CITY OF MOUNT VERNON
PLANNING COMMISSION MEETING
Virtual Hearing** Starting at – 6:00 p.m.
Agenda for March 15, 2022

**Staff will be emailing instructions to the Planning Commission regarding how to join to this virtual
hearing via Zoom. Others that wish to attend this meeting need to contact City staff (360-336-6214 or
PermitTech@mountvernonwa.gov) and ask for the needed virtual hearing information no later than 4 pm
on March 15, 2022

DESCRIPTION

PUBLIC HEARING?

ACTION REQUIRED

STAFF CONTACT

1.

Approval of 11/16/2021 Minutes

Yes

No

Motion

Rebecca Lowell

2.

Code Amendments to MVMC Chapters
17.30, 17.45, and 17.84

Yes

No

Motion

Rebecca Lowell

3.

Review of the 2022 Docket Approved by
City Council

Yes

No

None

Rebecca Lowell

4.

Miscellaneous – Good of the Order

Yes

No

None

NA

City of Mount Vernon
Planning Commission Meeting
DRAFT Minutes November 16, 2021
Rebecca Lowell called the meeting to order at 6:05 pm.
Present were Planning Commission members Christian Carlson, Mary Mae Hardt, Jim Fickkert, Adair Orr
and Andrew Vander Stoep.
Planning Commissioner Christopher Bollinger was absent.
City Staff
Principal Planner Rebecca Lowell
Development Services Director Chris Phillips
Senior Permit Technician Shawna Gossett
City Representatives and Consultants
Lyndon C Lee, LC Lee & Associates
Sean Dwyer, Keating, Bucklin & McCormack, Inc
Leila Willoughby-Oakes, Watershed
Dan Nickel, Watershed
Members of the Public
Paul Woodmansee, BYK Construction
Stacy Mattson, Mt Vernon Moose Lodge
Larry Trim
Denise Stiffarm, Attorney, Mount Vernon School District
Dan Mitzel
Richard Brocksmith
1. APPROVAL OF MEETING MINUES FROM OCTOBER 5, 2021
A motion was made by Commissioner Orr, seconded by Commissioner Carlson to table the approval of
the October 5, 2021 minutes to the next Planning Commission Meeting.
The motion passed unanimously 5-0.
2. PUBLIC HEARING – Shoreline Master Program Periodic Update
Attached to these meeting minutes is a copy of the Powerpoint Presentation slides presented by Ms.
Lowell during her staff presentation.
Ms. Lowell presented a summary of the proposed changes to the Shoreline Master Program including
the Department of Ecology’s (DOE) Initial Determination that includes responses from the City regarding
the required and recommended changes requested and DOE’s final Initial Determination of Consistency.
In addition, suggested changes, in part, from a comment letter by Matthew J. Vivian with VanNess
Feldman, LLP.
Ms. Lowell continued her staff presentation explaining the Shoreline jurisdiction in Mount Vernon
extends from the Skagit River and is required to include:
• Upland areas called shorelands that extend 200 feet landward from the edge of the Skagit River;
• Biological wetlands and river deltas connected to the Skagit River; and,
• Some or all of the 100-year floodplain, including all wetlands.
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Three examples of the shoreline jurisdiction were presented:
Potential Extent of Shoreline Jurisdiction
• 200 feet from the Ordinary High-Water Mark (OHWM) where no floodway or associated
wetlands exist
• 200 feet from the waterward point of the slope inflection on existing levees where no
associated wetlands exist, and the floodway is located on the waterward side of the existing
levee
• 200 feet from the waterward face of the existing floodwall where no associated wetlands exist,
and the floodway is located on the waterward side of the existing floodwall.
Ms. Lowell reviewed the process and schedule outlining City Council will hold a public hearing in
December for local adoption, followed by submittal of the locally adopted SMP to the Department of
Ecology.
The Commission did not have any questions for staff at this time.
PUBLIC COMMENT
Paul Woodmansee, Sedro Woolley:
• Is not in favor of the amendments due to impacts to the development community.
• Asked what the regulatory benefit would be for a property to be designated on the shoreline
map.
• Concerns regarding impacts to the development community and impacts of a continuous
floodplain mapped on development potential on sites, new edge where the SMP has jurisdiction
• Opinion of commenter that this a roadblock to development, and impacts the existing housing
issues, or lack of inventory in the City/County-roadblock on development (.2% vacancy rate)
• Comment that this an additional layer of the permitting process (stop a lot of development
happening for housing)
• Mr. Woodmansee of BYK Construction, developed a 72- unit building in the City of Burlington in
the floodplain
Dennis Stiffarm, Attorney representing Mount Vernon School District:
• Two parcels are owned by the MVSD impacted by this legislative proposal
• Ms. Stiffarm interested/looking forward to working with the city to understand how the parcels
if located in shoreline jurisdiction will be impacted
• One parcel is an existing school district facility; other is an undeveloped 10-acre site slated for
future development
• Is the future viability of the site in jeopardy, is development on this site still a go?
Dan Mitzel, Mount Vernon:
• Mr. Mitzel has had assistance from Law Firm VanNess Feldman in 2021 on a private
development proposal
• He provided detailed comments on the proposed SMP updates and appreciates the changes
made to-date by staff
• Regarding the picture shown by staff (part of staff’s Power Point presentation) that was taken
today of the Swanview property, the only area underwater is the westerly 20-25% of property
which is in the floodplain and the water was only one foot to 1.5 feet below the floodplain. This
is the this is highest he has seen the water since 2005.
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•

