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DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Goal 1: Foster a resilient and inclusive economy that supports
innovation, local business success, job creation, and a high
quality of life for all Mount Vernon residents.

New goal

Employers want to locate in or near areas where their employees
can afford to live with a high quality of life. Should there be a policy
specifically addressing land use and housing to intentionally
connect the various elements?

Policy 1.1: Attract living-wage jobs by encouraging businesses
that offer stable employment and upward mobility,
particularly in sectors aligned with Mount Vernon’s strengths
and workforce capacity.

Combined and simplified
policies about living wage
jobs and renumbered

Including the phrase “sectors aligned with Mount Vernon’s
strengths and workforce capacity” assumes that we’ve clearly
identified those sectors. If so, can we identify or refer to them here
to make it concrete?

And are they the sectors we want to further invest (or disinvest) in
moving forward?

Policy 1.2: Support inclusive economic growth by providing
and/or partnering to offer access to job training, small
business assistance, and workforce development programs

How will the City implement this? | think MV used to have in-house
economic development staff, and we support the MVDA, Chamber,

for undgrrepresented and low-income communities. Faf:lhtate New policy EDASC, etc. but are there additional tools or resources to fulfill
connections to resources that promote entrepreneurship, .
. . these new policies?
career advancement, and equitable access to economic
opportunity.
Can we call out “multimodal” transportation to make clear we
aren’t just talking about vehicular transportation?
Policy 1.3: Invest in infrastructure and public amenities that
improve the city’s attractiveness to businesses and workers, New policy Again, housing is a huge topic here. As well as public safety.
including transportation, high-speed broadband, parks, and
cultural assets. The school district plays a significant role in our attractiveness as a
location for businesses and workers. How do we engage and align
with them?
The action-oriented part of this policy (“attract and retain”) gets
Policy 1.4: Leverage Mount Vernon’s quality of life and buried here, so | would move it to the beginning and then conclude
strategic location to attract and retain talent, remote workers, New policy the policy with “by leveraging...”

and companies seeking a central hub between major regional
economic centers.

Similar to policy 1.2, however, I'm not sure how we as a City follow
through on this unless we’re going to make it a budget priority.
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Policy 1.5: Foster innovation and entrepreneurship by

TYPE/REASON FOR
CHANGE

DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

How is “support” defined? Financial? Incentives? Streamlined

supporting incubators, co-working spaces, and partnerships New policy processes? Allowing these types of retail office at the ground level?
with educational institutions and business organizations. Etc.?
Policy 1.6: Regularly assess economic trends and outcomes to This might be connected to my comment from 1.1 that strengths,
ensure that policies and programs are responsive to changing | New policy trends, and workforce capacity evolve over time. But again, who is
conditions and community needs going to do this?
Policy 1.7: Consider establishing a dashboard of economic
metrics to measure progress and benchmark against other
cities in the region. Metrics should include:

® Personal and household income

® Income growth vs. Home price growth

e Homes v. Jobs ratio

® People v. jobs ratio Use stronger language than “consider”. I’'m not sure how we could

e Median Home Prices attract and retain businesses without having a deep understanding

e Unemployment rate Renumbered of our own key metrics, trends, and how we stack up in a

e Public Safety measures competitive environment for talent and economic activity

o Police Calls for Service per 1000 regionally, and t_hen market our strengths to those we hope to
attract and retain.
o Violent Crime per 1000 people

e Educational Attainment

® Retails sales tax revenue

e Retail sales tax revenue per capita

e Value of retail and commercial construction built

each year

Policy 1.8: Consider measuring the business pulse through an Same comment as 1.7.
annual business attitudes survey. Renumbered Are we not at least doing this today through partners like EDASC,

Chamber, MVDA, etc.?

BUSINESS ATTRACTION AND RECRUITMENT

GOAL1

Have a strong proactive position towards economic
prosperity that promotes a positive civic image and
establishes Mount Vernon as a preferred place for
investment.

