub-Area
r. South Third Street Sub-Area

Area Plans Amended: OrdinanceNo. 2879 
April 15, 1998 

Exhibit 7 - Proposed Changes to Sub-Area Plan A
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'1owntown Concept Plan 
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PLAN AND DESIGN 
The diagram above illustrates the concept for 
development of downtown Mount Vernon. 
The letter designation relates to area on the 
following map. 

(a) Pedestrian oriented specialty retail shops 
continuing along First Street and extending 
along Gates Street from Main Street to the 
railroad. 

(b) A pedestrian promenade along the Skagit 
River with a public space and viewpoint at the 
end of Gates Street. 

(c) Placement of Rail Depot, and parking 
facilities for transportation related facilities. 
Provide pedestrian oriented access to 
Downtown. Continue to enhance screening of 
existing and proposed facilities from 1-5 noise 
interference. 

(d) North of Division Street the existing uses 
would be reinforced to create a larger activity 
center including entertainment, motel, and 
office facilities. 

( e) South of Kincaid Street, uses will 
emphasize support services for downtown and 
the City and County offices. The existing 
warehouses along the river should eventually 
be replaced with uses increasing the public's 
ability to gain physical and visual access to the 
river. A portion of the area should be reserved 
as open space. These potential uses include 
motels, restaurants, and possibly multiple­
family. This redevelopment is complicated by 
the flooding of river, the dike, and provisions 
of the shoreline program. If new development 
is allowed, its construction would have to be 
done to accommodate the flooding. 

Area Plans 
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(f) City (1) and County (2) offices should 
have master plans prepared for future 
expansion and coordination. 

(g) Hotel Convention and retail development 
as well as improving access to the site off 
Kincaid, to encourage re-development 

Area Plans Amended: Ordinance No. 3 16 7 
January 07. 2() 04 
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