•
•
•
•
•

US Army Corps. of Engineers made wetland determinations on his property already
(jurisdictional and non-jurisdictional); submitted Joint Aquatic resource Permit Application
(Form)
Concern over creating this pre-emptive designation, already have DOE sign-off on property
Comment regarding Highland Greens 2 & 7- of the opinion these do not connect to Barney Lake
and do not have a hydrological designation and will put a cloud over the property
Opinion that the draft Shoreline Master Program maps developed are incorrect
Opinion the overlay indicating associated wetland should go away entirely
Opinion is not in favor of the amendments, in particular the new designation of Shoreline with
Potential Wetlands Connections and concerned about the pre-emptive designation on
properties.

Sean Dwyer stated that comments that are project specific or relate to quasi-judicial matters are not
appropriate for consideration or discussion during this legislative forum.
In response to Public Testimony Planning Commissioner Christian Carlson stated:
•

•
•
•
•

Spirit of environmental regulations in ecologically sensitive areas is conservation; foregoing
these updates and building these developments to prevent flooding/impact to humans is not
the only policy goal of the SMP
Shoreline jurisdiction is the most sensitive land we have, the city should accommodate that over
fiscal/business interests
The answer can’t continue to be in Skagit County to continue to develop- undeveloped land (i.e.,
greenfield sites)
Increasing density is the answer going forward, otherwise always stuck in the same cycle.
Appreciates the intent of this law, and shoreline protection as a guiding principle for
development

