
Planning Commission Agenda

Monday, February 10, 2020 7:00 p.m. Council Chambers 

CALL TO ORDER

ROLL CALL
Chair Tuttle
Vice Chair Bull
Commissioner Fisher
Commissioner Jensen
Commissioner Miller
Commissioner Stanger
VACANT

COMMENTS FROM CITIZENS

Members of the audience may comment on any city matter that is not listed 
on the agenda.  Comments by individuals are limited to five (5) minutes.  The 

Commission usually does not respond to matters brought up during audience 
participation and may; if appropriate, address the matter at a subsequent 
meeting.

APPROVAL OF MINUTES
January 27, 2020 

MInutes - PC01272020.pdf

PUBLIC HEARING
NONE

OLD BUSINESS

1. Revisions to the Planning Commission's Rules of Procedures
2. Remand of the 2018-2019 Comprehensive Plan Amendment Docket

OB1-Rules_of_Procedure-ALL DOCS-2-10-2020.pdf
OB2-MSD_CP_Remand-ALL DOCS-2-10-2020.pdf

NEW BUSINESS
1. Proposed amendment to MMC 22.26.040(A) 

NB1-AB-Amendment_to_22.26.040-ALL DOCS.pdf

DISCUSSION BY COMMISSIONERS AND STAFF

ADJOURNMENT

THE PLANNING COMMISSION MAY ADD AND/OR TAKE ACTION ON OTHER ITEMS NOT 
LISTED ON THIS AGENDA

Accommodations for people with disabilities will be provided upon request.
Please contact City Hall at 360-794-7400 and allow one-week advanced notice.

City of Monroe
806 West Main Street, Monroe, WA 98272 

Phone (360) 794-7400   Fax (360) 794 -4007
www.monroewa.gov

Documents:

Documents:

Documents:
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CITY OF MONROE 
PLANNING COMMISSION MINUTES 

Monday, January 27, 2020 
 
The regular meeting of the Monroe Planning Commission was held on Monday, January 27, 2020 at 
7:00 p.m., in the City Hall Council Chambers at 806 West Main Street, Monroe, WA 98272. 
 
CALL TO ORDER 
Chair Tuttle called the meeting to order at 7:09 p.m.  
 
ROLL CALL 
Planning Commission Secretary Leigh Anne Barr called the roll.   
 
Commissioners Present: Chair Tuttle, Vice-Chair Bull, Commissioner Miller, Commissioner Jensen, 
Commissioner Fisher and Commissioner Stanger. 
 
Staff Present: Community Development Director Ben Swanson, Principal Planner Shana Restall, 
Secretary Leigh Anne Barr and Clerical Specialist Gina Pfister 
 
COMMENTS FROM CITIZENS 
NONE 
 
APPROVAL OF MINUTES 
Commissioner Bull made a motion to accept the minutes of December 9, 2019 as written.  Motion 
seconded by Commissioner Fisher.  Motion carried 6/0. 
 
ELECTIONS 
Chair Tuttle opened up the floor for nominations for Planning Commission Chair.  Commissioner Bull 
nominated Chair Tuttle to return as Chair.  Chair Tuttle nominated Commissioner Bull as Chair.  
Commissioner Bull respectfully declined the nomination.  Commissioner Jensen moved to close 
nominations.  Chair Tuttle’s nomination was seconded by Commissioner Stanger.  Motion carried 6/0. 
 
Chair Tuttle nominated Commissioner Bull for Vice Chair.  Nomination seconded by Commissioner 
Stanger.  Motion carried 6/0. 
 
No changes to the seating arrangements were requested by the Commissioners. 
 
 
PUBLIC HEARING 
NONE 
 
OLD BUSINESS 

1. Revisions to the Planning Commission’s Rules of Procedures 
Planning Commission Secretary Leigh Anne Barr gave a summary of how the Rules of 
Procedures have been updated after the discussion at the last Planning Commission meeting. 
Commissioner Bull pointed out that there was a discrepancy in the procedures for speaker sign in, 
specifically with the use of shall versus encouraged for speakers to state their name and address 
for the record.  Staff will update the procedures so all sections are consistent. 
 
The Commissioners questioned the public hearing section of the procedures.  Staff will bring the 
Rules of Procedures back to the next meeting with revisions to make it more closely match those 
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of City Council. 
 

2. 2020 Planning Commission Work Plan 
Principal Planner Shana Restall presented the proposed Planning Commission work plan for 
2020.  Principal Planner Restall walked through each item on the list with the Commissioners. 
Chair Tuttle asked Staff which items are mandated to be completed at the state or federal level 
with the goal of lessening the work load on staff.  Principal Planner Restall explained that many of 
the tasks are mandated to be completed this year and the tasks have been divided up between 
the all the planners to help keep on the proposed timeline.  After discussion between the 
Commissioners and Staff, it was determined that all the projects have strict timelines and cannot 
be moved back.  Commissioner Jensen moved that the Planning Commission recommend the 
Monroe City Council approve the proposed 2020 Planning Commission Work Plan.  Motion 
seconded by Commissioner Bull.  Motion carried 6/0. 

 
 
NEW BUSINESS 

1. Introduction to the 2019-2020 Comprehensive Plan Amendment Docket 
Principal Planner Restall gave an introduction of the 2019-2020 Comprehensive Plan 
amendment docket.  City Council docketed one of the two proposed citizen initiated requests 
and there are no City initiated amendments this cycle.  The citizen initiated request is to change 
the designation of a mixed use parcel to single family.  The applicant owns a vacant property 
next to their existing house and they would like to build a house on it for their mother. 
 
Commissioner Jensen is concerned that the lot will be completely surrounded by mixed use 
designation.  Chair Tuttle asked Staff for background on the purpose or goal of the mixed use 
zoning.  Chair Tuttle wants to be sure this change is in line with the goals of the Comprehensive 
Plan. 
 
Community Development Director Ben Swanson informed the Planning Commission that City 
Council has remanded the rezone of the School District fields back to Planning Commission 
from the 2018-2019 Comprehensive Plan Amendment Docket.  This amendment will now be 
part of the 2019-2020 Amendment Docket.  Director Swanson explained to the Commissioners 
that the Commission will need to be more deliberate with the decision making process to allow 
Staff to put together the findings of fact after a decision has been reached. 
 
Chair Tuttle and Commissioner Jensen asked questions of Staff regarding the possible uses of 
the property as it is currently zoned and the options if the School District came back with a 
project specific proposal. 

 
 
DISCUSSION BY COMMISSIONERS AND STAFF 
 
Chair Tuttle asked the new Planning Commissioner Dionne Miller to introduce herself.  Commissioner 
Miller expressed her excitement for working on the Commission and explained her background in both 
the Monroe and greater valley community over the years. 
 
Secretary Barr introduced Clerical Specialist Gina Pfister to the Commission.  Clerical Specialist Pfister 
will be the Planning Commission Secretary while Secretary Barr is out for a few months. 
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Director Swanson introduce Commissioner Miller who was appointed to replace Commissioner Rousey.  
Commission Silva also resigned in December and the appointment of Liz Nugent is set to go to City 
Council for final approval at the next meeting.  Director Swanson noted the City had an outstanding turn 
out of candidates for the boards and commissions appointments. 
 
Director Swanson was part of a group from the City that also included Councilmember Heather Rousey 
and Commissioner Miller who traveled to Olympia to interact with the State Legislatures to gather 
support for various City interests. 
 
Commissioner Jensen inquired about the relocation of Strands and the East Monroe grading permit.  
Director Swanson answered that the City have not received a reapplication request for Strands 
relocation near Grocery Outlet and the grading permit for East Monroe has not yet been officially 
submitted. 
 
Commissioner Miller asked for clarification on the Monroe School District’s comprehensive plan 
amendment.  Director Swanson answered that the applicant selected the change from Institutional to 
Multi Family. 
 
Commissioner Fisher thanked the group for traveling to Olympia and gave an update on the 
Homelessness Policy Advisory Board (HPAC).  The board has one meeting left and then hopes to have 
a package to present to City Council.  Commission Fisher noted that the City of Monroe is ahead of 
surrounding cities on this issue. 
 
Commissioner Stanger presented a Parks Board update.  The Parks Board had a presentation from 
City Administrator Deborah Knight on Arrivalist Data from Snohomish County, looked into possible 
changes to Currie View Park and discussed the historic Buck Houses. 
 
Chair Tuttle would like to add an extended agenda section to future Planning Commission meetings.   
 
 
ADJOURNMENT  
Commissioner Jensen made a motion to adjourn at 8:43p.m.  Motion seconded by Commissioner 
Miller.  Motion carried 6/0. 
 
 
 
 
 
______________________________ _______________________________ 
Bridgette Tuttle               Leigh Anne Barr 
Chair                                                            Planning Commission Secretary 
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Agenda Item Cover Sheet 

 

TITLE: Revisions to Planning Commission Rules of Procedure 

 

DATE: FILE NUMBER: CONTACT: PRESENTER: ITEM: 

2/10/2020 N/A 
Ben Swanson 
Leigh Anne Barr 

Ben Swanson 
Leigh Anne Barr 

Old Business # 1 

Discussion: 10/15/2018, 12/09/2019, 1/27/2020, and 2/10/2020 

Attachments: 1. Existing Planning Commission Rules of Procedure 
2. Draft Planning Commission Rules of Procedure 

 
DESCRIPTION/BACKGROUND 

The Planning Commission Rules of Procedure were originally adopted on November 23, 
1993, to govern the Commission’s meetings and operations. Revisions are proposed to 
the Rules of Procedure to update obsolete sections and make the content and format 
more consistent with the City Council’s Rules of Procedure. 
 

REQUESTED ACTION:  
Move that the Planning Commission ADOPT the Monroe Planning Commission Rules 
of Procedure, and AUTHORIZE the Planning Commission Chair to sign the Rules of 
Procedure on behalf of the Commission. 
 
ALTERNATIVE(S) TO REQUESTED ACTION 

1. Approve as Modified – Move that the Planning Commission ADOPT the Monroe 
Planning Commission Rules of Procedure, to be modified as follows: [list 
modifications]; and AUTHORIZE the Planning Commission Chair to sign the 
Rules of Procedure on behalf of the Commission. 

 
2. Deny – Move that the Planning Commission DENY the Monroe Planning 

Commission Rules of Procedure. 
 

3. Continue the Discussion to Another Meeting – Move that the Planning 
Commission CONTINUE the review of the proposed Monroe Planning 
Commission Rules of Procedure to February 10, 2020. 
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EXISITING  
RULES OF PROCEDURE AND CONDUCT 

FOR THE  
CITY OF MONROE PLANNING COMMISSION 

ADOPTED: NOVEMBER 23, 1993 
AMENDED: SEPTEMBER 30, 1996 

AMENDED: January 14, 2008 

ARTICLE I - NAME 

Section 1.  Name. 

The official name of the organization shall be "The City of Monroe, Washington, Planning 
Commission", herein after referred to as the Commission. 

ARTICLE II - OFFICIAL SEAT 

Section 1.  Official Seat. 

The official seat of the Commission shall be in the City Hall of Monroe, Washington. 
Meetings shall be held there except on such occasions, and at such times the Commission by 
a majority vote of those present may otherwise direct. 

ARTICLE III - OBJECTIVES 

The members of the Commission accept the responsibility of the office and declare their 
intention to execute the duties as set forth in Revised Code of Washington (RCW) Chapter 
35.63 and Chapter 2.32 of the Monroe Municipal Code (MMC) to the best of their abilities. 

The Planning Commission’s primary responsibility is to provide guidance and direction for 
Monroe’s future growth through continued review and implementation of the City of Monroe 
Comprehensive Plan (Plan) in accordance with RCW 36.70A.  Implementation of the Plan 
includes reviewing and if necessary updating the city’s land use development regulations 
including, but not limited to the zoning, subdivision, environmental codes, and shoreline 
master program administrative procedures.  The Planning Commission is also responsible 
for holding the public hearing for rezone applications and forwarding a recommendation to 
the City Council.  Finally, as directed by the City Council, the Planning Commission reviews 
other land use and development standards to further implement the goals and policies of the 
city’s Plan as outlined in the annual Commission Program of Work. 

ATTACHMENT 1
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ARTICLE IV - OFFICERS 

Section 1.  Officers. 

The elective officers of the Commission shall consist of a Chairperson and Vice-Chairperson.  
A city staff person, appointed by the Community Development Director, will act as the 
Commission’s Secretary and be responsible for all recordings, written and oral, of all 
Planning Commission meetings.  All records of meetings will be retained by the Community 
Development Department in accordance with the general records retention schedule 
published by the WA Secretary of State. 

Section 2.  Nomination and Election of Officers. 

The Commission shall elect a new Chairperson, herein after referred to as the Chair, and 
Vice-Chairperson, herein after referred to as the Vice Chair, by a majority of the 
Commissioners at the first regular meeting in January of each year, or soon thereafter as 
feasible.  A quorum must be present to elect the Chair and Vice-Chair.  

(a) Nomination of elective officers for the position of Chair and Vice-Chair shall be 
made from the floor and the election shall follow immediately thereafter.  Members 
shall nominate officers only.     

(b) Vacancies 

i. If the term of the Commissioner who is serving as Chair ends prior to the
January elections, the Vice-Chair will assume this responsibility until the
annual elections are conducted.

ii. If the Commissioner who is serving as the Chair leaves the Commission prior
to December of the Chair’s term, a majority of the Commission shall elect an
interim Chair until the regularly scheduled election in January.

iii. Vacancies on the Commission shall be filled by the Mayor and serve the
unexpired portion of the Commissioner being replaced.

Section 3.  Duties of Officers. 

Chair 
The Chair shall preside at all meetings and public hearings of the Commission and shall call 
special meetings when deemed necessary or when required.    The Chair shall sign the 
minutes of Commission meetings, which shall be transmitted to the City Council.  The Chair 
has full right to discuss and vote on all matters before the Commission.  It shall be the 
responsibility of the Chair to take the lead in promoting effective public relations in the 
development and implementation of a Comprehensive Plan for the City of Monroe.  The 
Chair shall have all the duties normally conferred by parliamentary usage on such officer 
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within the scope of duties designated by City Council.  The Chair shall conduct fair and 
impartial hearings and administer its oath at all public hearings.  The Chair shall also appoint 
all committees. 

Vice-Chair 
The Vice-Chair shall assume the duties and powers of the Chair when the Chair is absent.  It 
shall be the responsibility of the Vice-Chair to take the lead in promoting effective public 
relations in the development and implementation of a Comprehensive Plan for the City of 
Monroe. 

In the absence of the Chair and Vice-Chair, the Commissioners shall elect a temporary Chair, 
who shall have full powers of the positions, for the duration of the meeting. 

Section 4.  Conflict of Interest and Appearance of Fairness. 

The Planning Commission is subject to the City’s Code of Ethics, MMC 2.52, adopted by 
ordinance 025/2003 and hereafter amended. 

Any member of the Commission who has an interest in any matter before the Commission 
that may prejudice his or her actions shall publicly indicate so as outlined in Article V, 
Section 8(b) of these rules of procedure, and, if necessary, and shall refrain from voting and 
participating in any manner with respect to the matter in question so as to avoid any possible 
conflict of interest or violation of the Appearance of Fairness Doctrine.   

ARTICLE V - MEETINGS 

Section 1.  Regular Meetings:  Time and Place. 

The Commission meetings shall be held on the second and fourth Monday of each month at 
7:00 p.m. at the Monroe City Hall, 806 West Main Street, Monroe, WA 98272.  These 
meetings shall be open to the public.  Any change in the hour, date or place of regular 
meetings shall be given wide publicity for the convenience of persons having business before 
the Commission.  When the regular meeting day falls on a legal holiday, the meeting shall 
be held on the following Monday. 

Section 2.  Recessed Meetings. 

Any regular meeting may be recessed to a definite time and place by a majority vote of the 
Commission members present at the meeting. 

Section 3.  Special Meetings. 

A special meeting is any meeting other than a regular meeting, which has been called for the 
purpose of conducting official action.  Special meetings may be called by the chair, with 
consensus by the remainder of the Commission, and/or may also be called upon written 
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request by a majority of the Commission. 

Section 4.  Notice of Meetings. 

Staff shall give written notice of all regular and special meetings to members of the 
Commission.  All regular meetings shall be advertised in the city’s official paper at least six 
calendar days prior to the meeting and posted at City Hall.  When possible, notice of all 
special meetings shall be advertised in the city’s official paper and posted at city hall at least 
seven calendar days prior to the meeting.  In cases of emergency, written notice of a special 
meeting shall be given to all Commissioners and the media at least 24 hours in advance of 
the meeting and posted at City Hall.  The notice of a special meeting shall specify the purpose 
of such meeting and no other business may be considered at such meeting except by 
unanimous consent of the Commission.    Notices for any public hearing before the Planning 
Commission shall comply with the requirements of MMC 21.40 (Public notice 
requirements). 

Petitions and communications from the audience and matters brought to the meeting by the 
Commission members that are not on the agenda for the meeting, may be received and 
discussed at the meeting.  However, no official action may be taken on any matter at a 
Commission meeting that is not included on the agenda for such meeting or that has been 
added to the agenda after it has been mailed to Commission members.  

Section 5.  Order of Business. 

(a)  Call to order: The presiding officer calls the meeting to order. 

(b) Roll call:  Staff will call roll.  The Chair will indicate if any absent Commissioner 
has called in regarding his or her absence.  Commissioners may make a motion to 
excuse the absent Commissioner. 

(c) Comments from Citizens: Members of the audience may comment on any city matter 
that is not listed on the agenda.  Comments by individuals are limited to five minutes. 
The Commission usually does not respond to matters brought up during audience 
participation and may; if appropriate, address the matter at a subsequent meeting. 

Any member of the public wishing to address the Commission on an agenda item 
might do so once the presiding officer has announced the agenda item, asked for 
public comments, and has give the floor to the person requesting recognition.  Before 
making comments, the speaker is to state, for the official record, their name and 
address.  Time limits for speakers will be at the discretion of the presiding officer and 
the Commission. 

(d) Approval of minutes of preceding meeting(s). 

(e) Public Hearings:  At the time and place specified in the hearing notice, the presiding       
            officer will open the public hearing and follow the procedures set forth in subsection 
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7, Article V, of these Rules and Procedures. 

(f) Workshop Items 
i. Old Business
ii. New Business

(g) Reports of Committees 

(h) Discussion by Commissioners and Staff 

(i) Executive Session: Executive sessions may be held during regular, special, or 
emergency meetings or may be held as separate meetings.  Executive Session 
subjects are limited to those authorized by RCW Chapter 42.30 and as outlined in 
these Rules and Procedures.  Before convening an Executive Session, the presiding 
officer shall announce the purpose of the meeting and the anticipated time the Session 
will be concluded.  At the conclusion of the Executive Session, if appropriate, the 
public meeting will reconvene and action may be taken, if appropriate. 

(j)  Adjournment:  The presiding office adjourns the meeting. 

Section 6.  Commission Discussion. 

ROBERT’S RULES OF ORDER unless otherwise discussed here, shall govern all 
Commission discussion. 

Section 7.  Public Hearing Procedures – Legislative Actions. 

(a)  Chair introduces the application, opens the public hearing, and directs staff to give 
an overview of the application.  Staff presents technical analysis, reviews planning 
considerations and basic policy, cites possible alternatives and makes 
recommendations, if any.  Commissioners are permitted to ask any relevant questions 
on the application, to the Chair or Staff.  Public hearing is opened.  Chair offers 
affirmation of truth to speakers and asks all speakers to speak into the microphone 
and give their name and address for the record.  The affirmation of truth shall be 
administered as follows:   

"Do you promise that the testimony that you are about to give in 
this proceeding will be the truth?  If so, respond: I DO". 

Any petitions and data shall be presented at this time. 

(b)  Proponents in the audience are given an opportunity to speak in favor of the 
application.  Each person speaking shall give name, address, and nature of interest in 
the matter. 
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Each person speaking shall give name, address, and nature of interest in the matter. 

(d) Brief rebuttal for proponents and opponents. 

(e) Motion to close public testimony portion of the public hearing. 

If the Commission feels additional information is necessary, or when additional 
testimony is needed in order for the Commission to take action, by majority vote, the 
Commission may continue the public testimony portion of the hearing to the next 
regular meeting or to a date specific meeting. 

(f) Commission deliberation. 

(g)  Motion to close public hearing.  Once the public hearing is closed, no additional 
testimony may be taken, and the Commission will be limited to questions to staff 
only. 

(h)  Motion for action.  At the conclusion of the public hearing the Commission should 
bring a motion to the floor and initiate discussion.   The Commission may defer action 
on an application when the Commission feels additional information is necessary or 
due to the late hour of the hearing.  The Commission may, by majority vote, defer 
action to the next regular meeting, or the Commission may continue the meeting until 
a later scheduled time.  A meeting date other than the next regularly scheduled 
meeting date must be established as a part of the motion to continue the meeting. 

Any motion for action should include a statement of findings based on facts presented 
in the hearing.  At the conclusion of the discussion, the Chair should call for a vote 
upon the motion.  The Chair may call upon each member to state his or her reasons 
for or against the particular motion.   

(i) At the conclusion of the vote and the announcement of the decision, the Chair should 
advise the audience that the recommendation will be submitted to the City Council, 
and further public comment, written or oral, will be governed by the City Council’s 
rules and procedures. 

Section 8.  Public Hearing Procedures – Quasi-judicial Actions. 

(a) The Chair introduces the application with a brief summary of the application and the 
action that the Commission will be taking (i.e. recommendation to City Council). 

(b) The Chair will address the Appearance of Fairness issue by asking the following 
questions: 

i. Commissioners, do you have any interest in the property or the application,
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or do you live within 500 feet of the property subject to the application; 
ii. Commissioners, do you stand to gain or lose any financial benefits as a result

of the outcome of the hearing; 
iii. Commissioners, can you hear and consider this application in a fair and

objective manner; 
iv. Commissioners, have you engaged in ex-parte communications with either

the proponents or opponents of the application, if so please state for the record 
the substance of the communications. 

v. Audience, do you wish to challenge the participation of any member of the
Planning Commission on the basis of appearance of fairness? 