Goal 2: Actively promote Mount Vernon as a welcoming,
business-friendly destination by leveraging the city’s high
quality of life, strategic location between major economic
centers, strong access to regional transportation corridors,
and vibrant historic downtown. Use these strengths to attract
investment, support local entrepreneurs, and reinforce

Revised goal to more
specifically address
economic development
marketing and
recruitment strategies

Again, my concern here is execution since we don’t have the
budget or staffing to make this a proactive focus area for the City
and the Chamber, EDASC, etc. alone are not the solution.
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Mount Vernon'’s identity as a prime location for business and
economic opportunity.

TYPE/REASON FOR
CHANGE

DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Policy 2.1: Determine where the City’s competitive

advantages lie and identify clusters of companies that can Renumbered Same as above.
power growth.
Policy 2.2: Attract new businesses and industries that align . . .
. y . . & New Policy Some of these feel repetitive to Goal 1 (e.g. Policy 1.1)
with community values and economic strengths.
Policy 2.3: Continue focusing on high tech and value added . .
. Y & & Renumbered Is our previous focus on these areas working?
agriculture as new clusters to power growth.
Policy 2.4: Encourage retail business that increases the sales . .
¥ & Renumbered How does this get implemented?

tax base of the City.

Policy 2.5: Leverage Mount Vernon'’s fiber optic network to
attract and retain businesses by expanding access to
underserved areas, promoting it as a competitive advantage
for high-speed connectivity, and exploring the establishment
of the system as a regional utility to support economic
growth across the region—similar to Anacortes’ regional
water system.

Renumbered and revised
policy language

Policy 2.6: Continue to utilize EDASC’s marketing and business
recruitment talents to bring new companies to Mount
Vernon.

Renumbered

Is this working for MV? How do we know? EDASC operates on
behalf of Skagit County, and we’re so far behind that we need
more intensive focus for MV specifically.

I don’t know if we should call out an organization by default here
vs. evaluating what’s working and what’s not, and pursuing the
strongest opportunities.

Provide an adequate job-producing land base to ensure
an optimal number of jobs for citizens within the
community, and to aid the community in paying for
infrastructure and services.

OBJECTIVE 1.1:

Policy 2.7: Provide an adequate job-producing land base to
ensure an optimal number of jobs for citizens within the
community, and to aid the community in paying for
infrastructure and services.

Objective 1.1 changed to
a policy. This policy is one
that others may want to
discuss for possible
deletion. New Goal 3 and
Policies 1.1 and 1.7
address similar subjects.

LAND USE AND INFRASTRUCTURE FOR ECONOMIC GROWTH
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Goal 3: Ensure that land use planning and infrastructure
investment support long-term economic growth, job creation,
and a high quality of life in Mount Vernon.

TYPE/REASON FOR
CHANGE

New Goal

DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Policy 1.1.1:

Consider working towards an adequate supply of
commercial and industrial lands and supporting
infrastructure to accommodate the City’s forecasted
growth.

Policy 3.1: Ensure sufficient and well-located commercial and
industrial land to meet the employment growth targets
identified for the City of Mount Vernon in the Skagit County
Population and Employment Allocation adopted by
County-Wide Planning Policies.

Revised policy statement
to emphasize meeting
allocated employment
forecast

Policy 3.2: Encourage mixed-use and residential development
in general commercial areas and downtown to increase
housing near existing jobs, support small businesses, and
promote vibrant, walkable neighborhoods. Prioritize projects
that reduce commuting distances, enhance multimodal
access, and strengthen the connection between where
people live and work.

New policy

Policy 3.3: Plan for freight mobility and transportation access
that supports industrial and logistics uses while minimizing
impacts on surrounding neighborhoods.

New policy

Policy 3.4: Consider initiatives to support redevelopment of
underutilized commercial and industrial properties through
incentives, public-private partnerships, and cleanup of
contaminated sites where needed.

New policy

Policy 3.5: Ensure robust infrastructure and utilities exist to
foster economic growth and prosperity.

This wording suggests if we build it they will come. Is it the intent
that the City will invest in these upgrades?