Discussion followed and the Commission asked questions of City staff.
Ms. Lowell then responded to questions asked during the testimony as follows:
Question: What are the benefits of predesignating properties?
When a property is not mapped or designated in the SMP and there are wetlands on a site that are
associated with shorelines, the property is automatically designated as Urban Conservancy. This has not
changed from the 2009 SMP. The Urban Conservancy designation has very limited development
options.
By predesignating properties that have potential for wetlands, property owners or developers do not
have to go through the time-consuming process of changing shoreline designation in order to develop.
When a property is pre-designated with the potential for wetlands on the property and during the
permitting process it is determined that there are no wetlands, then it is simply is not subject to the
shoreline provisions.
Also of note, just because a property has to get a shoreline permit does not mean the property cannot
be developed, just that additional permits may be required.
Question: How was the mapping changed?
In response to the comments received from Mr. Vivian changes were made to the maps. Originally
there were separate designations in the legend of the map for specific designations. We clarified these
by removing the designations from the legend and noted that there is an overlay zone which indicates
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that shoreline associated wetlands may be present. This means that site specific technical information
will be required in order to determine if property is in a shoreline jurisdiction. If there are no wetlands
found, then there is no shoreline jurisdiction.
Developers could submit an Administrative Determination permit to the City to determine if a property
will need to submit for a Shoreline Permit in order to develop the property. This can occur prior to
development permit submittal.
Discussion followed with input from City representative Lyndon Lee and Dan Nickel on the above topics.
Planning Commissioner Adair Orr stated:
• Supportive of the SMP Periodic Update
• There to be increased scrutiny for ecological conservation – the proposed changes are not
duress – it is a process, straight forward
The Commission closed the Public Hearing at 7:11 pm.
Motion by Adair Orr, seconded by Christian Carlson recommending City Council adopt the updates to
the City’s SMP along with the Findings of Fact and Conclusions of Law and SMP mapping changes as
presented by staff. In addition, the Planning Commission will disregard and not consider the quasijudicial portions of comment #14 and its associated Exhibits A, B, and C that are contained in and
responded to within Exhibit 7 of the staff report.
The motion passed unanimously 5-0.
The Commission took a 5-minute break
3. PUBLIC HEARING – Code Amendments to chapter 15.36 and Title 17
Rebecca Lowell presented proposed changes to the Floodplain Management Standards (MVMC15.36).
Amendments are being made to remain compliant with the National Flood Insurance Program (NFIP)
and ensure the City remains, at a minimum, a Class 8 City per the Community Rating System (CRS). To
be a Class 8 City means that our residences have a reduced flood insurance rate.
The amendments include the following
• Add a cumulative 10 year requirement for substantial improvements and substantial damage
• Clarifies that equipment for residential construction is required to be elevated at least one foot
above the base flood elevation
• Describes that nonresidential construction that is flood proofed must be “dry” flood proofed
• Clarifies insurance premiums for nonresidential structures that are flood proofed
• Amends the manufactured home requirements to be the same as what is required for other
residential structures
• Adds the AH zone to the requirements for AE and A1 – 30 Zones
• Adds details to the description of AO zones
• Adds a requirement in the AO zones that adequate drainage paths around structures on slopes
to guide floodwaters around and away from structures is required.
Discussion followed and the Commission asked questions of staff.
Motion by Mary Mae Hardt seconded by Adair Orr to recommend to City Council for adoption of the
code amendment to Chapter 15.36.
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Christian Carlson proposed that the remaining code amendments be tabled until the January
Planning Commission Meeting.
The Commission agreed unanimously.
4. MISCELLANEOUS
Ms. Lowell informed the Commission that City Council would be meeting tomorrow with Berk Consulting
regarding the update of the 2016 report and on affordable housing. Further that she will be providing a
few slides on the topic of fully contained communities and their affect.
Discussion followed on the above topics and the Commission asked questions of staff.
There being no further business, the meeting adjourned at 8:11pm.
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PLANNING COMMISSION
DATE:

March 15, 2022

TO:

Planning Commission

FROM:

Rebecca Lowell, Development Services

SUBJECT:

Amendments to MVMC Chapters 17.30 (Public Zone), 17.45 (Downtown
Districts), and 17.84 (Parking)

RECOMMENDED ACTION:
Planning Commission hold a public hearing and make a recommendation to adopt the subject
code amendments.
INTRODUCTION/BACKGROUND:
Attached to this memo is a copy of the proposed code amendments in Ordinance form. Please
remember when reviewing this ordinance that changes identified with red underlined font are
proposed to be added to the existing code and changes identified with red strikethrough font
are proposed to be deleted from the existing code. Text that is not red is existing code that is
not proposed to be amended.
The Commission received a copy of these proposed code amendments in November of 2021
when the Commission was holding hearings on the Shoreline Master Program (SMP) update.
The subject code amendments were not processed at that time due to the length of the SMP
hearing that was before the Commission.
The proposed amendments to the Public zone are brought forward for the following reasons:
1. To clarify the procedural and submittal requirements for Master Plans. See Section Three
of the attached ordinance under MVMC 17.30.090(B), (C) and (D).
2. To create approval criteria that has never existed within this Chapter which is an issue
when staff asks the Hearing Examiner to approve a Master Plan that doesn’t have
approval criteria. Staff modified the approval criteria currently codified in the MVMC for
conditional and special use permits for this purpose. See Section Three of the attached
ordinance under MVMC 17.30.090(E).

3. To add regulations allowing public zoned property within the Downtown Boundary Area
to use the setbacks, building height, and landscaping regulations codified for the C-1
zones. Attached to this memo is a map identifying the location of the downtown
boundary area and the public zoned properties within this subdistrict. See Section Three
of the attached ordinance under MVMC 17.30.090(G).
The proposed amendments to the C-1, Downtown District, are proposed to eliminate confusion
that has inadvertently been created as a result of having to reference other regulations within
the code to determine the minimum setbacks, lot coverage and building height requirements.
See Section Five of the proposed Ordinance under MVMC 17.45.070(B) and (C).
The proposed amendments to the Parking regulations in MVMC Chapter 17.84 are because the
City does not currently have regulations to allow structured parking. The proposed regulations
provide the needed framework to allow safe, functional, and attractive structured parking in the
City. See Section Six of the proposed Ordinance under MVMC 17.84.075.
FINDINGS/CONCLUSIONS:
The required procedural steps have been completed for the subject code amendments. These
steps include the following:
•
•
•

SEPA was issued and published on October 20, 2021 with no comments or appeals
received.
Department of Commerce granting expedited review on October 26, 2021 under
Submittal ID: 2021-S-3250.
Notice of Public Hearings issued on February 28, 2022 and published on March 2, 2022.