(c)  The Chair opens the public hearing and directs staff to present technical 
analysis, review planning considerations and basic policy, cites possible alternatives 
and makes a recommendations, if any.  Chair offers affirmation of truth to speakers 
and asks all speakers to speak into the microphone and give their name and address 
for the record.  The affirmation of truth shall be administered as follows:   

"Do you promise that the testimony that you are about to give in 
this proceeding will be the truth?  If so, respond: I DO". 

Any petitions and data shall be presented at this time. 

(d) Proponents in the audience are given an opportunity to speak in favor of the 
application.  Each person speaking shall give name, address, and nature of interest in 
the matter. 

(e) Opponents in the audience are given an opportunity to speak against the application. 
Each person speaking shall give name, address, and nature of interest in the matter. 

(f) Brief rebuttal for proponents and opponents. 

(g) Motion to close public testimony portion of the public hearing. 

If the Commission feels additional information is necessary, or when additional 
testimony is needed in order for the Commission to take action, by majority vote, the 
Commission may continue the public testimony portion of the hearing to the next 
regular meeting or to a date specific meeting. 

(h) Commission deliberation. 

(i) Motion to close or continue the public hearing.  Once the public hearing is closed, no 
additional testimony may be taken, and the Commission will be limited to questions 
to staff only.   

(j) Motion for action.  At the conclusion of the public hearing the Commission should 
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bring a motion to the floor and initiate discussion.  The Commission may defer action 
on an application when the Commission feels additional information or due to the 
late hour of the hearing.  The Commission may, by majority vote, defer action to the 
next regular meeting, or the Commission may continue the meeting until a later 
scheduled time.  A meeting date other than the next regularly scheduled meeting date 
must be established as a part of the motion to continue the meeting 

Any motion for action should include a statement of findings based on facts presented 
in the hearing.  At the conclusion of the discussion, the Chair should call for a vote 
upon the motion.  The Chair may call upon each member to state his or her reasons 
for or against the particular motion.   

(k) At the conclusion of the vote and the announcement of the decision, the Chair should 
advise the audience that the recommendation will be submitted to the City Council, 
and further public comment, written or oral, will be governed by their rules and 
procedures.  

Section 9.  Workshop Procedures. 

A substantial amount of the Commission’s work is conducted at informal workshops; 
therefore, the following procedures will apply: 

(a) The Chair introduces the discussion topic. 

(b) Staff presents technical analysis, reviews planning considerations and basic policy, cites 
possible alternatives and asks for direction from the Commission regarding the need for 
additional information, revisions, or direction to set the date for a public hearing in 
preparation of forwarding a recommendation to the City Council. 

(c) The Chair may invite the public to participate in the discussion with consensus of 
Commissioners present.   If audience participation becomes disruptive, the Chair may 
recess the meeting or request that the meeting be adjourned. 

Section 10.  Quorum. 

The majority of the full Commission shall constitute a quorum for the transaction of business 
and taking official action. 

Section 11.  Voting. 

(a) Any action taken by a majority of those present, when those present constitute a 
quorum, at any regular meeting, recessed or special meeting of the Commission shall 
be deemed and taken as the action of the Commission. 

(b) Any Commissioner who abstains from voting without a conflict of interest (RCW 
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abstaining.  Abstentions have no effect on the calculation of votes (Robert’s Rules of 
Order).  

(c) A Commissioner must be present at a meeting in order to participate in Commission 
business.  Telecommuting or voting by proxy is not permitted. 

Section 12.  Staff Support. 

The Community Development Director or his/her designee shall provide administrative 
support for the Commission. 

Section 13.  Public Nature of Meetings and Records. 

All regular, recessed and special meetings, hearing, records and accounts shall be open to the 
public. 

ARTICLE VI - COMMITTEES 

The Commission may establish such standing or special committees as it deems advisable 
and assign each committee specific duties of functions.  These committees shall consist of 
one or more members.  No standing or special committee shall have the power to commit the 
Commission to the endorsement of any plan or program without its submission to the body 
of the Commission. 

ARTICLE VII - ATTENDANCE 

Attendance at regular meetings and executive sessions is expected of all Commission 
members.  A member anticipating absence from any regular, recessed or special meeting 
shall notify the Chair or Community Development Department in advance of the meeting to 
be missed.  A Commissioner will be automatically terminated after Staff notifies the Chair 
of three consecutive unexcused absences from regular, recessed or special meetings. 

Any Commissioner expecting to be absent for an extended period of time, a minimum of six 
consecutive weeks, must receive approval from the Mayor.  The Mayor may also excuse a 
Commissioner who is absent because of a serious illness. 

ARTICLE VIII - AMENDMENTS 

These By-Laws may be amended by a majority vote of the entire membership of the 
Commission at any regular meeting; provided, however, that the proposed amendments have 
been submitted in writing at a previous meeting.  

David Demarest 
Planning Commission Chairman 

Revised 1/28/2008 
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SECTION  1.  AUTHORITY 
 
1.1 The Monroe Planning Commission hereby establishes the following procedures for 

the conduct of Planning Commission meetings, proceedings, and business. These 
procedures shall be in effect upon adoption by the Planning Commission and until 
such time as they are amended or new procedures are adopted in the manner 
provided by these rules. 

 
SECTION  2.  FORM OF GOVERNMENT 
 
2.1 RCW 35.63.060 lists the specific powers vested in the Planning Commission. 

The following is a summary list of Planning Commission powers: 
 

 Act as the research and fact-finding agency of the municipality.  To that end it 
may make such surveys, analyses, researches and reports as are generally 
authorized or requested by its council or board, or by the state with the approval 
of its council or board. 

 Make inquiries, investigations, and surveys concerning the resources of the 
county. 

 Assemble and analyze the data thus obtained and formulate plans for the 
conservation of such resources and the systematic utilization and development 
there of. 

 Make recommendations from time to time as to the best methods of such 
conservation, utilization, and development. 

 Cooperate with other commissions and with other public agencies of the 
municipality, state and United States in such planning, conservation, and 
development. 

 Cooperate with and aid the state within its territorial limits in the preparation of 
the state master plan provided for in RCW 43.21A.350 and in advance planning 
of public works programs. 

 Demonstrate how land use planning is integrated with transportation planning. 
 
SECTION  3.  COMMISSION MEETINGS 
 
The Monroe Planning Commission may hold one of two types1 of official meetings when 
a quorum of its members is present. “Quorum” is defined as at least four members of the 
Planning Commission. Commissioners participating via remote attendance will not count 
towards a quorum.  If a quorum of Commissioners are not present, the meeting may 
continue as a workshop with no final action being taken. 
 
Commission shall choose their seating arrangements at the first meeting of every even 
year; selection order to be determined by seniority of each commission member and the 
number of years served on Planning Commission. 
 
3.1 REGULAR MEETINGS: Regular meetings of the Monroe Planning Commission 

will be held the second and fourth Mondays of each month at the Council 

                                                 
1  RCW provides for only two types of meetings, “regular” and “special.” 
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Chambers in City Hall at 806 W Main St, Monroe, WA 98272. However, 
Commission reserves the right as deemed necessary to cancel, adjourn, or 
continue any regular meeting in accordance with state law. 

 
3.1.1 Regular meetings will begin at 7:00 PM, and will be scheduled to end at 

9:00 PM; provided that meetings may be extended by majority vote of the 
Commission. 

 

3.1.2 Separate from public hearings and the designated Public Comments portion 
of each Regular Meeting, participation in Planning Commission discussions 
is limited to Commission members and those invited to speak by the 
Commission. 

 
3.2 SPECIAL MEETINGS: Any Commission meeting other than a regular meeting, 

which has been called for the purpose of conducting official action. Written notice 
shall be given to the members of the Commission and the media at least 24 hours 
in advance. A Special Commission meeting may be called by the chair, with 
consensus by the remainder of the Commission, and/or may also be called upon 
written request by a majority of the Commission. 

 
3.3 All official meetings, minutes, and records of the Commission shall be open to the 

public. 
 
3.4 All public meetings of the Planning Commission shall be open to the media, freely 

subject to recording by radio, television, and photographic services at any time, 
provided that such arrangements do not interfere with the orderly conduct of the 
meeting.   

 
3.5 The Planning Commission may choose to hold official Planning Commission 

meetings in the community, or as joint meetings with other cities, or in other cities, 
provided that appropriate notice of such meeting is given in accordance with state 
law.  

 
3.6 If any Monday on which a meeting is scheduled falls on a legal holiday, the meeting 

may by Commission motion be rescheduled or cancelled.  
 
3.7 Citizens’ comment sign-up sheets will be available at each Commission meeting 

for the use of citizens wishing to address the Commission. Public hearing sign-up 
sheets will be available for the meetings with a public hearing scheduled. 

 
3.8  VOTING: Any action taken by a majority of those present, when those present 

constitute a quorum, at any regular meeting, recessed or special meeting of the 
Commission shall be deemed and taken as the action of the Commission. 

 
3.8.1 Any Commissioner who abstains from voting without a conflict of interest 

(RCW 42.23) or appearance of fairness issue (RCW 42.36) must state his 
or her reason for abstaining.  Abstentions have no effect on the calculation 
of votes (see Robert’s Rules of Order). 
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3.8.2 A Commissioner must be present at a meeting in order to participate in 

Commission business.  Voting through telecommuting or by proxy is not 
permitted. 

 
3.8.3 As determined by the Commission, a minority report may accompany a 

voted decision or recommendation. An additional spokesperson may be 
designated to present the minority report. 

 
SECTION  4.  PRESIDING OFFICER 
 
4.1 The Commission shall elect a new Chairperson, herein after referred to as the 

Chair, and Vice-Chairperson, herein after referred to as the Vice Chair, by a 
majority of the Commissioners at the first regular meeting in January of each year, 
or soon thereafter as feasible.  A quorum must be present to elect the Chair and 
Vice-Chair. 

 
4.2 CHAIR: The Chair shall preside at all meetings and public hearings of the 

Commission and shall call special meetings when deemed necessary or when 
required.  The Chair shall sign the minutes of Commission meetings.  The Chair 
has full right to discuss and vote on all matters before the Commission.  It shall be 
the responsibility of the Chair to take the lead in promoting effective public relations 
in the development and implementation of the Comprehensive Plan for the City of 
Monroe.  The Chair shall conduct fair and impartial hearings and administer its 
oath at all public hearings. 

 
4.3 VICE-CHAIR: The Vice-Chair shall assume the duties and powers of the Chair 

when the Chair is absent. 
 
4.4 In the absence of the Chair and Vice-Chair, the Commissioners shall elect a 

temporary Chair, who shall have full powers of the positions, for the duration of the 
meeting. 

 
SECTION  5.  ORDER OF REGULAR COMMISSION MEETING AGENDA 
 
5.1 The following is the usual order of the agenda for the Monroe Planning 

Commission’s regular meeting; however, the order may be changed by the 
Commission. 
 
5.1.1 CALL TO ORDER: The presiding officer calls the meeting to order. 
 
5.1.2 ROLL CALL: Staff will call roll.  The Chair will indicate if any absent 

Commissioner has called in regarding his or her absence.  Commissioners 
may make a motion to excuse the absent Commissioner.  
(Commissioners are to inform City staff if they are unable to attend any 
Commission meeting or if they knowingly will be late to any meeting.) 
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5.1.3 PUBLIC COMMENTS: This time is set aside for members of the audience 
to speak to the Planning Commission on any issue related to the City of 
Monroe.  Commission usually does not take action on matters brought up 
during audience participation and may, if appropriate, schedule the matter 
for a subsequent meeting. Before making comments, the shall state for the 
official record their name and address. Three minutes will be allowed per 
speaker when addressing Commission. Documents received from 
members of the public will not be read into the record by City Officials or 
staff but rather filed as part of the record. It may however be read into the 
record by the author or the author’s designee. It is encouraged that the 
author for the official record, write their name and address on the document. 

 
5.1.4 APPROVAL OF MINUTES: Minutes of a preceding Planning Commission 

meeting are usually approved at the beginning of the next scheduled 
meeting. The Secretary will place draft minutes of previous Planning 
Commission meetings in the meeting agenda packet. If draft minutes are 
not available by the time the agenda packet is distributed, then the 
Secretary will include the draft minutes in the Planning Commission agenda 
packet for the next regularly-scheduled meeting. Minutes are not approved 
at a special meeting. They shall be held over until the next regular meeting. 

 
Discussion of the minutes in the agenda packet should only occur if either: 
1) a Commissioner wants to highlight or summarize any matter in the draft 
minutes; 2) a Commissioner requests information or clarification regarding 
the draft minutes; or 3) a Commissioner proposes a correction to the draft 
minutes. 

 
The presiding officer will ask the Commissioners if there are any corrections 
to the minutes provided. Minor changes may be made immediately by 
motion of the Commission to amend, and the amended minutes may be 
approved "as amended.” If there are significant revisions, the minutes may 
be redrafted and reviewed by the Planning Commission again at a future 
meeting.  If a Commissioner disapproves of a proposed correction to the 
minutes, that Commissioner may move to amend and offer an alternative 
correction. As with any motion to amend, the motion requires a second, is 
subject to debate, and requires a simple majority to pass. 

 
Minutes do not become an official record of a meeting until they have been 
approved. Once minutes are approved by the Planning Commission, the 
Secretary must prepare the final version of the approved minutes for the 
record. Only the Secretary’s approved version of the minutes serve as the 
official record of the meeting to which they pertain. The approved minutes 
are signed by both the Secretary and the Chair presiding over the meeting 
during which they were approved. 

 
5.1.5 PUBLIC HEARINGS: The Planning Commission is responsible for 

conducting public hearings on legislative actions, which are intended to 
obtain public input on legislative recommendations on matters of policy. At 
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the time and place specified in the hearing notice, the presiding officer will 
open the public hearing, announce the time allotted for individual speakers, 
and call upon staff to describe the matter under consideration. Following 
questions from Commission regarding the matter, the presiding officer will 
call for comments from interested parties wishing to speak on the matter.  
Three minutes will be allowed per speaker when addressing Commission. 
The presiding officer closes the public hearing or continues it to a future 
time certain.  

Public hearings on legislative actions shall be conducted as follows: 

5.1.5.1 The Chair introduces the application, opens the public hearing, and 
directs staff to give an overview of the application.  Staff presents 
technical analysis, reviews planning considerations and basic 
policy, cites possible alternatives and makes recommendations, if 
any.  Commissioners are permitted to ask any relevant questions 
on the application, to the Chair or Staff.   

5.1.5.2 Motion to open the public testimony portion of the public hearing.  
Chair asks all speakers to speak into the microphone and give their 
name and address for the record. Any petitions and data shall be 
presented at this time. 

5.1.5.3 Interested parties in the audience are given an opportunity to speak 
about the application.  Each person speaking shall give name, 
address, and nature of interest in the matter. 

5.1.5.4 Brief rebuttal for interested parties.  All speakers will be allowed 
one rebuttal in the following order; staff, interested parties and then 
the applicant. 

5.1.5.5 Motion to close public testimony portion of the public hearing. If the 
Commission feels additional information is necessary, or when 
additional testimony is needed in order for the Commission to take 
action, by majority vote, the Commission may continue the public 
testimony portion of the hearing to the next regular meeting or to a 
date specific meeting. 

5.1.5.6 Commission deliberation. The Commissioners may ask questions 
of staff, the applicant and other interested parties present at the 
public hearing. 

5.1.5.7 Motion to close public hearing.  Once the public hearing is closed, 
no additional testimony may be taken, and the Commission will be 
limited to clarifying questions regarding the proposal to staff only. 

5.1.5.8 Motion for action.  At the conclusion of the public hearing the 
Commission should bring a motion to the floor and initiate 



MONROE PLANNING COMMISSION 
RULES OF PROCEDURE 

Page 7 of 12 

discussion.   The Commission may defer action on an application 
when the Commission feels additional information is necessary or 
due to the late hour of the hearing.  The Commission may, by 
majority vote, defer action to the next regular meeting, or the 
Commission may continue the meeting until a later scheduled time.  
A meeting date other than the next regularly scheduled meeting 
date must be established as a part of the motion to continue the 
meeting.   

Any motion for action should include a statement of findings based 
on facts presented in the hearing. At the conclusion of the 
discussion, the Chair should call for a vote upon the motion.  The 
Chair may call upon each member to state his or her reasons for 
or against the particular motion. 

5.1.5.9 At the of the vote and the announcement of the decision, the Chair 
should advise the audience that the recommendation will be 
submitted to the City Council, and further public comment, written 
or oral, will be governed by the City Council’s rules and procedures. 

5.1.6 OLD BUSINESS: Old Business consists of agenda items that have 
previously been introduced to or considered by the Commission, but have 
not been finalized. Final approval/adoption may be taken during this portion 
of the meeting.  

5.1.7 NEW BUSINESS: New Business consists of agenda items which have not 
previously been considered by the Commission and which may require 
discussion and action.  Official final action may also be taken on items under 
“New Business.” 

5.1.8 WORKSHOP: Informal workshops begin with the Chair introducing a 
discussion topic to the Planning Commission.  Staff will then present 
technical analysis, review planning considerations and basic policy, cite 
possible alternatives, and ask for direction from the Commission regarding 
the need for additional information, revisions, or direction.  With the 
consensus of the Commissioners present, the Chair may invite public to 
participate in the discussion.  If audience participation becomes disruptive, 
the Chair may recess the meeting or request that the meeting be adjourned. 

A substantial amount of the Planning Commission’s work is conducted at 
informal workshops; therefore, the following procedures will apply to 
workshops held by the Commission:  

5.1.8.1 The Chair introduces the discussion topic. 

5.1.8.2 Staff presents technical analysis, reviews planning considerations 
and basic policy, cites possible alternatives and asks for direction 
from the Commission regarding the need for additional information, 
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revisions, or direction to set the date for a public hearing in 
preparation of forwarding a recommendation to the City Council.  

 
5.1.8.3  With the consensus of the Commissioners present, the Chair may 

invite the public to participate in the discussion.  Before making 
comments, the speaker shall state for the official record their name 
and address.  If audience participation becomes disruptive, the 
Chair may recess the meeting or request that the meeting be 
adjourned. 

 
5.1.9 DISCUSSION BY COMMISSIONERS AND STAFF: Staff and Planning 

Commissioners can bring information forward for the benefit of the 
Commission, including brief reports on other meetings or community events 
the Commissioners have attended.  

 
5.1.10 ADJOURNMENT: The presiding officer adjourns the meeting after a motion 

to adjourn is made, seconded, and passed. 
 

5.2 The Planning Commission or City Staff may add items to an agenda and 
Commission may take action on items not listed on the agenda. 

 
SECTION  6.  COMMISSION DISCUSSION 
 
6.1 All Commission discussion unless otherwise noted here, shall be governed by 

ROBERT’S RULES OF ORDER, THE MODERN EDITION, as amended, revised, 
or updated. 

 
SECTION  7.  RESERVED 
 

This section intentionally left blank. 
 

SECTION  8.  RESERVED 
 

This section intentionally left blank. 
 
SECTION  9.  COMMISSION MEETING STAFFING 
 
9.1 The Community Development Director or their designee shall provide 

administrative support for the Commission. 

 

SECTION  10.  RESERVED 
 

This section intentionally left blank. 
 
SECTION  11.  RESERVED 
 

This section intentionally left blank. 
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SECTION  12.  RESERVED 

This section intentionally left blank. 

SECTION  13.  COMMUNICATION WITH PLANNING COMMISSION 

13.1 Access to the Planning Commission by written correspondence is a significant right 
of all members of the general public, including, in particular, citizens of the City. 
The Planning Commission desires to encourage the exercise of this right by the 
general public to bring to the attention of the Commission, matters of concern to 
Monroe residents. In order to do this most effectively, some orderly procedure for 
the handling of written correspondence is essential. Documents received from 
citizens will not be read into the record by City Officials or staff but rather filed as 
part of the record.  They may however be read into the record by the author or the 
author’s designee, subject to the applicable speaking time limitations established 
by these Rules of Procedure.  

13.2 Remarks made to Commission should address the Commission as a whole.  Any 
person making personal, impertinent, or slanderous remarks, or who becomes 
boisterous, threatening, disruptive, or personally abusive may be requested to 
leave the meeting. 

13.3 The presiding officer has the authority to preserve order at all meetings of the 
Commission, to cause removal of any person from any meeting for disorderly 
conduct, and to enforce the rules of the Commission. The presiding officer may 
command assistance of any peace officer to enforce all lawful orders of the 
presiding officer to restore order at any meeting. 

13.4 Citizens wishing to address complaints, concerns or questions to the Planning 
Commission are encouraged to first contact the Community Development 
Department before contacting the Planning Commission directly.  If the issue is not 
resolved at the staff level, City Staff may place the matter on a commission agenda 
with the appropriate background information for discussion. 

SECTION  14.  RESERVED 

This section intentionally left blank. 

SECTION  14A.  RESERVED 

This section intentionally left blank. 

SECTION  15.  RESERVED 

This section intentionally left blank. 



MONROE PLANNING COMMISSION 
RULES OF PROCEDURE 

 

Page 10 of 12 
 

SECTION  16.  RESERVED 
 

This section intentionally left blank. 
 
SECTION  17.  SUSPENSION AND AMENDMENT OF RULES 
 
17.1 Any provision of these rules not governed by state law or ordinance may be 

temporarily waived or suspended by a majority vote of the Commission, except as 
otherwise specified in these rules or required by law. Any formal action of the 
Planning Commission in violation or disregard of these rules shall be deemed as 
an implied waiver thereof.   

 
17.2 These rules may be amended, or new rules adopted, by a majority vote of the 

Commission. 
 
SECTION  18.  EFFECT OF RULES 
 
18.1 These rules are for the sole convenience of the Planning Commission, and may 

only be enforced by Commission Members. Nothing in these rules shall be 
construed as creating any enforceable right, entitlement, or cause of action in or 
for any other party.  

