
Planning Commission Agenda
Monday, September 12, 2016 7:00 p.m. Council Chambers 

CALL TO ORDER

ROLL CALL
Chairman Kristiansen 

Commissioner Bull
Commissioner Duerksen
Commissioner Fisher
Commissioner Jensen
Commissioner Stanger
Commissioner Tuttle                    

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
None 

PUBLIC HEARING
NONE 

OLD BUSINESS
A. Code Amendment - Downtown

B. Code Amendment - Critical Areas 

A Old Business Agenda Bill Downtwn Code Amend.pdf
ATTACH 1 Downtown Code Amendment.pdf
B Old Business Agenda Bill - CAO.pdf
ATTACH 1 - Draft Ordinance.pdf
ATTACH 2 - Matrix.pdf
ATTACH 3 - CA Map.pdf
ATTACH 5 - SEPA Checklist.pdf
ATTACH 6 - DNS.pdf
ATTACH 7 - Ecology Comments.pdf

NEW BUSINESS
A. Code Amendment - Low Impact Development (LID) 

A New Business LID.pdf
ATTACH 1 LID Chapter 1501Redline.pdf
ATTACH 2 LID - Chapter 17Legislative.pdf
ATTACH 3 LID - Title18.pdf
ATTACH 4 LID - Chapter1886.pdf
ATTACH 5 LID - RoadGeo.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:
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MONROE PLANNING COMMISSION 
Agenda Item Cover Sheet 

 
 
TITLE:  Zoning Code - Amendments 

 
 
DATE:  CONTACT: PRESENTER: ITEM: 
09/12/16  David Osaki Dave Osaki Old Business 
 
Discussion: 

 
 01/11/16; 01/25/2016, 02/22/2016, 03/28.2016, 
4/11/2016, 4/25/2016, 05/09/2016, 05/23/2016, 
06/13/2016; 07/11/2016, 07/25/2016, 08/22/2016, 
09/12/2016 
 

Public Hearing: None 
 
Attachments: 

 
1. MMC Chapter 18.12 Downtown Commercial 

Zone w/ amendments/notes 
 

 
 

 
DESCRIPTION/BACKGROUND 
During the course of the past several months the Planning Commission has been 
working on amendments to the Downtown Commercial Zone (MMC Chapter 18.12). 
 
Additional revisions based on the August 22, 2016 meeting have been incorporated into 
the most recent working draft of amendments (see Attachment 1). 
 
Included in the attached version of amendments, based on prior Planning Commission 
discussion, is the removal of the ground floor commercial requirement outside of the 
Historic Main promenade. 
 
Also, one of the items discussed at the August 22, 2016 meeting was whether, at this 
time, density or height increases would be appropriate to implement the following policy. 
 

“P.224 Allow increased building heights and density within the Downtown and Al Borlin 
neighborhoods.”  (City of Monroe 2015-2035 Comprehensive Plan, Chapter 2). 
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No changes are currently made to the attached draft with respect to height or density in 
these neighborhoods.  For reference, and as an example of height and density, the 
following is information regarding the Monroe Family Village project. 
 
 
Monroe Family Village (17428 West Main street) 

• Zoning:    Mixed Use Commercial (MUC) 
• Acres:    2.36 
• Number of Units: 47 
• Density:    47 Dwelling Units /2.36 acres = 19.9 units per acre 
• Required Parking: 61 spaces 
• Parking Provided: 61 spaces (19 compact) 
• Maximum Building Height Allowed: 35 feet 
• Height of buildings: Ranges from approximately 26’6” to half feet to 32’10” 

(building height measured to the midpoint of the sloped roof) 
• 9000+ feet of on-site recreation space provided. 

 
 
RECOMMENDED ACTION 
Discussion. 
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Chapter 18.12 
DOWNTOWN COMMERCIAL (DC) ZONE 

Sections: 

18.12.110    Purpose of the downtown commercial zone. 

18.12.115    Definitions 

18.12.120    Neighborhoods and maps. 

18.12.130    Downtown Residential neighborhood (DRN). 

18.12.140    Rails and Roads neighborhood (RR). 

18.12.150    Historic Main area (HM). 

18.12.160    Borlin ParkEast Downtown neighborhood (BPED). 

18.12.170    Downtown neighborhood land use matrix. 

18.12.180    Mixed-use requirements. 

18.12.190    Special uses. 

18.12.200    Downtown planning area bulk requirements. 

18.12.210    General downtown commercial requirements for the Historic Main and East 
DowntownBorlin Park neighborhoods. 

18.12.220    Downtown commercial parking. 

18.12.110 Purpose of the downtown commercial zone. 

The purpose of the downtown commercial zone is to integrate civic, commercial, entertainment, 
cultural and residential uses and increase economic and urban activity levels within the zone. 
Development standards or guidelines applicable to the downtown commercial zone enhance 
opportunities for significant growth of office, commercial, and residential projects in the city’s core, 
where public transit and civic amenities are more concentrated and available. (Ord. 006/2009 § 3) 

 

18.12.115 Definitions  

For the purposes of MMC Chapter 18.12 only, the following definitions shall apply: 

“Club, fitness” means a use featuring exercise, sports and other active physical fitness conditioning typically 
requiring a membership.  This also includes businesses engaged in providing specific athletic related training 
and services for a participation fee.  

“Distillery, Micro” means an operation where specialty alcohol is produced and distributed to a lesser extent 
than a distillery according to industry standards. The majority of the square footage of the micro-distillery 
building and related structures is devoted to such uses as a tasting room, restaurant and/or gift shops. 

Formatted: Width:  8.5", Height:  11"
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“Family day care” means a business regularly providing care during part of the 24-hour day to 12 or fewer 
persons, including children and/or adults, and the children, if applicable, of the day care provider, in the family 
abode of the person or persons under whose direct care those receiving care are placed. 

“Mixed use (commercial and residential)” means a building that contains a combination of residential and non-
residential land uses, as permitted in the underlying Downtown Neighborhood. 

 “Personal service shops “means” businesses which administer personal services including beauty and barber 
shops, nail salons, tanning salons, day spas, pet grooming, tailoring, shoe repair, and other similar personal 
service uses that are pedestrian-attracting or pedestrian-generating in nature.  

“Service establishment” means any business, professional or government office providing a substantial function 
of the business as on-site services, which involve personal contact with people who do not work in the office.    
Examples would include, but not be limited to, residential real estate sales, loan offices, medical offices and 
employment agencies.  

18.12.120 Neighborhoods and maps. 

A.    Neighborhoods. The downtown commercial zone is subdivided into four distinct neighborhoods; 
each neighborhood is intended to implement specific aspects of the comprehensive plan that pertain to 
the downtown planning area. Each neighborhood contains a unique mix of uses and zoning regulations, 
as described in this chapter. The four neighborhoods are DRN DowntownResidential neighborhood, RR 
Rails and Roads neighborhood, HM Historic Main area, and BP Borlin Park ED East Downtown 
neighborhood 

B.    Official Downtown Planning Area Zoning Map. The official downtown planning area zoning map 
shows the boundaries of the planning area and represents the four distinct neighborhoods in the 
downtown commercial zone. This map shall be supplemental to the current, official city of Monroe 
zoning map. 

[NOTE: Legend with applicable neighborhood names to be revised) 
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C.    Planning Area and Neighborhood Boundaries. Where uncertainty exists as to the boundaries of the 
downtown planning area and downtown commercial neighborhoods, as shown on the official 
downtown planning area zoning map, the rules defined in MMC 18.04.030 shall apply. (Ord. 006/2009 
§ 3) 

18.12.130 Downtown Residential neighborhood (DRN). 

A.    Purpose. The Downtown Residential neighborhood frames the western edge of the Historic Main 
area and contains existing single-family houses, multifamily buildings, and some commercial uses. This 
mix of uses is appropriate for this neighborhood, as a transitional edge between single-family 
neighborhoods and the Historic Main area, to provide a setting for small businesses and close-in housing 
options. Future redevelopment in this area will provide a mix of uses. Residential uses in this 
neighborhood are limited to single-family residences, and duplexes and multi-family dwellings. 

B.    Residential Density. Residential density will allow up to eleven dwelling units per acre. The number 
of units on a specific site is calculated by multiplying the gross area by eleven units per acre. (Ord. 
006/2009 § 3) 

18.12.140 Rails and Roads neighborhood (RR). 

The Rails and Roads neighborhood includes the lands north of the Historic Main area, between the 
railroad and U.S. Highway 2. Many of the properties in this area have roads along the front and rear of 
the property, looking both to downtown and to the commercial strip. Various commercial activities are 
appropriate in this neighborhood. The long-term vision for the area should make use of the rail lines by 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1804.html#18.04.030
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encouraging a rail stop for potential passenger service. Residential uses in the RR neighborhood are not 
allowed, due to the commercial nature of the area. (Ord. 006/2009 § 3) 

18.12.150 Historic Main area (HM). 

A.    Purpose. The Historic Main area encompasses the blocks along Main Street between Madison Street 
and the railroad tracks and along Lewis Street between Fremont Street and the railroad tracks. The 
Historic Main area will be the core area for specialty commercial uses that serve the entire community 
and even the region. The goal for this area is to continue to have a high concentration of retail, dining, 
and entertainment functions, while accommodating professional services and some residential housing. 
Cultural and recreational facilities should also be a part of the area’s mix of uses.  Certain street 
segments in the Historic Main area limit ground floor street level uses to those land uses that promote 
pedestrian activity and interaction (see MMC 18.12.150(D).) 

B.    Residential Density. The Historic Main area allows up to twenty residential units per gross acre. To 
calculate the number of possible dwelling units/lots, refer to MMC 18.10.010(B) for the single-family 
density calculation and MMC 18.10.020(B) for the multifamily or mixed use density calculation. 

C.    Design Guidelines. All development within the Historic Main area shall comply with the design 
guidelines found in the downtown master plan. Design guideline review will be administrative and is 
subject to the requirements of MMC 18.10.130. (Ord. 026/2011 § 2 (Exh. 1); Ord. 006/2009 § 3) 

D.    The ground level and street level portion of all buildings facing Main Street between Madison Street 

and Woods Street (if extended north) and the ground level and street level portion of all buildings facing 

Lewis Street between Fremont Street and Hill Street shall be considered a “promenade” within the 

Downtown Commercial District.   The ground level and street level portion of all buildings on these 

street segments shall be occupied by the uses identified in Table 18.12.170 (Downtown Neighborhood 

Land Use Matrix) under the column heading “Historic Main Neighborhood Promenade”.   The Director 

may authorize other pedestrian attracting uses to be permitted if the Director finds that such use is the same 

general character as the permitted uses identified in that column. 

 

18.12.160 Borlin Park East Downtown neighborhood (BPED) . 

A.    Purpose. The goal for this neighborhood is to promote an “urban village” character that contains 
pedestrian scale amenities and high-quality mixed-use and high-density residential development. Land 
uses will provide for a concentration of commercial, residential, and civic functions. Civic functions may 
include recreational and arts uses as well as education-related activities. The Borlin Park East Downtown 
neighborhood should contain significant, well-designed parks and open space. There are opportunities 
to make use of natural amenities along the eastern edge of the area that would make this a distinctive 
and appealing location for in-town housing. There are also opportunities to provide additional urban, 
civic green spaces within convenient walking distance of the Historic Main area. This combination of 
uses is necessary to promote the greater downtown Monroe area as a regional destination for specialty 
retail, dining, and entertainment. 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1810.html#18.10.010
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Areas along Woods Creek and the Borlin Park East Downtown neighborhood are encouraged to provide 
enhanced pedestrian and bicycle connectivity. Also proposed along Woods Creek is an area for an 
overlook and water access at the creek itself, which would be linked into the enhanced bike and 
pedestrian ways. Areas of the Al Borlin Park East Downtown neighborhood, which are within the Woods 
Creek shoreline area, will have some development constraints due to the natural sensitivities of the 
creek side areas. 

B.    Residential Density. The Borlin Park East Downtown neighborhood allows up to twenty residential 
units per gross acre. To calculate the number of possible dwelling units/lots, refer to MMC 18.10.020(B) 
for the multifamily or mixed use density calculation. 

C.    Design Guidelines. The Borlin Park East Downtown Neighborhood Design Guidelines, dated February 
2009, or as amended in the future, and attached to the ordinance codified in this section, are hereby 
adopted and incorporated into this code by this section by this reference as if set forth in full. All 
development within the Borlin Park East Downtown neighborhood shall comply with the design 
guidelines as adopted and is subject to the requirements of MMC 18.10.130. (Ord. 026/2011 § 2 (Exh. 
1); Ord. 006/2009 § 3) 

18.12.170 Downtown neighborhood land use matrix. 

This matrix shall be considered supplemental to the zoning land use matrix, MCC 18.10.050. Uses 
identified in the matrix below, but not in MCC 18.10.050, shall be considered prohibited in the zoning 
districts identified in MCC 18.10.050. 

 

 

Downtown Neighborhood Zoning Matrix Downtown Commercial Zone 

Conforming Use 

Downtown 
Residential 

Neighborhood 

Rails and 
Roads 
Neighbor-
hood 

Historic Main 
Area. 

  

Borlin Park 

East Downtown 

Neighborhood 

 

 

Historic Main 
Area 

 

Historic Main 
Area 
Promenade 
(see MMC 
18.12.150(D)) 

Accessory dwelling units  (1) P (1) 1    P1 P(1) 1 P (1)  

Adult entertainment (business use) P(2)           

Amusement facility   P C CP C  

Antique shop   P P P P P 

Formatted Table
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Downtown Neighborhood Zoning Matrix Downtown Commercial Zone 

Conforming Use 

Downtown 
Residential 

Neighborhood 

Rails and 
Roads 
Neighbor-
hood 

Historic Main 
Area. 

  

Borlin Park 

East Downtown 

Neighborhood 

 

 

Historic Main 
Area 

 

Historic Main 
Area 
Promenade 
(see MMC 
18.12.150(D)) 

Art gallery   P P P P P 

Auto repair, minor   P       

Auto repair, major   P       

Bakery   P P P P P 

Bank without drive-up facility  P  P P  

Bank with drive-up facility   P P  P C  

Bed and breakfast C (3) 1   C1 C1 P (3)  C (3)  

Brewery, micro   P P C P P  

Church C P P P C  

Cleaning establishment   P P CP P  

Clinic, health services C C C C C  

Club   P P CP C  

Club, fitness P P P AP C  

Coffee shop A P P P P P 

Community open-air market   P P P P P 

Convenience stores   P P  P P P 

Day care center A (4) C2   P (4) C 2 C2   C P (4) 2 A (4)   
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Downtown Neighborhood Zoning Matrix Downtown Commercial Zone 

Conforming Use 

Downtown 
Residential 

Neighborhood 

Rails and 
Roads 
Neighbor-
hood 

Historic Main 
Area. 

  

Borlin Park 

East Downtown 

Neighborhood 

 

 

Historic Main 
Area 

 

Historic Main 
Area 
Promenade 
(see MMC 
18.12.150(D)) 

Distillery, Micro  P  P P  

Drive-up/through   P P3 P (5) 3   

Drug store   P P P P P 

Dwelling, duplex P         

Dwelling, mobile home P   C     

Dwelling, multifamily P    P4 P C (4)  

Dwelling, single-family P   C     

Dwelling, townhouse  P     P C  

Electrical transmission lines of higher voltage 
than 115 kV, in existing corridors (above or 
below ground) 

P P P P P P 

Electrical transmission lines of higher voltage 
than 115 kV, in  new corridors (below ground) 

P P  P P P 

Electrical transmission lines of higher voltage 
than 115 kV, in new corridors (above ground) 

C C C C C C 

Family day care A A A A A  

Garden produce     P P P P  

Gas station   P C     

Government facilities C C C C C  
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Downtown Neighborhood Zoning Matrix Downtown Commercial Zone 

Conforming Use 

Downtown 
Residential 

Neighborhood 

Rails and 
Roads 
Neighbor-
hood 

Historic Main 
Area. 

  

Borlin Park 

East Downtown 

Neighborhood 

 

 

Historic Main 
Area 

 

Historic Main 
Area 
Promenade 
(see MMC 
18.12.150(D)) 

Greenhouse, retail   P C  P P P 

Grocery store   P P5 P (6) 5 P (6) P (6) 

Group homes, Type 1 P   C P C  

Group homes, Type 2  C (7)3   C3 C (7)3 C (7)  

Halfway house EPF   EPF EPF EPF  

Hardware store 1    P (8) P (8)  P (8) P (8) P (8) 

Hardware store 2   P       

Home occupations, minor only P   P P   

Hotel   P C CP P  

Library   P   P P  

Mixed-use (commercial and residential) P   P P P  

Mobile vendors   P(9) 6 P(9)  6 P 9) 6 P(9)  

Motel   P       

Motor vehicle sales facility – motorsports only  P     

Nursing and/or convalescent home      P8 P(10)8   

Office, professional P P P P P  

Parking lots (accessory use) P P P P   

Formatted Table
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Downtown Neighborhood Zoning Matrix Downtown Commercial Zone 

Conforming Use 

Downtown 
Residential 

Neighborhood 

Rails and 
Roads 
Neighbor-
hood 

Historic Main 
Area. 