RECOMMENDATION:
The Planning Commission make a recommendation to adopt the subject code amendments.
ATTACHED:
•
•
•

Map identifying the C-1 sub-districts and the Public zoned properties
Proposed Ordinance
Procedural Materials

2

MAP OF THE DOWNTOWN BOUNDARY AREA CODIFIED WITHIN MVMC 17.70.020

PUBLIC ZONED PROPERTIES WITHIN THE DOWNTOWN BOUNDARY AREA

PUBLIC ZONE

M-2 ZONE

C-1 ZONE

M-1 ZONE

C-2 ZONE

DT BOUNDARY AREA

ORDINANCE NO.
AN ORDINANCE OF THE CITY OF MOUNT VERNON, WASHINGTON, AMENDING THE
FOLLOWING CHAPTERS OF THE ZONING CODE:
17.30 (PUBLIC ZONE), 17.45
(DOWNTOWN DISTRICTS), AND CHAPTER 17.84 (PARKING)
WHEREAS, on March 15, 2022 the Planning Commission held a public hearing and
made a recommendation to the City Council to adopt the regulations contained within
this Ordinance. Following this Planning Commission hearing on March 23, 2022 the
City Council held a public hearing on the same regulations; and
WHEREAS, notice of the Planning Commission and City Council hearings were issued
on February 28, 2022 and published in the Skagit Valley Herald on March 2, 2022; and
WHEREAS, the procedural requirements outlined in MVMC Chapter 14.05, Procedures,
have been satisfied by City staff. This includes the environmental review pursuant to the
SEPA statute that was issued and published on October 20, 2021, and receiving expedited
review from the State Department of Commerce on October 26, 2021 under Submittal
ID: 2021-S-3250; and
WHEREAS, 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 Ordinance. 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 this Ordinance 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,
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MOUNT
VERNON, WASHINGTON, DOES ORDAIN AS FOLLOWS:
SECTION ONE. RECITALS INCORPORATED. That the City Council adopts the recitals set
forth above as findings justifying adoption of this Ordinance and incorporates those recitals as if set forth
fully herein.
SECTION TWO. PLANNING COMMISSION RECOMMENDATION ADOPTED. The City
Council adopts the Planning Commission’s findings of fact and conclusions of law, outlined below, in
their entirety.
A. Planning Commission’s Findings of Fact and Conclusions of Law:
1. The proposed amendments ensure that the City’s development regulations are internally
consistent.
2. 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.

Ordinance xxxx
Page 1 of 5

3. The proposed amendment is found to be in compliance with the State Growth Management
Act.
B. Planning Commission Recommendation to the City Council:
1. At their public hearing on March 15, 202 after review of the materials presented by City staff
and holding a public hearing the Planning Commission made a unanimous motion to approve
the ordinance presented by staff (if this motion is different this sentence will be changed to
reflect the Commission’s motion).
SECTION THREE. Section 17.30.090, Construction materials and methods, of the Mount Vernon
Municipal Code is hereby repealed and reenacted with the new section to read as follows:
17.30.090 Special regulations.
A. For all uses allowed under this chapter that are 10 acres in size or larger, a master plan shall be
prepared. The master plan shall be processed as a Type IV permit under Chapter 14.05 MVMC
and shall meet the requirements outlined within Chapters 17.30 and 14.05 MVMC. below.
B. Uses allowed under this chapter than are less than 10 acres in size shall also require preparation
of a new Master Plan that shall be processed as a Type III permit under Chapter 14.05 MVMC
and shall meet the requirements outlined within Chapters 17.30 and 14.05 MVMC.
C. New construction, additions, change of use, or other similar types of changes proposed on
property where an unexpired Master Plan was previously approved by the City shall also require
preparation of a new Master Plan if the new construction and/or changes are classified as major
modification(s). This Master Plan shall be processed as a Type III permit under Chapter 14.05
MVMC and shall meet the requirements outlined within Chapters 17.30 and 14.05 MVMC.
1. If the new construction, additions, change of use, or other similar types of changes
are classified as minor modifications the Applicant can apply for a Type 1, Minor
Modification Permit when the original Master Plan has not expired.
2. The definitions for the terms major modification and minor modification are codified
in MVMC 14.05.220(A).
A site plan for each permitted and conditional use under 10 acres shall be prepared and reviewed
as a type III permit under Chapter 14.05 MVMC for new construction or major addition(s) to an
existing structure as determined by the development services director.
D. Master Plan Submittal Requirements. The master plan shall include:
1. All of the items listed in MVMC 14.05.210(E).
Proposed land use information (land use, densities, site design, adjacent uses, circulation,
utility corridors and alignments, wetlands) for review and approval by the city pursuant to
the procedures of this chapter.
2. The master plan shall also be accompanied by a phasing plan describing the general
boundaries of each phase and the expected date at which a detailed site plan for that
phase will be submitted.
3. No project to be developed in phases may exceed 20 10 years from the time the master
plan is approved until the final plan is submitted.
E.