 
18.2 If any sentence, clause or provision of these rules irreconcilably conflicts with an 

applicable provision of state or federal law or is otherwise invalidated by a court of 
competent jurisdiction, the offending sentence, clause, or provision of these rules 
shall be severable from the remainder.   

 
SECTION 19:  NOMINATION AND ELECTION OF OFFICERS 
 
19.1 The Commission shall elect a new Chairperson, herein after referred to as the Chair, 

and Vice-Chairperson, herein after referred to as the Vice Chair, by a majority of the 
Commissioners at the first regular meeting in January of each year, or soon 
thereafter as feasible.  A quorum must be present to elect the Chair and Vice-Chair. 

  
19.1.1 NOMINATIONS:  Nomination of elective officers for the position of Chair and 

Vice-Chair shall be made from the floor and the election shall follow 
immediately thereafter.  Only existing Planning Commissioners shall be 
eligible to put forth nominations for Planning Commission elective officer 
positions; and only existing Planning Commissioners are eligible to be 
nominated for Planning Commission elected officer positions. 

 
19.1.2 VACANCIES.  If the term of the Commissioner who is serving as Chair ends 

prior to the January elections, the Vice-Chair will assume this responsibility 
until the annual elections are conducted.  If the Commissioner who is 
serving as the Chair leaves the Commission prior to December of the 
Chair’s term, a majority of the Commission shall elect an interim Chair until 
the regularly scheduled election in January.  Vacancies on the Commission 
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shall be filled by the Mayor and serve the unexpired portion of the 
Commissioner being replaced. 

 
SECTION  20. ATTENDANCE 
 
20.1 Attendance at regular meetings is expected of all Commission members.  A 

member anticipating absence from any regular or special meeting shall notify the 
Chair and Community Development Department in advance of the meeting to be 
missed.  A Commissioner will be automatically terminated after Staff notifies the 
Chair of three consecutive unexcused absences from regular or special meetings. 

 
20.2 Any Commissioner expecting to be absent for an extended period of time, up to a 

maximum of six consecutive weeks, must receive approval from the Mayor.  The 
Mayor may also excuse a Commissioner who is absent because of serious illness. 

 
20.3 Remote Meeting Attendance. Commissioners may appear at a Planning 

Commission meeting via video conferencing or telephone (“remote attendance”).  
Remote attendance is for the benefit of the City of Monroe and not for the benefit 
of an individual Commissioner.  The procedures and guidelines for permitting a 
Commissioner to attend meetings remotely are established as follows: 

 
20.3.1 A community member wanting to serve on the Commission and would 

provide significant benefit to the Commission, but, due to unavoidable, 
frequent travel, would be otherwise unable to participate in person on a 
regular basis, or the community member has a disability which requires a 
reasonable accommodation. 

 
20.3.2 A community member wants to serve on the Planning Commission, but 

needs to regularly attend meetings remotely, must notify the Planning 
Commission at the time of their application, or if after appointment, they 
experience a significant change in their circumstances that would justify 
regular remote attendance. 

 
20.3.3 Remote attendance shall not be allowed during any portion of the meeting 

dedicated to legislative action, although such participation may be allowed 
for the remainder of the meeting. 

 
20.3.4 No more than one commissioner at a time shall be allowed to remotely 

attend a given meeting. 
 
20.3.5 Remote attendance should be announced by the Chair and will be reflected 

in the meeting minutes. 
 
SECTION  21. RESIGNATION OR REMOVAL 
 
In the event that a Planning Commissioner can no longer fulfill his or her responsibilities, 
or is no longer a full-time resident of the City of Monroe or has not met the attendance 
requirements of the Commission, it may be appropriate that the Commissioner resign or 
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be removed from the Commission. The procedures for resignation or removal are outlined 
as follows: 

21.1 RESIGNATION: Whenever a Planning Commissioner is no longer qualified to 
serve, or is unable to fulfill the responsibilities of a Commissioner and desires to 
resign, then a resignation may be tendered in writing to the Mayor and the Chair. 

21.2 REMOVAL: Commissioners may be removed, after public hearing, by the mayor, 
with City Council approval for inefficiency, neglect of duty, or malfeasance in office 
per RCW 35.63.030. 
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MONROE PLANNING COMMISSION 
Agenda Item Cover Sheet 

 

TITLE: Review of the 2018 - 2019 Annual Comprehensive Plan Amendment 
Docket, remanded back to Planning Commission from City Council for 
further review. 

 

DATE: FILE NUMBER: CONTACT: PRESENTER: ITEM: 

2/10/2020 N/A Ben Swanson Ben Swanson Old Business # 2 

City Council 
Discussion: 

11/19/2019, 12/10/2019, and 01/14/2020 

Public Hearings: 10/28/2019, continued to 11/11/2019 (Planning Commission) 

Attachments: 1. City Council Hearing Packet  

 

DESCRIPTION/BACKGROUND 

On January 14, 2020 City staff requested a decision form City Council on the items docketed for 
the 2018 - 2019 Annual Comprehensive Plan Amendment cycle. At the meeting City Council 
approved the Monroe and Snohomish School Districts Capital Facility Plans and associated fee 
amendments to the Monroe Municipal Code. However, City Council opted to remand the Monroe 
School Districts proposed Comprehensive Plan/Rezone back to Planning Commission for further 
review and recommendation.  
 
During the City Council’s deliberation, they noted the split recommendation of denial from the 
Planning Commission. The Council expressed their respect and appreciation for work the 
Planning Commission did on the proposed amendment, but were not comfortable moving forward 
with a decision on a split recommendation from the Commission. The Council directed the 
Commission to conduct additional review and have more discussion on the proposal prior to 
holding a second public hearing. 

 
Descriptions of Proposals 
Only the proposed Comprehensive Plan amendments placed on the Final Docket are eligible to 
be considered for approval by the City Council. Placement of an item on the Final Docket by 
Council means the application warrants in-depth consideration, but in no way implies eventual 
adoption or approval of the proposal.  
 
For the 2018 – 2019 docket, the City Council selected one (1) citizen-initiated and two (2) City-
initiated Comprehensive Plan amendment applications the City initiated amendments were 
approved by City Council on January 14, 2020 and the following citizen-initiated amendment was 
remanded back to Planning Commission:   which are described as follows: 
 
 

CPA2018-01: Citizen-Initiated Comprehensive Plan Amendment from the Monroe School District 
for an Amendment to the Comprehensive Plan Future Land Use Map (FLUM) and Concurrent 
Rezone (File No. RZ2018-01) 
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The Monroe School District is proposing an amendment to the 2015 – 2035 Comprehensive Plan 
Future Land Use Map (FLUM) to change the designation of the site known as Marshall Field and 
Memorial Stadium (Snohomish County tax parcel numbers 27060100100400, 27060100205100, 
and 27060100404500) from an “Institution” designation to a “Multifamily” designation. Concurrent 
with the proposed comprehensive plan amendment, the applicant submitted a rezone request to 
change the site’s zoning from “Institutional (IN)” to “Multifamily Residential (R25).” Attachment 2 
is a copy of the allowed uses for the Institutional and Multifamily zones, as found in Table 
22.18.030 (Multi-family) and Table 22.32.030 (Institutional Zoning). 

 

Monroe School District Site: Land Use and Zoning Information 

Existing Land Use 
Comprehensive Plan  
FLUM Designation(s) 

Zoning District 

Existing Proposed Existing Proposed 

Recreation Facilities  
(Marshall Field / 
Memorial Stadium) 

Institutional Multifamily 
Institutional 

 (IN) 

Multifamily 
Residential 

(R25) 

 

The subject site is approximately 12.41 acres in area, is situated in the vicinity of N. Kelsey Street 
and West Columbia Street, and is currently accessed from West Columbia Street. The subject 
properties are largely surrounded by single-family residential uses with St. Mary of the Valley 
church to the west and Sky Valley Educational Center to the east. The site is largely vacant and 
was formerly used as a sports fields for the Monroe School District. However, according to the 
District, the site is no longer used for formal education programs, and does not lend itself to future 
school facilities. The District does not use the site for school athletic programs of other school 
program uses.  

 

REQUESTED ACTION:  
Discussion and questions regarding the annual docket process and comprehensive plan 
amendment procedures, and establish a second public hearing date to receive 
additional public comment. 

 
 



MONROE CITY COUNCIL 

Agenda Bill No. 20-017

SUBJECT: Review of the 2018 - 2019 Annual Comprehensive Plan Amendment Docket, 
including Ordinance No. 026/2019, Amending the 2015 – 2035 Monroe 
Comprehensive Plan; Ordinance No. 027/2019, Amending Zoning 
Designation; and Ordinance No. 028/2019, Amending MMC 3.50, School 
Impact Fee Mitigation Program; Unfinished Business 

DATE: DEPT: CONTACT: PRESENTER: ITEM: 

01/21/2020 Community
Development 

Shana Restall Shana Restall Unfinished 
Business #1 

Discussion: 11/19/2019, 12/10/2019, and 01/21/2020
Public Hearing: 10/28/2019, continued to 11/11/2019 (Planning Commission) 
Attachments: 1. Annual Docket Process

2. Land Use Tables Multifamily and Institutional Zones
3. Comprehensive Plan Amendment Application (CPA2018-01)
4. Project Narrative (CPA2018-01)
5. Comprehensive Plan Amendment Criteria Reponses (CPA2018-01)
6. Site Vicinity Map (CPA2018-01)
7. Conceptual Site Plan (CPA2018-01)
8. Marshall Field and Memorial Stadium Historic Information (CPA2018-01)
9. Map of Marshall Field/Memorial Stadium Comprehensive Plan Future

Land Use Designation and Zoning (CPA2018-01)
10. Planning Commission Findings of Fact and Conclusions of Law
11A.  Ordinance No. 026/2019, Amending the 2015 – 2035 City of Monroe 

Comprehensive Plan  
11B. Ordinance No. 026/2019, Amending the 2015 – 2035 City of Monroe 

Comprehensive Plan 
12. Ordinance No. 027/2019, Amending Zoning Designation
13. Ordinance No. 028/2019, Amending MMC 3.50, School Impact Fee

Mitigation Program
14. Letter from Commissioner Bull to City Staff dated November 25, 2019
15. Alternate Findings of Fact and Conclusions of Law
16. Letter from Laura Brent, AICP, of Brent Planning Solutions, to City Staff

dated January 8, 2020

REQUESTED ACTION1 

Discussion and questions regarding the annual docket process and comprehensive plan 
amendment procedures; AND 

A.  Move that the City Council CONTINUE the discussion to a future meeting, as specified; 
OR 

B.   Move that the City Council REMAND back to the Planning Commission the 2018 – 2019 
Comprehensive Plan Amendment Docket for additional consideration, and PROVIDE 
DIRECTION to the Mayor, City staff, and the Planning Commission to return at a specified 
date for an update; OR 

C.  Move to: 

MCC Agenda 1/21/2020
Page 1 of 88

Unfinished Business #1
AB20-017

EXHIBIT 1



1.   ADOPT/DENY the Planning Commission’s recommendation, included in the Findings 
of Fact and Conclusions of Law, as contained in Attachment 10 to this agenda bill; 
AND 

2. ADOPT/DENY Ordinance No. 026/2019, relating to the 2018 - 2019 Annual 
Comprehensive Plan Amendment Docket Cycle, APPROVING/DENYING proposed 
amendments CPA2018-A and CPA2018-B, and APPROVING/DENYING proposed 
amendment CPA2018-01 to the 2015 – 2035 Comprehensive Plan; providing for 
severability; and establishing an effective date; AND 

3.   ADOPT/DENY Ordinance No. 027/2019, Amending Zoning Designation; AND 

4.  ADOPT/DENY Ordinance No. 028/2019, Amending MMC 3.50, School Impact Fee 
Mitigation Program; providing for severability; and establishing an effective date; AND 

5.  ADOPT/DENY the alternate Findings of Fact and Conclusions of Law, as contained 
in Attachment 15 to this agenda bill. 

 
1       Staff has consolidated the above alternatives to provide Council with a full range of options to consider. 

During staff’s presentation to Council at the January 14, 2020 regular meeting will include an 
explanation to Council regarding the specific process and applicable motions needed to make a 
specific decision. The table entitled “City Council Alternatives,” which is included on pages 4 and 5 of 
this agenda bill delineates the process and associated motions for two of the possible decision options.   

 
POLICY CONSIDERATIONS 
Pursuant to Chapter 22.74 MMC, Comprehensive Plan Amendments, the City accepts proposals 
for Comprehensive Plan amendment applications from interested parties on an annual basis. 
Applications for amendments may be submitted year-round; however, only those applications 
received prior to the last working day in July are considered for that year’s amendment cycle. This 
allows for the City Council to analyze the cumulative effects of all proposed amendments for 
consistency with and the aggregate impacts on the remainder of the Comprehensive Plan, as 
required by WAC 365-196-640.  
 
On November 27, 2018, the City Council selected one (1) citizen-initiated and two (2) City-initiated 
Comprehensive Plan amendment applications for the 2018 – 2019 docket. The Planning 
Commission has completed its required public hearing on the 2018 - 2019 docket and prepared 
Findings of Fact containing its (Attachment 10) recommendations regarding whether to approve 
the proposed Comprehensive Plan Amendments to the City Council. The City Council makes the 
final decision on whether to accept the Planning Commission’s recommendation based on the 
criteria outlined in MMC 22.74.040(D), as included in Attachment 1.  
 
DESCRIPTION/BACKGROUND 
The annual Comprehensive Plan amendment process provides an opportunity for interested 
parties, including members of the public, to propose revisions to the Comprehensive Plan, and to 
monitor and evaluate the progress of the implementation strategies and policies incorporated 
therein. Submitted amendment proposals may: 

 Propose new sections, elements, appendices, goals, and/or policies of the plan 

 Amend existing sections, elements, appendices, goals, and/or policies of the plan 

 Be site-specific 

 Correct errors 

 Edit language 

 Adopt other documents by reference 

 Change the Future Land Use Map (FLUM) 
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The City accepts annual Comprehensive Plan amendment applications continuously. However, 
amendments proposed by the public after the last working day in July will not be considered until 
the following amendment cycle. With the exception of a few specific situations, Comprehensive 
Plan amendments shall be considered by the City no more than once a year. Additionally, all 
Comprehensive Plan amendment proposals are required to be considered concurrently so that 
their cumulative impacts can be determined.  
 
Descriptions of Proposals 
Only the proposed Comprehensive Plan amendments placed on the Final Docket are eligible to 
be considered for approval by the City Council. Placement of an item on the Final Docket by 
Council means the application warrants in-depth consideration, but in no way implies eventual 
adoption or approval of the proposal.  
 
For the 2018 – 2019 docket, the City Council selected one (1) citizen-initiated and two (2) City-
initiated Comprehensive Plan amendment applications, which are described as follows: 
 

1.  CPA2018–A and CPA2018–B: City-Initiated Comprehensive Plan Amendments to Adopt 
the Monroe School District’s Capital Facilities Plan (CPA2018-A) and the Snohomish 
School District’s Capital Facilities Plan (CPA2018-B) 

 Both applications propose amending the 2015 - 2035 Comprehensive Plan to adopt each 
school district’s respective 2018 – 2023 Capital Facilities Plan. As both the Monroe and 
Snohomish School Districts adopt a Capital Facilities Plan biennially, the City must revise 
its Comprehensive Plan every two years to adopt the School District's Capital Facilities 
Plan by reference. These are essentially comprehensive plan "housekeeping" 
amendments required of the City.  

 

2. CPA2018-01: Citizen-Initiated Comprehensive Plan Amendment from the Monroe School 
District for an Amendment to the Comprehensive Plan Future Land Use Map (FLUM) and 
Concurrent Rezone (File No. RZ2018-01) 

The Monroe School District is proposing an amendment to the 2015 – 2035 Comprehensive 
Plan Future Land Use Map (FLUM) to change the designation of the site known as Marshall 
Field and Memorial Stadium (Snohomish County tax parcel numbers 27060100100400, 
27060100205100, and 27060100404500) from an “Institution” designation to a “Multifamily” 
designation. Concurrent with the proposed comprehensive plan amendment, the applicant 
submitted a rezone request to change the site’s zoning from “Institutional (IN)” to 
“Multifamily Residential (R25).” Attachment 2 is a copy of the allowed uses for the 
Institutional and Multifamily zones, as found in Table 22.18.030 (Multi-family) and Table 
22.32.030 (Institutional Zoning). 
 

Monroe School District Site: Land Use and Zoning Information 

Existing Land Use 
Comprehensive Plan  
FLUM Designation(s) 

Zoning District 

Existing Proposed Existing Proposed 

Recreation Facilities  
(Marshall Field / 
Memorial Stadium) 

Institutional Multifamily 
Institutional 

 (IN) 

Multifamily 
Residential 

(R25) 

 

The subject site is approximately 12.41 acres in area, is situated in the vicinity of N. Kelsey 
Street and West Columbia Street, and is currently accessed from West Columbia Street. 
The subject properties are largely surrounded by single-family residential uses with St. 
Mary of the Valley church to the west and Sky Valley Educational Center to the east. The 
site is largely vacant and was formerly used as a sports fields for the Monroe School 
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District. However, according to the District, the site is no longer used for formal education 
programs, and does not lend itself to future school facilities. The District does not use the 
site for school athletic programs of other school program uses.  

 
Planning Commission Recommendation 
The Planning Commission held a public hearing on October 28, 2019 (continued to November 11, 
2019), to evaluate the proposed  2018 – 2019 Comprehensive Plan amendment docket, and 
recommended that the City Council: 

1.  Approve proposed amendments CPA2018-A and CPA2018-B to the 2015 – 2035 
Comprehensive Plan, as included in the 2018 - 2019 amendment docket; and 

2.  Deny proposed amendment CPA2018-01 to the 2015 – 2035 Comprehensive Plan, as 
included in the 2018 - 2019 amendment docket; and 

3.  Deny rezone RZ2018-02, associated with CPA2018-01.  
 
City Council Decision 
After considering the Planning Commission’s recommendation on the proposed amendments, the 
City Council shall adopt, adopt as modified, deny, or remand the application(s) back to the Planning 
Commission for further consideration. As there are three separate ordinances associated with the 
2018 – 2019 Comprehensive Plan amendment docket, the Council may wish to use the following 
table when adopting or denying the proposed Planning Commission recommendation.  
 

CITY COUNCIL ALTERNATIVES 

OPTION A:  Approve CPA2018-A, CPA2018-B, and CPA2018-01 

Applicable Motions 

STEP 1 DENY the Planning Commission’s recommendation, included in the Findings of Fact 
and Conclusions of Law, as contained in Attachment 10 to AB20-014. 

STEP 2 ADOPT the alternate Findings of Fact and Conclusions of Law, as contained in 
Attachment 15 to AB20-014. 

STEP 3 USE ATTACHMENT 11A to AB20-014: 

ADOPT Ordinance No. 026/2019, relating to the 2018 - 2019 Annual 
Comprehensive Plan Amendment Docket Cycle, APPROVING proposed 
amendments CPA2018-A, CPA2018-B, and CPA2018-01 to the 2015 – 2035 
Comprehensive Plan; providing for severability; and establishing an effective date.  

STEP 4 ADOPT Ordinance No. 027/2019, amending the zoning designation of the parcels 
comprising the sites known as Marshall Field and Memorial Stadium from 
Institutional (IN) to Multifamily Residential (R25); providing for severability; and 
establishing an effective date. 

STEP 5 ADOPT Ordinance No. 028/2019, amending Monroe Municipal Code section 
3.50.100, Impact Fee Schedule; providing for severability; and establishing an 
effective date. 

 

 

 

 

 

 

MCC Agenda 1/21/2020 
Page 4 of 88

Unfinished Business #1 
AB20-017



 

 

OPTION B:  Approve CPA2018-A and CPA2018-B; and Deny CPA2018-01 

Applicable Motions 

STEP 1 ADOPT the Planning Commission’s recommendation, included in the Findings of 
Fact and Conclusions of Law, as contained in Attachment 10 to AB20-014. 

STEP 2 USE ATTACHMENT 11B to AB20-014: 

ADOPT Ordinance No. 026/2019, relating to the 2018 - 2019 Annual 
Comprehensive Plan Amendment Docket Cycle, APPROVING proposed 
amendments CPA2018-A and CPA2018-B; and DENYING proposed amendment 
CPA2018-01 to the 2015 – 2035 Comprehensive Plan; providing for severability; 
and establishing an effective date. 

STEP 3 ADOPT Ordinance No. 028/2019, Amending MMC 3.50, School Impact Fee 
Mitigation Program; providing for severability; and establishing an effective date. 

 
FISCAL IMPACTS 
None 
 
TIME CONSTRAINTS 
State regulations only allow the Comprehensive Plan to be amended once in a calendar year. 
However, the City Council may take action to adopt the docket after December 31, 2019, in 
accordance with WAC 365-196-640(3), so long as the consideration of the amendments occurred 
within the prior year’s comprehensive plan amendment process.   
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ATTACHMENT 1 
Comprehensive Plan Annual Docket Process 

Process 
Chapter 22.74 MMC, Comprehensive Plan Amendments, delineates the procedure for reviewing 
annual Comprehensive Plan amendment applications. All proposed Comprehensive Plan 
amendments must be consistent with the 2015 – 2035 Comprehensive Plan, all other City Codes 
and applicable regulations, and the Washington State Growth Management Act (RCW 36.70A). 
The annual Comprehensive Plan amendment cycle is subject to the requirements for public 
participation, in accordance with RCW 36.70A.140. The review process shall proceed as 
described: 

A. Phase I - Selection of Amendments to be Considered 
1. Applications Forwarded by Staff: City of Monroe staff submits to the City Council all

proposed amendments received prior to the last working day in July, along with an
analysis of the proposed amendment in relation to the selection criteria and the
application checklist.