Policy 3.6: Integrate economic development goals into capital
improvement planning by aligning public infrastructure
investments with areas of job growth and private-sector
interest. Prioritize projects—such as alleviating congestion on
College Way—that improve mobility, support business
activity, and enhance access to key commercial and
employment areas.

New policy, also
incorporates

This is a more detailed version of Policy 3.5. Consolidate?

Consolidated and moved
to Policy 1.1
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Consolidated and moved
to Policy 1.1

DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Moved to Policy 2.1

Policy 3.7: When feasible give priority to transportation
system planning and improvements that ensure the efficient
transport of goods and convenient access for workers of
customers to and from places of business.

Renumbered

Tweak to “workers and customers”?

Policy 3.8: Focus efforts on operation and expansion of fiber
optic broadband system.

Renumbered

Policy 3.9: Encourage Skagit PUD to improve water service to
the Cedardale Road area of South Mount Vernon*

Renumbered

Policy 3.10: Provide for pedestrian, bicycle, and public transit
access along identified transit arterials and encourage more
intensive commercial development at major nodes in the
street and transit network, to reduce dependency on
automobiles.

Renumbered

Policy 3.11: Permit home occupations that are low-impact
and do not significantly alter the residential character, scale,
or livability of the surrounding neighborhood.

Addresses CPPP 5.2

Policy 3.12: Expand high-speed broadband infrastructure into
West Mount Vernon to support equitable access to digital

and business-friendly environment.

services, enhance economic opportunities, enable remote New policy Combine with Policy 3.8?
work and education, and improve quality of life for residents
and businesses’.
BUSINESS RETENTION AND EXPANSION
Goal 4: Support the growth and long-term success of existing
businesses in Mount Vernon by fostering a stable, responsive, | New goal

! Staff will coordinate with Public Works and Skagit PUD to determine whether this policy has been achieved. If so, it will eliminated.
2 Staff will coordinate with Public Works and Information Technology Department to determine existing infrastructure improvements and feasibility. If this is already in place or not feasible, policy will be eliminated.
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DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Reflected in Policy 1.2

Policy 1.2.1: Maintain the City’s focus on local companies that . o . .
. . . Policy 4.1: Maintain the City’s focus on local companies that oo . .
demonstrate high growth potential; and continue to . . . Is there a reason we need to specifically reference Skagit Regional
. . demonstrate high growth potential; and continue to embrace | No change
embrace the growing health care cluster led by Skagit . . . Health vs. the health care sector?
. the growing health care cluster led by Skagit Regional Health.
Regional Health.
" I Ketinethe Citvls fil i loon
Consider-establishing-the-—cityssystemas-aregionalutitity Moved to Policy 2.5
it I £ e Cit-ofs ! repiomal
syster
. Moved to Policy 2.3
agrietiture-asnew-clustersto-powergrowth:
Poticv124: . I I e tivi obs—suel
A cc . I ises—UtHities:
g ~ ton; Consolidated and moved
Prefessionaland-Fechnical Services MinirgWheolesale to Policy 1.1
Moved to Policy 2.6

PERMITTING PREDICTABILITY AND EFFICIENCY

conversations with industry leaders.

through conversations with industry leaders.

OB EEHVEES: Fe-the-extentpossiblemakelocatandregionatplanning :E itti :
. . . GoaI-5 nsure that .pctermlttmg Processes are transparent . . There are probably areas that need to be adapted to meet current
inetasive-and-flexibte: predictable, and efficient. Continue to adapt the City’s New goal including needs of businesses. and then continually adapted to meet needs

permitting approach to meet the changing needs of portions of Objective 1.3 a5 thev evolve ! ¥ P
businesses and support sustainable economic growth. ¥ )

Policy 1.3.1: Consider using pilot programs to move faster and lessen Policy 5.1: Consider using pilot programs to move faster and No change
risk of new initiatives. lessen risk of new initiatives. &

Policy 1.3.2: Regularly solicit input from local businesses through Policy 5.2: Regularly solicit input from local businesses No change Conversations are good, but in writing via surveys, ratings, reviews,

etc. would be better.
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CHANGE COMMITTEE & OTHER PUBLIC COMMENTS

Policy 1.3.3: Continue to provide predictable, current, clear and Policy 5.3: Continue to provide predictable, current, clear and

. . s ; . - No change Is “Continue to...” appropriate here?
concise regulations and permitting processes. concise regulations and permitting processes.

