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STAFF REPORT for 
2018 COMPREHENSIVE PLAN AMENDMENTS 

PUBLIC HEARING DATE: November 20, 2018 

APPLICATION NUMBERS & NAMES: PL18-032 MV28 LLC; 2018 Comprehensive Plan Amendment Request;  

PL18-034 Barnet Comprehensive Plan Amendment;  

PL18-035 Corner 9 Properties LLC Comprehensive Plan Amendment 

CITY CONTACT PERSON: Rebecca Lowell 

Marianne Manville-Ailles; Planning Consultant 

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

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

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

B. BASIS FOR ANALYSIS 
This report is the analysis of the proposed 2018 Comprehensive Plan amendments for the site-specific requests.  The 
purpose of this report is to: 
 

• Prepare for a legislative review of the proposed site specific amendments and rezones; 
• Assure consistency and conformance between the proposed amendments and the current Comprehensive 

Plan; 
• Provide a basis for open record hearings before the Planning Commission; and, 
• Provide background and analysis to the City Council for decision-making. 

 
The proposed amendments are non-project actions; and as such, representatives of various departments have reviewed 
the application materials to identify and address non-project issues associated with the CPA requests.  
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Comprehensive Plan goals, objectives and policies are implemented by development regulations associated with zoning 
districts.  As Comprehensive Plan amendments are proposed, the corresponding reclassification of land must meet 
certain criteria (MVMC 17.111.070, “Approval or denial of application – Standards”) to receive a recommendation for 
approval. The following must be demonstrated: 
 

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

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

C. EXHIBITS 
 
1. Procedural Notices and Correspondence:   

 1a. Docketing Resolution 

1b. Department of Commerce Acknowledgement 

1c. Notice of Application and SEPA Materials 

 1d. Traffic Concurrency Review for the Site Specific Amendments 

2. Project Narratives, Master Land Use Applications from Site Specific Applications 

 2a. PL18-032 MV-28 LLC 

 2b. PL18-034 Barnet 

 2c. PL18-035Corner 9 Properties LLC 

 

D. COMPREHENSIVE PLAN AMENDMENTS 
 
1. APPLICATION NAME: MV28 LLC; City File No:  PL18-032 

 PROJECT DESCRIPTION: The existing Comprehensive Plan designation of the subject site is General Commercial 
(GC).  The applicant, MV28 LLC, has requested this designations be changed to a 
Comprehensive Plan designation of Public (P).  The proposal is to redesignate property 
owned by the applicant to allow for development as an RV Resort. 

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

 APPLICANT/OWNER:   MV28 LLC (Timothy White the Governor of the LLC) 12708 Leatherwood Lane, Bow, WA 
98232; 360-757-7806 
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REVIEW CRITERIA: 
 

 
1. Is the request compatible with the City’s Comprehensive Plan and development 
goals? 
In its current designation the applicant has argued that the property is inconsistent with 
the Comprehensive Plan and development regulations.  It is located on the very edge of 
the City of Mount Vernon.  It is a very long and narrow property within the floodplain.  
Developing the property for the typical commercial uses allowed in the current 
designation would be difficult.  The owner has researched a number of options for 
development of the property and has determined that the most probable option for 
success is a RV Resort.  While a comprehensive plan amendment and rezone does not 
guarantee that the applicant will follow through with the proposed RV Resort nor does 
it guarantee approval of the required Conditional Use Permit that would have to be 
obtained by the applicant, RV Resorts are only allowed in the Public designation; and as 
such, the redesignation is a necessary first step in the process. 
 
The proposal is adjacent to properties with a mix of designations and uses.  To the 
south of the property is publically designated property associated with the Riverwalk, 
Lions Park and the Skagit River.  The PUD play fields are adjacent to the property on the 
east as well as a variety of more typical commercial uses.  Skagit County farm land is 
located to the west of the property. 

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

Urban services are currently available to the site; and could be extended by the 
applicant to serve new development.   

 COMMENTS RECEIVED? No comment letters were received in response to the Notice of Application or SEPA 
determination. 
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2. APPLICATION NAME: Barnet; City File No:  PL18-034 

 PROJECT DESCRIPTION: The proposal is to amend the Comprehensive Plan designation for this 1.07 acre parcel from 
Single Family High Density (SF-HI) to General Commercial (GC). The proposal is located within 
Mount Vernon’s unincorporated Urban Growth Area.  The redesignation is required before the 
property can be annexed into the City. 

 PROJECT LOCATION: The proposal is addressed as 18370 Cascade Street, is identified by the Skagit County Assessor 
as parcel P102004 and is located within a portion of Section 19, Township 34 North, Range 04 
East, W.M.  The proposal is located within Mount Vernon’s unincorporated Urban Growth 
Area. 