2. Public Hearing for Docket Selection: The City Council holds a public hearing to select
those proposed amendments that should be considered for further review.

3. Modifications: The City Council may modify a proposed amendment during the
selection process.

4. Schedule for Review: When selecting the proposed amendments to be considered,
the City Council will adopt a schedule for completion of the review and amendment
adoption process.

B. Phase II - Review and Action for Selected Amendments 
1. Staff Review: For each amendment selected by Council for the amendment cycle,

staff will prepare a written analysis.
2. Environmental Review: Review under SEPA shall be conducted and a threshold

determination issued. 
3. Planning Commission Review: The Planning Commission shall conduct one or more

public hearings to solicit comments; develop language for definitions, policies, and
goals; and provide recommendations for proposed amendments.

4. Criteria for Recommendation of Approval: The Planning Commission shall use the
following criteria in considering whether or not to recommend approval, or approval
with modification, of the proposed Comprehensive Plan amendments:
a. Each amendment:

i. Shall not adversely affect public health, safety, or welfare in any significant
way;

ii. Shall be consistent with the overall goals and intent of the comprehensive
plan, as amended by the proposals;

iii. Shall be in compliance with the Growth Management Act and other State
and Federal laws; and

iv. Must be weighed in light of cumulative effects of other amendments being
considered.

v. In addition to the above mandatory requirements, any proposed
amendment must meet the following criteria unless compelling reasons
justify its adoption without meeting them:
a) The proposed amendment addresses needs or changing

circumstances of the City as a whole, or resolves inconsistencies
between the Monroe Comprehensive Plan and other city plans or
ordinances;

b) Environmental impacts have been disclosed and/or measures have
been included that reduce possible adverse impacts;
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ATTACHMENT 1 
Comprehensive Plan Annual Docket Process 

c) Is consistent with the land uses and growth projections that were the 
basis of the comprehensive plan and/or subsequent updates to growth 
allocations; 

d) Is compatible with neighboring land uses and surrounding 
neighborhoods, if applicable; and 

e) Is consistent with other plan elements as amended by the proposals. 
vi. Any compelling reasons relied upon to justify adopting an amendment 

without meeting the above criteria must be specified in the ordinance 
adopting the amendment.  When an amendment to the Comprehensive 
Plan also requires a subsequent rezone or amendment to the development 
regulations both may be considered concurrently. 

5. Concurrent Land Use Applications: When an amendment to the Comprehensive 
Plan also requires a subsequent rezone or amendment to the development 
regulations both may be considered concurrently. 

6. Council Public Hearing and Notice: The City Council will review the recommendation 
of the Planning Commission and may hold a public hearing for the purpose of 
receiving public comment regarding the merits of proposed amendment(s).  

7. Council Action: Upon receipt of a recommendation from the Planning Commission, 
the City Council shall adopt, adopt as modified, deny, or remand the application(s) 
to the Planning Commission for further consideration. 

8. Map Revisions: If the City Council approves a change to the Comprehensive Plan 
that changes the land use designation of parcels within the Urban Growth Area, the 
City Council shall adopt an ordinance that amends the Comprehensive Plan Land 
Use Map and authorizes the Mayor to sign the revised map. 

9. Revocation: The Comprehensive Plan amendment may be reversed by the City 
Council outside of the regular amendment period, upon finding of any of the 
following: 
a. The approval was obtained by fraud or other intentional or misleading 

representation; 
b. The amendment is being implemented contrary to the intended purpose of the 

amendment or other provisions of the comprehensive plan and City ordinances; 
or 

c. The amendment is being implemented in a manner that is detrimental to the 
public health or safety. 

10. Transmittal to State – Proposed Amendments: City staff shall transmit a copy of each 
proposed amendment of the Plan to the State of Washington Department of 
Commerce at least sixty (60) days prior to the expected date of final Council action 
on proposed amendments. 

11. Transmittal to State – Adopted Amendments: Staff will transmit a copy of all adopted 
amendments to the Department of Commerce within ten (10) days after the adoption 
by the Council. 
 

C. Appeals 
Per MMC Table 22.84.060(B)(2): Decision-Making and Appeal Authorities, the Council’s 
decision is the City’s final action on the proposed Comprehensive Plan amendments. The 
decision may be appealed to the Growth Management Hearings Board. 
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ATTACHMENT 1 
Comprehensive Plan Annual Docket Process 

After the docket is set by the Council, City staff reviews the proposed amendments and provides 
an analysis of the amendments to the Planning Commission. The Planning Commission holds a 
public hearing and subsequently forwards a recommendation to the City Council, which makes 
the final determination on the docket of proposed amendments. In accordance with MMC 
22.74.040(D), the following criteria are to be used by the City Council when deciding whether to 
approve a proposed comprehensive plan amendment:  

1. Each amendment: 
a. Shall not adversely affect public health, safety, or welfare in any significant way; 
b. Shall be consistent with the overall goals and intent of the comprehensive plan, as 

amended by the proposals; 
c. Shall comply with the Growth Management Act and other state and federal laws; and  
d. Must be weighed in light of cumulative effects of other amendments being considered. 

2. In addition to the above mandatory requirements, any proposed amendment must meet 
the following criteria unless compelling reasons justify its adoption without meeting them: 
a. Addresses needs or changing circumstances of the city as a whole or resolves 

inconsistencies between the Monroe comprehensive plan and other city plans or 
ordinances; 

b. Environmental impacts have been disclosed and/or measures have been included that 
reduce possible adverse impacts; 

c. Is consistent with the land uses and growth projections that were the basis of the 
comprehensive plan and/or subsequent updates to growth allocations; 

d. Is compatible with neighboring land uses and surrounding neighborhoods, if 
applicable; and 

e. Is consistent with other plan elements as amended by the proposals. 
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Page 1 

ATTACHMENT 2 

Table 22.18.030. Land Use in the Multifamily Residential Zoning District 

Conforming Uses Multifamily Residential 25 Units per Acre (R25) 

1. RESIDENTIAL LAND USES 
Dwelling Units, Attached P 

Dwelling Units, Temporary Security Guard A 

Group Homes P 

Halfway Houses EPF 

Home Occupations A 

Retirement Housing and Assisted Living Facilities P 

2. SERVICE LAND USES 
Health Care Services 

 

• Nursing and Residential Care Facilities P 

Parking Facilities A 

Social Services 
 

• Community Food Services C 

• Community Housing Services C 

• Emergency and Relief Services C 

3. INSTITUTIONAL LAND USES 
Community Facilities 

 

• Religious Institutions C 

Educational Facilities 
 

• Schools, Colleges, Universities, and Professional EPF 

• Schools, Elementary and Secondary (K-12) EPF 

Government Facilities 
 

• Courts C 

• Fire Stations C 

• Government Administration Buildings C 

• Police Stations C 

• Public Works Maintenance and Storage Facilities C 

• U.S. Post Offices C 

4. PARKS, RECREATION, AND ENTERTAINMENT LAND USES 
Parks 

 

• Concessions A 

• Nonmotorized Trails P 

• Parks and Open Spaces P 

Recreational Facilities, Indoor P 

Recreational Facilities, Outdoor A 

5. INDUSTRIAL LAND USES 
Storage Facilities 

 

• Indoor (On-Site Only) A 

6. UTILITY AND TRANSPORTATION LAND USES 
Electric Vehicle Charging Stations (All Levels) A 

Major and Regional Utility Facilities 
 

• Regional Utility Corridors C 

Major and Regional Transportation Facilities 
 

• State and Regional Transportation Facilities EPF 

Minor Utility Facilities P 

Wireless Communications Facilities P 

7. UNCLASSIFIED LAND USES 
Accessory Structures A 

P = Permitted Use; A = Accessory Use; C = Requires a Conditional Use Permit; See Chapter 22.38 MMC for 
Requirements for Essential Public Facilities (EPF) 

Table Notes: 
1 A land use not explicitly permitted by Table 22.18.030 is prohibited within the institutional zoning district. 
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Page 2 

Table 22.32.030. Land Use in the Institutional Zoning District 

Conforming Uses Institutional (IN) 

1. RESIDENTIAL LAND USES 
Dwelling Units, Temporary Security Guard A 

Halfway Houses EPF 

2. COMMERCIAL LAND USES 
Food and Beverage Establishments 

 

• Coffee Shops A 

• Restaurants A 

Mobile Vendors P 

Pharmacies and Drug Stores A 

3. SERVICE LAND USES 
Health Care Services 

 

• Diagnostic Imaging Centers C 

• Health Care Provider Offices C 

• Hospitals EPF 

• Inpatient Mental Health Treatment Facilities C 

• Inpatient Substance Abuse Treatment Facilities C 

• Medical Laboratories C 

• Outpatient Health Care Clinics C 

• Outpatient Mental Health Treatment Facilities C 

• Outpatient Substance Abuse Treatment Facilities C 

Parking Facilities P 

Social Services 
 

• Community Food Services P 

• Community Housing Services P 

• Emergency and Relief Services P 

4. INSTITUTIONAL LAND USES 
Community Facilities 

 

• Cemeteries A 

• Religious Institutions C 

Educational Facilities 
 

• Schools, Colleges, Universities, and Professional EPF 

• Schools, Elementary and Secondary (K-12) EPF 

• Schools, Technical and Trade P 

• Vocational Rehabilitation Centers P 

Government Facilities 
 

• Correctional Facilities, Local EPF 

• Correctional Facilities, State EPF 

• Courts P 

• Fire Stations P 

• Government Administration Buildings P 

• Police Stations P 

• Public Works Maintenance and Storage Facilities P 

• U.S. Post Offices P 

5. PARKS, RECREATION, AND ENTERTAINMENT LAND USES 
Parks 

 

• Concessions A 

• Nonmotorized Trails P 

• Parks and Open Spaces P 

• Public Stables C 

Recreational Facilities, Indoor P 

Sports and Recreation Instruction, Indoor P 
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Table 22.32.030. Land Use in the Institutional Zoning District 

Conforming Uses Institutional (IN) 

6. UTILITY AND TRANSPORTATION LAND USES 
Electric Vehicle Charging Stations (All Levels) A 

Major and Regional Utility Facilities 
 

• Regional Utility Corridors C 

• Wastewater Treatment Plants EPF 

Major and Regional Transportation Facilities 
 

• Regional Transit Station EPF 

• School Bus Bases P 

• State and Regional Transportation Facilities EPF 

Minor Utility Facilities P 

Wireless Communications Facilities P 

7. UNCLASSIFIED LAND USES 

Accessory Structures A 
P = Permitted Use; A = Accessory Use; C = Requires a Conditional Use Permit; See Chapter 22.38 MMC for 
Requirements for Essential Public Facilities (EPF) 

Table Notes: 
1 A land use not explicitly permitted by Table 22.32.030 is prohibited within the institutional zoning district. 
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Updated 2018 – Please verify accuracy of this information/form prior to submitting. 1 

CITY OF MONROE 
Community Development Department 

806 West Main Street 

Monroe, WA  98272 
Phone: (360) 794-7400 

Fax: (360) 794-4007 

Citizen-Initiated Comprehensive Plan Amendment 
Application and Requirements 

 
 
 

 

REQUIRED MATERIALS FOR A COMPLETE APPLICATION ARE: 

 1 Original plus 4 copies of the completed application (Pages 1, 2, & 3)

 Appendices (See Page 4)

 Appendix I – Describe proposal; one (1) original plus 4 copies.

 Appendix II – Answer Parts A & B; one (1) original plus 4 copies.

 Appendix III – Environmental (SEPA) checklist with supporting reports as
required, one (1) original plus 4 copies, if applicable.

 Appendix IV – Legal description/proof of ownership.  Provide a current title
report; one (1) copy dated within 30 days of application, if applicable.

 1 copy of Vicinity and Site Plan Maps (Only required for site specific proposals)

 Fees – Refer to the latest fees resolution to determine cost of application.

OFFICE USE ONLY 
Date Received:________________________ Application Number: 

Received By:_________________________ Complete Application Date: 

Fee Paid (date/time): Zoning of Site:________________________ 

Zoning of Adjacent Property: (North) (South) 

(East)  (West) 

Comp Plan Designation:________________ Comp Plan Adjacent Property:(North) 

(South) (East)  (West) 

OFFICE USE ONLY 
Planning Application Fee: $  Publication Fee: $ 

Fire Plan Check Fee: $  Mailing Fee: $ 

SEPA Fee: $  Technology Fee: $ 

TOTAL FEES: $ 

7/31/2018 #5132 (CPA2018-01) COMP. PLAN
#5133 (RZ2018-01) REZONE

Kim Shaw 7/31/2018

$2998.75/2:30 POS

Institutional

   MR6000

1650.00/275.00 200.00

150.00+$50.00 Signs

550.00 123.75

0

2998.75 

MR6000/UR6000

POS MR6000

 Mulitfamily

Multifamily/High Density SFR Multifamily High Density SFR

ATTACHMENT 3
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MONROE SCHOOL DISTRICT NO. 103 

COMPREHENSIVE PLAN AMENDMENT/REZONE

CITIZEN INITIATED COMPREHENSIVE PLAN AMENDMENT APPLICATION

& COMBINED PERMIT APPLICATION (LAND USE:  REZONE) 

JULY 2018 

APPENDICES 

ATTACHMENT – MSD Comprehensive Plan Amendment/Rezone Page 1 
BRENT PLANNING SOLUTIONS, LLC FOR MONROE SCHOOL DISTRICT #103 

APPENDIX I

APPENDIX I 

Provide a type written description of the proposal including any relevant background material. The 
proposed amendment application shall consist of at least the following information, and consistent 
with the Citizen Initiated Comprehensive Plan Amendment Application and Submittal Checklist: 

1. A description of the proposal, including any relevant background material;
1.a. If a request to amend the Comprehensive Plan Land Use Map is approved for 

consideration during the review cycle, staff may require additional information to be 
submitted including, but not limited to, an environmental review, traffic study, and 
utilities analysis. 

Response:  As provided for in Resolution No. 2012/020, the City of Monroe is now accepting 

“Citizen-Initiated” requests to amend the City of Monroe 2015-2035 Comprehensive Plan.  The 

amendments will be considered as part of the City’s 2018-2019 Plan amendment cycle.  The 

Monroe School District #103 is submitting a Comprehensive Plan Amendment (Docket 

Request) and concurrent rezone during this amendment cycle.  The Docket Request is a non-

project action proposal for the City of Monroe (City) to amend the Comprehensive Plan with a 

change to the Future Land Use Map and a concurrent rezone. 

The current Comprehensive Plan map designation of the site is “Institutional” and current 

implementing zoning is “Open Space”.  The District is requesting an amendment to the 

Comprehensive Plan – Future Land Use Map to the “Multifamily” designation (consistent with 

the adjacent area), as well as requesting a concurrent rezone to “Multifamily”. 

The City is currently in the process of bringing development regulations into compliance with 

the land use designation in the adopted 2015-2035 Comprehensive Plan.  The District’s 

proposed request would allow potential development consistent with the 2015-2035 

Comprehensive Plan and land use densities consistent with GMA requirements.  The 

“Multifamily” zoning designation would provide a range of density between 12 and 25 

dwelling units per acre where the infrastructure can support the density.  While there is not a 

project associated with the Docket Request, the density used for review in the Environmental 

Checklist was at the high-end of this range.  This was done to determine the full-range of the 

necessary infrastructure to serve any future land-use development proposal. 

RECEIVED 7/31/2018

ATTACHMENT 4
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ATTACHMENT – MSD Comprehensive Plan Amendment/Rezone Page 2 
BRENT PLANNING SOLUTIONS, LLC FOR MONROE SCHOOL DISTRICT #103 

Additionally, since the District’s request is to amend the Comprehensive Plan Land Use Map 

during the review cycle, City staff requested analysis and submittal of additional information.  

This included an environmental review, traffic study, and utilities analysis, which were based 

upon a conceptual site layout to provide discussion of potential environmental impacts of any 

future subsequent land-use.  The following items were prepared and have been submitted as a 

part of this application: 

Wetland and Stream Determination Report ............................................. Wetland Resources, Inc. 

Conceptual Site Layout ....................................................................... Harmsen & Associates, Inc. 

Memorandum (Transportation – Rezone Volume Analysis) ....... Gibson Traffic Consultants, Inc. 

Results of the analysis of showed compatibility of multifamily on the site.  While the study was 

of a conceptual site layout, future site-specific development proposals would be subject to a 

subsequent analysis (including a full SEPA environmental review) of the proposal, and review 

of any proposed measures to reduce or control impacts. 

Analysis of the conceptual site layout determined the following: 

 The on-site soils are conducive to erosion and would require on-site erosion control

measures during any clearing and/or site construction.  Any future development would meet

code requirements for grading and erosion control.

 Any future development of the site would generate emissions related to construction on the

site, which would be of short duration.  Any potential future residential development would

create emissions typical of a residential development.

 A minimal amount of oils, grease and other pollutants from paved areas could potentially

enter the ground or downstream surface waters through runoff.  As part of any future

development a drainage plan with water quality treatment would be provided for

stormwater collected from pollution-generating surfaces.

 No Priority Habitats or Species are known to be on the site or were observed during site

visits.  There is a nearby Vaux’s swift communal roost, which is designated a priority

habitat per the Washington Department of Fish and Wildlife (WDFW).  However,

development or construction on the subject property would not physically affect the

chimney where the roost is located.  Any development on the subject property would not

impact the designated priority habitat area.

 Noise levels would vary due to the type and usage of the equipment.  Construction noises

are only generated during those times and are usually of short duration for each activity.

 Long-term noise sources are those associated with the site use, including building functions,

on-site vehicles and any recreational areas that may be provided.

 Development consistent with the proposed designation would be related to residents and

based on units developed per acre.  Development at the high-end of the multifamily

designation could yield 288-296 units.  Based on 2.97 persons per household, potentially

879 residents could reside on the site.

 Any future development of the site would have to go through various permits from the City.

At that time, there would be a review of potential impacts related to traffic drainage and
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other site development impacts.  The proposal would allow development consistent with the 

Comprehensive Plan future land use map and provide a consistent implementing zone. 

 Future development would potentially change the views on and to the site from field areas

to developed housing.

 The conceptual site layout provided approximately 600 onsite parking spaces.

 The potential rezone, with a future development, would add vehicle trips to several City

intersections that are projected to operate at level of service E or F in 2035.  However, the

City has established a corridor level of service for its concurrency evaluation.  Based on the

concurrency corridor analysis contained in the City’s operational level of service appendix

of the City’s Transportation Plan the future 2035 level of service of the corridors are all

expected to operate at acceptable level of service D or better with the highest corridor delay

being on W Main Street East corridor that has a projected delay of 50 second per entering

vehicle.  The four intersections that the rezone (future development proposal) adds any

measurable trips to are:

 Main Street/Frylands Blvd (Int #9)

 Main Street Ramps with SR-522 (Int #10, 11)

 Main Street/179
th

 Street (Int #29)

The proposed rezone would add between 0.4% to 1.55% increase in volume to those 

corridor intersections or an average of less than 1% increase to the highest delay 

concurrency corridor.  The plan shows that W Main Street East corridor has a projected 

delay in 2035 of 50 seconds (without the rezone) while 55 seconds appears to be the 

threshold for LOS E (i.e., a delay increase capacity of approximately 10% before LOS E is 

likely to be reached). 

Any future development of the site would be required to provide a traffic study based on the 

number of units to be developed.  The study would review impacts and potential mitigation 

that may be necessary.  Frontage and pedestrian walkway improvements would be required. 

 A specific study on utility capacity was not performed.  The following provides details

regarding utilities (sanitary sewer, water, storm water) for the site area.

Sanitary sewer is available along Kelsey Street (10” line) and Columbia Street (8” line).  

The depth in Kelsey is approximately nine feet.  The length of the site might require 

multiple sewer connections or a pump for the future potential projects’ western-most units. 

Water is available along Kelsey Street (10” line) and Columbia Street (8” line).  The valley 

area of the City is generally known to have adequate capacity and pressure for future 

potential projects of this nature. 

All stormwater would need to be handled on-site through infiltration as there are no local 

storm connections that offer capacity for the future subsequent potential project.  The soils 

in the Monroe valley area are generally very conducive to infiltration and the site is 

expected to have no issues controlling stormwater runoff. All projects need to control 
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construction stormwater and protect it from pollutants and sediment.  With the site having 

free draining soils, the threat of soil erosion is small.  Standard Best Management Practices 

(BMPs) would be used during future subsequent potential project construction. 

Additional details are provided in the SEPA Environmental Checklist and combined 

application packet. 

2. Reference to the element(s) of the comprehensive plan that is proposed for amendment;

Response:  The District is requesting a Comprehensive Plan amendment to the Future Land

Use Map from “Institutional” to “Multifamily”.

3. Proposed amendment language, when applicable;

Response:  Not applicable.  The requested amendment is to the Future Land Use Map

designation only.

4. An explanation of why the amendment is being proposed;

Response:  The District is requesting the Comprehensive Plan Amendment and concurrent

rezone to allow other options to manage this site resource.  While the site is no longer used for

formal education programs, the location doesn’t lend itself for future school facilities.  The site

is located in close proximately to other schools that are developed.  The site is currently used as

an informal ballfield, which is used by the community.  The District does not use it for school

athletic programs or other school program uses.  There are other schools in the area that

provide such facilities for school-use.  A number of these fields have newer all-weather

surfaces allowing for additional opportunities for community use after school hours.

As the District has reviewed options for site use, the ability to process a Comprehensive Plan 

Amendment provides the opportunities for future development options that could provide 

additional funding for other needed school projects.  While there are currently no plans for the 

site, this Docket Request allows the best management of the site resource. 

5. A description and/or map of the property affected by the proposal;

Response:  The Subject Site includes three tax parcels (#27060100100400, 27060100205100,

and 27060100404500), totaling 12.41± acres in size (see Figure 1 – Vicinity Map and Figure 2

– Parcel Map).  Two of the parcels have physical addresses assigned (210 Kelsey Street and

447 W Columbia Street) and one parcel is described as vacant/undeveloped with no physical 

address. 