  

Borlin Park 

East Downtown 

Neighborhood 

 

 

Historic Main 
Area 

 

Historic Main 
Area 
Promenade 
(see MMC 
18.12.150(D)) 

Parking lots (stand-alone) C C C C C  

Pawn shop   P P     

Personal service shops  P  P P P 

Preschool C C P C CP   

Print shop   P P CP C  

Regional transit station, including bus, train, 
and other high-capacity vehicle bases 

EPF EPF EPF EPF EPF  

Restaurant   P P P P P 

Retail stores    P P7 P7 P P 

Retirement housing/assisted living facility  P (11) P (11)8 P8 P (11) 8   

Service establishment C P P P P  

State and regional transportation facilities 
including highways of statewide significance 

EPF EPF EPF EPF EPF  

Tavern/pub   P P AP P  

Tool sales and rental   P    A   

Utility services P C P C P PC C  

Veterinary clinic/animal hospital C P C P  C  

P = Permitted use; A = Accessory use; C = Requires a conditional use permit; and EPF = Essential public 
facility (see Chapter 18.15 MMC) 
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P1   (1)  Accessory dwelling units must meet criteria outlined in Chapter 18.40 MMC. 

P2   (2)  Adult entertainment facilities are subject to Chapter 5.48 MMC and are not allowed in the 
downtown commercial zone. 

(3) Caretaker must be on site. 

(4)  In the Historic Main neighborhood, multifamily dwellings are only allowed in conjunction with 
mixed-use structures 

(4)  Limitation on number of children permitted per establishment. 

P3    (5) In the East Downtown neighborhood, Ddrive-up/through windows or areas are prohibited in any 
establishment serving food and/or beverages. 

(6) Grocery stores may not exceed  13,000 square feet in gross floor area. 

(7)  Group homes that qualify as essential public facilities shall follow the regulations in Chapter 
18.15 MMC, Essential Public Facilities. 

(8) Hardware stores may not exceed 20,000 square feet in gross floor area. 

(9)  Mobile vendors must meet the criteria outlined in MMC 18.12.190(A). 

10) Nursing and convalescent homes shall be limited to parcels four (4) acres in size or less. 

(11) Retirement housing/assisted living facility are limited to parcels four (4) acres in size or less. 

P4    Multifamily dwellings are only allowed in conjunction with mixed-use structures. 

P5    Grocery stores may not exceed 20,000 square feet in gross floor area. 

P6    Mobile vendors must meet the criteria outlined in MMC 18.12.190(A). 

P7    In the Historic Main and Borlin Park neighborhoods, retail stores are limited to low-intensity uses no 
more than two thousand five hundred gross square feet, which are typically part of a larger 
development. Low-intensity uses may include, but are not limited to, boutiques, galleries, jewelry 
stores, clothing shops, and similar retail uses. 

P8    Based upon bedrooms as opposed to dwelling units in any combination of one-, two-, and/or three-
bedroom units, not to exceed the maximum density allowed in the underlying zoning district. The 
standard formula would be to use the maximum allowed density per acre (43,560 square feet divided by 
minimum zone lot size) multiplied by three (standard bedroom equivalent unit) to achieve bedroom 
density. For example, in the MR 6,000 zone a one-acre site could achieve thirty-three bedrooms per acre 
(43,560 / 4,000 = 10.89 or 11 dwelling units per acre x 3 = 33). 

C1    Caretaker must be on site. 

C2    Limitation on number of children permitted per establishment. 
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C3    Group homes that qualify as essential public facilities shall follow the regulations in Chapter 18.15 
MMC, Essential Public Facilities. 

(Ord. 008/2010 § 1 (Exh. 1); Ord. 006/2009 § 3) 

18.12.180 Mixed-use requirements. 

A.    Residential Mixed-Use Requirements. The purpose and intent of requiring specific standards for 
residential mixed-use developments is to determine: 

1.    Compatibility of land uses by establishing specific standards and incentives for residential mixed-use 
developments to ensure and promote consistency in design, construction, and scale; 

2.    Proximity of housing to services by providing opportunities for residents to live close to areas of 
shops, offices and other urban amenities, in order to facilitate access to such services and places of 
employment, and also to promote pedestrian orientation while decreasing the need for automobile 
trips; 

3.    Consistent application of design standards for all new or renovated buildings within the Historic 
Main Street and Borlin ParkEast Downtown  neighborhoods, as applicable; and 

4.    Ensure that the residents of mixed-use developments are provided with the same amenities 
afforded other multifamily developments throughout the city. 

B.    Applicability. Residential mixed-use development is permitted as established in the Downtown 
neighborhood Land Use Matrix of this chapter. 

1.    A minimum of one floor must be dedicated to residential use to qualify as a mixed-use 
development. 

2.    Historic Main ground floor must be commercial. (Ord. 006/2009 § 3) 

18.12.190 Special uses. 

A.    Mobile Vendors. The purpose of this section is to regulate the activities of mobile vendors, where 
permitted, and promote the safety and welfare of the general public. 

1.    Requirements. 

a.    Submit a site plan that includes the elements described in MMC 18.82.030. 

b.    Submit property owner’s written approval to locate on property. 

c.    Provide a signed agreement with a neighboring property owner within two hundred feet of the 
business for use of restrooms. 

d.    All mobile vendors engaged in the sale of food shall comply with all laws, rules, and regulations 
regarding food handling and provide a statement of approval from the Snohomish Health District. All 
vehicles or conveyances used by mobile vendors shall comply with all applicable laws, rules, and 
regulations as established by the Washington State Motor Vehicle Code and the Monroe Municipal 
Code. 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1882.html#18.82.030
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e.    If inside seating is provided within the vehicle or unit, compliance with the accessibility code is 
required including, but not limited to: 

i.    Accessible ramp; 

ii.    Aisle width of thirty-six inches; 

iii.    Door width of thirty-six inches; 

iv.    Seating to accommodate a wheelchair; 

v.    An accessible restroom within the vehicle/unit. 

f.    Vehicles must bear a seal that indicates it has been inspected and approved by L & I. 

2.    Business License. A business license is required for all mobile vendors prior to conducting business, 
in conformance with licensing requirements established in Chapter 5.02 MMC, Business Licenses. 

3.    Site Restrictions. 

a.    Mobile vendors shall be limited to two, per linear block on each side of the street, if the vendors are 
separated by a minimum distance of one hundred feet. 

b.    No mobile vendor shall sell or convey goods in the public right-of-way. 

c.    Mobile vendors cannot obstruct the passage of any sidewalk, street, avenue, alley or any other 
public place, by causing people to congregate at or near the place where any article is being sold or 
offered for sale. 

d.    No merchandise will be offered, displayed, or sold, and no customers served, in any vehicle travel 
lane. 

e.    Mobile vendors cannot conduct business unless the vehicle or conveyance is parked and operated in 
full compliance with the traffic and sidewalk ordinances of the city, in effect at the time of application or 
as hereafter amended. 

f.    This section shall not apply to vendors operating in conjunction with, and at the location of, events 
known as the farmers’ market or as part of permitted special event, per Chapter 5.28 MMC. 

g.    No temporary/portable restrooms are allowed on site. 

h.    All mobile vendors shall clean up all litter originating from their business, each day, within a one 
hundred fifty-foot radius of the location where sales occur. 

B.    Community-Oriented Open-Air Markets. 

1.    The purpose of this chapter is to regulate community-oriented open-air markets within the 
downtown commercial zone, including farmers’ markets, art fairs, and the like. Community-oriented 
open-air markets are intended to be operated by a public or private organization, which is open to the 
public and operates from individual booths or stands. 

2.    Permitted Uses. 

http://www.codepublishing.com/WA/Monroe/html/Monroe05/Monroe0502.html#5.02
http://www.codepublishing.com/WA/Monroe/html/Monroe05/Monroe0528.html#5.28
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a.    All fruits, vegetables, berries, butter, eggs, milk, or any farm produce sold by the grower or a 
representative. 

b.    Edibles raised or caught by the seller, including fish and meats. 

c.    The sale of goods and products produced by artisans, crafts persons, or their representative. 

d.    Sale of food and beverages prepared on site such as concession stands. 

3.    Prohibited Uses. 

a.    The secondhand sale of goods and products; 

b.    The sale of any raw meat, fish or poultry product unless approved by the Snohomish Health District; 

c.    The sale of any beverage or food unless appropriately licensed from the Snohomish Health District; 
and 

d.    No sound amplification system shall be used in conjunction with the market, which produces noise 
and which is audible beyond the boundaries of the area designated in the application per MMC 
18.10.270, Performance standards. 

4.    Required License and Permits. 

a.    A business license from the city must be obtained by the sponsoring organization in conformance 
with licensing requirements established in Chapter 5.02 MMC, Business Licenses. 

b.    Any permits required by the Snohomish County Health District. 

c.    Exemptions. Required license and permits shall not be applied to any farmer, gardener or other 
person who sells any fruits, vegetables or other farm produce or edibles produced by such person within 
Snohomish County, Washington, and exempt pursuant to RCW 36.71.090 from paying any fee or 
application. Such persons are exempt from the licensing and fee requirements of Chapter 5.02 MMC. 

d.    A special event permit will be required per Chapter 5.28 MMC, for events on public property. (Ord. 
026/2011 § 2 (Exh. 1); Ord. 006/2009 § 3) 

18.12.200 Downtown planning area bulk requirements.  

Site Requirement 

Downtown Commercial Zone Neighborhoods 

Downtown 
Residential 
Neighborhood 

Rails and Roads 
Neighborhood 

Historic Main 
Area1 

Borlin ParkEast 
Downtown 
Neighborhood 

District Symbol DN RR HM BP 

Minimum Building 
Front/Street Setbacks (In 
Feet) 

10 ft. – Living 

20 ft. – Garage 

25 ft. from arterial 
20 ft. from all other 
streets 

None None 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1810.html#18.10.270
http://www.codepublishing.com/WA/Monroe/html/Monroe05/Monroe0502.html#5.02
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.71.090
http://www.codepublishing.com/WA/Monroe/html/Monroe05/Monroe0502.html#5.02
http://www.codepublishing.com/WA/Monroe/html/Monroe05/Monroe0528.html#5.28
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20 ft. – Office 

Minimum Building Rear 
Setbacks (In Feet) 

Single story – 5 ft. 
add 2 ft. for each 
additional story 

As per IBC and IFC2 
As per IBC 
and IFC2 

As per IBC and 
IFC2 

Minimum Building Side 
Setbacks (In Feet) 

Single story – 5 ft. 
add 2 ft. for each 
additional story 

As per IBC and IFC2 
As per IBC 
and IFC2 

As per IBC and 
IFC2 

Maximum Lot Coverage of 
Structures and Other 
Impervious Surfaces 

75% None None 85%2 

Minimum Landscaped 
Area/Landscaping 
Requirements 

Per Chapter 18.78 
MMC 

Per Chapter 18.78 
MMC 

Per Chapter 
18.78 MMC 

Per Chapter 
18.78 MMC 

Maximum Height (In Feet) 35 ft. 35 ft.6 35 ft.3 35 ft.3 

Maximum Height Bonus (In 
Feet) for Mixed-Use 
Buildings 

None None 55 ft. 55 ft. 

Ground Floor Use 
Requirement for Mixed-
Use Buildings 

None None Commercial None 

Design Criteria 
None None 

Yes – 
MMC 
18.12.150 

Yes – 
MMC 18.12.160 

Minimum First Story 
Height (Mixed-Use) 

None None 15 ft. 15 ft. 

Minimum Lot Area SFR – 4,000 sq. ft. 

Duplex – 8,000 sq. ft. 

Office – 4,000 sq. ft. 

None None None 

Floor Area Ratio (FAR) N/A N/A 1.7:1 1.7:1 

Bonus FAR for Residential N/A N/A 0.54 0.54 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1878.html#18.78
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1878.html#18.78
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1878.html#18.78
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1878.html#18.78
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Bonus FAR for 
Underground Parking 

N/A N/A 0.55 0.55 

1.    New single-family development in the Historic Main neighborhood will follow the bulk requirements 
for the downtown neighborhood. 

2.    Critical areas located on the lot count toward the FAR. 

3.    Mixed-use facilities may achieve twenty-foot height bonus. 

4.    If the structure is mixed-use, a minimum of one story must be dedicated to residential use. 

5.    Bonus FAR of 0.5 for buildings which provide one full level of parking below grade. 

6.    Maximum height of thirty-five feet is measured from the grade level at U.S. Highway 2 to the 
roofline for buildings fronting U.S. Highway 2 (see diagram below).

 

(Ord. 026/2011 § 2 (Exh. 1); Ord. 006/2009 § 3) 

18.12.210 General downtown commercial requirements for the Historic Main and East Downtown 
Borlin Park neighborhoods. 

A.    Development Standards. 
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1.    Minimum height of ground floor shall be fifteen feet in height, from top to top of the successive 
finished floor surfaces on applicable buildings, as illustrated in Figure 18.12-1. Figure 18.12-1 shows a 

ground floor height of fifteen feet.  

Figure 18.12-1: Ground Floor Height Measurement 

2.    Floor Area Ratio (FAR) Bonus. New or renovated buildings, as applicable, may attain a 0.5 FAR bonus 
for mixed-use buildings, if a minimum of one floor is dedicated to residential use. 

3.    Ground Floor. Commercial uses shall be located on the ground floor, as applicable. The elevation of 
the ground floor and associated entry shall be within seven inches of the grade level of the adjoining 
sidewalk. “Grade” shall be as measured at the entry location. 

4.    Exceptions and Clarifications. 

a.    Parking is not considered to be a commercial use for the purposes of satisfying the ground floor 
commercial use requirement. Ground floor parking is allowed under the following circumstances: 

i.    The parking lot is behind commercial suites on the ground level. 

ii.    Commercial use requirement will be satisfied on the second story. 

iii.    Additional landscape screening is provided. 

b.    Commercial space located on the ground floor shall be directly accessible, by an entry, from the 
sidewalk. (Ord. 006/2009 § 3) 

18.12.220 Downtown commercial parking.  
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A.    Off-street parking shall be provided per Chapter 18.86 MMC, throughout the downtown commercial 
zone, with the following exceptions: 

1.    The Historic Downtown neighborhood is exempt from off-street commercial parking requirements; 
however, for new construction on-site parking is encouraged when feasible. 

B.    The director or designee may approve a reduction of up to twenty percent of the required off-street 
parking spaces, per MMC 18.86.050, when the applicant provides one or more of the following: 

1.    The applicant submits a parking study, by a qualified professional, substantiating that the parking 
need can be met by the proposed reduction. 

2.    The applicant sets aside land equal to the reduction area, which can be converted to parking, if a 
change in use or tenant occurs that increases the minimum required off-street parking, per MMC 
18.86.050; in such case, the land set aside must be converted to parking. 

3.    For every five bicycle spaces provided, per subsection (C) of this section, or for each bicycle locker 
(two-bicycle capacity), the minimum motor vehicle parking space requirements may be reduced by one 
space up to five percent of the total required off-street parking spaces. 

4.    On sites where at least twenty parking spaces are required and where at least one frontage abuts a 
designated roadway, transit supportive plazas may be substituted for up to ten percent of required 
vehicle parking when: 

a.    The plaza is adjacent to the arterial street (if there is a bus stop along the site’s frontage, the plaza 
must be adjacent to the bus stop); 

b.    The plaza must be at least two hundred square feet in area and be shaped so that a ten-foot by ten-
foot square will fit entirely within the plaza; and 

c.    The plaza must be open to the public, contain a bench or other sitting area and shall have at least 
ten percent and no more than twenty-five percent landscaping. 

5.    The applicant enters into joint parking agreement, for use of a cooperative parking facility, in 
accordance with MMC 18.86.070 and 18.86.080. Through a joint parking agreement, the twenty percent 
reduction may be increased if all cooperative parking facility criteria are met. 

C.    Standards for Bicycle Parking. Any bicycle parking implemented under this section must meet the 
following standards: 

1.    Bicycle parking must be provided at the ground level, and may be provided in floor or wall racks that 
hold bicycles securely. Bicycles may be tipped vertically for storage, but not hung above the ground. If 
the bicycle parking is placed in the public right-of-way, it shall not obstruct pedestrian walkways or 
damage required landscaping. 