Moved to Policy 1.8

Moved to Policy 1.7

REGIONAL ECONOMIC PARTNERSHIPS

Goal 6: Strengthen regional economic partnerships to align
strategies, leverage shared resources, and enhance Mount

N I
Vernon’s role as a key hub within the broader regional ew goa
economy.
Policy 1.3.6: Wh.en possible, s?ek outc 9pportun|t|es to collaborate and Policy 6.1: When possible, seek out opportunities to
regionally plan with entities such as: collaborate and regionally plan with entities such as:
e Skagit County e Skagit County “When possible” is pretty weak. How about “Identify and pursue
e Skagit Public Utility District #1( Water Utility) e Skagit Public Utility District #1( Water Utility) No change opportunities...
® Skagit Regional Health e Skagit Regional Health Tribal governments are mentioned in Policy 6.3 below. Should they
e EDASC e EDASC also be listed here?
e Skagit Valley College e Skagit Valley College
o Mount Vernon and Sedro Woolley School Districts
Mount Vernon Comprehensive Plan Update Page 7

Economic Dev. Element: DRAFT Goals and Policies



2016 GOAL,

OBIJECTIVE, OR 2016 GOAL/OBIJECTIVE/POLICY LANGUAGE
POLICY NUMBER

e Mount Vernon and Sedro Woolley School
Districts

Puget Sound Energy( Electric utility)

WSDOT

Development Community

Engineering Community ( Engineering Standards)

Citizen Focus Groups and Advisory Committees

TYPE/REASON FOR
CHANGE

2025 NEW GOAL/OBJECTIVE/ POLICY LANGUAGE

Puget Sound Energy( Electric utility)

WSDOT

Development Community

Engineering Community ( Engineering Standards)
Citizen Focus Groups and Advisory Committees

DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY

COMMITTEE & OTHER PUBLIC COMMENTS

Policy 6.2: Collaborate with regional partners to align
economic development strategies, pursue grant
opportunities, and amplify Mount Vernon’s role within the
broader regional economy.

New policy

What is MV’s economic development strategy?

Policy 6.3: Collaborate with regional agencies and
jurisdictions—including Skagit County, neighboring cities,
tribal governments, and regional economic development New policy
organizations—to coordinate on economic planning,
workforce development, and infrastructure investments.

Policy 6.4: Participate in regional marketing and business
recruitment efforts to promote Mount Vernon as a strategic

. . . . . oy New polic
location for business investment and innovation within the I-5 policy
corridor.

Policy 6.5: Support regional transportation and infrastructure
rojects that improve mobility, goods movement, and .
pro) P ¥, 8 New policy

economic connectivity between Mount Vernon and other
employment and population centers.

Moved to Policy 3.5

Moved to Policy 3.6

Incorporated into Policy
3.6
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DRAFT #1: 06/23/2025
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Moved to Policy 3.8
broadband-syster

Moved to Policy 3.9

DOWNTOWN RESILIENCY

OBJECTIVE 1.5:

Have a strong proactive position towards revitalization of
the downtown as a preferred place to live, work, and play.

Goal 7: Take a strong, proactive role in revitalizing downtown
as a preferred place to live, work, and play.

New Goal that was
objective 1.5 — reworded
in active voice

Policy 7.1: Update the Downtown and Waterfront Master
Plan to reflect current community needs, market conditions,
and revitalization goals—ensuring it serves as a strategic
guide for land use, infrastructure investment, economic
development, historic preservation, and public realm
improvements in downtown Mount Vernon.

New policy

What is the timeline for this, given that we’re looking over a 20
year planning cycle? Is this referring to the Planned Area
Ordinance?

Policy 1.5.1:

Consider new library and fire station in the downtown to
establish the city’s commitment to downtown
revitalization.