Generally, the property is bounded by residential use on the north (including an apartment 

complex), church property on the west, residential properties and W. Columbia Street on the 

south, and Kelsey Street on the east.  The current use is an informal ballfield, which is used by 
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the community.  The site is developed with four sports fields, which includes grass ballfields 

and a cinder track, associated buildings, bleachers, lighting and a parking lot.  The structures on 

site are in poor condition.  The vegetation is maintained lawn with a few scattered trees along 

the border of the site. 

Figure 2 – Site/Parcel Map 

6. The appropriate fee, as listed in the Fees Resolution in place at the time of application
submittal

Response:  The appropriate fee for the Comprehensive Plan Amendment and concurrent rezone 

will be paid as part of the application. 
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APPENDIX II 

Part A 

The Planning Commission will provide a recommendation to the City Council whether the 
proposed amendment should be considered for further review based on the following criteria: 

1. Consideration of the previous record if the amendment was reviewed and denied during a
previous amendment review cycle;

Response:  The Monroe School District has not applied for this amendment previously. 

2. The proposed amendment advances goals and policies of the comprehensive plan;

Response:  The proposed Comprehensive Plan Amendment advances the goals and policies of 

the Comprehensive Plan.  The Multifamily designation is consistent with the 2015-2035 City of 

Monroe Comprehensive Plan adopted Future Land Use Map.  The proposed zoning designation 

would provide the consistency with the Comprehensive Plan designation.  The density of 12-25 

units per acre has been used for review purposes only; however, it is consistent with forecast 

conditions as illustrated by the City in their Land Use and Housing Chapters of the 

Comprehensive Plan.  Recent trends are showing increases in multifamily developments.  

Higher density housing development also helps the City achieve goals of the downtown, Main 

Street growth and GMA supported infill development. 

The District does develop a Capital Facilities Plan (CFP), which outlines the present and future 

facilities need for the District.  The proposal is consistent with the District’s adopted CFP.  The 

proposed Docket Request is consistent with the District’s determination that the Subject Site is 

no longer an athletic resource for school-use. 

The existing infrastructure allows future development on the site with appropriate development 

improvements and satisfying the City development standards. 

3. The proposed amendment is consistent with the goals and regulations of the Growth
Management Act;

RCW 36.70A contains many elements that address development in regards to the Growth 

Management Act.  Of particular consideration are the planning goals contained in RCW 

36.70A.020.  This amendment request is consistent with those planning goals and are addressed 

below in italics.  As stated in the RCW, “The following goals are adopted to guide the 

development and adoption of comprehensive plans and development regulations of those 

counties and cities that are required or choose to plan under RCW 36.70A.040.  The following 

goals are not listed in order of priority and shall be used exclusively for the purpose of guiding 

the development of comprehensive plans and development regulations:” 

RECEIVED 7/31/2018
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(1) Urban growth. Encourage development in urban areas where adequate public facilities and 
services exist or can be provided in an efficient manner. 

Response:  The proposal would provide a Comprehensive Plan – Future Land Use Map 

change from “Institutional” to “Multifamily” and concurrent rezone.  This would allow the 

Subject Site to develop consistent with the surrounding urban area.  The area is served by 

urban-level public facilities and services, including utilities. 

(2) Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into sprawling, low-
density development. 

Response:  The proposal would reduce sprawl by allowing infill of high-density 

multifamily development within the City. 

(3) Transportation. Encourage efficient multimodal transportation systems that are based on regional 
priorities and coordinated with county and city comprehensive plans. 

Response:  Through infill high-density development within the City, transportation 

systems are better able to accommodate residents and commuters, who could take 

advantage of mass transit and alternative forms of transportation.  Preliminary evaluation 

suggests that the existing street system would accommodate multifamily development on 

the Subject Site. 

(4) Housing. Encourage the availability of affordable housing to all economic segments of the 
population of this state, promote a variety of residential densities and housing types, and 
encourage preservation of existing housing stock. 

Response:  This proposal would allow vacant land to be redeveloped into multifamily use.  

Through encouraging appropriate infill of high-density development within the City, a 

variety of residential densities and housing types would be offered.  This increases the 

residential options, which helps to keep housing affordable and available to all economic 

segments and further encourages preservation of existing housing stock. 

(5) Economic development. Encourage economic development throughout the state that is 
consistent with adopted comprehensive plans, promote economic opportunity for all citizens of 
this state, especially for unemployed and for disadvantaged persons, promote the retention and 
expansion of existing businesses and recruitment of new businesses, recognize regional 
differences impacting economic development opportunities, and encourage growth in areas 
experiencing insufficient economic growth, all within the capacities of the state's natural 
resources, public services, and public facilities. 

Response:  The Monroe School District routinely evaluates their facilities and properties 

for long-term viability and to evaluate necessity.  The Subject Site is no longer necessary 

to serve the program needs of students in the District.  It was therefore decided to pursue 

options for the future use of the site for a non-school use. 

(6) Property rights. Private property shall not be taken for public use without just compensation 
having been made. The property rights of landowners shall be protected from arbitrary and 
discriminatory actions. 

Response:  The request does not impact property rights of other land owners, but allows 

the Monroe School District to plan for a future use of the Subject Site for a non-school use, 

as a private property.  The District therefore is seeking to have the Comprehensive Plan – 
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Future Land Use Map changed to a designation and zoning consistent with a non-school 

site, and compatible with the adjacent multifamily designations. 

(7) Permits. Applications for both state and local government permits should be processed in a timely 
and fair manner to ensure predictability. 

Response:  This Docket Request will follow the prescribed timing as outlined by the City.  

As stated on the City’s website:  As provided for in Resolution No. 2012/020, the City of 

Monroe is now accepting “Citizen-Initiated” requests to amend the City of Monroe 2015-

2035 Comprehensive Plan.  The amendments will be considered as part of the City’s 2018-

2019 Plan amendment cycle. 

The existing sport field use was granted through proper governmental approvals more than 

20 years ago.  Any future land-use application would be required to apply through the City, 

and be subject to then current processes and timeframes for approval.  The proposed 

request would allow potential development consistent with the 2015-2035 Comprehensive 

Plan and land use densities consistent with GMA requirements. 

(8) Natural resource industries. Maintain and enhance natural resource-based industries, including 
productive timber, agricultural, and fisheries industries. Encourage the conservation of productive 
forestlands and productive agricultural lands, and discourage incompatible uses. 

Response:  Natural resource industries would not be impacted with the approval of this 

amendment. 

(9) Open space and recreation. Retain open space, enhance recreational opportunities, conserve fish 
and wildlife habitat, increase access to natural resource lands and water, and develop parks and 
recreation facilities. 

Response:  While approval of this amendment does remove a perceived open space with 

recreational opportunities for the neighborhood, the Subject Site is not a public park, but 

rather a school property.  School property must either be serving the District, typically in 

meeting programing needs of students, or potentially be surplused in the future. 

Multifamily development of the site in the future may be subject to parks mitigation and/or 

open space requirements from the City. 

(10) Environment. Protect the environment and enhance the state's high quality of life, including air 
and water quality, and the availability of water. 

Response:  The Subject Site was reviewed for any wetlands and/or critical areas.  There 

are none on or adjacent to the property.  The area has both public water and sanitary sewer 

service provided by the City.  Impacts on environmental elements, including air and water 

quality, and the availability of water, would be reviewed in conjunction with the review of 

environmental impacts of any future subsequent land-use proposal. 

(11) Citizen participation and coordination. Encourage the involvement of citizens in the planning 
process and ensure coordination between communities and jurisdictions to reconcile conflicts. 

Response:  The Monroe School District has held a community discussion at a school board 

meeting to discuss the proposal.  There would be additional opportunities for area residents 

to provide input during the City’s Docket process, as well as any future District property 

evaluation.  The proposed request would allow potential development consistent with the 
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2015-2035 Comprehensive Plan and land use densities consistent with GMA requirements.  

The City’s plan updates have a public process with participation of the community. 

(12) Public facilities and services. Ensure that those public facilities and services necessary to support 
development shall be adequate to serve the development at the time the development is 
available for occupancy and use without decreasing current service levels below locally 
established minimum standards. 

Response:  The sports fields no longer serve the programing needs of school students in 

the Monroe School District and are not utilized for school-use.  Preliminary evaluation 

shows adequate levels of service for area utilities, and public facilities and services to serve 

the Subject Site with development similar to the surrounding area (multifamily). 

Approval of the Docket Request would provide future planning flexibility to the District, a 

public service provider, and follows the timing and regulations of the City planning 

processes. 

(13) Historic preservation. Identify and encourage the preservation of lands, sites, and structures, that 
have historical or archaeological significance. 

Response:  The Subject Site is not known to have any structures of historic significance, 

nor has it been mapped on the Washington Department of Archaeology and Historic 

Preservation’s WISSARD system online.  The Monroe School District is unaware of any 

archaeological or historical significance regarding the Subject Site. 

4. The relationship of the proposed amendment to other City codes and regulations; and

Response:  The proposed Comprehensive Plan Amendment is consistent with the City codes 

and regulations.  The City is currently in the process of bringing development regulations into 

compliance with the land use designation in the adopted 2015-2035 Comprehensive Plan.  The 

proposed request would allow potential development consistent with the 2015-2035 

Comprehensive Plan and land use densities consistent with GMA requirements. 

The “Multifamily” zoning designation would provide a range of density between 12 and 25 

dwelling units per acre where the infrastructure can support the density, and be consistent with 

the surrounding developments.  The City is currently reviewing zoning designations to be 

consistent with the adopted land use map.  Analysis of the conceptual site layout included 

review of the City’s proposed chapter on Multifamily Zoning Residential Zoning Districts, 

which promotes the small town character of Monroe with provision of compatible multifamily 

housing stock and encourages Multifamily: 

…for land that is located convenient to principal arterials and business and

commercial activity centers where a full range of public facilities and services to 

support urban development exists.  Multifamily residential zoning districts are 

intended for areas of infill housing and housing developments for seniors and other 

special housing groups. 

Since the Subject Site no longer serves the programming needs of students, the Monroe School 

District is requesting a Comprehensive Plan Amendment to the Future Land Use Map 
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designation from “Institutional” to “Multifamily”, which is an appropriate non-school use 

designation that is compatible with the surrounding area.  Approval of the Docket Request 

would provide future flexibility to the District, a public service provider, and follows the timing 

and regulations of the City planning processes. 

5. The cumulative effect(s) of the proposed plan amendment(s).

Response:  The proposed request would allow potential development consistent with the 2015-

2035 Comprehensive Plan and land use densities consistent with GMA requirements.  The 

proposed Comprehensive Plan Amendment cumulative effects(s) would allow the Monroe 

School District to potentially surplus property no longer needed for school-use, which is 

supported by the MSD Capital Facilities Plan (CFP). 

If the Comprehensive Plan amendment and rezone are approved, the property would have the 

potential to provide increased multifamily housing land within the City of Monroe to better 

meet increasing population demands. 

Part B 

A comprehensive plan amendment may be approved or approved with modifications: 

1. Each amendment:
a. Shall not adversely affect public health, safety, or welfare in any significant way;
b. Shall be consistent with the overall goals and intent of the comprehensive plan;
c. Shall be in compliance with the Growth Management Act and other State and Federal

laws; and
d. Must be weighed in light of cumulative effects of other amendments being considered.

Response:  The proposed Comprehensive Plan Amendment would not adversely affect public 

health, safety, or welfare in any significant way.  It is consistent with the overall goals and 

intent of the Comprehensive Plan.  It is in compliance with the Growth Management Act and 

other State and Federal laws.  When weighed in light of cumulative effects of other 

amendments being considered, the proposal continues to provide a benefit to the Monroe 

School District and the City of Monroe. 

The proposed request would allow potential development consistent with the 2015-2035 

Comprehensive Plan and land use densities consistent with GMA requirements. 

Impacts on environmental elements, including public health, safety, or welfare, and the 

compatibility and consistency with the overall goals and intent of the Comprehensive Plan, 

would be reviewed in conjunction with the review of environmental impacts of any future 

subsequent land-use proposal. 
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2. In addition to the above mandatory requirements, any proposed amendment must meet the
following criteria unless compelling reasons justify its adoption without meeting them:
a. Addresses needs or changing circumstances of the City as a whole or resolves

inconsistencies between the Monroe Comprehensive Plan and other city plans or
ordinances.

Response:  The City is currently in the process of bringing development regulations into 

compliance with the land use designation in the adopted 2015-2035 Comprehensive Plan.  

The proposed request would allow potential development consistent with the 2015-2035 

Comprehensive Plan and land use densities consistent with GMA requirements. 

The “Multifamily” zoning designation would provide a range of density between 12 and 25 

dwelling units per acre where the infrastructure can support the density, and be consistent 

with the surrounding developments.  The Subject Site is in an area of high-density 

multifamily development. 

The proposed Comprehensive Plan Amendment addresses the needs and changing 

circumstances of the City as a whole because the Monroe School District is a public 

service provider.  The District is the provider of public school education service within the 

City and has determined this Docket Request is necessary.  The District routinely evaluates 

their facilities and properties for long-term viability and to evaluate necessity.  The Subject 

Site is no longer serving the program needs of students in the District.  It was therefore 

decided to pursue a plan for the future use of the site for a non-school use. 

b. Environmental impacts have been disclosed and/or measures have been included that
reduce possible adverse impacts.

Response:  The proposed Comprehensive Plan Amendment is a non-project action.  The 

Monroe School District prepared a SEPA Environmental Checklist, which discusses the 

anticipated potential environmental impacts.  Project-level environmental impacts would 

be reviewed in conjunction with the review of any future subsequent land-use proposal. 

c. Is consistent with the land uses and growth projections that were the basis of the
comprehensive plan and/or subsequent updates to growth allocations.

Response:  The proposed Docket Request would be consistent with the land uses and 

growth projections that were the basis of the comprehensive plan and/or subsequent 

updates to growth allocations.  Granting the appropriate non-school designation 

(multifamily) adds buildable land for high-density residential infill in the City, which is 

consistent with the Housing, Land Use Assumptions, which rely on land use strategies to 

accommodate the City’s housing unit needs through 2035.  Some objectives include: 

 Encouraging infill opportunities within existing City limits

 Encouraging the provision of diverse housing types in all areas of Monroe
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 Encouraging housing growth near existing services, including park facilities

The request is necessitated because of changing circumstances as the sport fields are no 

longer useful or viable for the Monroe School District.  In order to consider a future 

surplus of the properties, the Comprehensive Plan designation and zoning for the Subject 

Site need to be for non-school use.  That action would provide increased residential 

(multifamily) infill land within the City, thereby meeting the goals of the Comprehensive 

Plan. 

The proposed request would allow potential development consistent with the 2015-2035 

Comprehensive Plan and land use densities consistent with GMA requirements. 

d. Is compatible with neighboring land uses and surrounding neighborhoods, if applicable.

Response:  The proposed Docket Request is to provide future consistency with 

neighboring land uses and surrounding neighborhoods.  The City is currently in the process 

of bringing development regulations into compliance with the land use designation in the 

adopted 2015-2035 Comprehensive Plan.  The “Multifamily” zoning designation would 

provide a range of density between 12 and 25 dwelling units per acre where the 

infrastructure can support the density, and be consistent with the surrounding 

developments. 

The sports fields no longer serve the programing needs of school students in the Monroe 

School District.  Preliminary evaluation shows adequate levels of service for area utilities, 

and public facilities and services to serve the Subject Site with development similar to the 

surrounding area (multifamily). 

Approval of the Docket Request would provide future flexibility to the District, a public 

service provider, and follows the timing and regulations of the City planning processes. 

e. Is consistent with other plan elements and the overall intent of the comprehensive plan.

Response:  The proposed request would allow potential development consistent with the 

2015-2035 Comprehensive Plan and land use densities consistent with GMA requirements. 

The proposed Docket Request is consistent with the overall intent of the Comprehensive 

Plan as demonstrated within the application packet (including attachments and 

appendices), the SEPA Environmental Checklist and the Monroe School District’s Capital 

Faculties Plan. 
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CITY OF MONROE 

2015 – 2035 Comprehensive Plan 
Future Land Use Map (FLUM) 

Designations 

 

Single-Family Residential – Low 
Density
Single-Family Residential – Medium 
Density
Single-Family Residential – High 
Density
Multifamily Residential 

Mixed Use 

Institutional 

Parks 

Downtown Commercial 

General  Commercial 
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CITY OF MONROE 

Zoning Designations 

 Single-Family Residential  (R4) 

Single-Family Residential (R7) 

Single-Family Residential (R15) 

Multifamily Residential (R25) 

Mixed Use – Neighborhood (MN) 

Institutional 

Parks 

Downtown Commercial 

General  Commercial 

Mixed Use – General (MG) 
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Page 1 of 3 Ordinance No. 026/2019 
AB19-263 and AB20-014 

CITY OF MONROE 
ORDINANCE NO. 026/2019 

AN ORDINANCE OF THE CITY OF MONROE, 
WASHINGTON, RELATING TO THE 2018 - 2019 ANNUAL 
COMPREHENSIVE PLAN AMENDMENT CYCLE; 
AMENDING THE 2015 – 2035 COMPREHENSIVE PLAN 
FUTURE LAND USE MAP DESIGNATION FOR 
SNOHOMISH COUNTY TAX PARCEL NOS. 
27060100100400, 27060100205100 AND 27060100404500 
FROM INSTITUTION TO MULTIFAMILY; ADOPTING THE 
MONROE AND SNOHOMISH SCHOOL DISTRICTS’ 2018 - 
2023 CAPITAL FACILITIES PLANS; PROVIDING FOR 
SEVERABILITY; AND ESTABLISHING AN EFFECTIVE 
DATE 

WHEREAS, the Growth Management Act (Chapter 36.70A RCW) gives authority 
to cities to update their comprehensive plans once per year so that the cumulative effects 
of all proposed amendments can be analyzed for consistency and the overall effect on 
the remainder of the plan; and 

WHEREAS, the cumulative effects of all proposed amendments to the 
comprehensive plan have been analyzed concurrently by the City of Monroe so that the 
cumulative effect of such proposals has been ascertained; and 

WHEREAS, the City complied with all applicable City of Monroe Comprehensive 
Plan Amendment Procedures found in Chapter 22.74 MMC, Comprehensive Plan 
Amendments, Title 22 MMC, Unified Development Regulations, and other applicable 
federal, state, and local regulations; and 

WHEREAS, the City provided notice of the proposed Comprehensive Plan 
Amendments on the City’s webpage, through direct mailing, posting, and publication of 
hearing notices in the Everett Daily Herald; and 

WHEREAS, the Monroe Planning Commission held a duly advertised public 
hearing on October 28, 2019, which was extended to November 11, 2019, to consider the 
proposed Comprehensive Plan Amendments; and 

WHEREAS, the Planning Commission adopted Findings of Fact and Conclusions 
of Law on November 25, 2019, recommending approval of proposed amendments 
CPA2018-A and CPA2018-B, School Impact Fees, and denial of proposed amendment 
CPA2018-01, Monroe School District Site, to the 2015 – 2035 Comprehensive Plan; and 

WHEREAS, the City Council reviewed the proposed Monroe Planning 
Commission recommendations at their January 14, 2020 meeting; and 
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WHEREAS, the Monroe City Council declines to adopt the Planning Commission’s 
recommendation contained within the Findings of Fact and Conclusions of Law; and 

 
WHEREAS, the Monroe City Council adopts the the Findings of Fact and 

Conclusions of Law contained in Attachment 15 to AB20-014 to approve the proposed 
amendments identified by CPA2018-A and CPA2018-B, and CPA2018-01; and  

 
WHEREAS, the Monroe City Council, after considering all information received, 

has determined to adopt the amendments, as provided in this ordinance. 
 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE, 

WASHINGTON, DO ORDAIN AS FOLLOWS:  
 
Section 1. CPA2018-A and CPA2018-B: School Impact Fees.  The Monroe City 

Council hereby adopts the Monroe School District No. 103 Capital Facilities Plan 2018 - 
2023 and the Snohomish School District Capital Facilities Plan 2018 - 2023 into the 
Capital Facilities Element, incorporated by this reference, as if set forth in full. 

 
Section 2. CPA2018-01: Monroe School District Site FLUM Amendment.  The 

Monroe City Council hereby adopts proposed amendment CPA2018-01 to the 2015 – 
2035 Comprehensive Plan Future Land Use Map (FLUM), amending the designations of 
the sites known as Marshall Field and Memorial Stadium, identified by Snohomish County 
tax parcel numbers 27060100100400, 27060100205100, and 27060100404500, from 
“Institution” to “Multifamily.”  Pursuant to MMC 22.74.040(G), the Mayor is hereby 
authorized to sign the revised FLUM and take such other actions as may be reasonably 
necessary to effectuate said amendment.   

 
Section 3. Findings, Conclusions, and Analysis. In support of the amendments 

approved in this ordinance, the Monroe City Council adopts the above recitals, together 
with the content of Attachment 15 to Agenda Bill No. 20-014. Without limitation of the 
foregoing, the City Council expressly declines to adopt the Planning Commission’s 
Findings of Fact and Conclusions of Law dated November 15, 2019. 

 
Section 4. Ordinance to Be Transmitted to Department. Pursuant to  

RCW 36.70A.106, the City will transmit this ordinance to the Washington State 
Department of Commerce within ten days after final adoption. 

 
Section 5. Severability. If any section, sentence, clause or phrase of this 

ordinance or any section of the Monroe Municipal Code adopted or amended hereby 
should be held to be invalid or unconstitutional by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not affect the validity or constitutionality of any other 
section, sentence, clause or phrase of this ordinance or code section. 

 
Section 6. Effective Date. This ordinance, being an exercise of a power 

specifically delegated to the City legislative body, is not subject to referendum and shall 
take effect five (5) days after passage and publication of an approved summary thereof 
consisting of the title.  
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ADOPTED by the City Council and APPROVED by the Mayor of the City of 
Monroe, at a regular meeting held this ___ day of ________, 2020.  
 