Master Plan Approval Criteria. The master plan shall be reviewed by the hearing examiner,
recognizing the lesser level of detail included in the master plan application.
a. The proposal is compatible with the Goals, Objectives, and Policies of the
comprehensive plan for the city;
b. The proposal shall be compatible with the surrounding neighborhood;
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The surrounding neighborhood would not be negatively impacted by the size,
arrangement or architectural design of the proposed use;
d. Traffic patterns are not severely impacted;
e. The development is a permitted, accessory, or conditional use in the Public district
and complies with all applicable development regulations;
f. The proposal has no materially detrimental effects on neighboring properties due to
excessive noise, lighting or other interference with the peaceful use and possession of
said neighboring properties;
g. The proposal has been designed to minimize adverse effects on neighboring
properties;
h. Landscaping materials are provided in sufficient quantities and locations to screen
objectionable views, break up large parking areas and present an aesthetically
attractive appearance.
c.

F. Subsequent applications for approval shall be consistent with any approved master plan and shall
contain all of the detailed information and materials deemed necessary by the development
services director to adequately review the project.
G. Public zoned property located within the Downtown Boundary Area identified on Map 1.0 in
MVMC 17.70.020 shall be allowed to be developed using the setbacks, building height, and
landscaping codified within Chapter 17.45 MVMC.
SECTION FOUR. The title of Chapter 17.45, Downtown Districts, of the Mount Vernon Municipal
Code is hereby repealed and reenacted with the new title to read as follows:
Chapter 17.45, C-1 Downtown Districts
SECTION FIVE. Section 17.45.070, Development standards, of the Mount Vernon Municipal Code is
hereby repealed and reenacted with the new section to read as follows:
The following development standards apply to all C-1 zoned properties:
A. Minimum lot area and lot width: unrestricted.
B. Minimum setbacks and Lot Coverage:
i. None for non-residential and mixed-use buildings except they must comply with applicable
building and fire codes.
ii. All single-family, duplex, and multifamily buildings shall comply with the setbacks outlined
within Chapter 17.70 MVMC.
C. Building height:
i. Unrestricted for non-residential and mixed-use buildings except they must comply with
applicable building and fire codes.
ii. Single-family and duplex buildings shall comply with the building height requirements in
Chapter 17.15 MVMC.
iii. Multi-family buildings shall comply with the building height requirements in Chapter 17.24.
D. Density requirements: unrestricted.
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E. Design standards: requirements found in Chapter 17.70 MVMC.
F. Parking requirements: requirements found in Chapters 17.70 and 17.84 MVMC.
G. Signage requirements: requirements found in Chapters 17.70 and 17.87 MVMC.
H. Landscaping requirements: requirements found in Chapters 17.70 and 17.93 MVMC.
SECTION SIX. A new Section to be named 17.84.075, Structured Parking Requirements, of the Mount
Vernon Municipal Code is added to Chapter 17.84, Parking and Loading, with the new section to read as
follows:
17.84.075 Structured Parking Requirements.
A. The dimensional parking requirements outlined within subsection 17.84.060(A) and the
requirements outlined in subsections 17.84.070, 17.84.100, 17.84.110, 17.84120 may be modified
by the hearing examiner as a Type III permit with submittal of a Structured Parking Study stamped
by a Professional Engineer addressing the design criteria outlined within subsection (C), below.
B. The Structured Parking Study submitted to the City shall be reviewed and approved by the City’s
Traffic Engineer prior to being forwarded to the Hearing Examiner for their approval.
1. The Applicant will be responsible for paying the hourly rate for the staff time and the fees for the
City’s Traffic Engineer required to review and process deviations for structured parking.
C. The Design Criteria for structured parking shall include all of the following:
1. Provisions for safe and convenient circulation of pedestrians.
2. Design speed not exceeding 10 miles per hour.
3. Traffic control measures provided at all locations where vehicle circulation crosses pedestrian
walk ways.
4. Minimum vertical clearances to accommodate passenger vehicles, accessible vans, commercial
trucks, and maintenance equipment, as applicable.
5. Ramp grade transitions that provide maximum vertical clearances both above and below
vehicles.
6. Installation of overhead height clearance bars at the entrance points and at the ramps.
7. Clear lines of sight at entrances and exits.
8. Minimizing cross-traffic at entry and exits.
9. Compliance with all Federal, State and Local ADA, Fire, Building, and Engineering
requirements.
10. Lighting requirements to ensure safety, aesthetics, and design review requirements when
applicable.
SECTION SEVEN. Severability. If any section, subsection, paragraph, sentence, clause, or phrase of
this ordinance is declared unconstitutional or invalid for any reason, such decision shall not affect the
validity of the remaining parts of this ordinance.
SECTION EIGHT. City staff are hereby directed to complete preparation of the final ordinance,
including correction of any typographical or editorial edits.
SECTION NINE. This ordinance shall be in full force and effect five days after its passage, approval
and publication as provided by law.
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PASSED AND ADOPTED this _____ day of March, 2022.
SIGNED AND APPROVED this ____ day of March, 2022.