 APPLICANT/OWNER:   Doug Barnet; 19395 Conway Hill Road; Mount Vernon WA, 98274 
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 REVIEW CRITERIA: 
 

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

The property is located in the City’s UGA and for the applicant to develop the property 
annexation is required.  The City’s Comprehensive Plan Land Use Policies currently preclude 
annexation of residentially designated properties.  The annexation process allows City 
Council to address any future proposal in more detail. In order to begin the annexation 
process the proposed designation is a necessary first step. 
 
The proposal is adjacent to properties with the same designations and uses. 

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

Urban services are currently available to the site; and could be extended by the applicant to 
serve new development.   

 COMMENTS RECEIVED? No comment letters were received in response to the Notice of Application or SEPA 
determination. 

   
3. APPLICATION 

NAME: 
PL18-035 Corner 9 Properties LLC Comprehensive Plan Amendment 

 PROJECT 
DESCRIPTION: 

The proposal is to amend the Comprehensive Plan designation for this 0.85 acre parcel 
from Single-Family Medium Density (SF-MED) to Multi-Family Low Density (MF-LO). 

 PROJECT LOCATION: The proposal is located on Fraser Avenue near the intersection of Blackburn Road and 
South La Venture Road. It is identified by the Skagit County Assessor as parcel P131991 and 
is located within a portion of Section 28, Township 34 North, Range 04 East, W.M 

 APPLICANT/OWNER:   Corner 9 Properties; 504 E Fairhaven; Burlington, WA 98233 
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 REVIEW CRITERIA: 
 

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

The site is located in an area with various zoning districts and is characterized by a 
variety of uses, such as schools, a church, and high density single family residential.  
The proposed low density attached housing would be compatible with the 
surrounding uses and the adjacent higher density single family detached PUD.  It 
would be separated from other adjacent uses by existing natural features (i.e., 
Maddox Creek, dense vegetation along the west side of S. LaVenture Road) and built 
features (i.e., roads, storm water pond to north). 
 
The request is compatible with the City’s Comprehensive Plan and development 
goals, particularly the Land Use Element and Housing Element. The following are 
Goals, Objectives and Policies that are specific to and support the requested 
amendments:  
 
“Goal LU-51: Enhance and improve the quality of multi-family living environments 
throughout the City that provide areas that offer a larger range of housing options in 
the form of multi-family units. “ 
 
“Housing Goal 1: Achieve a mix of housing styles in Mount Vernon that are appealing 
and affordable to a diversity of ages, incomes and cultural backgrounds.”  
 
Additional housing options will be available with approval of the requested 
amendments. The low density of the R-2 zoning will ensure that future development 
is compatible with various surrounding uses. While the site would no longer be 
designated on the City mapping as part of the Big Fir South PUD, it would be directly 
adjacent and connected via common open space tracts.  Furthermore, the City 
Comprehensive Plan acknowledges that scattered multifamily use is appropriate 
within single family areas when located with a PUD.  The amendment will allow the 
development of a multi-family infill project, thereby assisting in achieving a mix of 
housing styles. 
 
“Objective LU-51-1 Ensure that development in the multi-family residential 
designations are designed to provide quality homes and neighborhoods for residents 
and to mitigate impacts to existing neighborhoods as new ones develop.” 
 
“Objective HO-1.1 In City plans and zoning regulations, accommodate a variety of 
housing types, attractive and compatible in design, and available to all economic 
segments of the community.” 
 
“Objective HO-1.2 Promote infill housing that is compatible with abutting housing 
styles and with the character of the existing neighborhood.”  
 
The City’s zoning standards (e.g., building height) and design standards will ensure 
that the future multi-family development will be constructed with quality site and 
home design. The City’s standards will ensure that the overall housing design is based 
on a consistent, compatible and aesthetic architecture. Amending the comprehensive 
plan to allow low density infill residential use vs. retail use, will ensure that additional 
housing options are available and will contribute to housing affordability. 
 
“Policy LU-51.1.6 New multi-family residential projects should demonstrate provisions 
for an environment that contributes to a high quality of life for future residents, 
regardless of income level.” 
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As a multi-family infill project subject to the City’s design standards, the amendments 
will provide for additional housing options available to lower income levels. 
 
“Policy HO-1.2.1 The City should encourage infill housing on vacant or underutilized 
parcels having adequate serves, and ensure that the infill development is compatible 
with surrounding neighborhoods.”  
 
The site is currently vacant and designated for retail use as part of the Big Fir South 
PUD. The applicant has indicated that due to various changes in the retail market, the 
viability of the site for retail use has been diminished and there has been no interest 
in the property for retail use. The site is underutilized, but has urban services and is 
served by transit. As a multi-family infill project subject to the City’s design standards, 
the amendments will provide for high quality housing that is compatible with the 
surrounding neighborhood. 
2. Are public utilities, public facilities, and other services currently adequate to 
serve the proposed district? 

Urban services are currently available to the site; and could be extended by the 
applicant to serve new development.   