2.    Where required bicycle parking is provided with racks, the racks must meet the following standards: 

a.    The rack must hold the bicycle securely by means of the frame. The frame must be able to be 
supported so that the bicycle cannot be pushed or fall to one side in a manner that will damage the 
wheels; 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1886.html#18.86
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1886.html#18.86.050
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1886.html#18.86.050
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1886.html#18.86.070
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1886.html#18.86.080
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b.    The bicycle frame and one wheel can be locked to the rack with a high-security, U-shaped shackle 
lock if both wheels are left on the bicycle; 

c.    The rack must be securely anchored to the ground or adjacent structure with theft-resistant 
hardware. 

3.    Where bicycle parking is provided with lockers, such lockers must meet the following standards: 

a.    An area of at least six feet of horizontal distance shall be provided around the entrance of each 
locker that is free from obstructions; and 

b.    The lockers must be securely anchored to the ground or adjacent structure with theft-resistant 
hardware. 

D.    Underground parking is encouraged throughout the downtown commercial zone. (Ord. 026/2011 
§ 2 (Exh. 1); Ord. 006/2009  
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MONROE PLANNING COMMISSION 
Agenda Item Cover Sheet 

 

TITLE:  Critical Areas Ordinance – Code Amendment 
 

Date Project No(s). Contact Presenter Item 

09/12/16 CA2016-03 and 
SEPA2016-012 Shana Restall Shana Restall Old Business 

 
Discussion: 

 
08/22/2016 and 09/12/2016 
 

Public Hearing: 
 
Tentatively scheduled for 10/10/16 in front of the City of 
Monroe Planning Commission 
 

 
Attachments: 

 
1. Draft Ordinance - Critical Areas (MMC Chapter 

20.05)  
2. Matrix Comparing Existing and Proposed Code  
3. City of Monroe Map of Critical Areas and Buffers 

dated December 4, 2008 
4. Map of Existing and Proposed Wetland Buffers 

prepared September 7, 2016 – This will be handed 
out at the meeting 

5. State Environmental Policy Act (SEPA) Checklist 
dated August 17, 2016 

6. SEPA Determination of Nonsignificance issued 
August 23, 2016 

7. Letter from Doug Gresham, PWS with the 
Washington State Department of Ecology dated 
September 6, 2016 and received by the City on 
September 6, 2016 

 
DESCRIPTION/BACKGROUND 
This agenda item is a continuation of the discussion of potential Critical Areas 
Ordinance amendments that the Planning Commission began on August 22, 2016.  
 
The City’s critical areas regulations are contained in MMC Chapter 20.05.  That Chapter 
defines “Critical areas” as, 
 

“Critical areas” means any of the following areas or ecosystems: critical aquifer recharge 
areas, fish and wildlife habitat conservation areas, frequently flooded areas, geologically 
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hazardous areas, and wetlands as defined by the Growth Management Act (Chapter 36.70A 
RCW) and this chapter.” 

 
The amendments seek to clarify issues that have been raised in the City’s 
administration of the regulations,   A draft ordinance has been prepared (Attachment 1) 
and a matrix highlighting the changes between the existing and proposed code is 
enclosed as Attachment 2.  
 
A public hearing before the Planning Commission is anticipated to be held on October 
10, 2016.  
 
One comment letter was received during the comment period that ran subsequent to 
issuance of the State Environmental Policy Act (SEPA) Determination of 
Nonsignificance (DNS), which was issued on August 23, 2016. The written comments 
were submitted by the Washington State Department of Ecology and are included as 
Attachment 7. 
 
 

RECOMMENDED ACTION 
Discussion only. 

 

http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A
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CITY OF MONROE 
ORDINANCE NO. 0XX/2016 

 
AN ORDINANCE OF THE CITY OF MONROE, WASHINGTON, 
UPDATING CRITICAL AREAS REGULATIONS BY AMENDING 
SECTIONS 20.05.030, 20.05.050, 20.05.060, 20.05.070, AND 
20.05.080 OF THE  MONROE MUNICIPAL CODE TITLE 20 
RELATED TO WETLAND DELINEATION, EVALUATION, 
PROTECTION, AND MITIGATION; OTHER MINOR 
AMENDMENTS TO PROVIDE CLARIFICATION  AND CORRECT 
ERRORS; PROVIDING FOR SEVERABILITY; AND 
ESTABLISHING AN EFFECTIVE DATE 

 

 
 
 WHEREAS, pursuant to RCW 36. 70A.130(1)(a), the City is required to periodically 
review and, if needed, revise its development regulations, including its critical areas regulations, 
to ensure its regulations comply with the goals and requirements of the Growth Management 
Act; and 

 
WHEREAS, Chapter 20.05 of the Monroe Municipal Code (MMC) contains the City's 

development regulations pertaining to the protection of critical areas; and 
 
WHEREAS, the proposed amendments are supported by best available science and the 

Department of Ecology’s guidance found in publication #10-06-002, titled “Wetlands and CAO 
Updates: Guidance for Small Cities”; and 
 

WHEREAS, the environmental impacts of the amendments to MMC Chapter 20.05, 
Critical Areas, resulted in the issuance of a Determination of Non-Significance (DNS) on August 
23, 2016, with no appeals filed; and 
 

WHEREAS, the City issued a Notice of Public Hearing on September 13, 2016, which 
was at least 15 days prior to the date of the public hearing pursuant to MMC 21.40.020(A)(1); 
and 
 

WHEREAS, MMC subsection 21.20.040(B) requires that amendments to the subdivision 
code, zoning code, and environmental code (MMC 
Titles 17 through 20) require Planning Commission review and recommendation; and 
 

WHEREAS, the City of Monroe Planning Commission held a duly noticed public hearing 
on October 10, 2016, which was continued to __________, 2016, to accept public testimony on 
the proposed code amendments; and 

 
WHEREAS, at the conclusion of __________, 2016 public hearing, the Planning 

Commission voted unanimously to recommend approval of the proposed amendment; and 
 
WHEREAS, the Monroe City Council conducted a first reading of the proposed 

ordinance on __________, 2016 and  second reading on __________, 2016 to discuss the 
proposed critical areas regulations amendments at duly noticed public meetings; and 
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WHEREAS, pursuant to RCW 36.70A.106, the City has provided the Washington State 
Department of Commerce with a 60-day notice of intent to adopt the amendments to its 
development regulations; and 
 

WHEREAS, the City Council has considered the entire public record, the Best Available 
Science, and the Planning Commission's recommendation, modifying the recommendation as 
needed; and 
 

WHEREAS, the City Council has determined that the proposed amendments are 
necessary to ensure compliance with the goals and requirements of the Growth Management 
Act (RCW 36.70A); 
 

WHEREAS, the City Council has determined that the proposed amendments are in 
accord with the Comprehensive Plan; and 
 
 
 NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE DO ORDAIN 
AS FOLLOWS: 
 

Section 1. Amendment of MMC 20.05.030, Definitions. Section 20.05.030 of the 
Monroe Municipal Code is hereby amended as follows: 

 
20.05.030 Definitions. 
 
“Active fault” means a fault that is considered likely to undergo renewed movement within a 
period of concern to humans. Faults are commonly considered to be active if the fault has 
moved one or more times in the last ten thousand years. 
 
“Adjacent” means immediately adjoining (in contact with the boundary of the influence area) or 
within a distance less than that needed to separate activities from critical areas to ensure 
protection of the functions and values of the critical areas. Adjacent shall mean any activity or 
development located: 
 

1.   On site immediately adjoining a critical area; or 
 
2.   A distance equal to or less than the required critical area buffer width and building 
setback. 

 
“Alteration” means any human-induced change in an existing condition of a critical area or its 
buffer. Alterations include, but are not limited to, grading, filling, dredging, channelizing, clearing 
(vegetation), applying pesticides, discharging waste, construction, compaction, excavation, 
modifying for storm water management, relocating, or other activities that change the existing 
landform, vegetation, hydrology, wildlife or wildlife habitat value of critical areas. 
 
“Anadromous fish” means fish that spawn in fresh water and mature in the marine environment. 
 
“Applicant” means a person who files an application for a permit under this chapter and who is 
either the owner of the land on which that proposed activity would be located, a contract 
purchaser, or the authorized agent of such a person. 
 



 

Page 3 of 28  Ordinance No. 0XX/2016 

 

“Aquifer recharge area” means an area that, due to the presence of certain soils, geology, and 
surface water, acts to recharge groundwater by percolation. 
 
“Area of special flood hazard” means the land in the floodplain within a community subject to a 
one percent or greater chance of flooding in any given year. Designation on maps always 
includes the letters A or V. The term “special flood hazard area” is synonymous in meaning with 
the phrase “area of special flood hazard.” 
 
“Base flood” means a flood having a one percent chance of being equaled or exceeded in any 
given year. Also referred to as the “one-hundred-year flood.” 
 
“Base flood elevation” means the water surface elevation of the base flood. It shall be 
referenced to the National Geodetic Vertical Datum of 1929 (NGVD). 
 
“Best available science” means current scientific information used in the process to designate, 
protect, or restore critical areas, that is derived from a valid scientific process as defined by 
WAC 365-195-900 through 365-195-925. 
 
“Best management practices” means conservation practices or systems of practice and 
management measures that: 
 

1.   Control soil loss and reduce water quality degradation caused by high concentrations of 
nutrients, animal waste, toxins, and sediment; 
 
2.   Minimize adverse impacts to surface water and groundwater flow, circulation patterns, 
and the chemical, physical, and biological characteristics of wetlands; 
 
3.   Protect trees and vegetation designated to be retained during and following site 
construction; and 
 
4.   Provide standards for proper use of chemical herbicides within critical areas. 

 
“Buffer” means the zone contiguous with a critical area that is required for the continued 
maintenance, function, and structural stability of the critical area. 
 
“Building setback line (BSBL)” means a line beyond which the foundation of a building shall not 
extend. 
 
“Channel migration zone (CMZ)” means the lateral extent of likely movement along a stream or 
river during the next one hundred years as determined by evidence of active stream channel 
migration movement over the past one hundred years. 
 
“City” means the city of Monroe. 
 
“Clearing” means the destruction and removal of vegetation by any means and includes 
grubbing vegetation. 
 
“Compensation project” means actions specifically designed to replace project-induced critical 
area and buffer losses. Compensation project design elements may include, but are not limited 
to, land acquisition, planning, construction plans, monitoring, and contingency actions. 
 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-195-900
http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-195-925
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“Compensatory mitigation” means types of mitigation used to replace project-induced critical 
area and buffer losses or impacts. Compensatory mitigation includes, but is not limited to, the 
following: 
 

1.   Restoration. Actions performed to reestablish functional characteristics that are lost or 
degraded due to unauthorized alteration, past management activities, or catastrophic events 
within an area that no longer meets the definition of a critical area. 
 
2.   Creation. Actions performed to intentionally establish a critical area at a site where it did 
not formerly exist. 
 
3.   Enhancement. Actions performed to improve the condition of an existing critical area so 
that the functions it provides are of a higher quality. 

 
“Critical aquifer recharge area” means areas designated by WAC 365-190-080(2) that are 
determined to have critical recharging effect on aquifers used for potable water as defined by 
WAC 365-190-030(2). 
 
“Critical areas” means any of the following areas or ecosystems: critical aquifer recharge areas, 
fish and wildlife habitat conservation areas, frequently flooded areas, geologically hazardous 
areas, and wetlands as defined by the Growth Management Act (Chapter 36.70A RCW) and 
this chapter. 
 
“Developable area” means areas outside of any critical areas and their required setbacks or 
buffers. 
 
“Development” means any manmade change to improved or unimproved real estate, including, 
but not limited to, buildings or other structures, mining, dredging, filling, grading, paving, 
excavation or drilling operations or storage of equipment or materials. “Development” also 
means subdivision of a parcel or parcels into one or more lots. 
 
“Development permit” means any permit issued by the city of Monroe, or other authorized 
agency, for construction, land use, or the alteration of land. 
 
“Director” refers to the community development director for the city of Monroe. 
 
“Engineering geologist” means a practicing professional engineering geologist licensed with the 
state of Washington. 
 
“Erosion” means the process by which soil particles are mobilized and transported by natural 
agents such as wind, rain, frost action, or stream flow. 
 
“Erosion hazard area” means those areas of Monroe containing soils which, according to the 
USDA Soil Conservation Service, Snohomish County Soil Survey dated 1983, may experience 
severe to very severe erosion hazard. 
 
“Fish and wildlife habitat conservation areas” means areas necessary for maintaining species in 
suitable habitats within their natural geographic distribution so that isolated subpopulations are 
not created as designated by WAC 365-190-080(5). These areas include: 
 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-190-080
http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-190-030
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A
http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-190-080


 

Page 5 of 28  Ordinance No. 0XX/2016 

 

1.   Areas with which state or federally designated endangered, threatened, and sensitive 
species have a primary association; 
 
2.   Habitats of local importance, including, but not limited to, areas designated as priority 
habitat by the Department of Fish and Wildlife; 
 
3.   Naturally occurring ponds under twenty acres and their submerged aquatic beds that 
provide fish and wildlife habitat; 
 
4.   Waters of the state, including lakes, rivers, ponds, streams, inland waters, underground 
waters, salt waters and all other surface water and watercourses within the jurisdiction of the 
state of Washington; 
 
5.   Lakes, ponds, streams, and rivers planted with game fish by a governmental or tribal 
entity; 
 
6.   State natural area preserves and natural resources conservation areas; and 
 
7.   Land essential for preserving connections between habitat blocks and open spaces. 

 
“Flood” or “flooding” means a general and temporary condition of partial or complete inundation 
of normally dry land areas from the overflow of inland waters and/or the unusual and rapid 
accumulation of runoff or surface waters from any source. 
 
“Flood fringe” means that portion of the floodplain outside of the floodway which is covered by 
floodwaters during the base flood; it is generally associated with standing water rather than 
rapidly flowing water. 
 
“Flood Insurance Rate Map (FIRM)” means the official map on which the Federal Insurance 
Administration has delineated many areas of flood hazard, floodways, and the risk premium 
zones. 
 
“Floodplain” means the total area subject to inundation by the base flood including the flood 
fringe and floodway. 
 
“Floodway” means the channel of a river or other watercourse and the adjacent land area that 
must be reserved in order to discharge the base flood without cumulatively increasing the 
surface water elevation more than one foot. 
 
“Floodway-dependent structure” means structures that are floodway-dependent including, but 
not limited to, dams, levees and pump stations, stream bank stabilization, boat launches and 
related recreational structures, bridge piers and abutments, and fisheries enhancement or 
stream restoration projects. 
 
“Formation” means an assemblage of earth materials grouped together into a unit that is 
convenient for description or mapping. 
“Formation, confining” means the relatively impermeable formation immediately overlaying a 
confined aquifer. 
 
“Frequently flooded areas” means lands in the floodplain subject to a one percent or greater 
chance of flooding in any given year and those lands that provide important flood storage, 
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conveyance, and attenuation functions, as determined by the director, in accordance with WAC 
365-190-080(3). 
 
“Functions and values” means the beneficial roles served by critical areas, including, but not 
limited to, water quality protection and enhancement, fish and wildlife habitat, food chain 
support, flood storage, conveyance and attenuation, groundwater recharge and discharge, 
erosion control, and recreation. 
 
“Geologically hazardous areas” means areas that may not be suited to development consistent 
with public health, safety or environmental standards, because of their susceptibility to erosion, 
sliding, earthquake, or other geological events as designated by WAC 365-190-080(4). Types of 
geologically hazardous areas include erosion, landslide, seismic, mine, and volcanic hazards. 
 
“Geologist” means a practicing professional geologist licensed with the state of Washington. 
 
“Geotechnical engineer” means a practicing professional geotechnical/civil engineer licensed 
with the state of Washington. 
 
“Grading” means any excavation, clearing, filling, leveling, or contouring of the ground surface 
by human or mechanical means. 
 
“Hazard areas” means areas designated as frequently flooded or geologically hazardous areas 
due to potential for erosion, landslide, seismic activity, mine collapse, or other geologically 
hazardous conditions. 
 
“Heavy equipment” means such construction machinery as backhoes, treaded tractor, dump 
trucks, and front-end loaders. 
 
“Hydraulic project approval (HPA)” means a permit issued by the state Department of Fish and 
Wildlife for modification to waters of the state in accordance with Chapter 75.20 RCW. 
 
“Hydrologist” means a practicing professional hydrologist licensed with the state of Washington. 
 
“Impervious surface” means a hard surface area that either prevents or retards the entry of 
water into the soil mantle as under natural conditions prior to development or that causes water 
to run off the surface in greater quantities or at an increased rate of flow from the present under 
natural conditions prior to development. Common impervious surfaces include, but are not 
limited to, rooftops, walkways, patios, driveways, parking lots, storage areas, concrete or 
asphalt paving, gravel roads, packed earthen materials, and oiled macadam or other surfaces 
which similarly impede the natural infiltration of storm water. 
 
