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STAFF REPORT 

REZONE 
 

  
A. SUMMARY AND PURPOSE OF REQUEST 

 
DATE:  December 5, 2016  PERMIT 

NAME/NUMBER: 
 Higgins Rezone,  

File No. PL16-056 
 
 
APPLICANT: 

 
Lawrence O. Higgins (representing the estate of Gene Higgins), P.O. Box 106, LaConner, 
WA  98257 

   
 
PROJECT 
DESCRIPTION: 

  
The applicant proposes to rezone approximately 3.5 acres from Public (P) to Single-
Family Residential with a maximum density of 4.54 dwelling units per acre (R-1, 4.0).   
 
The proposed zoning designation is consistent with the site’s Single-Family Residential 
Medium Density (SF-MED) Comprehensive Plan designation.   

 
 
PROJECT 
LOCATION: 

  
The proposal property (P27079) is located on the north side of East Division Street with 
Sioux Drive offsite to the east and North 30th Street offsite to the west; all within a 
portion of Section 21, Township 34 North, Range 04 EWM in Skagit County, 
Washington. 
 
Please see page 2 of this report for mapping identifying the location of this site.   

 
 
COMPREHENSIVE 
PLAN: 

  
Single-Family Medium 
Density (SF-MED) 

  
ZONING: 

  
Public (P) 

 
 
EXISTING USES:  The subject property is vacant. 
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B. EXHIBIT LIST: 
 
Exhibit A: Master Land Use Application 
 
Exhibit B: Project Narrative and Mapping from the Applicant 
 
Exhibit C: City notices and associated information 
  

C. DEPARTMENT ANALYSIS: 
 

APPLICABLE MVMC:  • Chapter 14.05 Administration of Development Regulations 
• Chapter 17.15 Single-Family Residential  
• Chapter 17.111 Amendments & Reclassifications 

 
PROCEDURAL:  • On May 5, 2016 the applicant submitted the subject application. 

 
• On June 5, 2016 staff deeded the materials submitted technically complete for 

processing.   
 
• On November 15, 2016 a Notice of Application (NOA), Proposed 

Determination of Non-Significance, Notice of Public Hearing was issued by 
staff.   

 
• On November 16, 2016 a Notice of Application/DNS/Public Hearing was mailed 

to all properties within 300 feet of the project site.    
 

• On November 18, 2016 the Notice of Application/DNS/Public Hearing was 
published in the Skagit Valley Herald. 

 
• On November 18, 2016 the subject site was posted with a Land Use sign. 

 
ENVIRONMENTAL 
REVIEW: 

 Pursuant to the City of Mount Vernon's Environmental Ordinance (Chapter 15.06) 
and the State Environmental Policy Act (SEPA—RCW 43.21C), on November 15, 
2016, the City of Mount Vernon (lead agency) issued (Reference PL16-056) a 
Determination of Non-Significance (DNS).  No comments were received within the 
identified timeframe for comments.   
 

STAFF COMMENTS:  Application materials were routed to City staff on November 16, 2016.  No 
comments were received in response to the routed materials. 
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CODE CRITERIA TO BE MET WITH REQUEST: 
The rezone approval criterion to be addressed is contained in MVMC 17.111.070.  This section of the code 
contains the following  two (2) criteria that are applicable to the subject application.  The staff response to 
each of these criteria follows each listed item. 
 

A. IS THE REQUEST COMPATIBLE WITH THE CITY’S COMPREHENSIVE PLAN AND DEVELOPMENT GOALS? 
 

Yes, this request will re-designate the subject  site such that its zoning is consistent with the 
Comprehensive Plan designation for the site.  Currently this site is not consistent with its Comprehensive 
Plan designation. 
 
Following are the Goals, Objectives and Policies from the City’s  Comprehensive Plan that this action is 
compatible with: 
 

Policy LU-1.1.6 Encourage infill development on vacant properties with 
existing public services and public utilities. 
 
GOAL LU-2  PROVIDE FOR ORDERLY DEVELOPMENT WITHIN THE CITY OF 
MOUNT VERNON THAT IS CONSISTENT WITH ADOPTED PLANS AND 
DEVELOPMENT REGULATIONS. 
 
OBJECTIVE LU-2.1 Implement the Comprehensive Plan Land Use Map. 
 

B. ARE PUBLIC UTILITIES, PUBLIC FACILITIES AND OTHER SERVICES CURRENTLY ADEQUATE TO SERVE 
THE PROPOSED DISTRICT? 

 
Public utilities and services are available to the subject property. 

 
Police and Fire 
The Fire Department will impose code requirements for development the property owner may 
pursue following the rezone.  The applicant will be required to pay fire impact fees to the City of 
Mount Vernon as part of the building permit process should the owner choose to develop this 
property following the subject rezone.   
 
Recreation/Schools 
Park and school impact fees will be assessed prior to building permits authorizing construction on 
the subject site should the property owner choose to subdivide and/or build on this site. 
 
Storm water 
The applicant will be required to demonstrate compliance with stormwater regulations, including 
(but not limited to) providing quality and quantity controls for impervious surfaces that could be 
proposed following the subject rezone.  
 
Water 
The applicant will be required to verify water availability should future development be proposed.  
The City of Mount Vernon is not the water purveyor within the City’s corporate boundaries; as 
such, water availability will be determined by Skagit Public Utility District #1.      
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Sewer 
The City of Mount Vernon Wastewater Treatment Plant has sufficient capacity to treat the effluent 
from future development of this site for single-family residential uses.  Any relocation, extension or 
connection of utilities will be done at the owner’s expense. 
 
Streets 
Should the property owner choose to develop this property after this rezone is completed they will 
be required to comply with the City’s traffic concurrency requirements that could include 
mitigation measures for traffic related impacts.     

 
  

D. STAFF RECOMMENDATION: 
To approve this rezone the Hearing Examiner “shall investigate the request for reclassification and shall 
consider, among other questions, the following:  A. Is the request compatible with the city’s comprehensive 
plan and development goals?  B. Are public utilities, public facilities and other services currently adequate to 
serve the proposed district?”(MVMC 17.111.070).   
 
Based on the analysis contained in the foregoing staff report CEDD staff recommends to the Hearing 
Examiner APPROVAL for the Higgins Rezone, File No. PL16-106, subject to compliance with the standards of 
the Mount Vernon Municipal Code. 

 
E. NOTES TO APPLICANT AND PARTIES OF RECORD: 
The rezone sought by the applicant requires that the City’s Hearing Examiner make a recommendation, at an 
open record public hearing that will be forwarded to the City Council, who will make a final decision at a 
closed record public hearing.  
 
The written recommendation for this project will be issued by the Hearing Examiner within 10 days after the 
date the record closes.  The Hearing Examiner shall reconsider his/her recommendation if a written request 
is properly filed by the applicant or a party of record within 10 days of the date of the initial 
recommendation.  A party wishing to file a request for reconsideration of the Hearing Examiner’s 
recommendation shall follow the process outlined within MVMC 14.05.110(H)(4).   
 
A copy of this portion of the MVMC can be obtained by contacting the Community & Economic 
Development Department; or it can be downloaded on the City’s web site at:  http://www.ci.mount-
vernon.wa.us.   

 
 

http://www.ci.mount-vernon.wa.us/
http://www.ci.mount-vernon.wa.us/
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