Policy 7.1: Use the siting of key civic facilities—such as a fire
station or City and County municipal buildings - as catalytic
investments to support downtown revitalization, attract
private development, increase foot traffic, and strengthen
downtown’s role as the heart of Mount Vernon.

Revised to reflect that
library commons has
been completed

How are the listed civic facilities considered catalytic investments?

The County recently acquired a key property to further expand its
courthouse facilities, a purely daytime use, rather than mixed use,
tax-generating development.

The City owns multiple underutilized assets around its campus in
prime downtown locations that could instead be redeveloped for
housing and other tax-generating activities.

Downtown needs transit-oriented development and market rate
housing to transition to an 18-hour neighborhood which will
“support downtown revitalization, increase foot traffic, and
strengthen downtown’s role as the heart of Mount Vernon.”

Related to this, | would encourage a policy that proactively
addresses our senior population and community center. It may not
ultimately be located downtown, but that is the location with
transportation, healthcare, walkability, retail & groceries,
community events, etc.

Policy 1.5.2:

Encourage public/private partnerships to advance the
revitalization of the downtown.

Policy 7.2: Encourage public/private partnerships to advance
the revitalization of the downtown.

No change

“Actively pursue”?
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DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Policy 1.5.3: Consider establishing metrics to measure the vitality of Vacancy is one measure of downtown that MVDA can easily track
the downtown to include number of filled/empty and provide.
storefronts. . . . . : “ ” :
Policy 7.3: Consider establishing metrics to measure the If downtown is really the “heart” of MV, and the goal is to take a
vitality of the downtown to include number of filled/empty “strong, proactive role”, then we should absolutely establish a
storefronts. scorecard and track its performance.
No change
Other metrics might include the number of tourists/visitors, the
number of market rate residents, event attendance, small business
turnover, the relationship between improvement value vs. land
value, the condition of storefronts, owner investment in their
properties, tax generation......
Policy 1.5.4: Encourage events, concerts and festivals to be held Policy 7.4: Encourage events, concerts and festivals to be held
downtown throughout the year to establish the downtown throughout the year to establish the downtown as No change
downtown as our social and cultural center and a source our social and cultural center and a source of community
of community pride. pride.
Policy 7.5: Consider establishment of historic preservation
incentives, such as the Special Valuation Program, to offer
prc?p(.arty tax reduction for eligible improvements to historic N i We achieve Special Valuation status by becoming a Certified Local
buildings eW policy Government as noted in Policy 7.6.
How about “Create a Certified Local Government...”
Approximately 80% of certified Washington Main Street Programs
are Certified Local Governments. Burlington, Bellingham, and
Anacortes are CLGs.
Policy 7.6: Consider supporting the creation of a Certified
Local Government program, allowing owners of historic We already have a historic district ordinance (17.66). We need to
buildings to benefit from financial grants, tax incentives, and | New policy make modifications to the code, appoint a historic commission (I
technical assistance from the State Historic Preservation believe Burlington’s is 1 person), and keep an inventory of eligible
Office. properties. This should not be a big lift, WASHPO is standing by to
help, and it could be a significant tool that would incentivize and
assist property owners in making necessary yet horrendously
expensive upgrades (required by city and state codes) to our
important historic building stock.
Potiey+55+ €onsider-establishmentof-designgtidetinesfor-the Completed
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DRAFT #1: 06/23/2025

CITY COUNCIL, PLANNING COMMISSION, CITIZEN ADVISORY
COMMITTEE & OTHER PUBLIC COMMENTS

Potiey-+5:6+ €onsider-establishingincentivesforredevetopment What are the legal limitations? This language was obviously
throvshoutthecityte-nclude permitand-impactfeeand Deleted, as there are legal | included previously, and we’re partially doing this via the Planned
system-development-feereductions: limitations to exemption Area Ordinance. If it’s a public gifting issue, we should consider

and fee reductions whether these potential investments are in the best interest of the
public, and the potential return on those investments.