 
First Reading:  December 10, 2019 
Final Reading: January 14, 2020 
Published: January 17, 2020 
Effective: January 22, 2020 

 
  
(SEAL) 

CITY OF MONROE, WASHINGTON:  
 
 
 
       
Geoffrey Thomas, Mayor 
 

 
ATTEST: 
 
 
 
      
Cheri Hurst, Authorized Designee  
of the City Clerk 

 
APPROVED AS TO FORM: 
 
 
 
        
J. Zachary Lell, City Attorney 
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CITY OF MONROE 
ORDINANCE NO. 026/2019 

AN ORDINANCE OF THE CITY OF MONROE, 
WASHINGTON, RELATING TO THE 2018 - 2019 ANNUAL 
COMPREHENSIVE PLAN AMENDMENT CYCLE; 
AMENDING THE 2015 – 2035 COMPREHENSIVE PLAN 
FUTURE LAND USE MAP; ADOPTING THE MONROE AND 
SNOHOMISH SCHOOL DISTRICTS’ 2018 - 2023 CAPITAL 
FACILITIES PLANS; PROVIDING FOR SEVERABILITY; 
AND ESTABLISHING AN EFFECTIVE DATE 

WHEREAS, the Growth Management Act (Chapter 36.70A RCW) gives authority 
to cities to update their comprehensive plans once per year so that the cumulative effects 
of all proposed amendments can be analyzed for consistency and the overall effect on 
the remainder of the plan; and 

WHEREAS, the cumulative effects of all proposed amendments to the 
comprehensive plan have been analyzed by the City of Monroe; and 

WHEREAS, the City complied with all applicable City of Monroe Comprehensive 
Plan Amendment Procedures found in Chapter 22.74 MMC, Comprehensive Plan 
Amendments, Title 22 MMC, Unified Development Regulations, and other applicable 
federal, state, and local regulations; and 

WHEREAS, the City provided notice of the proposed Comprehensive Plan 
Amendments on the City’s webpage, through direct mailing, posting, and publication of 
hearing notices in the Everett Daily Herald; and 

WHEREAS, the Monroe Planning Commission held a duly advertised public 
hearing on October 28, 2019, which was extended to November 11, 2019, to consider the 
proposed Comprehensive Plan Amendments; and 

WHEREAS, the Planning Commission adopted Findings of Fact and Conclusions 
of Law on November 25, 2019, recommending approval of proposed amendments 
CPA2018-A and CPA2018-B, School Impact Fees, and denial of proposed amendment 
CPA2018-01, Monroe School District Site, to the 2015 – 2035 Comprehensive Plan; and 

WHEREAS, the City Council reviewed the proposed Monroe Planning 
Commission recommendations at their January 14, 2020, meeting; and 

WHEREAS, the Monroe City Council adopts the Planning Commission’s 
recommendation contained within the Findings of Fact and Conclusions of Law to 
approve the proposed amendments identified by CPA2018-A and CPA2018-B regarding 
school impact fees; and  
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WHEREAS, the Monroe City Council adopts the Planning Commission’s 
recommendation contained within the Findings of Fact and Conclusions of Law to deny a 
proposed amendment to the 2015 – 2035 Comprehensive Plan Future Land Use Map 
(FLUM), identified by CPA2018-01; and 

 
WHEREAS, the Monroe City Council, after considering all information received, 

has determined to adopt those amendments, as provided in this ordinance. 
 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE, 

WASHINGTON, DO ORDAIN AS FOLLOWS:  
 
Section 1. CPA2018-A and CPA2018-B: School Impact Fees.  The Monroe City 

Council hereby adopts the Monroe School District No. 103 Capital Facilities Plan 2018 - 
2023 and the Snohomish School District Capital Facilities Plan 2018 - 2023 into the 
Capital Facilities Element, incorporated by this reference, as if set forth in full. 

 
Section 2. CPA2018-01: Monroe School District Site FLUM Amendment.  The 

Monroe City Council hereby denies an amendment to the 2015 – 2035 Comprehensive 
Plan Future Land Use Map (FLUM), amending the designations of the sites known as 
Marshall Field and Memorial Stadium, identified by Snohomish County tax parcel 
numbers 27060100100400, 27060100205100, and 27060100404500, from “Institution” 
to “Multifamily.” 

 
Section 3. Findings, Conclusions, and Analysis. In support of the decisions 

concerning the proposed comprehensive plan amendments in this ordinance, the Monroe 
City Council adopts the above recitals and the Planning Commission Findings of Fact and 
Conclusions of Law dated November 25, 2019, as provided in Attachment 10 to AB20-
014, and incorporated by this reference as if set forth in full. 

 
Section 4. Ordinance to Be Transmitted to Department. Pursuant to  

RCW 36.70A.106, the City will transmit this ordinance to the Washington State 
Department of Commerce within ten days after final adoption. 

 
Section 5. Severability. If any section, sentence, clause or phrase of this 

ordinance or any section of the Monroe Municipal Code adopted or amended hereby 
should be held to be invalid or unconstitutional by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not affect the validity or constitutionality of any other 
section, sentence, clause or phrase of this ordinance or code section. 

 
Section 6. Effective Date. This ordinance, being an exercise of a power 

specifically delegated to the City legislative body, is not subject to referendum and shall 
take effect five (5) days after passage and publication of an approved summary thereof 
consisting of the title.  
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ADOPTED by the City Council and APPROVED by the Mayor of the City of 
Monroe, at a regular meeting held this ___ day of ________, 2020.  
 
 
First Reading:  December 10, 2019 
Final Reading: January 14, 2020 
Published: January 17, 2020 
Effective: January 22, 2020 

 
  
(SEAL) 

CITY OF MONROE, WASHINGTON:  
 
 
 
       
Geoffrey Thomas, Mayor 
 

 
ATTEST: 
 
 
 
      
Cheri Hurst, Authorized Designee  
of the City Clerk 

 
APPROVED AS TO FORM: 
 
 
 
        
J. Zachary Lell, City Attorney 
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CITY OF MONROE  
ORDINANCE NO. 027/2019 

AN ORDINANCE OF THE CITY OF MONROE, 
WASHINGTON AMENDING THE ZONING DESIGNATION 
OF THE PARCELS COMPRISING THE SITES KNOWN AS 
MARSHALL FIELD AND MEMORIAL STADIUM FROM 
INSTITUTIONAL (IN) TO MULTIFAMILY RESIDENTIAL 
(R25); PROVIDING FOR SEVERABILITY; AND FIXING A 
TIME WHEN THE SAME SHALL BECOME EFFECTIVE 

WHEREAS, the Monroe School Distract submitted an application on July 31, 2018, 
for a citizen-initiated amendment to the City of Monroe’s Official Zoning Map to a rezone 
certain property with an area of 12.4 acres, which is identified by Snohomish County tax 
parcel numbers 27060100100400, 27060100205100, and 27060100404500, and 
commonly known as Marshall Field and Memorial Stadium, from Institutional (IN) to 
Multifamily Residential (R25); and  

WHEREAS, the City of Monroe SEPA Responsible Official issued a Determination 
of Non Significance (DNS) for this proposal on July 3, 2019; and 

WHEREAS, the Monroe Planning Commission held a duly advertised public 
hearing on October 28, 2019, which was extended to November 11, 2019, to consider the 
proposed rezone; and 

WHEREAS, as a result of such public hearing, the City of Monroe Planning 
Commission has adopted Findings of Fact and Conclusions of Law dated November 25, 
2019, and forwarded a recommendation to the Monroe City Council for denial of the 
proposed rezone; and 

WHEREAS, the City Council reviewed the Planning Commission’s 
recommendation at the December 10, 2019 and January 14, 2020, regular City Council 
meetings, and determined that the zoning of the subject site should be amended; and 

WHEREAS, the City Council further finds that the proposed rezone has been 
processed in material compliance with all applicable state and local procedures, including 
without limitation, the provisions of Title 22 MMC; and  

WHEREAS, the proposed rezone was applied for and processed concurrently with 
a proposed amendment to the subject property’s designation on the Future Land Use 
Map (FLUM) of the City’s Comprehensive Plan, which amendment was approved by the 
City Council by the adoption of Ordinance No. 026/2019 on January 14, 2020; and   

WHEREAS, the Monroe City Council finds that the proposed rezone bears a 
substantial relationship to the public health, safety, morals and general welfare, and is 
consistent with and will implement the City’s Comprehensive Plan, as amended by 
Ordinance No. 026/2019; and  

WHEREAS, the Monroe City Council, after considering all information received, has 
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opted to adopt the amendment, as provided in this ordinance, and approve the rezone. 
 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE, 

WASHINGTON, DO ORDAIN AS FOLLOWS:  
 

 Section 1. Monroe School District Rezone (RZ2018-01).  The Monroe City 
Council hereby approves the zoning reclassification of certain property situated in the 
vicinity of North Kelsey Street and West Columbia Street, Monroe, Washington, in 
Township 27 North, Range 06 East, Section 01, Willamette Meridian (W.M.) on 
Snohomish County tax parcel numbers 27060100100400, 27060100205100, and 
27060100404500, from Institutional (IN) to Multifamily Residential (R25), as shown on the 
attached Exhibit A, and incorporated by this reference as if set forth in full. The City 
Council hereby authorizes and directs that the official zoning map of the City be amended 
to reflect said rezone, in accordance with MMC 22.14.030(D), Amendments.  
 

Section 2. Findings.  The Monroe City Council hereby adopts the above recitals, 
together with the content of Attachment 15 to Agenda Bill No. 20-014, in support of the 
zoning map amendment effectuated by this ordinance.  Without limitation of the foregoing, 
the City Council expressly declines to adopt the Planning Commission’s Findings of Fact 
and Conclusions of Law dated November 15, 2019, regarding the subject rezone.   
  

Section 3. Severability.  If any section, sentence, clause or phrase of this 
ordinance should be held to be invalid or unconstitutional by a court of competent 
jurisdiction, such invalidity or unconstitutionality shall not affect the validity or 
constitutionality of any other section, sentence, clause or phrase of this ordinance. 

 
Section 4. Effective Date.  This ordinance, being an exercise of a power 

specifically delegated to the City legislative body, is not subject to referendum and shall 
take effect five (5) days after passage and publication of an approved summary thereof 
consisting of the title. 
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 ADOPTED by the City Council and APPROVED by the Mayor of the City of 
Monroe, at a regular meeting held this _____ day of __________, 2020. 
 
First Reading: December 10, 2019 
Final Reading January 14, 2020 
Published: January 17, 2020 
Effective: January 22, 2020 

 
 
(SEAL) 

CITY OF MONROE, WASHINGTON:  
 
 
 
       
Geoffrey Thomas, Mayor 
 

 
ATTEST: 
 
 
 
      
Cheri Hurst, Authorized Designee  
of the  City Clerk 

 
APPROVED AS TO FORM: 
 
 
 
        
J. Zachary Lell, City Attorney 
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CITY OF MONROE 
ORDINANCE NO. 028/2019 

AN ORDINANCE OF THE CITY OF MONROE, 
WASHINGTON, AMENDING MONROE MUNICIPAL CODE 
SECTION 3.50.100, IMPACT FEE SCHEDULE; PROVIDING 
FOR SEVERABILITY; AND ESTABLISHING AN EFFECTIVE 
DATE 

WHEREAS, pursuant to Chapter 82.02 RCW, and in cooperation with Monroe 
School District No. 103 and Snohomish School District No. 201, the City of Monroe has 
adopted the School Impact Fee Mitigation Program, codified at Chapter 3.50 MMC; and 

WHEREAS, the City of Monroe imposes school impact fees under the authority of 
the Growth Management Act and tenders those fees to the affected school districts; and 

WHEREAS, Chapter 3.50 of the Monroe Municipal Code sets forth the impact fees 
to be collected for new development based on the adopted Capital Facilities Plans of the 
Monroe School District and the Snohomish School District, which are incorporated into 
the Capital Facilities Element of the Monroe Comprehensive Plan by reference; and 

WHEREAS, the City Council finds it appropriate to amend Chapter 3.50 of the 
Monroe Municipal Code to revise the regulatory language governing the collection of 
school impact fees for consistency with the 2015 – 2035 City of Monroe Comprehensive 
Plan; and  

WHEREAS, the Monroe City Council considered the recommendation of the 
Monroe Planning Commission and determined to approve the amendments set forth 
herein; and  

WHEREAS, the amendments set forth in this ordinance are consistent with and 
will implement the applicable provisions of the City of Monroe 2015 - 2035 
Comprehensive Plan, adopted through Ordinance No. 021/2015, and subsequently 
amended by Ordinance Nos. 022/2015 and 024/2017. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE, 
WASHINGTON, DO ORDAIN AS FOLLOWS: 

Section 1. Amendment of Section 3.50.100 MMC. Monroe Municipal Code 
(MMC) Section 3.50.100, Impact Fee Schedule, is hereby amended as follows: 

3.50.100 Impact Fee Schedule. 

School impact fees, through December 31, 202[1]3: 
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School District Single-Family 
Multifamily, 1 
Bedroom Per 
Dwelling Unit 

Multifamily, 2+ 
Bedrooms Per 
Dwelling Unit 

Monroe No. 103 $3,956[2,749] $0 $6,276[3,032] 

Snohomish No. 201 $0 $0 $0 

 
Section 2. Severability. If any section, sentence, clause or phrase of this 

ordinance should be held to be invalid or unconstitutional by a court of competent 
jurisdiction, such invalidity or unconstitutionality shall not affect the validity or 
constitutionality of any other section, sentence.  

 
Section 3. Effective Date. This ordinance, being an exercise of a power 

specifically delegated to the City legislative body, is not subject to referendum, and shall 
take effect five (5) days after passage and publication of an approved summary thereof 
consisting of the title. 
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ADOPTED by the City Council and APPROVED by the Mayor of the City of 
Monroe, at a regular meeting held this ___ day of ________, 2020.  
 
First Reading:  December 10, 2019 
Final Reading: January 14, 2020 
Published: January 17, 2020 
Effective: January 22, 2020 

 
  
(SEAL) 

CITY OF MONROE, WASHINGTON:  
 
 
 
       
Geoffrey Thomas, Mayor 
 

 
ATTEST: 
 
 
 
      
Cheri Hurst, Authorized Designee  
of the City Clerk 

 
APPROVED AS TO FORM: 
 
 
 
        
J. Zachary Lell, City Attorney 
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November 25, 2019 

Shana Restall, Principal Planner 
Leigh Anne Barr, C.P.T., Permit Specialist 

Leigh Anne, 

I have answered yes or to the affirmative that CPA2018-01 does meet all of the following criteria: 

1. Each amendment:
a. Shall not adversely affect public health, safety, or welfare in any significant way;
b. Shall be consistent with the overall goals and intent of the comprehensive plan, as amended by the
proposals; 
c. Shall comply with the Growth Management Act and other state and federal laws; and
d. Must be weighed in light of cumulative effects of other amendments being considered.
2. In addition to the above mandatory requirements, any proposed amendment must meet the
following criteria unless compelling reasons justify its adoption without meeting them: 
a. Addresses needs or changing circumstances of the city as a whole or resolves inconsistencies
between the Monroe comprehensive plan and other city plans or ordinances; 
b. Environmental impacts have been disclosed and/or measures have been included that reduce
possible adverse impacts; 
c. Is consistent with the land uses and growth projections that were the basis of the comprehensive
plan and/or subsequent updates to growth allocations; 
d. Is compatible with neighboring land uses and surrounding neighborhoods, if applicable; and
e. Is consistent with other plan elements as amended by the proposals.

I do value all of the public input and public testimony, however I think the Planning Commission could 
have done a better job explaining to those who were present exactly how much of the area surrounding 
the subject property is currently zoned multifamily.  Those members of the public present at the 
meeting may not be aware of that fact due to current uses and the appearance that it is zoned single 
family. Proper planning means density is concentrated in areas near transit, shopping and other 
essential services. 

The other item Planning Commission could have done a better job with is focus on the request of what 
is essentially a private citizen requesting a rezone due to the fact that their board determined they no 
longer needed the land.  This lack of focus caused wasted time inquiring as to why the District 
Administration building couldn't be built on this site.  That question should have been asked at a District 
Board Meeting. 

It also felt like there was push-back because of interest that it become a public park.  This is also outside 
the scope of what we have been asked to do.  Our Park Liaison, Commission Stanger, has expressed that 
the Parks Department is understaffed at the current time and we also have an above average amount of 
park acreage for a city our size.  I would hope the increase in park areas due to the Cadman 
Redevelopment would meet the needs of anyone who argues for more parks.  This will add a large 
amount of open public space not far from downtown. 

It is my opinion that there were two groups under-represented at the public hearing: developers who 
have told us that there is a lack of open, buildable land zoned multifamily and those individuals who 
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work in Monroe and would like to rent in Monroe but due to the lack of available units, must live 
elsewhere and commute in.  From the statistics I have gathered related to vacancy rates, there is a 
definite lack of supply of available units for rent. 
 
Thank you, 
 
Jay Bull 
Planning Commissioner 
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ATTACHMENT 15 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

2018 – 2019 Annual Comprehensive Plan Amendment Docket 

A. GENERAL INFORMATION 

File Number(s): CPA2018-A, CPA2018-B, and CPA2018-01 

Project 
Summary: 

In accordance with Chapter 22.74 MMC, Comprehensive Plan Amendments, 
the City accepts amendment proposals annually from interested parties. 
Upon receipt of applications, the City Council holds a public hearing to select 
those proposed amendments to be placed on a docket for further 
consideration. The docketed Comprehensive Plan amendment applications 
are evaluated by the Planning Commission, which forwards to the City 
Council a recommendation regarding their approval. On the docket for the 
2018 – 2019 amendment cycle, there are two City-initiated applications and 
one citizen-initiated application for the Planning Commission to review. These 
applications include the following proposals for amendments to the 2015 – 
2035 Comprehensive Plan: 

CPA2018-A and CPA2018-B – Two (2) City-initiated requests to adopt the 
Monroe School District and Snohomish School District Six-Year Capital 
Facilities Plans 

CPA2018-01 – A site-specific, citizen-initiated request to change the land use 
designation established by the Comprehensive Future Land Use Map (FLUM) 
and to concurrently rezone property owned by the Monroe School District 

Location(s): CPA2018-A and CPA2018-B – These proposed amendments to the 2015 – 
2035 City of Monroe Comprehensive Plan are non-project actions that are not 
site-specific. The amendments do not apply to a specific property or 
properties, but rather to the entire area within the limits of the City of Monroe. 

CPA2018-01 – The Memorial Stadium and Marshall Field site, identified by 
Snohomish County Assessor’s tax parcel numbers 27060100205100, 
27060100100400, and 27060100404500 

Staff Contact: Shana Restall, Principal Planner 
City of Monroe 
806 West Main Street 
Monroe, WA 98272 
(360) 863-4608 
srestall@monroewa.gov 

B. BACKGROUND 

The Annual Comprehensive Plan amendment process provides an opportunity for interested parties, 
including members of the public, to propose revisions to the Comprehensive Plan, and to monitor and 
evaluate the progress of the implementation strategies and policies incorporated therein. Submitted 
amendment proposals may: 

MCC Agenda 1/21/2020
Page 72 of 88

Unfinished Business #1 
AB20-017



Page 2  2018 – 2019 Comprehensive Plan Amendment Docket 01/14/2020 

 Propose new sections, elements, appendices, goals, and/or policies of the plan 

 Amend existing sections, elements, appendices, goals, and/or policies of the plan 

 Be site-specific 

 Correct errors 

 Edit language 

 Adopt other documents by reference 

 Change the Future Land Use Map (FLUM) 

The City accepts annual Comprehensive Plan amendment applications continuously. However, 
amendments proposed by the public after the last working day in July will not be considered until the 
following amendment cycle. With the exception of a few specific situations, Comprehensive Plan 
amendments shall be considered by the City no more than once a year. Additionally, all 
Comprehensive Plan amendment proposals are required to be considered concurrently so that their 
cumulative impacts can be determined.  

 
C. COMPREHENSIVE PLAN AMENDMENT REVIEW PROCESS 

 
 1. Overview 

Chapter 22.74 MMC, Comprehensive Plan Amendments, delineates the procedure for 
reviewing annual Comprehensive Plan amendment applications. All proposed Comprehensive 
Plan amendments must be consistent with the 2015 – 2035 Comprehensive Plan, all other City 
Codes and applicable regulations, and the Washington State Growth Management Act (GMA) 
in RCW 36.70A. Plan amendments are considered concurrently on an annual basis so that the 
cumulative effects of all proposed amendments can be analyzed for consistency and the overall 
effect on the remainder of the Plan. The annual Comprehensive Plan amendment cycle is 
subject to the requirements for public participation, in accordance with RCW 36.70A.140. The 
review process shall proceed as described below. 
 