“Isolated wetland” means those wetlands that are outside of and not contiguous to any one-
hundred-year floodplain, lake, river, or stream and have no contiguous hydric soil or hydrophytic 
vegetation between the wetland and any surface water. 
 
“Joint aquatic resources permit application (JARPA)” means a single application form that may 
be used to apply for hydraulic project approvals, shoreline management projects, approval of 
exceedance of water quality standards, water quality certifications, Coast Guard bridge permits, 
Department of Natural Resources use authorization, and Army Corps of Engineer permits. 
 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-190-080
http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-190-080
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=75.20
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“Lake” means an area permanently inundated by water in excess of two meters deep and 
greater than twenty acres in size measured at the ordinary high water mark. 
 
“Landslide” means episodic down-slope movement of a mass of soil or rock that includes, but is 
not limited to, rock falls, slumps, mudflows, and earthflows. 
 
“Landslide hazard areas” means areas that are potentially subject to risk of mass movement 
due to a combination of geologic landslides resulting from a combination of geologic, 
topographic, and hydrologic factors. 
 
“Minor utility project” means the placement of a utility pole, street sign, anchor, vault, or other 
small component of a utility facility, where the disturbance of an area is less than seventy-five 
square feet. 
 
“Mitigation” means avoiding, minimizing, or compensating for adverse impacts on critical areas. 
Mitigation shall use any of the actions that are listed below in descending order of preference: 
 

1.   Avoiding the impact altogether by not taking a certain action or parts of an action; or 
 
2.   Minimizing impacts by limiting the degree or magnitude of the action and its 
implementation, by using appropriate technology, or by taking affirmative steps to avoid or 
reduce impacts; or 
 
3.   Rectifying the impact by repairing, rehabilitating, or restoring the affected critical areas; 
or 
 
4.   Reducing or eliminating the impact over time by preservation or maintenance operations 
during the life of the development proposal; or 
 
5.   Compensating for the impact by replacing, enhancing, or providing substitute critical 
areas; and 
 
6.   Monitoring the impacts and compensation project, and taking appropriate corrective 
measures. Mitigation for individual actions may include a combination of the above. 

 
“Monitoring” means the collection of data by various methods for the purpose of understanding 
natural systems and features, evaluating the impact of development proposals on such 
systems, and assessing the performance of mitigation measures imposed as conditions of 
development. 
 
“Native vegetation” means plant species that are indigenous to the area in question. 
 
“Native growth protection easement (NGPE)” means an easement granted to the city of Monroe 
for the protection of native vegetation within a critical area or its associated buffer. The NGPE 
shall be recorded on the appropriate documents of title and filed with the Snohomish County 
recordings division. 
 
“Ordinary high water mark” means the mark that will be found by examining the bed and banks 
of a stream and ascertaining where the presence and action of waters are so common and 
usual, and so long maintained in all ordinary years, that the soil has a character distinct from 
that of the abutting upland, in respect to vegetation. In any area where the ordinary high water 
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mark cannot be found, the line of mean high water shall substitute. In braided channels and 
alluvial fans, the ordinary high water mark or substitute shall be measured so as to include the 
entire stream feature. 
 
“Potable water” means water that is safe and palatable for human use. 
 
“Practical alternative” means an alternative that is available and capable of being carried out 
after taking into consideration cost, existing technology, and logistics in light of overall project 
purposes, and having less impacts to critical areas. 
 
“Project area” means all areas within fifty feet of the area proposed to be disturbed, altered, or 
used by the proposed activity or the construction of any proposed structures. 
“Priority habitat” means habitat types or elements with unique or significant value to one or more 
species as classified by the state Department of Fish and Wildlife. 
 
“Qualified professional” means a person with experience and training in the pertinent scientific 
discipline, and who is a qualified expert with expertise appropriate for the relevant critical area 
subject in accordance with WAC 365-195-905(4). A qualified professional must have obtained a 
B.S. or B.A. or equivalent degree in biology, engineering, environmental sciences, fisheries, 
geomorphology or related field, and two years of related work experience. 
 

1.   A qualified professional for habitats or wetlands must have a degree in biology or a 
related environmental science and professional experience related to the subject. 
 
2.   A qualified professional for a geological hazard must be a professional engineer or 
geologist, licensed in the state of Washington. 
 
3.   A qualified professional for critical aquifer recharge areas must be a hydrologist, 
geologist, engineer, or other scientist with experience in preparing hydrological 
assessments. 

 
“Reasonable use” means the minimum to which a property owner is entitled under applicable 
state and federal constitutional provisions, including takings and substantive due process. 
 
“Riparian habitat” means areas adjacent to aquatic systems with flowing water that contains 
elements of both aquatic and terrestrial ecosystems that mutually influence each other. 
 
“Salmonid” means a member of the fish family Salmonidae. In Snohomish County, chinook, 
coho, chum, sockeye, and pink salmon; cutthroat, brook, brown, rainbow, and steelhead trout; 
kokanee; and native char (bull trout and Dolly Varden). 
 
“Section 404 permit” means a permit issued by the Army Corp of Engineers for the placement of 
dredge or fill material waterward of the ordinary high water mark or clearing in waters of the 
United States, including wetlands, in accordance with 33 United State Code (USC) Section 
1344. 
 
“Seismic hazard areas” means areas that are subject to severe risk of damage as a result of 
earthquake-induced ground shaking, slope failure, settlement, or soil liquefaction. 
 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=365-195-905
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“Species, endangered” means a fish or wildlife species that is threatened with extinction 
throughout all or a significant portion of its range and is listed by the state or federal government 
as an endangered species. 
 
“Species, threatened” means any fish or wildlife species that is likely to become an endangered 
species within the foreseeable future throughout a significant portion of its range without 
cooperative management or removal of threats, and is listed by the state or federal government 
as a threatened species. 
 
“Steep slopes” means those slopes forty percent or steeper within a vertical elevation change of 
at least ten feet. A slope is defined by establishing its toe and top and is measured by averaging 
the inclination over at least ten feet of vertical relief. For the purpose of this definition: 
 

1.   The toe of slope is a distinct topographical break in slope that separates slopes inclined 
at less than forty percent from slopes forty percent or steeper. When no distinct break exists, 
the toe of slope of a steep slope is the lowermost limit of the area where the ground surface 
drops ten feet or more vertically within a horizontal distance of twenty-five feet; and 
 
2.   The top of slope is a distinct, topographical break in slope that separates slopes inclined 
at less than forty percent from slopes forty percent or steeper. When no distinct break exists, 
the top of slope is the uppermost limit of the area where the ground surface drops ten feet or 
more vertically within a horizontal distance of twenty-five feet. 

 
“Stream” means water contained within a channel, either perennial or intermittent, and classified 
according to WAC 222-16-030 or 222-16-031 and as listed under “water typing system.” 
Streams also include natural watercourses modified by man. Streams do not include irrigation 
ditches, waste ways, drains, outfalls, operational spillways, channels, storm water runoff 
facilities, or other wholly artificial watercourses, except those that directly result from the 
modification to a natural watercourse. 
 
“Topping” means the severing of main trunks or stems of vegetation at any place above twenty-
five percent of the vegetation height. 
 
“Unavoidable” means adverse impacts that remain after all appropriate and practicable 
avoidance and minimization have been achieved. 
 
“Understory” means the vegetation layer of a forest that includes shrubs, herbs, grasses, and 
grass-like plants, but excludes trees. 
 
“Utility” means a service and/or facility that produces, transmits, carries, stores, processes, or 
disposes of electrical power, gas, potable water, storm water, communications (including, but 
not limited to, telephone and cable), sewage, oil and the like. 
 
“Vegetation” means any and all organic plant life growing below, at, and above the soil surface. 
 
“Vegetation alteration” means any clearing, grading, cutting, topping, limbing, or pruning of 
vegetation. 
 
“Water resources inventory area (WRIA)” means one of sixty-two watersheds in the state of 
Washington, each composed of the drainage areas of a stream or streams, as established in 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=222-16-030
http://www.codepublishing.com/cgi-bin/wac.pl?cite=222-16-031
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Chapter 173-500 WAC as it existed on January 1, 1997. The city of Monroe is within WRIA 7 
(Snohomish Basin). 
 
“Water typing system” means waters are classified according to WAC 222-16-031: 
 

1.   Type 1 Water. All waters, within their ordinary high water mark, as inventoried as 
“shorelines of the state” under Chapter 90.58 RCW and the rules adopted by Chapter 90.58 
RCW, but not including those waters’ associated wetlands. 
 
2.   Type 2 Water. Segments of natural waters that are not classified as Type 1 waters and 
have a high fish, wildlife, or human use. These are segments of natural waters and 
periodically inundated areas of their associated wetlands that: 

 
a.   Are diverted for domestic use by more than one hundred residential or camping units 
or by a public accommodation facility licensed to serve more than ten persons, when 
such diversion is determined by the state Department of Natural Resources to be a valid 
appropriation of water and only considered Type 2 water upstream from the point of 
such diversion for one thousand five hundred feet or until the drainage area is reduced 
by fifty percent, or whichever is less; 
 
b.   Are diverted for use by federal, state, tribal or private fish hatcheries. Such waters 
shall be considered Type 2 water upstream from the point of diversion for one thousand 
five hundred feet, including tributaries if highly significant for protection of downstream 
water quality; 
 
c.   Are within a federal, state, local, or private campground having more than thirty 
camping units; provided, that the water shall not be considered to enter a campground 
until it reaches the boundary of the park lands available for public use and comes within 
one hundred feet of a camping unit; 
 
d.   Are used for fish spawning, rearing or migration. Waters having the following 
characteristics are presumed to have highly significant fish populations: 

 
i.    Stream segments having a defined channel twenty feet or greater within the 
bankfull width and having a gradient of less than four percent; 
 
ii.   Lakes, ponds, or impoundments having a surface area of one acre or greater at 
seasonal low water; or 

 
e.   Are used by fish for off-channel habitat. These areas are critical to the maintenance 
of optimum survival of fish. This habitat shall be identified based on the following criteria: 

 
i.    The site must be connected to a fish-bearing stream and accessible during some 
period of the year; and 
 
ii.   The off-channel water must be accessible to fish through a drainage with less 
than a five percent gradient. 

 
3.   Type 3 Water. Segments of natural waters that are not classified as Type 1 or 2 waters 
and have a moderate to slight fish, wildlife, and human use. These are segments of natural 
waters and periodically inundated areas of their associated wetlands that: 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-500
http://www.codepublishing.com/cgi-bin/wac.pl?cite=222-16-031
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58


 

Page 11 of 28  Ordinance No. 0XX/2016 

 

 
a.   Are diverted for domestic use by more than ten residential or camping units or by a 
public accommodation facility licensed to serve more than ten persons, where such 
diversion is determined by the state Department of Natural Resources to be a valid 
appropriation of water and the only practical water source for such use. Such waters 
shall be considered to be Type 3 water upstream from the point of such diversion for one 
thousand five hundred feet or until the drainage area is reduced by fifty percent, 
whichever is less; 
 
b.   Are used by fish for spawning, rearing, or migration. The requirements for 
determining fish use are described in the State Forest Practices Board Manual, Section 
13. If fish use has not been determined: 

 
i.    Stream segments having a defined channel of two feet or greater within the 
bankfull width in Western Washington and having a gradient of sixteen percent or 
less; 
 
ii.    Stream segments having a defined channel of two feet or greater within the 
bankfull width, and having a gradient greater than sixteen percent and less than or 
equal to twenty percent and having an area greater than fifty acres in contributing 
basin size based on hydrographic boundaries; 
 
iii.   Ponds or impoundments having a surface area greater than one-half acre at 
seasonal low water and having an outlet to a fish stream; 
 
iv.  Ponds or impoundments having a surface area greater than one-half acre at 
seasonal low water. 

 
4.   Type 4 Water. All segments of natural waters within the bankfull width of defined 
channels that are perennial nonfish habitat streams. Perennial streams are waters that do 
not go dry any time of a year of normal rainfall. However, for the purpose of water typing, 
Type 4 waters include the intermittent dry portions of the perennial channel below the 
uppermost point of perennial flow. If the uppermost point of perennial flow cannot be 
identified with simple, nontechnical observations (see State Forest Practices Board Manual, 
Section 23), the Type 4 waters begin at a point along the channel where the contributing 
basin area is at least thirteen acres. 
 
5.   Type 5 Water. All segments of natural waters within the bankfull width of defined 
channels that are not Type 1, 2, 3, or 4 waters. These are seasonal, nonfish habitat streams 
in which surface flow is not present for at least some portion of the year and are not located 
downstream from any stream reach that is a Type 4 water. Type 5 waters must be physically 
connected by an above-ground channel system to Type 1, 2, 3, or 4 waters. 

 
“Wetland” means those areas that are inundated or saturated by ground or surface water at a 
frequency and duration sufficient to support, and that under normal circumstances do support, a 
prevalence of vegetation adapted for life in saturated soil conditions. Wetlands generally include 
swamps, marshes, bogs, and similar areas. 
 
Wetlands do not include those artificial wetlands intentionally created from nonwetland sites, 
including, but not limited to, swales, canals, detention facilities, wastewater treatment facilities, 
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farm ponds, and landscape amenities, or those wetlands created after July 1, 1990, that were 
unintentionally created as a result of the construction of a road, street, or highway. 
 
Wetlands may include those artificial wetlands intentionally created from non-wetland areas to 
mitigate conversion of wetlands. 
 
Wetland Classifications. There are three general types of wetlands as classified by the U.S. Fish 
and Wildlife Service (Cowardin, et al., 1979): 
 

1.   Emergent. A wetland with at least thirty percent of the surface area covered by erect, 
rooted, herbaceous vegetation extending above the water surface as the uppermost 
vegetation strata; 
 
2.   Forested. A wetland with at least twenty percent of the surface area covered by woody 
vegetation greater than twenty feet in height; and 
 
3.   Scrub-shrub. A wetland with at least thirty percent of its surface area covered by woody 
vegetation less than twenty feet as the uppermost strata. 

 
Wetland Edge. Delineation of the wetland edge shall be based on the Washington State 
Wetland Identification and Delineation Manual, Department of Ecology, 1997, and Publication 
96-94 approved federal wetland delineation manual and applicable regional supplements or as 
revised. 
 
Wetlands Rating System. Wetlands shall be rated according to the Washington State Wetland 
Rating System for Western Washington, Department of Ecology, 1997, Publication 3-742014 
Update, Publication #14-06-029  or as revised. 
 

1.  Category I. Category I wetlands are those that meet the following criteria: 
 
a.  Documented habitat for federal- or state-listed endangered or threatened fish, animal 
or plant species; or 
 
b.  High quality native wetland communities, including documented Category I or II 
quality natural heritage wetland sites and sites which qualify as Category I or II quality 
natural heritage wetlands; or 
 
c.  High quality, regionally rare wetland communities with irreplaceable ecological 
functions, including sphagnum bogs and fens, estuarine wetlands, or mature forested 
swamps; or 
 
d.  Wetlands of exceptional local significance. 
 

2.  Category II. Category II wetlands are those not defined as Category I wetlands and that 
meet the following criteria: 

 
a.  Documented habitats for state-listed sensitive plant, fish, or animal species; or 
 
b.  Wetlands that contain plant, fish, or animal species listed as a priority species by the 
state Department of Fish and Wildlife; or 
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c.  Wetland types with significant functions that may not be adequately replicated 
through creation or restoration; or 
 
d.  Wetlands possessing significant habitat value based on a score of twenty-two or 
more points in the habitat rating system; or 
 
e.  Documented wetlands of local significance. 
 

3.  Category III. Category III wetlands are those that do not satisfy Category I, II, or IV 
criteria, and with a habitat rating of twenty-one points or less. 
 
4.  Category IV. Category IV wetlands are those that meet the following criteria: 
 

a.  Hydrologically isolated wetlands that are less than or equal to one acre in size, have 
only one wetland class, and are dominated (greater than eighty percent areal cover) by a 
single non- native plant species (monotypic vegetation); or 
 
b.  Hydrologically isolated wetlands that are less than two acres in size, and have only 
one wetland class and greater than ninety percent areal cover of nonnative plant 
species. (Ord. 004/2006 § 4; Ord. 019/2003) 

 
1. Category I.  Category I wetlands are:  

 
a. Wetlands of high conservation value that are identified by scientists of the 
Washington Natural Heritage Program/DNR;  
 
b. Bogs;  
 
c.  Mature and old-growth forested wetlands larger than 1 acre; and  
 
d.  Wetlands that perform many functions well (scoring 23 points or more).   

 
These wetlands represent unique or rare wetland types, are more sensitive to 
disturbance than most wetlands, are relatively undisturbed and contain ecological 
attributes that are impossible to replace within a human lifetime, and provide a high level 
of functions. 