______________________________
Becky Jensen, City Clerk

______________________________
Jill Boudreau, Mayor
Approved as to form:

___________________________________
Kevin Rogerson, City Attorney

Published _________________________
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DETERMINATION OF NON-SIGNIFICANCE
& NOTICE OF PUBLIC HEARINGS – PROPOSED CODE AMENDMENTS
DESCRIPTION OF PROPOSED ACTION: The City of Mount Vernon is considering code amendments to the
below-described chapters of the Mount Vernon Municipal Code (MVMC) City File CA21-0003.
•

Amendments to Floodplain Management Standards (MVMC 15.36): these amendments are
being made to remain compliant with the National Flood Insurance Program (NFIP) and ensure
the City remains at least a Class 8 City per the Community Rating System (CRS). The
amendments add a cumulative 10 year requirement for substantial improvements and
substantial damage, clarify that equipment for residential construction is required to be
elevated at least one foot above the BFE, describing that nonresidential construction that is
flood proofed must be “dry” flood proofed, clarifying insurance premiums for nonresidential
structures that are flood proofed, amending the manufactured home requirements to be the
same as what is required for other residential structures, adding the AH zone to the
requirements for AE and A1 – 30 Zones, adding details to the description of AO zones, and
adding a requirement in the AO zones that adequate drainage paths around structures on slopes
to guide floodwaters around and away from structures is required.

•

Amendments to Zoning Code (MVMC Chapters 17.30, 17.45, 17.51, 17.73, and 17.84):
Amendments to 17.30 to clarify the procedures for processing Master Plans, changing new
master plans from Type IV to Type III processes, adding criteria for the adoption of Master Plans,
and adding a section to allow Public zoned property in the historic downtown to be developed
under the downtown regulations codified in Chapter 17.45 MVMC. Adding “C-1” back to the
title of Chapter 17.45, Downtown Districts and clarifying the setbacks, lot coverage and building
height requirements. Amending Chapter 17.51 to allow horizontally integrated mixed use
development conditioned on providing no less than 20% of the overall dwelling units as
“affordable units” as per Chapter 17.73 MVMC. Adding a requirement to MVMC 17.73 that
limits the creation of “affordable units” at 20% per development. Adding code to regulate the
creation of Structured Parking in Chapter 17.84.

•

Amendments to Addressing Regulations (MVMC 12.24): amendments that change the
designation of the building official to the Development Services Department, adding policies for
road names and addressing, updating procedural requirements for notifying owners when a
road name or address is being changed, and adding the GIS manager to the group of
departments that review and process road names and addresses.

