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Big Fir South Corner 

2018 Comprehensive Plan Amendment and Associated Rezone 

Justification for Proposal and Project Narrative 
 
 

Landed Gentry has been building homes and neighborhoods in the Pacific Northwest since 

1979, with a focus on lasting quality, extended customer service, and community involvement.  

Many of these communities are located in the City of Mount Vernon.  The proposed 

Comprehensive Plan Amendment and associated Rezone described below will allow Landed 

Gentry to continue to offer additional housing choices in Mount Vernon.   

 

Requested Action 

Amendment to the Comprehensive Plan Map and Zoning Map as part of the City’s 2018 

annual plan review process.   

 

 Comprehensive Plan Map amendment – From Medium Density Single Family (SF-

MED) to Low Density Multi-Family (MF-LO).  

 Zoning Map amendment (Non-Project Rezone) – From Single-Family Residential 

(R-1, 4.0 PUD) to Two-Family Residential (R-2).   

 

Background 

The site proposed for amendment is located directly northeast of the intersection of S. 

LaVenture Road and E. Blackburn Road (P131991).  The site is part of the approved Big 

Fir South PUD and was approved and recorded for retail use (Tract F, Plat of Big Fir South 

PUD AFN 201405290037).  Although multi-family uses are also allowed in a PUD (see 

notation on Comprehensive Plan map on next page), the approved retail use was proposed 

with the Big Fir South PUD due to the corner location on a high traffic street.   

 

All of the PUD residential uses and common open space areas have been constructed.  

The retail corner has been graded and is vacant.  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.  With the continuing need for housing options in the 

City, an amendment to allow duplex and/or townhouse development would be appropriate 

for the site and would allow the property to become economically feasible.    

   

Amendment Justification   

The site is located in an area with various zoning districts and is characterized with a variety of 

uses, such as schools, a church, and high density single family residential (see next page).  

The proposed low density attached housing would be compatible with the surrounding uses 

and the adjacent higher density single family detached PUD, and 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).     
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Additionally, the requested amendments meet the below review criteria in MVMC 17.111.070.   

 

“A. Is the request compatible with the city’s comprehensive plan and development goals?” 

 

Yes, 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 amendments 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 that will 

reflect the strong existing Big Fir South character.  The City’s standards will ensure that the 

overall housing design is based on a consistent, compatible and aesthetic architecture.  

Amending the mapping 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 more high quality 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.  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.   

 

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

proposed district?” 

 

Urban services are currently available to the site.  

  



 

Page 5 of 6 
January 29, 2018 

 

Project Narrative  

The following description is provided for the Project Narrative items listed in the City’s 

Comprehensive Plan Map and Associated Rezone application checklist: 

 

a. Project name, size and location of site; 

 

Big Fir South Corner 

Property is 36,991 square feet 

Property is vacant and located directly northeast of the intersection of S. LaVenture Road and 

E. Blackburn Road.  Skagit County Parcel Number P131991, within SW ¼ of the NW ¼ of 

Section 28, Township 34 North, Range 4 East. W.M. 

  

b. Zoning and Comprehensive Plan designation of the site and adjacent properties; 

 

 Existing Zoning Existing Comp Plan 

Designation 

Existing Land Use 

Site  R-1, 4.0 PUD SF-MED Vacant and cleared.  

North   Storm pond & Big Fir South 

clubhouse 

South UGA SF-MED Vacant and partially 

cleared.   

East 
 

R-1, 4.0 PUD SF-MED Big Fir South single family 

detached homes  

West  R-1, 4.0 SCH, CH Church 

 

c. Special site features (i.e., wetlands, water bodies,…); and a description of the buffers that 

will be required for each feature;  

 

Maddox Creek is located to the north off of the property proposed for amendment.  The buffer 

from the creek ordinary high water mark is 150 feet.   

  

d. Statement addressing soil type and drainage conditions; 

 

Per the NRCS maps, the site is classified as Bu (Bow loam, shallow, 0-3 percent slopes). This is 

a non-project proposal.  Drainage conditions and a stormwater plan will be provided with future 

development.   

 

e. Proposed use of the property and scope of the proposed development (i.e., heights…); 

 

The amendment would allow residential use consistent with the R-2 zoning district.  Future 

development would be required to meet the requirements of the R-2 zone, City design 

standards and other City regulations.  
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f. Proposed off-site improvements (i.e., installation of sidewalks, …); 

 

Road frontage improvements (i.e., sidewalks) were constructed with the PUD.  No off-site 

improvements necessary.  

  

g. Total estimate construction cost and estimated fair market value of the proposed project; 

 

There is no construction cost associated with the requested amendments.  

 

h. Estimated quantities and type of materials involved if any fill or excavation is proposed; 

 

The site is vacant and level.  No fill or excavation is involved with the requested amendments.  

 

i. Number, type and size of trees to be removed; 

 

The site is vacant and includes only a few trees along the north side of E. Blackburn Road. No 

construction is involved with the requested amendments.  

  

j. Explanation of any land to be dedicated to the City; and  

 

Road frontage improvements (i.e., sidewalks) were constructed with the PUD.  No dedication 

is involved with the requested amendments.  

 

k. For shoreline applications…; 

 

Not applicable.  No shorelines are present on the property.  

 

l. For subdivision applications: the number, size, and density of the new lots.   

 

Not applicable.  The application includes an amendment to the Comprehensive Plan Map and 

Zoning Map, to allow future residential development consistent with City regulations.  
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