 
2. Category II.  Category II wetlands have a moderately high level of functions (scoring 
between 20 and 22 points). 
 
3. Category III.  Category III wetlands have a moderate level of functions (scoring between 
16 and 19 points) and can often be adequately replaced with a well-planned mitigation 
project.  Wetlands scoring between 16 and 19 points generally have been disturbed in some 
ways and are often less diverse or more isolated from other natural resources in the 
landscape than Category II wetlands. 

 
4. Category IV.  Category IV wetlands have the lowest levels of functions (scoring fewer 
than 16 points) and are often heavily disturbed.  These are wetlands that we should be able 
to replace, or in some cases to improve.  However, experience has shown that replacement 
cannot be guaranteed in any specific case. These wetlands may provide some important 
functions, and should be protected to some degree. 
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Section 2. Amendment of MMC 20.05.050, Applicability, exemptions, and 
exceptions. Section 20.05.050 of the Monroe Municipal Code is hereby amended as follows: 

 
20.05.050 Applicability, exemptions, and exceptions. 
 
A.   Applicability. 
 

1.   The provisions of this chapter shall apply to all lands, all land uses and development 
activity, and all structures and facilities in the city, whether or not a permit or authorization is 
required, and shall apply to every person, firm, partnership, corporation, group, 
governmental agency, or other entity that owns or leases land within the city of Monroe. No 
person, company, agency, or applicant shall alter a critical area or buffer except as 
consistent with the purpose and requirements of this chapter. 
 
2.   The city of Monroe shall not approve any development proposal or otherwise issue any 
authorization to alter the condition of any land, water, or vegetation, or to construct or alter 
any structure or improvement in, over, or on a critical area or associated buffer, without first 
assuring compliance with the requirements of this chapter. 

 
a.   Development proposals include proposals that require any of the following: 
 
b.   Building permit; 
 
c.   Grading permit; 
 
d.   Shoreline substantial development permit; 
 
e.   Shoreline conditional use permit; 
 
f.    Shoreline variance; 
 
g.   Right-of-way disturbance permit; 
 
h.   Conditional use permit; 
 
i.    Variance permit; 
 
j.    Special use permit; 
 
k.   Planned residential development; 
 
l.    Subdivision; 
 
m.  Short subdivision; 
 
n.   Binding site plan; 
 
o.   Accessory dwelling unit; 

 
or any subsequently adopted permits or required approvals not expressly exempted from 
these regulations. 
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3.   Approval of a permit or development proposal pursuant to the provisions of this chapter 
does not discharge the obligation of the applicant to comply with the provisions of this 
chapter. 

 
B.  Exemptions. The following developments, activities, and associated uses shall be exempt 
from the provisions of this chapter, provided they are consistent with the provisions of other 
local, state, and federal laws and requirements: 
 

1.   Emergency activities that threaten public health, safety, welfare, or risk of damage to 
private property and that require remedial or preventative action in a time frame too short to 
allow for compliance with the requirements of this chapter. 
 
Emergency actions that create an impact to a critical area or its buffer shall use reasonable 
methods to address the emergency; in addition, they must have the least possible impact to 
the critical area and/or its buffer. After the emergency, the person or agency undertaking the 
action shall fully restore and/or mitigate any impacts to the critical area and buffers resulting 
from the emergency action in accordance with the approved critical area report and 
mitigation plan. 
 
2.   Single-family residential building permits are exempt from the requirements of this 
chapter when the development proposal involves: 

 
a.   Structural modifications of addition to or replacement of an existing residential 
structure or construction of a new residential structure where construction and 
associated disturbance is clearly equal to or greater than two hundred ten feet from the 
nearest critical area; or 
 
b.  Structural modification of, addition to, or replacement of an existing residential 
structure lawfully established prior to the effective date of the ordinance codified in this 
title that does not meet the building setback or critical area buffer requirements may be 
approved only if the modification, addition, replacement or related activity is located 
away from the critical area and does not increase the existing footprint within the critical 
area buffer or building setback by more than one thousand square feet. 

 
3.   Utilities. 

 
a.   Operation, maintenance or repair of existing structures, infrastructure improvements, 
existing utilities, public or private roads, dikes, levees, or drainage systems, including 
routine vegetation management activities when performed in accordance with approved 
best management practices, if the activity does not increase risk to life or property as a 
result of the proposed operation, maintenance or repair. 
 
b.   Activities Within the Improved Right-of-Way. Replacement, modification, installation 
or construction of utility facilities, lines, pipes, mains, equipment or appurtenances, not 
including substations, when such facilities are located within the improved portion of the 
public right-of-way or a city-authorized private roadway, except those activities that alter 
a wetland or watercourse, such as culverts or bridges, or result in the transport of 
sediment or increased storm water, subject to the following: 
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i.    Critical area and/or buffer widths shall be increased, where possible, equal to the 
width of the right-of-way improvement, including disturbed areas; and 
 
ii.   Retention and replanting of native vegetation shall occur wherever possible along 
the right-of-way improvement and resulting disturbance. 

 
c.   Minor Utility Projects. Utility projects which have minor or short-term impacts to 
critical areas, as determined by the director in accordance with the criteria below, and 
which do not significantly impact the functions and values of a critical area(s); provided, 
that such projects are constructed with best management practices and additional 
restoration measures are provided. Minor activities shall not result in the transport of 
sediment or increased storm water runoff. Such allowed minor utility projects shall meet 
the following criteria: 

 
i.    There is no practical alternative to the proposed activity with less impacts on 
critical areas and all attempts have been made to first avoid impacts, minimize 
impacts, and lastly mitigate unavoidable impacts; 
 
ii.    The activity involves the placement of a utility pole, street sign, anchor, vault, or 
other small component of a utility facility; 
 
iii.   The activity involves disturbance of an area less than seventy-five square feet; 
 
iv.   The activity will not reduce the existing functions and values of the affected 
critical areas; and 
 
v.    Unavoidable impacts will be mitigated pursuant to an approved mitigation plan. 

 
4.   Activities and uses that do not require construction permits, in continuous existence 
since at least November 27, 1990, with no expansion of these activities within the critical 
area or associated buffer. For the purpose of this subsection, “continuous existence” 
includes cyclical operations normally associated with horticulture and agricultural activities. 

 
C.  Exceptions. The proponent of the activity shall submit a written request for exception from 
the director that describes the proposed activity and exception that applies. Depending on the 
exemption requested, the director (for administrative decisions) or hearing examiner (for 
reasonable use exceptions) shall review the exception requested to verify that it complies with 
this chapter and approve or deny the exception. All decisions made by either the hearing 
examiner or director shall be published in the official paper. If the exception is approved, it shall 
be placed on file with the community development department. 
 

1.  Public Agency or Utility Exception. If the application if this chapter would prohibit a 
development proposal by a public agency or public utility that is essential to its ability to 
provide service, the agency or utility may apply for an exception pursuant to this section. 
After holding a public hearing pursuant to MMC 21.50.030, Hearing examiner review and 
recommendation, the hearing examiner may approve the exception if the hearing examiner 
finds that: 

 
a.   There is no other feasible alternative to the proposed development with less impact 
on the critical areas, based on the demonstration by the applicant of the following 
factors: 

http://www.codepublishing.com/WA/Monroe/html/Monroe21/Monroe2150.html#21.50.030
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i.    The applicant has considered all possible construction techniques based on 
available technology that are feasible for the proposed project and eliminated any 
that would result in unreasonable risk of impact to the critical area; and 
 
ii.    The applicant has considered all available alignments within the range of 
potential alignments that meet the project purpose and for which operating rights are 
available. 

 
b.   The proposal minimizes and mitigates unavoidable impacts to critical areas and/or 
critical areas buffers. Any decision by the hearing examiner is final unless appealed. 

 
2.  Reasonable Use Exception. If the application of this chapter would deny all reasonable 
use of the property, development may be allowed which is consistent with the general 
purpose of this chapter and the public interest; provided, that the hearing examiner, after a 
public hearing, finds to the extent consistent with the constitutional rights of the applicant: 

 
a.   This chapter would otherwise deny all reasonable use of the property; 
 
b.   There is no other reasonable use consistent with the underlying zoning of the 
property that has less impact on the critical area and/or associated buffer; 
 
c.     The proposed development does not pose an unreasonable threat to the public 
health, safety or welfare on or off the property; 
 
d.   Any alteration is the minimal necessary to allow for reasonable use of the property; 
 
e.   The inability of the applicant to derive reasonable use of the property is not the result 
of actions by the applicant after the effective date of the ordinance codified in this 
chapter or its predecessor; and 
 
f.    The applicant may only apply for a reasonable use exception under this subsection if 
the applicant has also applied for a variance pursuant to Chapter 18.96 MMC. (Ord. 
019/2003) 
 

 
Section 3. Amendment of MMC 20.05.060, Critical areas studies. Section 

20.05.060(D) of the Monroe Municipal Code is hereby amended as follows: 
 
D.  Additional Wetland Report Requirements. In addition, for wetlands, reports shall include the 
following: 
 

1.   On the map: 
 
a.  The edge of the wetland as flagged and surveyed in the field using the Washington 
State Wetland Identification and Delineation Manual approved federal wetland 
delineation manual and applicable regional supplements, as required by RCW 36.70A. 
157 175; 
 
b.   The edge of the one-hundred-year floodplain, if appropriate; 
 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1896.html#18.96
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A.157
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A.157
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c.    The location of any existing or proposed utility easements, rights-of-way, and trail 
corridors; 
 
d.   The location of any proposed wetland area(s) to be created through mitigation 
measures; and 
 
e.   The location of any proposed wetland alteration or fill. 

 
2.   In the report: 

 
a.   Description of the wetland by classification and general condition of wetland; 
 
b.   Description of vegetation species and community types present in the wetland and 
surrounding buffer; 
 
c.   Description of soil types within the wetland and the surrounding buffer using the 
USDA Soil Conservation Service soil classification system; 
 
d.   Description of hydrologic regime and findings; 
 
e.   Description of habitat features present and determination of actual use of the 
wetland by any endangered, threatened, rare, sensitive, or unique species of plants or 
wildlife as listed by the federal government or state of Washington; 
 
f.   Description of existing wetland and buffer functions and values; 
 
g.   Description of any proposed alteration to the wetland or its buffer including, but not 
limited to, filling, dredging, modification for storm water detention, clearing, grading, 
restoring, enhancing, grazing or other physical activities that change the existing 
vegetation, hydrology, soils or habitat; 
 
h.   If applicable, description of potential impacts to wetland functions and values and 
description of any proposed mitigation measures; and 
 
i.    Description of local, state, and federal regulations and permit requirements. 

 
 

Section 4. Amendment of MMC 20.05.070, Protection and mitigation measures. 
Section 20.05.070(I) of the Monroe Municipal Code is hereby amended as follows: 
 
I.    Limited Density Transfer – Density Credit of Critical Areas. 
 

1.  An owner of property containing a critical area may be permitted to transfer the density 
attributed to the critical area to another, not containing a critical area(s) or its buffer portion 
of the same site or property, subject to the limitations of this section. 
 
2.   Up to one hundred percent of the density that could be achieved on the critical area and 
buffer portion of the site can be transferred to a portion of the site not containing a critical 
area, subject to: 
 

a.   The density limitation of the underlying zoning classification; 
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b.   The minimum lot size of the underlying zoning classification may be reduced by thirty 
percent (or as revised by the planned residential development standards, but not both) in 
order to accommodate the transfer in densities; 
 
c.   All other applicable standards established in Chapter 18.10 MMC including but not 
limited to zoning lot area, lot coverage, and setback requirements shall be met; and 
 
d.   The area to which density is transferred shall not be constrained by other critical 
areas regulation. (Ord. 026/2011 § 2 (Exh. 1); Ord. 019/2003) 

 
 

Section 5. Amendment of MMC 20.05.080, Wetland development standards. Section 
20.05.080 of the Monroe Municipal Code is hereby amended as follows: 

 
20.05.080 Wetland development standards. 

 
A.  General Standards. Activities and uses shall be prohibited from wetlands and wetland 
buffers, except as provided by this chapter. The following activities may only be permitted in a 
wetland or wetland buffer if the applicant can demonstrate that the activity will not degrade the 
functions and values of the wetland and other critical areas. 
 

1.   Category I Wetlands. Activities and uses shall be prohibited from Category I wetlands, 
except as provided in the public agency and utility exception, reasonable use exception, and 
variance sections of this chapter. 
 
2.   Category II and III Wetlands. The following standards shall apply to Category II and III 
wetlands: 

 
a.  Water-dependent activities as provided for under the City’s Shoreline Master 
Program may be allowed where there are no practicable alternatives that would have a 
less adverse impact on the wetland and other critical areas. 
 
b.   Where non-water-dependent activities are proposed, it shall be presumed that 
alternative locations are available, and activities and uses shall be prohibited, unless the 
applicant demonstrates that: 

 
i.    The basic project purpose cannot reasonably be accommodated on another site 
in the general region and successfully avoid, or result in less adverse impacts on, a 
wetland or its buffer; 
 
ii.   There are no feasible alternative designs of the project as proposed that would 
avoid, or result in less of an adverse impact on, a wetlands or its buffer, such as a 
reduction in the size, scope, configuration, or density of the project. 

 
3.   Category IV Wetlands. Activities and uses that result in unavoidable and necessary 
impacts may be permitted in Category IV wetlands and associated buffers in accordance 
with an approved critical areas report and mitigation plan, and only if the proposed activity is 
the only reasonable alternative that will accomplish the applicant’s objective. 
 

http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1810.html#18.10
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4.   Property Access. Any wetland may be altered with the least possible impact and to the 
minimum extent necessary to gain access to developable property when no other alternative 
access exists. Alteration proposals shall be subject to city review and shall require 
compensation pursuant to a mitigation plan (see MMC 20.05.050, Applicability, exemptions, 
and exceptions). 
 
5.   Storm Water Management. Storm water management facilities are not allowed in 
wetlands. Storm water management facilities, limited to storm water dispersion outfall and 
bioswales, may be allowed within the outer twenty-five percent of the buffer of Category III 
and IV wetlands only; provided, that: 

 
a.   No other location is feasible; and 
 
b.   The location of such facilities will not degrade the functions and values of the 
wetland. 

 
6.  Trails. Public and private trails may be allowed within all buffers where it can be 
demonstrated in a critical areas report that the wetland and wetland buffer functions and 
values will not be degraded by trail construction or use. Trail planning, construction, and 
maintenance shall adhere to the following criteria: 

 
a. Trail alignment shall follow a path beyond a distance from the wetland edge equal to 
seventy-five percent of the buffer width except as needed to access viewing platforms. 
Trails may be placed on existing levees or railroad grades within these limits; 
 
b. Trails shall be constructed of pervious materials. The trail surface shall meet all other 
requirements, including water quality standards set forth in the Washington State 
Department of Ecology Storm Water Management Manual for Western Washington, 
August 2001  2012 or as revised; 
 
c.  Trail alignment shall avoid trees in excess of six inches in diameter of any tree trunk 
at a height of four and one-half feet above the ground on the upslope side of the tree.  
Unavoidable impacts to trees shall be mitigated at a 3:1 replacement ratio; 

 
d.   Trail construction and maintenance shall follow the U.S. Forest Service Trails 
Management Handbook (FSH 2309.18, June 1987) and Standard Specifications for 
Construction of Trails (EM-7720-102, June 1984 or as revised); 
 
e.   Access trails to viewing platforms within the wetland may be provided. Trail access 
and platforms shall be aligned and constructed to minimize disturbance to valuable 
functions of the wetland or its buffer and still provide enjoyment of the resource; 
 
f.    Buffer widths shall be increased, where possible, equal to the width of the trail 
corridor, including disturbed areas; and 
 
g.   Equestrian trails shall provide measures to assure that runoff from the trail does not 
directly discharge to the wetland. 

 
7.   Utilities. Public and private utility corridors may be allowed within wetland buffers for 
Category II, III, and IV wetlands when no lesser impacting alternative alignment is feasible, 
and wetland and wetland buffer functions and values will not be degraded. Utilities, 

http://www.codepublishing.com/WA/Monroe/html/Monroe20/Monroe2005.html#20.05.050
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whenever possible, shall be constructed in existing, improved roads, drivable surface or 
shoulder, subject to compliance with road and maintenance BMPs, or within an existing 
utility corridor. Otherwise, corridor alignment, construction, restoration and maintenance 
shall adhere to the following criteria: 

 
a.   Corridor alignment shall follow a path beyond a distance from the wetland edge 
equal to seventy-five percent of the buffer width, except when crossing a Category IV 
wetland and its buffer; 
 
b.   Corridor construction and maintenance shall maintain and protect the hydrologic and 
hydraulic functions of the wetland and the buffer; 
 
c.   Corridors shall be fully revegetated with appropriate native vegetation upon 
completion of construction; and 
 
d.   Utilities requiring maintenance roads shall be prohibited in wetland buffers unless the 
following criteria are met: 

 
i.    There are no lesser impacting alternatives; 
 
ii.    Any required maintenance roads shall be no greater than fifteen feet wide. Roads 
shall closely approximate the location of the utility to minimize disturbances; and 
 
iii.   The maintenance road shall be constructed of pervious materials and designed 
to maintain and protect the hydrologic functions of the wetland and its buffer. 