 2. Amendment Review Procedures 

a. Phase I - Selection of Amendments to be Considered 

i. Applications Forwarded by Staff: City of Monroe staff submits to the City Council all 
proposed amendments received prior to the last working day in July, along with an 
analysis of the proposed amendment in relation to the selection criteria and the 
application checklist.  

ii. Public Hearing for Docket Selection: The City Council holds a public hearing to 
select those proposed amendments that should be considered for further review.  

iii. Modifications: The City Council may modify a proposed amendment during the 
selection process. 

iv. Schedule for Review: When selecting the proposed amendments to be considered, 
the City Council will adopt a schedule for completion of the review and amendment 
adoption process. 

b. Phase II - Review and Action for Selected Amendments 

i. Staff Review: For each amendment selected by Council for the amendment cycle, 
staff will prepare a written analysis. 

ii. Environmental Review: Review under SEPA shall be conducted and a threshold 
determination issued. 

iii. Planning Commission Review: The Planning Commission shall conduct one or 
more public hearings to solicit comments; develop language for definitions, policies, 
and goals; and provide recommendations for proposed amendments.  

iv. Criteria for Recommendation of Approval: The Planning Commission shall use the 
following criteria in considering whether or not to recommend approval, or approval 
with modification, of the proposed Comprehensive Plan amendments: 
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a) Each amendment: 
1) Shall not adversely affect public health, safety, or welfare in any significant 

way; 
2) Shall be consistent with the overall goals and intent of the comprehensive 

plan, as amended by the proposals; 
3) Shall be in compliance with the Growth Management Act and other State 

and Federal laws; and 
4) Must be weighed in light of cumulative effects of other amendments being 

considered. 
b) In addition to the above mandatory requirements, any proposed amendment 

must meet the following criteria unless compelling reasons justify its adoption 
without meeting them: 
1) The proposed amendment addresses needs or changing circumstances of 

the City as a whole, or resolves inconsistencies between the Monroe 
Comprehensive Plan and other city plans or ordinances; 

2) Environmental impacts have been disclosed and/or measures have been 
included that reduce possible adverse impacts; 

3) Is consistent with the land uses and growth projections that were the basis 
of the comprehensive plan and/or subsequent updates to growth 
allocations; 

4) Is compatible with neighboring land uses and surrounding neighborhoods, 
if applicable; and 

5) Is consistent with other plan elements as amended by the proposals. 
c) Any compelling reasons relied upon to justify adopting an amendment without 

meeting the above criteria must be specified in the ordinance adopting the 
amendment.  When an amendment to the Comprehensive Plan also requires a 
subsequent rezone or amendment to the development regulations both may be 
considered concurrently. 

v. Concurrent Land Use Applications: When an amendment to the Comprehensive 
Plan also requires a subsequent rezone or amendment to the development 
regulations both may be considered concurrently. 

vi. Council Public Hearing and Notice: The City Council will review the 
recommendation of the Planning Commission and may hold a public hearing for the 
purpose of receiving public comment regarding the merits of proposed 
amendment(s).  

vii. Council Action: Upon receipt of a recommendation from the Planning Commission, 
the City Council shall adopt, adopt as modified, deny, or remand the application(s) 
to the Planning Commission for further consideration. 

viii. Map Revisions: If the City Council approves a change to the Comprehensive Plan 
that changes the land use designation of parcels within the Urban Growth Area, the 
City Council shall adopt an ordinance that amends the Comprehensive Plan Land 
Use Map and authorizes the Mayor to sign the revised map. 

ix. Revocation: The Comprehensive Plan amendment may be reversed by the City 
Council outside of the regular amendment period, upon finding of any of the 
following: 
a) The approval was obtained by fraud or other intentional or misleading 

representation; 
b) The amendment is being implemented contrary to the intended purpose of the 

amendment or other provisions of the comprehensive plan and City ordinances; 
or 

c) The amendment is being implemented in a manner that is detrimental to the 
public health or safety. 

x. Transmittal to State – Proposed Amendments: City staff shall transmit a copy of 
each proposed amendment of the Plan to the State of Washington Department of 
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Commerce at least sixty (60) days prior to the expected date of final Council action 
on proposed amendments. 

xi. Transmittal to State – Adopted Amendments: Staff will transmit a copy of all adopted 
amendments to the Department of Commerce within ten (10) days after the 
adoption by the Council. 

c. Appeals 

Per MMC Table 22.84.060(B)(2): Decision-Making and Appeal Authorities, the 
Council’s decision is the City’s final action on the proposed Comprehensive Plan 
amendments. The decision may be appealed to the Growth Management Hearings 
Board. 

 
D. FINDINGS OF FACT AND CONCLUSIONS OF LAW 

The 2018 – 2019 Comprehensive Plan docket includes two City-initiated and one citizen-initiated 
proposals: 

 Application CPA2018-A  
City-initiated amendment to the 2015 – 2035 Comprehensive Plan to adopt the Monroe School 
District Capital Facilities Plan 2018-2023 and incorporate the CFP into the Capital Facilities 
Element of the Comprehensive Plan. 

 Application CPA2018-B  
 City-initiated amendment to the 2015 – 2035 Comprehensive Plan to adopt the Snohomish 

School District Capital Facilities Plan 2018-2023 and incorporate the CFP into the Capital 
Facilities Element of the Comprehensive Plan. 

 Application CPA2018-01  

Citizen-initiated amendment to the 2015 – 2035 Comprehensive Plan and concurrent rezone 
to allow other land use options on property owned by the Monroe School District. 

MMC 22.74.040(D), Criteria for Recommendation of Approval, provides the following criteria for 
review of a docketed Comprehensive Plan amendment proposal. When deciding whether or not to 
approve the proposed Comprehensive Plan amendments, the City Council shall review the 
applications for consistency with the following criteria: 

1. Each amendment: 

a. Shall not adversely affect public health, safety, or welfare in any significant way. 
b. Shall be consistent with the overall goals and intent of the comprehensive plan as 

amended by the proposals. 
c. Shall comply with the Growth Management Act and other State and Federal laws; and 
d. Must be weighed in light of cumulative effects of other amendments being considered. 

2. In addition to the above mandatory requirements, any proposed amendment must meet the 
following criteria unless compelling reasons justify its adoption without meeting them: 

a. Addresses needs or changing circumstances of the City as a whole or resolves 
inconsistencies between the Monroe Comprehensive Plan and other city plans or 
ordinances. 

b. Environmental impacts have been disclosed and/or measures have been included that 
reduce possible adverse impacts. 

c. Is consistent with the land uses and growth projections that were the basis of the 
comprehensive plan and/or subsequent updates to growth allocations. 

d. Is compatible with neighboring land uses and surrounding neighborhoods, if applicable; 
and 

e. Is consistent with other plan elements as amended by the proposals. 
 

The following Findings of Fact have been made about the proposed comprehensive plan 
amendments, and the resulting Conclusions of Law were established from the Findings of Fact: 
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1. CPA2018–A: City-Initiated Comprehensive Plan Amendment to Adopt the Monroe School 
District’s Capital Facilities Plan 

a. Description: The application proposes an amendment to the 2015 - 2035 
Comprehensive Plan to adopt the 2018 – 2023 Monroe School District Capital Facilities 
Plan.  As the Monroe School District adopts a Capital Facilities Plan biennially, the City 
must revise its Comprehensive Plan every two years to adopt the School District's 
Capital Facilities Plan by reference. These are essentially comprehensive plan 
"housekeeping" amendments required of the City.  

b. Analysis for Consistency with Approval Criteria per MMC 22.74.040(D): For an 
analysis, please see section 2.b. below. 

2.   CPA2018–B: City-Initiated Comprehensive Plan Amendment to Adopt the Snohomish 
School District’s Capital Facilities Plan 

a. Description: The application proposes an amendment to the 2015 - 2035 
Comprehensive Plan to adopt the 2018 – 2023 Snohomish School District Capital 
Facilities Plan.  As the Snohomish School District adopts a Capital Facilities Plan 
biennially, the City must revise its Comprehensive Plan every two years to adopt the 
School District's Capital Facilities Plan by reference. These are essentially 
comprehensive plan "housekeeping" amendments required of the City.  

b. Analysis for Consistency with Approval Criteria per MMC 22.74.040(D): The 
applications described above (CPA2018-A and CPA 2018-B) are for the same 
comprehensive plan amendment from two separate agencies. Therefore, the following 
analysis is applicable to both proposals.  

i. Each amendment shall not adversely affect public health, safety, or welfare in 
any significant way. 
a) Findings of Fact: The proposed amendments adopt the School Districts’ Capital 

Facilities Plans by reference and updates the City’s fee schedule to reflect the 
amendments. The amendments have neither a direct relation to nor an impact 
public health, safety, and/or welfare. 

b) Conclusions of Law: The City Council concludes the proposed amendment will 
not adversely affect public health, safety, or welfare in any significant way. 

 
ii. Each amendment shall be consistent with the overall goals and intent of the 

comprehensive plan, as amended by the proposals. 
a) Findings of Fact: The Capital Facilities Element of the 2015 - 2035 

Comprehensive Plan incorporates both the Monroe and Snohomish School 
Districts’ CFPs by reference. The Vision and Policy Framework in Chapter 2 of the 
Plan contains specific goal and policy statements including: 
i)  P.106: Require development proponents to mitigate service and utility impacts, 

ensuring that proportional costs are borne by new development rather than 
present residents and ratepayers, and that level of service standards are not 
degraded.  

ii)  P.107: Develop and adopt new, or refine existing GMA compliant impact fees 
as part of financing public facilities, balancing between impact fees and other 
sources of public funds. 

b) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive Plan is consistent with the overall goals and intent of the 
comprehensive plan, as amended by the proposals. 

 
iii. Each amendment shall comply with the Growth Management Act and other State 

and Federal laws. 
a) Findings of Fact: Of the fourteen Planning Goals in RCW 36.70A.020, the 

proposals address the following: 
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 Urban Growth 

 Reduce Sprawl 

 Economic Development 

 Citizen Participation and Coordination 

 Public Facilities and Services 

The proposals facilitate the collection of the School Districts’ current impact fees, 
as authorized by RCW 82.02.050(5)(a): 

Impact fees may be collected and spent only for the public facilities 
defined in RCW 82.02.090 which are addressed by a capital facilities 
plan element of a comprehensive land use plan adopted pursuant to 
the provisions of RCW 36.70A.070 or the provisions for comprehensive 
plan adoption contained in Chapter 36.70, 35.63, or 35A.63 RCW...  

Pursuant to RCW 82.02.050(5)(a), the City of Monroe adopted Ordinance 1205, 
which established the authority to collect school impact fees and created a school 
mitigation program under GMA. Provisions for impact fees must be in the 
Comprehensive Plan’s Capital Facilities Element to allow for their collection. The 
proposed Comprehensive Plan amendments would permit this to occur. The 
proposed amendments are in compliance with the Growth Management Act and 
other State and Federal laws.  

b) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive Plan complies with the Growth Management Act and other 
State and Federal laws. 

 
iv. Each amendment must be weighed in light of cumulative effects of other 

amendments being considered. 
a) Findings of Fact: All proposed amendments on the 2018 – 2019 Comprehensive 

Plan amendment cycle docket have been noticed and reviewed concurrently. All 
of the proposed amendments have been weighed in light of their potential 
cumulative effects. 

b) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive Plan was weighed in light of cumulative effects of other 
amendments being considered. 

 
v. In addition to the above mandatory requirements, any proposed amendment 

must meet the following criteria unless compelling reasons justify its adoption 
without meeting them: 

a)  Each amendment addresses needs or changing circumstances of the City 
as a whole or resolves inconsistencies between the Monroe Comprehensive 
Plan and other city plans or ordinances. 
i) Findings of Fact: The proposed amendments would allow for the collection of 

the current impact fee amount, which is presently inconsistent with the City’s 
adopted fee amount. 

ii) Conclusions of Law: The City Council concludes the proposed amendment 
to the Comprehensive addresses needs or changing circumstances of the City 
as a whole or resolves inconsistencies between the Monroe Comprehensive 
Plan and other city plans or ordinances. 

 
b)  Environmental impacts have been disclosed and/or measures have been 

included that reduce possible adverse impacts. 
i) Findings of Fact: Regarding file no. CPA2018-A, the Monroe School District 

conducted a review of the proposal under SEPA and issued a Determination 
of Non-Significance (DNS) on June 26, 2018. The Snohomish School District 
conducted a review of file no. CPA2018-B under SEPA and issued a 
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Determination of Non-Significance (DNS) on June 27, 2018. The proposed 
amendments meet the requirements of MMC Chapter 20.04 MMC, 
RCW43.21C, and Chapter 197-11 WAC. 

ii) Conclusions of Law: The City Council concludes that potential environmental 
impacts from the proposed amendment to the Comprehensive Plan have been 
disclosed and/or measures have been included that reduce possible adverse 
impacts. 

 
c)  Each amendment is consistent with the land uses and growth projections 

that were the basis of the comprehensive plan and/or subsequent updates 
to growth allocations. 
i) Findings of Fact: These proposals are consistent with growth projections that 

were the basis of the comprehensive plan. Every net new residential unit incurs 
impact fees. The Comprehensive Plan assumes a future residential capacity 
at build-out. The School Districts use the calculated capacity to approximate 
future revenue from impact fees. The proposal would not change the growth 
projections. 

ii) Conclusions of Law: The City Council concludes the proposed amendment 
to the Comprehensive Plan amendment is consistent with the land uses and 
growth projections that were the basis of the comprehensive plan and/or 
subsequent updates to growth allocations. 

 
d)  Each amendment is compatible with neighboring land uses and surrounding 

neighborhoods, if applicable. 
i) Findings of Fact: The proposed amendments are not site-specific. This does 

not apply. 
ii) Conclusions of Law: The proposed amendments are not site-specific. This 

does not apply. 
 

e)  Each amendment is consistent with other plan elements, as amended by the 
proposals. 
i) Findings of Fact: The proposed amendments will not amend other 

Comprehensive Plan elements. Furthermore, the proposed amendments will 
bring the Plan into compliance with both the Monroe and Snohomish School 
Districts’ Capital Facilities Plans.  

ii) Conclusions of Law: The City Council concludes the proposed amendment 
to the Comprehensive Is consistent with other plan elements, as amended by 
the proposals. 

 
3. CPA2018-01: Citizen-Initiated Comprehensive Plan Amendment from the Monroe School 

District for an Amendment to the Comprehensive Plan Future Land Use Map (FLUM) and 
Concurrent Rezone (File No. RZ2018-01) 

a. Description: The Monroe School District is proposing an amendment to the 2015 – 2035 
Comprehensive Plan Future Land Use Map (FLUM) to change the designation of the site 
known as Marshall Field and Memorial Stadium (Snohomish County tax parcel numbers 
27060100100400, 27060100205100, and 27060100404500) from an “Institution” 
designation to a “Multifamily” designation. Concurrent with the proposed comprehensive 
plan amendment, the applicant submitted a rezone request to change the site’s zoning 
from “Institutional (IN)” to “Multifamily Residential (R25).” 

Project Site Land Use and Zoning Information 

Existing Land Use 
Comprehensive Plan  
FLUM Designation(s) 

Zoning District 
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Existing Proposed Existing Proposed 

Recreation Facilities  

(Marshall Field / Memorial Stadium) 
Institutional Multifamily Institutional (IN) 

Multifamily 
Residential (R25) 

The subject site is approximately 12.41 acres in area, is situated in the vicinity of N. Kelsey 
Street and West Columbia Street, and is currently accessed from West Columbia Street. 
The subject properties are largely surrounded by single-family residential uses with St. 
Mary of the Valley church to the west and Sky Valley Educational Center to the east. The 
site is largely vacant and was formerly used as a sports fields for the Monroe School 
District. However, according to the District, the site is no longer used for formal education 
programs, and does not lend itself to future school facilities. The District does not use the 
site for school athletic programs of other school program uses.  

b. Analysis for Consistency with Approval Criteria per MMC 22.74.040(D):  

i. Each amendment shall not adversely affect public health, safety, or welfare in 
any significant way. 
a) Applicant Response: The proposed Comprehensive Plan Amendment would not 

adversely affect public health, safety, or welfare in any significant way. It is 
consistent with the overall goals and intent of the Comprehensive Plan. It is in 
compliance with the Growth Management Act and other State and Federal laws. 
When weighed in light of cumulative effects of other amendments being 
considered, the proposal continues to provide a benefit to the Monroe School 
District and the City of Monroe.  

 The proposed request would allow potential development consistent with the 2015-
2035 Comprehensive Plan and land use densities consistent with GMA 
requirements.  

 Impacts on environmental elements, including public health, safety, or welfare, and 
the compatibility and consistency with the overall goals and intent of the 
Comprehensive Plan, would be reviewed in conjunction with the review of 
environmental impacts of any future subsequent land-use proposal. 

b) Findings of Fact: If the proposed amendment and concurrent rezone are 
approved by the City, multifamily residential development is anticipated on the 
subject site. The construction of high-density, multifamily dwelling units on a site 
that is presently underutilized will increase transportation demands. Although 
traffic volumes would increase, the traffic analysis submitted to the City by the 
applicant maintains that roads would still operate at an acceptable level of service. 
The subject site is fully served with utilities, and any anticipated increase in 
demand is likely to fall within the capacity range for the City’s sanitary sewer, water, 
and stormwater systems. Nevertheless, the potential increase in population 
density within the area of the proposal may generate a greater need for public 
safety services, which are not likely to be increased or expanded prior to 
development of the site. 

c) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive will not adversely affect public health, safety, or welfare in any 
significant way. 

 
ii. Each amendment shall be consistent with the overall goals and intent of the 

comprehensive plan as amended by the proposals. 
a) Applicant Response: The proposed Comprehensive Plan Amendment would not 

adversely affect public health, safety, or welfare in any significant way. It is 
consistent with the overall goals and intent of the Comprehensive Plan. It is in 
compliance with the Growth Management Act and other State and Federal laws. 
When weighed in light of cumulative effects of other amendments being 
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considered, the proposal continues to provide a benefit to the Monroe School 
District and the City of Monroe.  

 The proposed request would allow potential development consistent with the 2015-
2035 Comprehensive Plan and land use densities consistent with GMA 
requirements.  

 Impacts on environmental elements, including public health, safety, or welfare, and 
the compatibility and consistency with the overall goals and intent of the 
Comprehensive Plan, would be reviewed in conjunction with the review of 
environmental impacts of any future subsequent land-use proposal. 

b) Findings of Fact: The proposed amendment has the possibility of providing up to 
288-296 multifamily dwelling units to the City. Where the residential housing stock 
is 75-percent single family, the proposal is consistent with Goal 5 of the 
comprehensive plan by providing for a wide range of housing types for all Monroe 
residents.  

c) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive Plan is consistent with the overall goals and intent of the 
comprehensive plan as amended by the proposals. 

 
iii. Each amendment shall comply with the Growth Management Act and other State 

and Federal laws. 
a) Applicant Response: The proposed Comprehensive Plan Amendment would not 

adversely affect public health, safety, or welfare in any significant way. It is 
consistent with the overall goals and intent of the Comprehensive Plan. It is in 
compliance with the Growth Management Act and other State and Federal laws. 
When weighed in light of cumulative effects of other amendments being 
considered, the proposal continues to provide a benefit to the Monroe School 
District and the City of Monroe.  
The proposed request would allow potential development consistent with the 2015-
2035 Comprehensive Plan and land use densities consistent with GMA 
requirements. 

Impacts on environmental elements, including public health, safety, or welfare, and 
the compatibility and consistency with the overall goals and intent of the 
Comprehensive Plan, would be reviewed in conjunction with the review of 
environmental impacts of any future subsequent land-use proposal. 

b) Findings of Fact: RCW 36.70A.020, Planning Goals, establishes objectives under 
the Growth Management Act to guide the development and adoption of 
comprehensive plans and development regulations. The Monroe School District 
proposal identified by file no. CPA2018-01 potentially advances the following GMA 
objectives:  

i) RCW 36.70A.020 – Planning Goal # 1: Urban growth. Encourage 
development in urban areas where adequate public facilities and services 
exist or can be provided in an efficient manner. 

ii) RCW 36.70A.020 – Planning Goal # 2: Reduce sprawl. Reduce the 
inappropriate conversion of undeveloped land into sprawling, low-
density development. 

iii) RCW 36.70A.020 – Planning Goal # 4: Housing. Encourage the availability 
of affordable housing to all economic segments of the population of this 
state, promote a variety of residential densities and housing types, and 
encourage preservation of existing housing stock. 

c) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive Plan complies with the Growth Management Act and other 
State and Federal laws. 
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iv. Each amendment must be weighed in light of cumulative effects of other 

amendments being considered. 
a) Applicant Response: The proposed Comprehensive Plan Amendment would not 

adversely affect public health, safety, or welfare in any significant way. It is 
consistent with the overall goals and intent of the Comprehensive Plan. It is in 
compliance with the Growth Management Act and other State and Federal laws. 
When weighed in light of cumulative effects of other amendments being 
considered, the proposal continues to provide a benefit to the Monroe School 
District and the City of Monroe.  

The proposed request would allow potential development consistent with the 2015-
2035 Comprehensive Plan and land use densities consistent with GMA 
requirements. 

Impacts on environmental elements, including public health, safety, or welfare, and 
the compatibility and consistency with the overall goals and intent of the 
Comprehensive Plan, would be reviewed in conjunction with the review of 
environmental impacts of any future subsequent land-use proposal. 

b) Findings of Fact: All proposed amendments on the 2018 – 2019 Comprehensive 
Plan amendment cycle docket have been noticed and reviewed concurrently. All 
of the proposed amendments have been weighed in light of their potential 
cumulative effects. 

c) Conclusions of Law: The City Council concludes the proposed amendment to 
the Comprehensive Plan was weighed in light of cumulative effects of other 
amendments being considered. 

 
v. In addition to the above mandatory requirements, any proposed amendment 

must meet the following criteria unless compelling reasons justify its adoption 
without meeting them: 

a)  Each amendment addresses needs or changing circumstances of the City 
as a whole or resolves inconsistencies between the Monroe Comprehensive 
Plan and other city plans or ordinances. 
i) Applicant Response: The City is currently in the process of bringing 

development regulations into compliance with the land use designation in the 
adopted 2015-2035 Comprehensive Plan. The proposed request would allow 
potential development consistent with the 2015-2035 Comprehensive Plan and 
land use densities consistent with GMA requirements.  

 The “Multifamily” zoning designation would provide a range of density between 
12 and 25 dwelling units per acre where the infrastructure can support the 
density, and be consistent with the surrounding developments. The Subject 
Site is in an area of high-density multifamily development.  