TOURISM AND CULTURAL ECONOMY

OBIJECTIVE 1.6:

Enhance and support tourism in Mount Vernon

Goal 7: Promote Mount Vernon as a vibrant cultural
destination by celebrating its historic downtown, agricultural
legacy, and natural beauty—enhancing tourism, supporting
local businesses, and enriching the community’s sense of
place.

New Goal that was
Objective 1.6

history to strengthen our community identity.

rich history to strengthen our community identity.

Policy 1.6.1: Grow the city’s tourism through special events that are Policy 7.1: Grow the city’s tourism through special events that No change
consistent with the community’s values. are consistent with the community’s values. &

Policy 1.6.2: Promote tourism using multiple media outlets and Policy 7.2: Promote tourism using multiple media outlets and No change
highlight the community assets. highlight the community assets. &

Policy 1.6.3: Continue to emphasize the City’s connection to its rich Policy 7.3: Continue to emphasize the City’s connection to its No change

ADAPTIVE REUSE OF UNDERUTILIZED SITES

OBIJECTIVE 1.7:

Expand the retail and office base within the City.

Goal 8: Encourage the adaptive reuse and redevelopment of
aging or underused retail spaces to support economic
resilience, community needs, and evolving market trends.

New goal that was
Objective 1.7

Moved to Policy 2.4

Policy 8.1: Encourage the adaptive reuse and redevelopment
of large or aging retail spaces to accommodate new business

How can the City, though interpretation of building codes, etc.

. .. New policy work with property owners and businesses when changes of
types while maintaining a focus on uses that generate sales _ .
occupancy and use are contemplated for existing buildings?
tax revenue.
Policy 8.2: Promote mixed-use redevelopment of New policy

underutilized commercial sites that includes active

Mount Vernon Comprehensive Plan Update
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POLICY NUMBER CHANGE COMMITTEE & OTHER PUBLIC COMMENTS

ground-floor retail or service-oriented uses that contribute to
the city’s tax base.

Policy 8.3: Support flexible zoning and development New policy
standards that allow for innovative retail formats and hybrid
business models (e.g., showroom/warehouse, experiential
retail; work/live units, etc.) while preserving opportunities for
taxable sales activity.

Policy 8.4: Target recruitment efforts in the City’s General New policy
Commercial land use district toward businesses and
industries that generate strong sales tax revenues, while
prioritizing those that are compatible with residential uses
and contribute to the creation of vibrant, walkable, and
livable mixed-use areas.

New policy A developer in Dallas, TX bought an underperforming strip mall
and adaptively reinvented the commercial building while
converting the parking lot to housing, thus generating customers
for the retail and activating the entire parcel, improving safety, etc.
Given the number of tilt up buildings with massive parking lots, we
should look for opportunities to do the same.

Policy 8.5: Partner with property owners and developers to
reposition large, underperforming retail sites for higher value
uses that retain or expand retail opportunities while
integrating complementary uses such as housing, healthcare,
or education.

Addressed by Policy 3.1

Moved to Policy 3.10

PRESERVATION OF INDUSTRIAL LAND BASE

OBJECTIVE 1.8: Sustain and expand the current industrial and Goal 9: Sustain and expand the current industrial and New goal that was
manufacturing employment base. manufacturing employment base. Objective 1.8
Policy 1.8.1: Protect the existing inventory of commercial and Policy 9.1: Protect the existing inventory of industrial parcels Revised to focus on
industrial parcels from conversion to non-industrial uses. from conversion to non-industrial uses. industrial lands
Mount Vernon Comprehensive Plan Update Page 12
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IC))IOBJLIIEEJI;IS,N?;ER 2016 GOAL/OBIJECTIVE/POLICY LANGUAGE 2025 NEW GOAL/OBJECTIVE/ POLICY LANGUAGE CHANGE TR e T TRy Y s

Policy 9.2: Regularly review and update permitted and
conditional uses in industrial zones to ensure they align with
the City's economic development goals. Consider removing or
restricting non-industrial uses that contribute to the
incremental loss or underutilization of industrial land needed
for job-generating activities.

New policy
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