 
B.  Best Available Science. Any approval of alterations of impacts to a wetland or its buffer shall 
be supported by the best available science. 
 
C.  Native Growth Protection Easement/Critical Area Tract. As part of the implementation of 
approved development applications and alterations, wetlands and their buffers that remain 
undeveloped pursuant to the critical areas regulations, in accordance with MMC 20.05.070, 
Protection and mitigation measures, shall be designated as native growth protection easements 
(NGPE). Any wetland and its associated buffer created as compensation for approved 
alterations shall also be designated as an NGPE. 
 
When the subject development is a formal subdivision, short subdivision (short plat), or planned 
residential development (PRD), wetlands and their buffers shall be placed in a critical areas 
tract instead of an NGPE, as described in MMC 20.05.070, Protection and mitigation measures. 
 
D.  Minimum Buffers. The following buffers are minimum requirements. All buffers are measured 
from the wetland’s edge as surveyed in the field: 

 
1. Category I wetlands shall have a two-hundred-foot (200’) undisturbed buffer. 
 
2. Category II wetlands shall have a one-hundred and fifty-foot (150’) undisturbed buffer. 
 
3. Category III wetlands shall have a seventy-fiveone-hundred-foot (100’) undisturbed 
buffer. 
 
4.  Category IV wetlands shall have a fifty-foot (50’) undisturbed buffer. 

http://www.codepublishing.com/WA/Monroe/html/Monroe20/Monroe2005.html#20.05.070
http://www.codepublishing.com/WA/Monroe/html/Monroe20/Monroe2005.html#20.05.070
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5.   Any wetland created as compensation for approved wetland alteration shall have the 
minimum buffer required for the new classification of the created wetland. 
 
6.   Uninventoried wetlands shall be assigned a rating based on the wetland report and field 
verification, and the appropriate buffer shall apply. 

 
E.   Additional Buffers. The city may require increased buffer sizes as necessary to protect 
wetlands when either the wetland is particularly sensitive to disturbance or the development 
poses unusual impacts. Examples of circumstances that may require buffers beyond minimum 
requirements include, but are not limited to: 
 

1.   Unclassified uses; 
 
2.   The wetland is in a critical drainage basin; 
 
3.   The wetland is a critical fish habitat for spawning or rearing as determined by the 
Washington Department of Fish and Wildlife; 
 
4.   The wetland serves an important groundwater recharge area as determined by a 
groundwater management plan; 
 
5.   The wetland acts as habitat for endangered, threatened, rare, sensitive, or monitor 
species; 
 
6.   The land adjacent to the wetland and its associated buffer and included in the 
development proposal is classified as an erosion hazard area; or 
 
7.   A trail or utility corridor in excess of ten percent of the buffer width is proposed for 
inclusion in the buffer. 

 
F.   Buffer Reduction. The city may reduce up to twenty-five percent of the wetland buffer 
requirement only if sufficient information is available showing: 
 

1.   The applicant has demonstrated that mitigation sequencing efforts have been 
appropriately utilized: avoid, minimize, and lastly mitigate; 
 
2.   The proposed buffer reduction shall be accompanied by a mitigation plan that includes 
enhancement of the reduced buffer area; 
 
3.   The reduction will not adversely affect water quality; 
 
4.   The reduction will not destroy, damage, or disrupt a significant habitat area; and 
 
5.   The reduction is necessary for reasonable development of the subject property. 

 
G.  Buffer Averaging. The city will consider the allowance of wetland buffer averaging only when 
the buffer area width after averaging will not adversely impact the critical area and/or buffer 
functions and values. At a minimum, any proposed buffer averaging must also meet the 
following criteria: 
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1.   The buffer area after averaging is no less than that which would be contained within the 
standard buffer; and 
 
2.   The buffer width shall not be reduced by more than twenty-five percent at any one point 
as a result of the buffer averaging. 

 
H.  Additional Wetland Mitigation Requirements. No net loss of wetland functions and values 
shall occur as a result of the overall project. If a wetland alteration is allowed, then the 
associated impacts will be considered unavoidable and the following mitigation measures to 
minimize and reduce wetland impacts shall be required, in addition to the requirements in MMC 
20.05.070, Protection and mitigation measures. 
 

1.   Restoration/rehabilitation is required when a wetland (or stream) or its buffers has been 
altered on the site in violation of city regulations prior to development approval and as a 
consequence its functions and values have been degraded. Restoration is also required 
when the alteration occurs in violation of city regulations during the construction of an 
approved development proposal. At a minimum, all impacted areas shall be restored to their 
previous condition pursuant to an approved mitigation plan. 
 
2.   Restoration/rehabilitation is required when a wetland (or stream) or its buffers will be 
temporarily altered during the construction of an approved development proposal. At a 
minimum, all impacted areas shall be restored to their previous condition pursuant to an 
approved mitigation plan. 
 
3.   Compensation. The overall aim of compensation is no net loss of wetland and/or buffer 
functions on a development site. Compensation includes replacement or enhancement of 
wetlands and/or buffer (stream) depending on the scope of the approved alteration and what 
is needed to maintain or improve wetland and/or buffer functions. Compensation for 
approved wetland and/or buffer alterations shall meet the following minimum performance 
standards and shall occur pursuant to an approved mitigation plan. 

 
4.  a.  Mitigation shall achieve equivalent or greater biological functions. Mitigation plans 
shall be consistent with the state Department of Ecology Guidelines for Developing 
Freshwater Wetland Mitigation Plans and Proposals, 1994 Wetland Mitigation in Washington 
State, Parts 1 and 2 (Publications #06-06-011a & b, 2006), as revised. 

 
b.  Preference of Mitigation Actions. Mitigation actions that require compensation shall 
occur in the following order of preference: 

 
i.  Restoring wetlands on upland sites that were formerly wetlands. 
 
ii.  Creating wetlands on disturbed upland sites such as those with vegetation cover 
consisting primarily of exotic introduced species. 
 
iii.  Enhancing significantly degraded wetlands only after a minimum one-to-one 
replacement ratio has been met. 

 
c.  On-Site and In-Kind. Unless otherwise approved, all wetland impacts shall be 
compensated for through restoration or creation of replacement wetlands that are in-
kind, on-site, and of similar or better wetland category. Mitigation shall be timed prior to 

http://www.codepublishing.com/WA/Monroe/html/Monroe20/Monroe2005.html#20.05.070
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or concurrent with the approved alteration and shall have a high probability of success. 
The following ratios shall apply to wetland restoration and creation for mitigation: 

 
i.  Category I on a six-to-one area basis with equal or greater functions and values. 
 
ii.  Category II on a three-to-one area basis with equal or greater functions and 
values. 
 
iii.   Category III on a two-to-one area basis with equal or greater functions and 
values. 
 
iv. Category IV on a one-and-one-half-to-one area basis with equal or greater 
functions and values. 

 
Wetland Mitigation Replacement Ratios 

Category and  
Type of Wetland 

Creation or 
Re-establishment 

Rehabilitation Enhancement 

I (Bog and Wetlands of 
High Conservation 
Value) 

Not considered possible Case by case Case by case 

I (Mature Forested)  6:1 12:1 24:1 

I (Based on functions) 4:1 8:1 16:1 

II 3:1 6:1 12:1 

III 2:1 4:1 8:1 

IV 1.5:1 3:1 6:1 

 
 

d. Off-Site and In-Kind. The city may consider and approve off-site compensation 
where the applicant can demonstration that equivalent or greater biological and 
hydrological functions and values will be achieved. The compensation may include 
restoration, creation, or enhancement of wetland or streams so long as the project is 
within the same subdrainage basin. The compensation formulas required in subsection 
(H)(4)(c) of this section shall apply for off-site compensation as well. 

 
e. Increased Replacement Ratios. The director may increase the ratios under the 
following circumstances: 

 
i.  Uncertainty exists as to the probable success of the proposed restoration or 
creation due to an unproven methodology or proponent; or 
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ii.  A significant period will elapse between impact and replication of wetland 
functions; or 
 
iii.  The impact was unauthorized. 

 
f. Decreased Replacement Ratios. The city may decrease the ratios required in 
subsection (H)(4)(c) of this section when all the following criteria are met: 

 
i.  A minimum replacement ratio of one to one will be maintained; 
 
ii.  Documentation by a qualified wetlands specialist demonstrates that the proposed 
mitigation actions have a very high rate of success; 
 
iii.  Documentation by a qualified wetlands specialist demonstrates that the proposed 
mitigation actions will provide functions and values that are significantly greater than 
the wetland being impacted; and 
 
iv.  The proposed mitigation actions are conducted in advance of the impact and 
have been shown to be successful. 

 
g. Credit/Debit Method.  To more fully protect functions and values, and as an 
alternative to the mitigation ratios found in the joint guidance “Wetland Mitigation in 
Washington State Parts I and II” (Ecology Publication #06-06-011a-b, Olympia, WA, 
March, 2006), the administrator may allow mitigation based on the  “credit/debit” method 
developed by the Department of Ecology in “Calculating Credits and Debits for 
Compensatory Mitigation in Wetlands of Western Washington: Final Report,” (Ecology 
Publication #10-06-011, Olympia, WA, March 2012), or as revised). 

 
h. g Wetland Enhancement as Mitigation. 

 
i.  Impacts to wetlands may be mitigated by enhancement of existing significantly 
degraded wetlands only after a one-to-one minimum acreage replacement ratio has 
been satisfied. Applicants proposing to enhance wetlands must produce a critical 
areas report that identifies how enhancement will increase the functions and values 
of the degraded wetland and how this increase will adequately mitigate for the loss of 
wetland function at the impact site. 
 
ii.  At a minimum, enhancement acreage shall be double four times the acreage 
required for creation acreage under subsection (H)(4)(c) of this section. The ratios 
shall be greater than double four times the required acreage when the enhancement 
proposal would result in minimal gain in the performance of wetland functions 
currently provided in the wetland. 
 
iii.  Mitigation Plans for Alterations to Wetlands and Wetland Buffers. Mitigation plans 
shall be consistent with the state Department of Ecology Guidelines for Developing 
Freshwater Wetland Mitigation Plan and Proposals, 1994 Wetland Mitigation in 
Washington State, Parts 1 and 2 (Publications #06-06-011a & b, 2006),, or as 
revised. At a minimum, the following components shall be included in a complete 
mitigation plan: 
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(A)  Baseline Information. Provide existing conditions information for both the 
impacted critical area and the proposed mitigation site as described in MMC 
20.05.060(C), General Critical Area Report Requirements and 20.05.060(D), 
Additional Wetland Report Requirements. 
 
(B)  Environmental Goals and Objectives. The mitigation plan shall include a 
written report identifying environmental goals and objectives of the compensation 
proposed and include: 

 
(1)  A description of the anticipated impacts to the critical areas and the 
mitigating actions proposed and the purposes of the compensation 
measures, including the site selection criteria, identification of compensation 
goals, identification of resource functions, and dates for beginning and 
completing site compensation construction activities. The goals and 
objectives shall be related to the functions and values of the impacted critical 
area; and 
 
(2)  A review of the best available science supporting the proposed mitigation. 

 
(C) Performance Standards. The mitigation plan shall include measurable 
specific criteria for evaluating whether or not the goals and objectives of the 
mitigation project have been successfully attained and whether or not the 
requirements of this chapter have been met. They may include water quality 
standards, species richness and diversity targets, habitat diversity indices, or 
other ecological, geological, or hydrological criteria. 
 
(D) Detailed Construction Plan. These are the written specifications and 
descriptions of mitigation techniques. This plan should include the proposed 
construction sequencing, grading and excavation details, erosion and 
sedimentation control features, a native planting plan, and detailed site diagrams 
and any other drawings appropriate to show construction techniques or 
anticipated final outcome. 

 
(E)  Monitoring and/or Evaluation Program. The mitigation plan shall include a 
program for monitoring construction of the compensation project, and for 
assessing a completed project. A protocol shall be included outlining the 
schedule for site monitoring, and how the monitoring data will be evaluated to 
determine if the performance standards are being met. A monitoring report shall 
be submitted as needed to document milestones, successes, problems, and 
contingency actions of the compensation project. The compensation project shall 
be monitored for a minimum of five years, ten years when establishing woody 
vegetation or a period necessary to establish that performance standards have 
been met. 
 
(F)  Contingency Plan. This section identifies potential courses of action, and any 
corrective measures to be taken when monitoring or evaluation indicates 
projected performance standards have not been met.   

 
i.  Wetland Mitigation Banks.  An alternative to on-site permittee-responsible mitigation 
involves use of wetland mitigation banks.   
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i. Credits from a wetland mitigation bank may be approved for use as 
compensation for unavoidable impacts to wetlands when: 

 
(A)  The bank is certified under state rules; 
 
(B)  The City determines that the wetland mitigation bank provides appropriate 
compensation for the authorized impacts; and 
 
(C) The proposed use of credits is consistent with the terms and conditions of the 
certified bank instrument. 

 
ii. Replacement ratios for projects using bank credits shall be consistent with 
replacement ratios specified in the certified bank instrument. 
 
iii. Credits from a certified wetland mitigation bank may be used to compensate for 
impacts located within the service area specified in the certified bank instrument. In 
some cases, the service area of the bank may include portions of more than one 
adjacent drainage basin for specific wetland functions. 

 
j. In-Lieu Fee.  To aid in the implementation of off-site mitigation, the City may develop 
an in-lieu fee program. This program shall be developed and approved through a public 
process and be consistent with federal rules, state policy on in-lieu fee mitigation, and 
state water quality regulations.  An approved in-lieu-fee program sells compensatory 
mitigation credits to permittees whose obligation to provide compensatory mitigation is 
then transferred to the in-lieu program sponsor, a governmental or non-profit natural 
resource management entity.  Credits from an approved in-lieu-fee program may be 
used when the conditions below apply: 

 
i.  The approval authority determines that it would provide environmentally 
appropriate compensation for the proposed impacts. 
 
ii.  The mitigation will occur on a site identified using the site selection and 
prioritization process in the approved in-lieu-fee program instrument. 
 
iii.  The proposed use of credits is consistent with the terms and conditions of the 
approved in-lieu-fee program instrument. 
 
iv.  Land acquisition and initial physical and biological improvements of the mitigation 
site must be completed within three years of the credit sale. 
 
v.  Projects using in-lieu-fee credits shall have debits associated with the proposed 
impacts calculated by the applicant’s qualified wetland scientist using the method 
consistent with the credit assessment method specified in the approved instrument 
for the in-lieu-fee program. 
 
vi.  Credits from an approved in-lieu-fee program may be used to compensate for 
impacts located within the service area specified in the approved in-lieu-fee 
instrument. 
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Section 6. Transmittal to the Department of Commerce. Pursuant to RCW 
36.70A.106, this ordinance shall be transmitted to the Washington State Department of 
Commerce. 

 
 
Section 7. Severability. Should any section, paragraph, sentence, clause or phrase of 

this ordinance, or its application to any person or circumstance, be declared unconstitutional or 
otherwise invalid for any reason, or should any portion of this ordinance be pre-empted by State 
or federal law or regulation, such decision or pre-emption shall not affect the validity or 
enforceability of the remaining portions of this ordinance or its application to other persons or 
circumstances. 
 
 

Section 8. Effective Date. This ordinance shall be in full force and effect five (5) days 
from and after its passage and approval and publication as required by law. 

 
 
PASSED by the City Council and APPROVED by the Mayor of the City of Monroe, at a 

regular meeting held this _____ day of ________________, 2016. 
 

 
First Reading:  
Final Reading/Adoption:  
Published:  
Effective:  
 
 
(SEAL) 

CITY OF MONROE, WASHINGTON:  
 
 
 
       
Geoffrey Thomas, Mayor 
 
 

 
 
 
ATTEST: 
 
 
 
       
Elizabeth M. Smoot, MMC, City Clerk 

 
 
 
APPROVED AS TO FORM: 
 
 
 
       
J. Zachary Lell, City Attorney 
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PROPOSED CRITICAL AREAS ORDINANCE AMENDMENTS 
 MONROE CITY 

CODE 
(MCC) CITATION 

EXISTING LANGUAGE PROPOSED LANGUAGE 

1 20.05.030 Wetland Edge. Delineation of the wetland edge shall be 
based on the Washington State Wetland Identification and 
Delineation Manual, Department of Ecology, 1997, and 
Publication 96-94 or as revised. 