 The proposed Comprehensive Plan Amendment addresses the needs and 
changing circumstances of the City as a whole because the Monroe School 
District is a public service provider. The District is the provider of public school 
education service within the City and has determined this Docket Request is 
necessary. The District routinely evaluates their facilities and properties for 
long-term viability and to evaluate necessity. The Subject Site is no longer 
serving the program needs of students in the District. It was therefore decided 
to pursue a plan for the future use of the site for a non-school use. 

ii) Findings of Fact: As discussed above, 75-percent of the residential housing 
stock in the City is single family. New multifamily residential development is 
essential to establishing diversity in housing types, which would make Monroe 
more accessible to a wider segment of the population. The School District’s 
proposal has the potential to mitigate these concerns. 
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iii) Conclusions of Law: The City Council concludes the proposed amendment 
to the Comprehensive Plan addresses needs or changing circumstances of the 
City as a whole or resolves inconsistencies between the Monroe 
Comprehensive Plan and other city plans or ordinances. 

 
b)  Environmental impacts have been disclosed and/or measures have been 

included that reduce possible adverse impacts. 
i) Applicant Response: The proposed Comprehensive Plan Amendment is a 

non-project action. The Monroe School District prepared a SEPA 
Environmental Checklist, which discusses the anticipated potential 
environmental impacts. Project-level environmental impacts would be 
reviewed in conjunction with the review of any future subsequent land-use 
proposal. 

ii) Findings of Fact: As each proposed amendment on the 2018 – 2019 
Comprehensive Plan amendment docket must be weighed in light of 
cumulative effects of the other amendments being considered, the City 
conducted a review under the State Environmental Policy Act (SEPA) to 
identify potential environmental impacts in the aggregate. However, as 
discussed above, SEPA review on CPA2018-A and 2018-B was conducted by 
their respective applicants, the Monroe School District and the Snohomish 
School District, acting as lead agencies. Consequently, this comprehensive 
plan amendment proposal from the Monroe School District for a concurrent 
FLUM amendment and rezone, identified by file no. CPA2018-01, was the only 
docket proposal identified on the Determination of Nonsignificance, issued July 
3, 2019. The deadline for both submitting public comments and appealing the 
DNS was July 17, 2019. As stated in the applicant’s response above, any 
potential project-related environmental impacts will be addressed at the time 
of permit review. During the SEPA DNS concurrent comment and appeal 
period, no appeals were received. However, written comments were received 
from the following parties: 

 Ashley Floyd (email received 7/16/2019) 

 Randall Trivett (email received 7/16/2019) 

 Amy Martin (email received 7/17/2019) 
iii) Conclusions of Law: The City Council concludes that potential environmental 

impacts from the proposed amendment to the Comprehensive Plan have been 
disclosed and/or measures have been included that reduce possible adverse 
impacts. 

 
c)  Each amendment is consistent with the land uses and growth projections 

that were the basis of the comprehensive plan and/or subsequent updates 
to growth allocations. 
i) Applicant Response: The proposed Docket Request would be consistent with 

the land uses and growth projections that were the basis of the comprehensive 
plan and/or subsequent updates to growth allocations. Granting the 
appropriate non-school designation (multifamily) adds buildable land for high-
density residential infill in the City, which is consistent with the Housing, Land 
Use Assumptions, which rely on land use strategies to accommodate the City’s 
housing unit needs through 2035. Some objectives include: 

 Encouraging infill opportunities within existing City limits 

 Encouraging the provision of diverse housing types in all areas of Monroe 

 Encouraging housing growth near existing services, including park facilities 

The request is necessitated because of changing circumstances as the sport 
fields are no longer useful or viable for the Monroe School District. In order to 
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consider a future surplus of the properties, the Comprehensive Plan 
designation and zoning for the Subject Site need to be for non-school use. That 
action would provide increased residential (multifamily) infill land within the 
City, thereby meeting the goals of the Comprehensive Plan.  
The proposed request would allow potential development consistent with the 
2015-2035 Comprehensive Plan and land use densities consistent with GMA 
requirements. 

ii) Findings of Fact: The comprehensive plan amendment application and
associated rezone propose to change the future land use designation and
zoning of the subject properties to accommodate multifamily residential
development. At present, the site is zoned Institutional, which generally does
not allow for residential development.

To ensure consistency with the Future Land Use Map (FLUM) designations
that were adopted as part of the City’s state-mandated periodic update of the
Comprehensive Plan in 2015, the zoning of many properties within the City,
including the subject site, changed when the Unified Development Regulations
(UDR) went into effect on May 1, 2019. Prior to the 2015 update, the property
had been designated by the FLUM as Public Facilities School (PFS), and was
compatibly zoned Public Open Space (PS). However, the FLUM changed
substantially during the 2015 Comprehensive Plan update. The future land use
of the subject properties was designated as Institutional. When the UDR was
adopted, an Institutional zone was created. Consequently, upon adoption of
the UDR, all properties designated as Institutional by the 2015 FLUM were
zoned Institutional for consistency with the adopted Comprehensive Plan.

The Comprehensive Plan assumes a future residential capacity at build-out.
Residential capacity calculations for the 2012 buildable lands analysis were
predicated on the zoning in place at the time. As detailed above, the subject
property was zoned Public Open Space (PS) at the time of the buildable lands
inventory. Therefore, the properties were not included in the evaluation of the
City’s residential capacity to accommodate growth. Any residential
development in an area that did not previously permit such residential land
uses will presumably result in an increase in population capacity.

Approving the proposed Comprehensive Plan amendment will add buildable
land for high-density residential infill in the City, as consistent with the Housing
and Land Use Elements. The City has capacity to accommodate a greater
population than is established by its growth targets. This is generally a
nonissue for larger cities that have sufficient resources to take on additional
growth. Nevertheless, it can prove problematic for cities like Monroe that are
unable to offer similar benefits, such as greater connectivity to high-capacity
transit. The Puget Sound Regional Council’s draft Vision 2050 plan
concentrates most projected growth along major transportation routes such as
Interstate 5. It is likely that small cities, such as Monroe, will not be expected
to take on the same amount as population growth. Under these circumstances,
the allocated growth targets for Monroe are to be considered more of a ceiling
than a floor.

iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan is consistent with the land uses and growth
projections that were the basis of the comprehensive plan and/or subsequent
updates to growth allocations.

d) Each amendment is compatible with neighboring land uses and surrounding
neighborhoods, if applicable.
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i) Applicant Response: The proposed Docket Request is to provide future
consistency with neighboring land uses and surrounding neighborhoods. The
City is currently in the process of bringing development regulations into
compliance with the land use designation in the adopted 2015-2035
Comprehensive Plan. The “Multifamily” zoning designation would provide a
range of density between 12 and 25 dwelling units per acre where the
infrastructure can support the density, and be consistent with the surrounding
developments.

The sports fields no longer serve the programing needs of school students in
the Monroe School District. Preliminary evaluation shows adequate levels of
service for area utilities, and public facilities and services to serve the Subject
Site with development similar to the surrounding area (multifamily). Approval
of the Docket Request would provide future flexibility to the District, a public
service provider, and follows the timing and regulations of the City planning
processes.

ii) Findings of Fact: The proposal put forth by the Monroe School District is to
amend the 2015 – 2035 Comprehensive Plan Future Land Use Map to change
the land use designation of the subject site from an “Institution” designation to
a “Multifamily” designation. Concurrent with the proposed comprehensive plan
amendment, the applicant submitted a rezone request to change the site’s
zoning from “Institutional (IN)” to “Multifamily Residential (R25).” Information
regarding adjoining land uses and zoning districts is provided in the following
table:

Land Uses and Zoning Districts Adjoining the Project Site 

Direction 
from Site 

Existing Land Use(s) 
Comprehensive Plan 
FLUM Designation(s) 

Zoning 
District(s) 

North  Multifamily residences

 Single-family residences
 Multifamily  Multifamily Residential (R25)

East  N. Kelsey St. right-of-way

 Sky Valley Education Center
(across N. Kelsey St.)

 Institutional

 Multifamily

 Institutional (IN)

 Multifamily Residential (R25)

South 

 Single-family residences

 W. Columbia St. right-of-way

 High Density Single-Family
Residential

 Institutional

 Multifamily

 Institutional (IN)

 Multifamily Residential (R25)

 Single-Family Residential –
15 Units per Acre (R15)

West 
 St. Mary of the Valley Church

 Single-family residences

 High Density Single-Family
Residential

 Institutional

 Institutional (IN)

 Single-Family Residential –
15 Units per Acre (R15)

As indicated by the table above, the proposed comprehensive plan 
amendment appears to be compatible with neighboring land uses.  

iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan is compatible with neighboring land uses and
surrounding neighborhoods.

e) Each amendment is consistent with other plan elements, as amended by the
proposals.
i) Applicant Response: The proposed request would allow potential

development consistent with the 2015-2035 Comprehensive Plan and land use
densities consistent with GMA requirements.

ii) Findings of Fact: The proposed Docket Request is consistent with the overall
intent of the Comprehensive Plan as demonstrated within the application
packet (including attachments and appendices), the SEPA Environmental
Checklist and the Monroe School District’s Capital Faculties Plan.
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iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan is consistent with other plan elements, as amended
by the proposals.
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January 8, 2020

Ben Swanson

Community Development Director

City of Monroe

806 West Main Street

Monroe, WA 98272

RE: Monroe Docketing (CPA2018-0IlRZ2018-01)

Monroe School District

Dear Mr. Swanson,

It is our understanding that additional comments can be submitted for the record regarding the

Findings of Fact and Conclusions of Law submitted as part of the Planning Commission

Recommendation issued for the "docket request" referenced above. These were considered and a

recommendation at the November 25,2019 Planning Commission meeting was made. A previous

vote had been taken on November 11,2019; however, it is our understanding that the appropriate

Findings of Fact where not included. The Monroe School District (District) disagrees with the

characterization of the work put into the request and some of the findings listed by the majority

Planning Commission members (the Planning Commission vote was a split vote).

The District submitted a complete application for the 2018-2019 docket cycle. This application was

filed after numerous meetings and discussions with City staff on the appropriate request to be made

to the City. The requested land use and zoning designations where made after these discussions

with City staff and with consideration of the long-range designations of adjacent land uses

[Comprehensive Plan - Multifamily on three sides/High Density on one side (southwestern area)].

The application packet also included detailed information not typically required for a non-project

action. Additionally, the District held School Board meetings and a public informational meeting

on the proposed docket request to inform the public and respond to questions or comments. These

efforts illustrate the District's commitment to the process and community outreach. In addition, any

future surplus of the property would require yet another public process conducted by the School

Board.

The District does not agree with the following Conclusions of Law issued by the majority vote of

the Planning Commission:

Approval Criteria per MMC 22.74.040(D) (It should be noted that of the four mandatory

requirements only one was found to be not consistent with the overall goals and intent.)

Each amendment shall be consistent with the overall goals and intent oj the comprehensive
plan as amended by the proposals.

Effective team solutions in project management, environmental and land use permitting, civil engineering, and wetland resources.

PO. Box1586,Mukilteo, Washington 98275 I Ph: 425.971.6409 I www.brentplanningsolutions.comMCC Agenda 1/21/2020 
Page 86 of 88

Unfinished Business #1
AB20-017

ATTACHMENT 16



Ben Swanson
Community Development Director

City of Monroe

January 8, 2020

Page 2

Part of the Commission discussion included that additional multifamily comprehensive plan

designations or zones are not warranted at this time; however, the site is adjacent to areas already

designated as multifamily, has existing urban infrastructure, adequate road systems and is a logical

infill for multifamily development. Information provided in the application packet illustrated that

the site could adequately be developed with all services consistent with the City's long-range

planning goals of affordable housing. On October 1, 2019 the City of Monroe submitted a letter to

the Snohomish County Executive Dave Somers, outlining the resolution that the City Council

passed opposing expansion of the Southwest Urban Growth Area (UGA) boundary. In that

resolution, it was stated that Monroe has capacity for additional population and that the City has

expressed desire to accommodate additional population and economic growth at urban densities.

Also, as part of the Planning Commission discussion, there was the reference to "retain open space,

enhance recreation opportunities ... " by some of the Planning Commissioners. As indicated through

submitted documents and public testimony, the existing field is no longer a safe or desired field-use

for the District. As stated, numerous District athletic fields have been replaced or renovated to

provide safe, and efficient fields for school programming and community use. The current outdated

field and location do not meet the long-range goals of the District and represent a resource that

could provide funding for other needed capital facilities. During the processing of this docket

request, the City has not initiated any discussions to purchase the site for a possible open space or

recreational use.

In addition to the mandatory requirements, there was a listing of other criteria that the docket

request must meet. One of the Conclusions was that the proposed amendment to the

Comprehensive Plan was not needed due to no new needs or changing circumstances. There are

changing circumstances related to an institutional site that is no longer needed by the District and

the desire to accommodate future affordable multifamily housing in an urban area with available

urban services and uses. There were concerns that the proposed amendment to the Comprehensive

Plan was not compatible with the neighboring land uses and surrounding neighborhoods. The area

does contain a mixture of uses ranging from multifamily, single family and institutional uses.

While a site plan was not required as part of the application, the District did provide a conceptual

plan for the site. Besides the zoning code requirements that would be required to be met for a future

development, there would be opportunities to incorporate other amenities on the site. The District is

sensitive to the surrounding neighborhood and would have control of other site features that could

be incorporated as part of the surplusing process; however, any future plan would be required to

meet code requirements for parking, setbacks, road layout, landscaping and other development

standards. There was nothing in the record to support that a future project could not be compatible

with the surrounding area.

This was a long process and the District appreciates the time the staff, Planning Commission and

City Council have put into the docket request. There was disappointment with the recommendation

of the Planning Commission, and we believe that they erred in their Findings and Conclusions and
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Ben Swanson

Community Development Director

City of Monroe

January 8, 2020

Page 3

that the requested CPA20 18-0 1 should be approved by the Council. If you have questions related to

this information, please contact me at 425.971.6409.

cc: John Mannix, Monroe School District

Dr. Fredrika Smith, Monroe School District
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Agenda Item Cover Sheet 

 

TITLE: Proposed Text Amendments to MMC 22.26.040(A), Land Use Matrix 

 

DATE: FILE NUMBER: CONTACT: PRESENTER: ITEM: 

2/10/2020  Shana Restall Shana Restall New Business # 1 

Discussion: 2/10/2020 

Attachments: 1. Proposed code amendments to MMC 22.26.040(A) 
 
DESCRIPTION/BACKGROUND 

Section 22.26.040(A) of the Monroe City Code (MMC) specifies the permitted land uses 
for properties zoned General Commercial and Industrial Transition. Currently, the sale of 
cars and trucks is allowed within the Industrial Transition zoning district. However, sales 
of other vehicles such as motorsports vehicles and recreational vehicles are not 
permitted. Staff is proposing to amend MMC 22.26.040(A) to allow for the sale of all motor 
vehicles in the Industrial Transition zone. 
 

REQUESTED ACTION:  
No action is requested at this time. Discussion only. 
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ATTACHMENT 1 

22.26.040 Land use. 

A. Land Use Matrix. The following zoning matrix found in Table 22.26.040: Land Use in General Commercial 
Zoning Districts summarizes land uses permitted in the general commercial (GC) zoning district, industrial 
transition (IT) zoning district, and the North Kelsey/Tjerne Place overlay district (NK/TP-O). A land use not 
explicitly permitted by Table 22.26.040 is prohibited. 

Table 22.26.040. Land Use in General Commercial Zoning Districts 

Conforming Use 
General 

Commercial  
(GC) 

North Kelsey/Tjerne 
Place Overlay  

(NK/TP-O) 

Industrial Transition 
(IT) 

1. RESIDENTIAL LAND USES 

Dwelling Units, Attached 
 

P 
 

Dwelling Units, Temporary Security Guard A A A 

Home Occupations 
 

P 
 

2. COMMERCIAL LAND USES 

Building Material and Garden Supply 
Establishments 

 

• Hardware Stores P P P 

• Home Improvement Centers P 
 

P 

• Plant Nurseries A A P 

Department Stores P P P 

Food and Beverage Establishments 
 

• Bakeries P P P 

• Coffee Shops P P P 

• Convenience Stores P P P 

• Grocery Stores P P P 

• Liquor Stores P P P 

• Restaurants P P P 

• Tasting Rooms P P P 

• Taverns P P P 

Gas Stations P 
 

P 

General Retail P P P 

Mobile Vendors P P P 
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Table 22.26.040. Land Use in General Commercial Zoning Districts 

Conforming Use 
General 

Commercial  
(GC) 

North Kelsey/Tjerne 
Place Overlay  

(NK/TP-O) 

Industrial Transition 
(IT) 

Motor Vehicle Sales Facilities 
 

• Automobiles and Trucks P 
 

P 

• Motorsports Vehicles and Boats P 
 

P 

• Recreational Vehicles (RV) P 
 

P 

Pharmacies and Drug Stores P P P 

Warehouse Clubs and Supercenters P 
 

P 

3. SERVICE LAND USES 

Business and Professional Services 
 

• Professional Offices P P P 

• Research and Development 
  

P 

• Technical Consulting Services P P P 

Day Care Services 
 

• Child Care Centers C 
 

C 

• Preschools P P 
 

Financial and Insurance Services P P P 

General Services P P 
 

Health Care Services 
 

• Diagnostic Imaging Centers P P P 

• Health Care Provider Offices P P P 

• Hospitals EPF 
  

• Inpatient Mental Health Treatment Facilities C C C 

• Inpatient Substance Abuse Treatment Facilities C C C 

• Medical Laboratories P P P 

• Nursing and Residential Care Facilities P P 
 

• Outpatient Health Care Clinics P P P 

• Outpatient Mental Health Treatment Facilities P P P 

• Outpatient Substance Abuse Treatment Facilities P P P 

Membership Organizations P 
 

P 

Parking Facilities A A A 
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Table 22.26.040. Land Use in General Commercial Zoning Districts 

Conforming Use 
General 

Commercial  
(GC) 

North Kelsey/Tjerne 
Place Overlay  

(NK/TP-O) 

Industrial Transition 
(IT) 

Personal Services P P P 

Rental and Leasing Services 
 

• Consumer Goods P 
 

P 

• Motor Vehicles P 
 

P 

• Tools, Machinery, and Equipment P A P 

Repair and Maintenance Services 
 

• All Other Repair and Maintenance P P P 

• Motor Vehicle Repair and Maintenance 
  

P 

Social Services 
 

• Community Food Services C 
 

C 

• Community Housing Services C 
 

C 

• Emergency and Relief Services C 
 

C 

Temporary Lodging Services 
 

• Hotels and Motels P P P 

• Recreational Vehicle (RV) Parks 
  

C 

Veterinary Clinics C 
 

P 

4. INSTITUTIONAL LAND USES 

Community Facilities 
 

• Animal Shelter 
  

P 

• Community Centers C C C 

• Community-Oriented Open Air Market P P 
 

• Religious Institutions P C P 

Educational Facilities 
 

• Schools, Colleges, Universities, and Professional EPF EPF EPF 

• Schools, Elementary and Secondary (K-12) EPF EPF EPF 

• Schools, Technical and Trade P 
 

P 

• Vocational Rehabilitation Centers P 
 

P 

Government Facilities 
 

• Courts P 
 

P 
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Table 22.26.040. Land Use in General Commercial Zoning Districts 

Conforming Use 
General 

Commercial  
(GC) 

North Kelsey/Tjerne 
Place Overlay  

(NK/TP-O) 

Industrial Transition 
(IT) 

• Fire Stations P 
 

P 

• Government Administration Buildings P 
 

P 

• Police Stations P 
 

P 

• Public Works Maintenance and Storage Facilities P 
 

P 

• U.S. Post Offices P 
 

P 

5. PARKS, RECREATION, AND ENTERTAINMENT LAND USES 

Entertainment Facilities 
 

• Arcades and Gaming Establishments P P 
 

• Art Galleries P P 
 

• Libraries P P 
 

• Movie Theaters P P 
 

• Museums P P 
 

• Theaters P P 
 

• Zoos, Botanical Gardens, and Arboretums P P 
 

Parks 
 

• Concessions A A A 

• Nonmotorized Trails P P P 

• Parks and Open Spaces P P P 

Fitness and Health Clubs, Indoor P 
 

P 

Recreational Facilities, Indoor P 
 

P 

Recreational Facilities, Outdoor P 
 

P 

Sports and Recreation Instruction, Indoor P 
 

P 

6. INDUSTRIAL LAND USES 

Craft Manufacturing 
  

P 

Manufacturing and Processing 
 

• General Manufacturing 
  

P 

Storage Facilities 
 

• Indoor (On-Site Only) A A A 

• Mini Self-Storage 
  

P 
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Table 22.26.040. Land Use in General Commercial Zoning Districts 

Conforming Use 
General 

Commercial  
(GC) 

North Kelsey/Tjerne 
Place Overlay  

(NK/TP-O) 

Industrial Transition 
(IT) 

• Outdoor (On-Site Only) A (2) A (2) A (2) 

• Warehouses 
  

P 

7. UTILITY AND TRANSPORTATION LAND USES 

Electric Vehicle Charging Stations (All Levels) A A A 

Major and Regional Utility Facilities 
 

• Regional Utility Corridors C C C 

Major and Regional Transportation Facilities 
 

• Regional Transit Station EPF EPF EPF 

• School Bus Bases P 
 

P 

• State and Regional Transportation Facilities EPF EPF EPF 

Minor Utility Facilities P P P 

Wireless Communications Facilities P P P 

8. UNCLASSIFIED LAND USES 

Accessory Structures A A A 

Mixed Use Developments 
 

P P 

P = Permitted Use; A = Accessory Use; C = Requires a Conditional Use Permit; See Chapter 22.38 MMC for 
Requirements for Essential Public Facilities (EPF) 

Table Notes: 
1 A land use not explicitly permitted by Table 22.26.040 is prohibited within all general commercial zoning 

districts. 
2 Outdoor storage is only permitted as an accessory use to the principal use on a specific site and shall not 

occupy more than fifty percent of the gross site area in the industrial transition zone and twenty-five 
percent in all other general commercial zones. Outdoor storage shall not be allowed as a primary use in 
the general commercial zoning district. 

3 Development in the general commercial zoning districts is subject to the applicable provisions of 
Chapter 22.54 MMC, Airport Compatibility. 

 

https://monroe.municipal.codes/MMC/22.54
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