 COMMENTS RECEIVED? No comment letters were received in response to the Notice of Application or SEPA 
determination. 

 

E. PROCESS 
 

BENCHMARK: DATE: AUTHORITY: 

City Council Docket 2018 
Comprehensive Plan Amendments 

Adopted: February 28, 2018 
Signed: March 7, 2018 

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

Department of Commerce 
Notification and Acknowledgement  

July 5, 2018 RCW 36.70A.106 
WAC 365-196-630 

NOA Issued October 16, 2018 MVMC 14.05.150(A) 
RCW 36.70B.110 
WAC 197-11-355 

NOA Comment Period Ended November 2, 2018 MVMC 15.06.120 
WAC 197-11-355 
RCW 43.21C.110 

DNS Issued with Comment and 
Appeal Period 

PL18-032 November 16, 
2017 
PL18-034 & PL18-035 
November 5, 2018 

MVMC 15.06.215 
WAC 197-11-355(4) 

Open Record Public Hearing before 
Planning Commission 

Scheduled 
November 20, 2018 

14.05.080 
RCW 36.70B.120 

Open Record Public Hearing before 
City Council 

Scheduled 
December 12, 2018 

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

 
Environmental Review: A threshold environmental determination (Determination of Non-significance) was issued for 
PL18-032 on November 16, 2017 and the notice was published November 20, 2017.  The comment period ended on 
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November 30, 2017.  The appeal period ends on December 11, 2017. A threshold environmental determination 
(Determination of Non-significance) was issued for PL18-034 & PL18-035 on November 5, 2018 and the notice was 
published November 5, 2018.  The appeal period ends on November 15, 2018. 
 
Department of Commerce Review:  The Washington State Department of Commerce was notified of the proposed site 
specific amendments, rezones, and revisions on July 5, 2018; Commerce acknowledged receipt of these materials July 9, 
2018.  The State Agency 60-day review expired September 3, 2018 with no comments. 
 
Accompanying this staff report, labeled as Exhibit 1, are copies of the notices outlined above.   
 

F. STAFF RECOMMENDATIONS 
Staff requests the following Findings of Fact, Conclusions of Law, and recommendations be approved by the Planning 
Commission.  Further, staff requests that the Commission make a recommendation without the benefit of staff making a 
recommendation on project:  PL18-032, MV28, LLC. 
 
FINDINGS OF FACT: 
 

1. On November 20, 2018 the City of Mount Vernon Planning Commission held an open-record public hearing to 
consider amendments to the Comprehensive Plan.  All persons present at the hearings wishing to speak were 
heard and all written comments were considered, along with the written staff report with its associated 
exhibits.  

 
2. The hearing on November 20, 2018, was preceded with appropriate notice, issued on November 5, 2018, 

distributed via mail/email on November 5, 2018, and published on November 5, 2018.   
 

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

 
4. A Final SEPA threshold Determination of Non-Significance for the Comprehensive Plan Amendments PL18-034 

and Pl18-035 was issued on November 5, 2018, published on November 5, 2018, and was also mailed to 
property owners within 300 feet of the site on November 5, 2018.  The comment period (for the Notice of 
Application/ Proposed DNS) expired on November 2, 2018.  A 10-day appeal period ends on November 15, 
2018. 

 
CONCLUSIONS OF LAW: 
 

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

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

3. The Mount Vernon Comprehensive Plan has consistently been maintained in compliance with the Growth 
Management Act as amended since the initial adoption in 1995.   
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4. The City utilized the State Attorney General Advisory Memorandum: “Avoiding Unconstitutional Takings of 

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

 
5. Chapter 36.70A RCW, the Growth Management Act (GMA) mandates that the City of Mount Vernon develop a 

Comprehensive Plan, which is a generalized, coordinated land use policy statement of the City. 
 

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

 
7. The City has adopted procedures pursuant to the GMA providing for amendments to the Comprehensive Plan 

no more than once each year and providing for comprehensive review of the cumulative impacts of all 
proposed amendments. 

 
8. The GMA requires plans and development regulations to be consistent; and also requires comprehensive plans 

to be both internally and externally consistent. 
 
STAFF RECOMMENDATIONS 

1. MV28 LLC; Comprehensive Plan Amendment Request, City File No:  PL18-032.   
 
Staff has NO RECOMMENDATION for this project. 
 

2. That the Comprehensive Plan Amendment for Barnet, Project File No. PL18-034 is recommended for 
APPROVAL of the request to change the designation of the parcel from Single Family High Density (SF-HI) to 
General Commercial (GC). 
 

3. That the Comprehensive Plan Amendment for Corner 9 Properties LLC, Project File No. PL18-035 is 
recommended for APPROVAL of the request to change the designation of the parcel from Single-Family 
Medium Density (SF-MED) to Multi-Family Low Density (MF-LO). 



















































































































































































































































































































EXHIBIT 2A - MATERIALS SUBMITTED BY MV28, LLC
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