Wetland Edge. Delineation of the wetland edge shall be based on the 
Washington State Wetland Identification and Delineation Manual, Department 
of Ecology, 1997, and Publication 96-94 approved federal wetland delineation 
manual and applicable regional supplements or as revised. 

2 20.05.030 Wetlands Rating System. Wetlands shall be rated 
according to the Washington State Wetland Rating System 
for Western Washington, Department of Ecology, 1997, 
Publication 3-74 or as revised. 
1. Category I. Category I wetlands are those that meet the 
following criteria: 

a. Documented habitat for federal- or state-listed 
endangered or threatened fish, animal or plant species; 
or 
b. High quality native wetland communities, including 
documented Category I or II quality natural heritage 
wetland sites and sites which qualify as Category I or II 
quality natural heritage wetlands; or 
c.  High quality, regionally rare wetland communities 
with irreplaceable ecological functions, including 
sphagnum bogs and fens, estuarine wetlands, or 
mature forested swamps; or 
d. Wetlands of exceptional local significance. 

2. Category II. Category II wetlands are those not defined 
as Category I wetlands and that meet the following criteria: 

a.  Documented habitats for state-listed sensitive 
plant, fish, or animal species; or 
b.  Wetlands that contain plant, fish, or animal species 
listed as a priority species by the state Department of 
Fish and Wildlife; or 
c.  Wetland types with significant functions that may 
not be adequately replicated through creation or 
restoration; or 
d.  Wetlands possessing significant habitat value 
based on a score of twenty-two or more points in the 
habitat rating system; or 

Wetlands Rating System. Wetlands shall be rated according to the Washington 
State Wetland Rating System for Western Washington, Department of 
Ecology, 1997, Publication 3-742014 Update, Publication #14-06-029 or as 
revised. 
1. Category I. Category I wetlands are those that meet the following criteria: 

a.  Documented habitat for federal- or state-listed endangered or 
threatened fish, animal or plant species; or 
b.  High quality native wetland communities, including documented 
Category I or II quality natural heritage wetland sites and sites which 
qualify as Category I or II quality natural heritage wetlands; or 
c.  High quality, regionally rare wetland communities with irreplaceable 
ecological functions, including sphagnum bogs and fens, estuarine 
wetlands, or mature forested swamps; or 
d.  Wetlands of exceptional local significance. 

2. Category II. Category II wetlands are those not defined as Category I 
wetlands and that meet the following criteria: 

a.  Documented habitats for state-listed sensitive plant, fish, or animal 
species; or 
b.  Wetlands that contain plant, fish, or animal species listed as a priority 
species by the state Department of Fish and Wildlife; or 
c.  Wetland types with significant functions that may not be adequately 
replicated through creation or restoration; or 
d.  Wetlands possessing significant habitat value based on a score of 
twenty-two or more points in the habitat rating system; or 
e.  Documented wetlands of local significance. 

3. Category III. Category III wetlands are those that do not satisfy Category I, 
II, or IV criteria, and with a habitat rating of twenty-one points or less. 

4. Category IV. Category IV wetlands are those that meet the following criteria: 
a.  Hydrologically isolated wetlands that are less than or equal to one acre 
in size, have only one wetland class, and are dominated (greater than 

ATTACHMENT 2 
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e.  Documented wetlands of local significance. 

3.  Category III. Category III wetlands are those that do not 
satisfy Category I, II, or IV criteria, and with a habitat rating 
of twenty-one points or less. 

4.  Category IV. Category IV wetlands are those that meet 
the following criteria: 

a.  Hydrologically isolated wetlands that are less than 
or equal to one acre in size, have only one wetland 
class, and are dominated (greater than eighty percent 
areal cover) by a single non- native plant species 
(monotypic vegetation); or 
b.  Hydrologically isolated wetlands that are less than 
two acres in size, and have only one wetland class and 
greater than ninety percent areal cover of nonnative 
plant species.  

 
 

eighty percent areal cover) by a single non- native plant species 
(monotypic vegetation); or 

b.  Hydrologically isolated wetlands that are less than two acres in size, 
and have only one wetland class and greater than ninety percent areal 
cover of nonnative plant species.  

 
1. Category I.  Category I wetlands are:  

a. Wetlands of high conservation value that are identified by scientists of 
the Washington Natural Heritage Program/DNR;  
b. Bogs;  
c.  Mature and old-growth forested wetlands larger than 1 acre; and  
d.  Wetlands that perform many functions well (scoring 23 points or more).   

These wetlands represent unique or rare wetland types, are more sensitive to 
disturbance than most wetlands, are relatively undisturbed and contain 
ecological attributes that are impossible to replace within a human lifetime, and 
provide a high level of functions. 

2. Category II.  Category II wetlands have a moderately high level of 
functions (scoring between 20 and 22 points). 

3. Category III.  Category III wetlands have a moderate level of functions 
(scoring between 16 and 19 points) and can often be adequately replaced with 
a well-planned mitigation project.  Wetlands scoring between 16 and 19 points 
generally have been disturbed in some ways and are often less diverse or 
more isolated from other natural resources in the landscape than Category II 
wetlands. 
4. Category IV.  Category IV wetlands have the lowest levels of functions 
(scoring fewer than 16 points) and are often heavily disturbed.  These are 
wetlands that we should be able to replace, or in some cases to improve.  
However, experience has shown that replacement cannot be guaranteed in 
any specific case. These wetlands may provide some important functions, and 
should be protected to some degree. 

3 20.05.050(B)(2)(b) b.  Structural modification of, addition to, or replacement of 
an existing residential structure lawfully established prior to 
the effective date of the ordinance codified in this title that 
does not meet the building setback or critical area buffer 
requirements may be approved only if the modification, 
addition, replacement or related activity does not increase 
the existing footprint within the critical area buffer or 
building setback by more than one thousand square feet. 

b.  Structural modification of, addition to, or replacement of an existing 
residential structure lawfully established prior to the effective date of the 
ordinance codified in this title that does not meet the building setback or critical 
area buffer requirements may be approved only if the modification, addition, 
replacement or related activity is located away from the critical area and does 
not increase the existing footprint within the critical area buffer or building 
setback by more than one thousand square feet. 

4 20.05.050(C) C.  Exceptions. The proponent of the activity shall submit a 
written request for exception from the director that 
describes the proposed activity and exception that applies. 
Depending on the exemption requested, the director (for 

C.  Exceptions. The proponent of the activity shall submit a written request for 
exception from the director that describes the proposed activity and exception 
that applies. Depending on the exemption requested, the director (for 
administrative decisions) or hearing examiner (for reasonable use exceptions) 
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administrative decisions) or hearing examiner (for 
reasonable use exceptions) shall review the exception 
requested to verify that it complies with this chapter and 
approve or deny the exception. All decisions made by 
either the hearing examiner or director shall be published in 
the official paper. If the exception is approved, it shall be 
placed on file with the community development department. 

shall review the exception requested to verify that it complies with this chapter 
and approve or deny the exception. All decisions made by either the hearing 
examiner or director shall be published in the official paper. If the exception is 
approved, it shall be placed on file with the community development 
department. 
 

5 20.05.050(C)(1) 1.  Public Agency or Utility. If the application if this chapter 
would prohibit a development proposal by a public agency 
or public utility that is essential to its ability to provide 
service, the agency or utility may apply for an exception 
pursuant to this section. After holding a public hearing 
pursuant to MMC 21.50.030, Hearing examiner review and 
recommendation, the hearing examiner may approve the 
exception if the hearing examiner finds that: 

1.  Public Agency or Utility Exception. If the application if this chapter would 
prohibit a development proposal by a public agency or public utility that is 
essential to its ability to provide service, the agency or utility may apply for an 
exception pursuant to this section. After holding a public hearing pursuant to 
MMC 21.50.030, Hearing examiner review and recommendation, the hearing 
examiner may approve the exception if the hearing examiner finds that: 

 

6 20.05.050(C)(2) 2.  Reasonable Use. If the application of this chapter 
would deny all reasonable use of the property, 
development may be allowed which is consistent with the 
general purpose of this chapter and the public interest; 
provided, that the hearing examiner, after a public hearing, 
finds to the extent consistent with the constitutional rights of 
the applicant:  

2.  Reasonable Use Exception. If the application of this chapter would deny all 
reasonable use of the property, development may be allowed which is 
consistent with the general purpose of this chapter and the public interest; 
provided, that the hearing examiner, after a public hearing, finds to the extent 
consistent with the constitutional rights of the applicant: 
 

7 20.05.060(D)(1)(a) a.  The edge of the wetland as flagged and surveyed in the 
field using the Washington State Wetland Identification and 
Delineation Manual as required by RCW 36.70A.157; 

a.  The edge of the wetland as flagged and surveyed in the field using the 
Washington State Wetland Identification and Delineation Manualapproved 
federal wetland delineation manual and applicable regional supplements, as 
required by RCW 36.70A. 157 175; 

8 20.05.070(I)(1) 1.  An owner of property containing a critical area may be 
permitted to transfer the density attributed to the critical 
area to another, not containing a critical area(s) portion of 
the same site or property, subject to the limitations of this 
section. 

1.  An owner of property containing a critical area may be permitted to transfer 
the density attributed to the critical area to another, not containing a critical 
area(s) or its buffer portion of the same site or property, subject to the 
limitations of this section. 
 

9 20.05.080(A)(2)(a) a.  Water-dependent activities may be allowed where there 
are no practicable alternatives that would have a less 
adverse impact on the wetland and other critical areas. 

a.  Water-dependent activities as provided for under the City’s Shoreline 
Master Program may be allowed where there are no practicable alternatives 
that would have a less adverse impact on the wetland and other critical areas. 

10 20.05.080(A)(6)(b) b. Trails shall be constructed of pervious materials. The 
trail surface shall meet all other requirements, including 
water quality standards set forth in the Washington State 
Department of Ecology Storm Water Management Manual 
for Western Washington, August 2001 or as revised; 

b. Trails shall be constructed of pervious materials. The trail surface shall 
meet all other requirements, including water quality standards set forth in the 
Washington State Department of Ecology Storm Water Management Manual 
for Western Washington, August 2001  2012 or as revised; 
 

11 20.05.080(A)(6)(c) c.  Trail alignment shall avoid trees in excess of six inches 
in diameter of any tree trunk at a height of four and one-half 
feet above the ground on the upslope side of the tree.   

c.  Trail alignment shall avoid trees in excess of six inches in diameter of any 
tree trunk at a height of four and one-half feet above the ground on the upslope 
side of the tree.  Unavoidable impacts to trees shall be mitigated at a 3:1 

http://www.codepublishing.com/WA/Monroe/html/Monroe21/Monroe2150.html#21.50.030
http://www.codepublishing.com/WA/Monroe/html/Monroe21/Monroe2150.html#21.50.030
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A.157
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A.157
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 replacement ratio; 

12 20.05.080(D) D.  Minimum Buffers. The following buffers are minimum 
requirements. All buffers are measured from the wetland’s 
edge as surveyed in the field: 

1. Category I wetlands shall have a two-hundred-foot 
undisturbed buffer. 
2. Category II wetlands shall have a one-hundred foot 
undisturbed buffer. 
3. Category III wetlands shall have a seventy-five foot 
undisturbed buffer. 
4.  Category IV wetlands shall have a fifty-foot 
undisturbed buffer. 

D.  Minimum Buffers. The following buffers are minimum requirements. All 
buffers are measured from the wetland’s edge as surveyed in the field: 

1. Category I wetlands shall have a two-hundred-foot (200’) undisturbed 
buffer. 
2. Category II wetlands shall have a one-hundred and fifty foot (150’) 
undisturbed buffer. 
3. Category III wetlands shall have a seventy-five one-hundred foot (100’) 
undisturbed buffer. 
4.  Category IV wetlands shall have a fifty-foot (50’) undisturbed buffer. 

 

13 20.05.080(H)(4)(a) 4.  a. Mitigation shall achieve equivalent or greater 
biological functions. Mitigation plans shall be consistent 
with the state Department of Ecology Guidelines for 
Developing Freshwater Wetland Mitigation Plans and 
Proposals, 1994, as revised. 

4.  a.  Mitigation shall achieve equivalent or greater biological functions. 
Mitigation plans shall be consistent with the state Department of Ecology 
Guidelines for Developing Freshwater Wetland Mitigation Plans and Proposals, 
1994 Wetland Mitigation in Washington State, Parts 1 and 2 (Publications #06-
06-011a & b, 2006), as revised. 

14 20.05.080(H)(4)(c) c.  On-Site and In-Kind. Unless otherwise approved, all 
wetland impacts shall be compensated for through 
restoration or creation of replacement wetlands that are in-
kind, on-site, and of similar or better wetland category. 
Mitigation shall be timed prior to or concurrent with the 
approved alteration and shall have a high probability of 
success. The following ratios shall apply to wetland 
restoration and creation for mitigation: 

i.  Category I on a six-to-one area basis with equal or 
greater functions and values. 
ii.  Category II on a three-to-one area basis with equal 
or greater functions and values. 
iii.  Category III on a two-to-one area basis with equal 
or greater functions and values. 
iv. Category IV on a one-and-one-half-to-one area 
basis with equal or greater functions and values. 

 
 

 
 

c.  On-Site and In-Kind. Unless otherwise approved, all wetland impacts shall 
be compensated for through restoration or creation of replacement wetlands 
that are in-kind, on-site, and of similar or better wetland category. Mitigation 
shall be timed prior to or concurrent with the approved alteration and shall have 
a high probability of success. The following ratios shall apply to wetland 
restoration and creation for mitigation: 

i.  Category I on a six-to-one area basis with equal or greater functions 
and values. 
ii.  Category II on a three-to-one area basis with equal or greater functions 
and values. 
iii.  Category III on a two-to-one area basis with equal or greater functions 
and values. 
iv. Category IV on a one-and-one-half-to-one area basis with equal or 
greater functions and values. 

Wetland Mitigation Replacement Ratios 
Category and 

Type of Wetland 
Creation or Re-
establishment 

Rehabilitation Enhancement 

I (Bog and 
Wetlands of High 
Conservation 
Value) 

Not considered 
possible Case by case Case by case 

I (Mature 
Forested)  6:1 12:1 24:1 

I (Based on 
functions) 4:1 8:1 16:1 
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II 3:1 6:1 12:1 

III 2:1 4:1 8:1 
IV 1.5:1 3:1 6:1 

 

15 20.05.080(H)(4)(g) 

N/A 

g. Credit/Debit Method.  To more fully protect functions and values, and as an 
alternative to the mitigation ratios found in the joint guidance “Wetland 
Mitigation in Washington State Parts I and II” (Ecology Publication #06-06-
011a-b, Olympia, WA, March, 2006), the administrator may allow mitigation 
based on the  “credit/debit” method developed by the Department of Ecology in 
“Calculating Credits and Debits for Compensatory Mitigation in Wetlands of 
Western Washington: Final Report,” (Ecology Publication #10-06-011, 
Olympia, WA, March 2012), or as revised). 

16 20.05.080(H)(4)(h)(ii) 
–  

previously 
20.05.080(H)(4)(g)(ii) 

ii.  At a minimum, enhancement acreage shall be double 
the acreage required for creation acreage under subsection 
(H)(4)(c) of this section. The ratios shall be greater than 
double the required acreage when the enhancement 
proposal would result in minimal gain in the performance of 
wetland functions currently provided in the wetland. 

ii.  At a minimum, enhancement acreage shall be double four times the 
acreage required for creation acreage under subsection (H)(4)(c) of this 
section. The ratios shall be greater than double four times the required acreage 
when the enhancement proposal would result in minimal gain in the 
performance of wetland functions currently provided in the wetland. 

17 20.05.080(H)(4)(h)(iii) 
–  

previously 
20.05.080(H)(4)(g)(iii) 

iii.  Mitigation Plans for Alterations to Wetlands and 
Wetland Buffers. Mitigation plans shall be consistent with 
the state Department of Ecology Guidelines for Developing 
Freshwater Wetland Mitigation Plan and Proposals, 1994 
or as revised. At a minimum, the following components 
shall be included in a complete mitigation plan: 

iii.  Mitigation Plans for Alterations to Wetlands and Wetland Buffers. Mitigation 
plans shall be consistent with the state Department of Ecology Guidelines for 
Developing Freshwater Wetland Mitigation Plan and Proposals, 1994 Wetland 
Mitigation in Washington State, Parts 1 and 2 (Publications #06-06-011a & b, 
2006), or as revised. At a minimum, the following components shall be 
included in a complete mitigation plan: 

18 20.05.080(H)(4)(h) 
(iii)(E)  

–  
previously 

20.05.080(H)(4)(g) 
(iii)(E) 

(E)  Monitoring and/or Evaluation Program. The mitigation 
plan shall include a program for monitoring construction of 
the compensation project, and for assessing a completed 
project. A protocol shall be included outlining the schedule 
for site monitoring, and how the monitoring data will be 
evaluated to determine if the performance standards are 
being met. A monitoring report shall be submitted as 
needed to document milestones, successes, problems, and 
contingency actions of the compensation project. The 
compensation project shall be monitored for minimum five 
years or a period necessary to establish that performance 
standards have been met. 