LOCATION: this is a non-project action that would apply city-wide.
APPLICANT & LEAD AGENCY: City of Mount Vernon, Development Services Department
The lead agency for this proposal has determined that the proposed amendments will not have a
probable adverse impact on the environment. An environmental impact statement (EIS) is not required
under RCW 43.21C.030(2)(c). This decision was made after review of a completed environmental
checklist and other information on file with the lead agency. This information is available to the public
upon request.

PUBLIC HEARINGS: Public hearings to consider the above-described proposed changes to the
referenced MVMC sections are scheduled before the Mount Vernon Planning Commission at 6 p.m. on
Tuesday, November 2, 2021; and before the City Council at 7 p.m. on Wednesday, December 1, 2021.
The Planning Commission public hearing on these code amendments will be held virtually by means of
the Zoom video conferencing web application which includes a phone-in option. Those wishing to
participate in either hearing must contact the Development Services Department (by telephone at: 360336-6214 or via email at: PermitTech@mountvernonwa.gov) no later than 3 PM on the day of the
hearing and request the log in and/or telephone numbers that will allow participation in this hearing.
The City Council hearing will be held at the Police and Court Campus located at 1805 Continental Place,
Mount Vernon.
Environmental Determination Comment Process: Comments on the environmental determination must
be received in writing on or before 4:30 PM November 3, 2021 (14 days from the date of issuance).
Comments received within the 14 days will be reviewed and considered by the Development Services
Department. Those persons wishing to submit comments will receive a response from the Responsible
Official prior to the end of the SEPA appeal period.
Environmental Determination Appeal Process: Appeals of the environmental determination must be
filed in writing on or before 4:30 PM November 15, 2021 (10 days following the 14 day comment
period).
Appeals must be filed in writing together with the required $100.00 application fee with: Hearing
Examiner, City of Mount Vernon, 910 Cleveland Ave, Mount Vernon, WA 98273. Appeals to the
Examiner are governed by City of Mount Vernon Municipal Code Section 15.06.215. Additional
information regarding the appeal process may be obtained from the City of Mount Vernon Development
Services Department, (306) 336-6214.
CONTACT PERSON:

Rebecca Lowell, Principal Planner
Development Services Department
910 Cleveland Avenue
Mount Vernon WA 98273
Telephone - 360-336-6214

The application and supporting documentation are available for review upon request. Copies will be
provided upon request at the cost of reproduction. If you wish to comment on the proposed
amendments, you may provide verbal or written comment at the public hearings. PUBLIC COMMENTS
ARE NOT ACCEPTED BY THE DEPARTMENT THROUGH EMAIL. Comments submitted on paper are
required to be mailed or delivered to the Development Services Department at the address listed above.
Comments not meeting the requirements of this section are considered as not being received by the
city.
Any person may comment on the application, receive notice and request a copy of the decision once it is
made. To receive additional information regarding this project contact the Development Services
Department and ask to become a party of record.

City staff has created a page on the City’s permit portal where the site plans, technical reports, and
other pertinent information can be viewed by following these directions: navigate to: https://cimountvernon-wa.smartgovcommunity.com/Public/Home once on this webpage click on the blue “GO”
link under the heading “My Portal”. Type in the project number identified in this notice into the search
bar near the top of the screen. Click on the project number listed below the search bar when it appears.
SEPA RESPONSIBLE OFFICIAL: Rebecca Lowell, Principal Planner (signature on file)
ISSUED AND PUBLISHED:

October 20, 2021

SENT TO:
CORPS OF ENGINEERS, WA AGRICULTURE, DAHP, WA COMMERCE, WA CORRECTIONS,
WA EFSEC, WDFW, WA HEALTH, DNR, STATE PARKS, PARKS COMMISSION, PSP, PSRC, WA DOT, DOE,
DSHS, NW CLEAN AIR, SEPA REGISTER, SEPA UNIT, SKAT, COUNTY PDS, COUNTY ASSESSOR, DIKE AND
DRAINAGE DISTRICT, SCOG, PORT OF SKAGIT, MVSD, SVC, SKAGIT COOP, SWINOMISH, UPPER SKAGIT,
SAMISH, SAUK-SUIATTLE, TULALIP, AND STILLAGUAMISH TRIBES, SKAGIT PUD, PSE, ZIPLY, CNG AND
COMCAST

Rebecca Lowell
From:
Sent:
To:
Subject:

COM GMU Review Team <reviewteam@commerce.wa.gov>
Tuesday, October 26, 2021 7:28 AM
Rebecca Lowell
City of Mount Vernon - Expedited Review Request Granted for Submittal ID: 2021-S-3250

Caution External Message
Dear Ms. Lowell,
Your request for an Expedited Review has been granted for: Updates to addressing/road naming
regulations in MVMC Chapter 12.24, amendments to MVMC Chapter 15.36 Floodplain Management
Standards to comply with NFIP, & amendments to Title 17, Zoning to update Master Plan
requirements, to add building height and setbacks for the Downtown District, to allow horizontally
integrated mixed use in the C-3 district, and to regulate structured parking.
As of receipt of this email, you have met the Growth Management notice to state agency
requirements in RCW 36.70A.106 for this submittal. Please keep this email as confirmation.
If you have any questions, please contact Steve Roberge at (360) 764-0112 or by email at
steve.roberge@commerce.wa.gov.
~~~

ONLINE TRACKING SYSTEM AVAILABLE ~~~~

Log into our new PlanView system at https://secureaccess.wa.gov/com/planview where you can
keep up with this submittal status, reprint communications and update your contact information.
Don't have a user account? Reply to this email to request one and attach a completed PlanView User
Request Form.
Have questions about using PlanView? Use the PlanView User Manual for assistance at
https://www.commerce.wa.gov/serving-communities/growth-management/washington-departmentof-commerce-growth-management-submitting-materials/.
Sincerely,
Review Team
Growth Management Services

1

NOTICE OF PUBLIC HEARINGS – PROPOSED CODE AMENDMENTS
DESCRIPTION OF PROPOSED CODE AMENDMENTS: The City of Mount Vernon is considering code
amendments to the below-described chapters of the Mount Vernon Municipal Code (MVMC) City File
CA22-0002.
MVMC Chapters 17.30 (Public District), 17.45 (Downtown Districts) and 17.84 (Parking and Loading):
Amendments to 17.30 to clarify the procedures for processing Master Plans, adding criteria for the
adoption of Master Plans, and adding a section to allow Public zoned property in the historic downtown
to be developed under the downtown regulations codified in Chapter 17.45 MVMC.
Adding “C-1” back to the title of Chapter 17.45, Downtown Districts and clarifying the setbacks, lot
coverage and building height requirements.
Adding code to regulate the creation of Structured Parking in Chapter 17.84 (Parking and Loading).
CONTACT PERSON:

Rebecca Lowell, Principal Planner
Development Services Department
910 Cleveland Avenue
Mount Vernon WA 98273
Telephone - 360-336-6214

PUBLIC HEARINGS: Public hearings to consider the above-described proposed changes to the
referenced MVMC sections are scheduled before the Mount Vernon Planning Commission at 6 p.m. on
Tuesday, March 15, 2022; and before the City Council at 7 p.m. on Wednesday, March 23, 2022.
The Planning Commission public hearing on these code amendments will be held virtually by means of
the Zoom video conferencing web application which includes a phone-in option. Those wishing to
participate in either hearing must contact the Development Services Department (by telephone at: 360336-6214 or via email at: PermitTech@mountvernonwa.gov) no later than 3 PM on the day of the
hearing and request the log in and/or telephone numbers that will allow participation in this hearing.
The City Council hearing will be an in-person meeting held at the Police and Court Campus located at
1805 Continental Place, Mount Vernon.
The application and supporting documentation are available for review upon request. Copies will be
provided upon request at the cost of reproduction. If you wish to comment on the proposed
amendments, you may provide verbal or written comment at the public hearings.
PUBLIC COMMENTS ARE NOT ACCEPTED BY THE DEPARTMENT THROUGH EMAIL. Comments
submitted on paper are required to be mailed or delivered to the Development Services Department at
the address listed above. Comments not meeting the requirements of this section are considered as not
being received by the city.

Any person may comment on the application, receive notice and request a copy of the decision once it is
made. To receive additional information regarding this project contact the Development Services
Department and ask to become a party of record.
City staff has created a page on the City’s permit portal where the site plans, technical reports, and
other pertinent information can be viewed by following these directions: navigate to: https://cimountvernon-wa.smartgovcommunity.com/Public/Home once on this webpage click on the blue “GO”
link under the heading “My Portal”. Type in the project number identified in this notice into the search
bar near the top of the screen. Click on the project number listed below the search bar when it appears.
ISSUED AND PUBLISHED:

February 28, 2022 and March 2, 2022