(E)  Monitoring and/or Evaluation Program. The mitigation plan shall include a 
program for monitoring construction of the compensation project, and for 
assessing a completed project. A protocol shall be included outlining the 
schedule for site monitoring, and how the monitoring data will be evaluated to 
determine if the performance standards are being met. A monitoring report 
shall be submitted as needed to document milestones, successes, problems, 
and contingency actions of the compensation project. The compensation 
project shall be monitored for a minimum of five years, ten years when 
establishing woody vegetation or a period necessary to establish that 
performance standards have been met. 
 

19 20.05.080(H)(4)(i) 

N/A 

i.  Wetland Mitigation Banks. An alternative to on-site permittee-responsible 
mitigation involves use of wetland mitigation banks.   

i. Credits from a wetland mitigation bank may be approved for use as 
compensation for unavoidable impacts to wetlands when: 

(A)  The bank is certified under state rules; 
(B)  The City determines that the wetland mitigation bank provides 
appropriate compensation for the authorized impacts; and 
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(C) The proposed use of credits is consistent with the terms and 
conditions of the certified bank instrument. 

ii. Replacement ratios for projects using bank credits shall be consistent 
with replacement ratios specified in the certified bank instrument. 
iii. Credits from a certified wetland mitigation bank may be used to 
compensate for impacts located within the service area specified in the 
certified bank instrument. In some cases, the service area of the bank may 
include portions of more than one adjacent drainage basin for specific 
wetland functions. 

20 20.05.080(H)(4)(j) 

N/A 

j. In-Lieu Fee.  To aid in the implementation of off-site mitigation, the City 
may develop an in-lieu fee program. This program shall be developed and 
approved through a public process and be consistent with federal rules, state 
policy on in-lieu fee mitigation, and state water quality regulations.  An 
approved in-lieu-fee program sells compensatory mitigation credits to 
permittees whose obligation to provide compensatory mitigation is then 
transferred to the in-lieu program sponsor, a governmental or non-profit natural 
resource management entity.  Credits from an approved in-lieu-fee program 
may be used when the conditions below apply: 

i.  The approval authority determines that it would provide 
environmentally appropriate compensation for the proposed impacts. 
ii.  The mitigation will occur on a site identified using the site selection and 
prioritization process in the approved in-lieu-fee program instrument. 
iii.  The proposed use of credits is consistent with the terms and conditions 
of the approved in-lieu-fee program instrument. 
iv.  Land acquisition and initial physical and biological improvements of the 
mitigation site must be completed within three years of the credit sale. 
v.  Projects using in-lieu-fee credits shall have debits associated with the 
proposed impacts calculated by the applicant’s qualified wetland scientist 
using the method consistent with the credit assessment method specified 
in the approved instrument for the in-lieu-fee program. 
vi.  Credits from an approved in-lieu-fee program may be used to 
compensate for impacts located within the service area specified in the 
approved in-lieu-fee instrument. 

 



21

33

33

6a

30

36

34

35

14
15 34

2

31a

5

31c

14

39

6b

23

20

22b

17a 28

22a

1

22b

38

13

31b

40b

26
27b

18

40a

19

32

25

17b

37

27c
24

7

29

6b

3

8

3

27a

Skykomish River

Wo
ods

 Cr
eek

Haskel Slough

Riley Slough

Cripple Creek

Richardson Creek

Arena Crk. (W/E Seg.)

Cutthroat Creek

Fryelands Drainage Ditch

Homestead Creek

Creat
om Creek

Arena Crk. (E. Segment)

Fr
en

ch
 C

ree
k

Seepage Creek

Un
na

me
d C

ree
k

Backhoe Creek

Unnamed Ditch/Creek

Unnamed (N of Bypass)

Highrock Creek

Arena Crk. (wetlnd drain)

Riley Slough

Fr
en

ch
 C

ree
k

Richardson Creek

Cripple Creek

Cripple Creek

Cripple Creek

Cripple Creek

5

7c

14b

7a

4b

3

12

18

14
a

15

10

1
4a

5

SR 2

PLACE

N 
AN

N

169 PL

19
3 D

R

137 ST

205 DR
118 ST

130 ST

128 ST

19
9 D

R

133 ST

134 ST

150 ST

152 ST
153 ST

155 ST

152 ST

149 PL

157 PL17
7 D

R

160 ST

OR
R 

ST

163 PL

123 ST

128 PL

130 PL

126 ST

129 PL

18
4 D

R

18
1 D

R

18
9 D

R

130 PL

127 ST

136 PL

TYE ST

TYE ST

147 ST17
2 D

R

133 PL 134 ST

143 ST
144 PL

21
2 D

R

21
1 D

R

16
2 D

R

168 ST

16
9 D

R

146 ST

149 ST

152 ST

161 ST

155 ST

157 ST

154 ST

SR
 20

3

157 ST

ROSE LN

ODOM LN

20
0 A

VE

19
7 A

VE

18
2 A

VE
18

2 A
VE

KIN
G 

ST

PIKE ST

17
9 A

VE

19
1 A

VE

18
5 A

VE

18
9 A

VE

20
5 A

VE

21
5 A

VE

16
1 A

VE

LIN
 AV

E

JA
KE

 D
R

17
3 A

VE

17
2 A

VE

KA
YS

 LN

WO
OD

S 
ST

161ST PL

175TH PL
176TH ST

22
1S

T D
R

21
9T

H 
DR

DO
VE

R 
LN

NOBLE ST

KIR
BY

 D
R

SUMAC DR

172 ST SE

TJERNE PL

POWELL ST

139 PL SE

AL
DE

N 
AV

E

W MAIN ST

S T
AF

T L
N

121 ST SE

TESTER RD

TE
ST

ER
 RD

PARK LANE

TAHOMA ST

AMBERS PL

CHELSEA DR

EL
LIO

T A
VE

18
0 A

VE
 S

E

15
9 A

VE
 S

E

GALWAY BAY

SU
MMIT A

VE

GA
LA

XY
 W

AY

S L
EW

IS
 ST

144TH ST SE

VILLAGE WAY

TROMBLEY RD

IN
GR

AH
AM

 R
D

THOMPSON LN

BE
AR

 M
TN

 R
D

OLD OWEN RD

N KELSEY ST

RO
OS

EV
EL

T R
D

W RI
VM

ONT
 DR

BEN HOWARD RD

EL BELLO PASEO

TO
NG

A R
IDG

E R
D 20
3 A

VE
 (B

AL
PH

 R
D)

132 ST (MODILL RD)

123 ST (WHITFIELD RD)

City of Monroe

Critical Areas and Buffers

BOUNDARIES
Urban Growth Area
Monroe City Limits
Shoreline Boundary

Notes:
1)  The locations decpicted are approximate boundaries for critical areas within the city limits. 
     This maps provides only approximate boundaries of known features and is not a substitute 
     for more detailed maps and/or studies to identify the exact locations of known features or 
     additional critical area features not illustrated on the map.
2)  The points where streams change classification are approximate and subject to confirmation
     and refinement.
3)  Classifications are subject to refinement based upon on additional or updated fish use and 
     seasonality of water flow information.

Map data shown is the property of the sources listed below.  Inaccuracies 
may exist, and the City of Monroe implies no warranties or  guarantees 
regarding any aspect of data depiction.  This map is not an actual survey of 
individually noted critical areas.  Streams have been categorized using 
the water typing system defined in Monroe Municipal Code Chapter 20.05
(equivalent to WAC 222-16-031).  Wetlands were classified using the 
Washington Department of Ecology's Washington State Wetland Rating system 
for Western Washington.  Wetland size, shape and location are approximate 
based on a reconnaissance level evaluation.  The City of Monroe and the Urban
Growth Area may contain additional critical areas not identified on this map.
Therefore this map is to be used for reference purposes only.
Source: City of Monroe GIS, 2008;
The Watershed Company;
Snohomish County GIS, 2007
Project:  Monroe Critical Area Buffers 11x17
Location:  Y:\GIS\Departments\CD\Critical Areas\Monroe critical area buffer 2008
(12-04-08) 11x17.mxd
Revised:  12-04-08
Author:  R. Wright

STEEP SLOPES
40% or > slope

BUFFERS*
Combined Critcal Areas Buffers

WETLANDS
Cat I
Cat II
Cat III
Cat IV
Unclassified Wetlands

* Type 4 stream buffer shown as 150 ft on each side of the
channel., Type 4 streams, beyond a quarter mile of a stream
with salmonids, have a buffer of 75 ft on each side of the channel.
See MMC 20.05 for specific buffers.

*Unless determined an artifical waterway

STREAMS
Type 1
Type 3

Type 4
Type 5

Type 3u*

Unclassifed Stream

# Stream Inventory No.

# Wetland Inventory No.

1 inch equals 2,000 feet

0 2,000 4,000 6,0001,000
Feet

shana
Rectangle

shana
Typewritten Text
ATTACHMENT 3

shana
Typewritten Text

shana
Typewritten Text
Project #(s): CA2016-03 and SEPA2016-012Title: Critical Areas Ordinance AmendmentsDate: 9/12/16



 

SEPA Environmental checklist (WAC 197-11-960)  May 2014 Page 1 of 15 

 

SEPA ENVIRONMENTAL CHECKLIST 
 
 
Purpose of checklist: 
Governmental agencies use this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, minimization 
or compensatory mitigation measures will address the probable significant impacts or if an environmental 
impact statement will be prepared to further analyze the proposal. 
 

Instructions for applicants:  
This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge.  You may need to consult 
with an agency specialist or private consultant for some questions.  You may use “not applicable” or 
"does not apply" only when you can explain why it does not apply and not when the answer is unknown.  
You may also attach or incorporate by reference additional studies reports.  Complete and accurate 
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process. 
 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land.  Attach any additional information that will help describe your proposal 
or its environmental effects.  The agency to which you submit this checklist may ask you to explain your 
answers or provide additional information reasonably related to determining if there may be significant 
adverse impact. 
 

Instructions for Lead Agencies: 
Please adjust the format of this template as needed.  Additional information may be necessary to 
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse 
impacts.  The checklist is considered the first but not necessarily the only source of information needed to 
make an adequate threshold determination.  Once a threshold determination is made, the lead agency is 
responsible for the completeness and accuracy of the checklist and other supporting documents. 
 

Use of checklist for nonproject proposals:  [help] 
 

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable 
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).  Please 
completely answer all questions that apply and note that the words "project," "applicant," and "property or 
site" should be read as "proposal," "proponent," and "affected geographic area," respectively. The lead 
agency may exclude (for non-projects) questions in Part B - Environmental Elements –that do not 
contribute meaningfully to the analysis of the proposal. 
 

A.  BACKGROUND  
 

1.   Name of proposed project, if applicable:  
 Code Text Amendments to modify Monroe City Code Chapter 20.05 – Critical Areas 

 
2.   Name of applicant:  

City of Monroe, WA 
 

3.   Address and phone number of applicant and contact person:  

Shana Restall, Senior Planner 
City of Monroe 
806 West Main Street, Monroe, WA 98272 
(360) 863-4608 

 

4.   Date checklist prepared:  

August 9, 2016 
 

http://www.ecy.wa.gov/programs/sea/sepa/e-review.html
http://www.ecy.wa.gov/programs/sea/sepa/apguide/EnvChecklistGuidance.html#Nonproject
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5.   Agency requesting checklist:  

City of Monroe 
 

6.   Proposed timing or schedule (including phasing, if applicable):  

Code amendments are proposed to Monroe Municipal Code (MMC) Chapter 20.05 – 
Critical Areas. Code amendments require a public hearing before the Planning 
Commission and final approval by the City Council. The public hearing before the 
Planning Commission is tentatively scheduled for no earlier than October 10, 2016. 
City Council consideration is dependent upon the Planning Commission’s timeline 
for holding a public hearing and crafting a recommendation. The first reading of the 
ordinance in front of the City Council is tentatively scheduled for no earlier than 
October 25, 2016. The second reading in front of the Council and potential adoption is 
anticipated to be held no earlier than November 8, 2016. 

 

7.   Do you have any plans for future additions, expansion, or further activity related to or 

connected with this proposal?  If yes, explain.  

No 

 

8.   List any environmental information you know about that has been prepared, or will be 
prepared, directly related to this proposal.  
“Wetlands and CAO Updates: Guidance for Small Cities” from the Department of 
Ecology (publication #10-06-002), and the SEPA threshold determination that will be 
prepared for this proposal. 

 

9.   Do you know whether applications are pending for governmental approvals of other 

proposals directly affecting the property covered by your proposal?  If yes, explain.   

There are presently applications pending for SEPA review and a code amendment. 
 

10. List any government approvals or permits that will be needed for your proposal, if known.   

Code amendments require a public hearing before the Planning Commission and two 
subsequent readings by the City Council. The public hearing before the Planning 
Commission is tentatively scheduled for no earlier than October 10, 2016. The first 
reading of the ordinance in front of the City Council is tentatively scheduled for no 
earlier than October 25, 2016. The second reading in front of the Council and potential 
adoption is anticipated to be held no earlier than November 8, 2016. 
 

11. Give brief, complete description of your proposal, including the proposed uses and the size 
of the project and site.  There are several questions later in this checklist that ask you to 
describe certain aspects of your proposal.  You do not need to repeat those answers on this 
page.  (Lead agencies may modify this form to include additional specific information on 
project description.)   
The proposed non-project action amends Chapter 20.05, Critical Areas, of the Monroe 
Municipal Code (MMC). The proposed code amendments modify the existing critical 
areas regulations, incorporating best available science and guidance from the 
Washington State Department of Ecology, to modify code sections specific to 
wetlands and wetland mitigation. These code amendments include, but are not 
limited to, the following: 

 Updates the manual used for wetland delineation from the “Washington State 
Wetland Identification and Delineation Manual (1997)” to the approved “federal 
wetland delineation manual and applicable regional supplements” 

 Updates the Wetlands Rating System to be based on “2014 Update, 
Publication #14-06-029” 

 Establishes a 3:1 tree replacement ratio for trail alignment projects 
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 Makes the “Exceptions” section more specific with the inclusion of provisions 
for both Reasonable Use Exceptions as well as Public Agency or Utility 
Exceptions 

 Increased the buffer on Category II wetlands from 100 feet to 150 feet and on 
Category III wetlands from 75 feet to 100 feet 

 Creates wetland mitigation ratios 

 As an alternative to wetland mitigation ratios, the proposed amendments allow 
for a “credit/debit” mitigation method 

 Adds a section about wetland mitigation banks 

 Establishes a fee-in-lieu program for off-site wetland mitigation 

 

12. Location of the proposal.  Give sufficient information for a person to understand the precise 
location of your proposed project, including a street address, if any, and section, township, 
and range, if known.  If a proposal would occur over a range of area, provide the range or 
boundaries of the site(s).  Provide a legal description, site plan, vicinity map, and 
topographic map, if reasonably available.  While you should submit any plans required by 
the agency, you are not required to duplicate maps or detailed plans submitted with any 
permit applications related to this checklist.   
The proposed non-project action affects the entire City of Monroe. 

 
 
 

B.  ENVIRONMENTAL ELEMENTS    
 

1. Earth   
 
a.   General description of the site:  

(circle one):  Flat, rolling, hilly, steep slopes, mountainous, other _____________  

Not applicable. This is a non-project action affecting multiple parcels throughout the 
City with widely varying topography. 

 

b.  What is the steepest slope on the site (approximate percent slope)?   

Not applicable. This is a non-project action affecting multiple parcels throughout the 
City with widely varying topography. 

 

c.  What general types of soils are found on the site (for example, clay, sand, gravel, peat,  
muck)?  If you know the classification of agricultural soils, specify them and note any 
agricultural land of long-term commercial significance and whether the proposal results in 
removing any of these soils.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d.  Are there surface indications or history of unstable soils in the immediate vicinity?  If so,  
describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

e. Describe the purpose, type, total area, and approximate quantities and total affected area 
of any filling, excavation, and grading proposed. Indicate source of fill.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

f.   Could erosion occur as a result of clearing, construction, or use?  If so, generally describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 
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g. About what percent of the site will be covered with impervious surfaces after project  
construction (for example, asphalt or buildings)?   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

2. Air    
 
a.  What types of emissions to the air would result from the proposal during construction, 

operation, and maintenance when the project is completed? If any, generally describe and 
give approximate quantities if known. 

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b.  Are there any off-site sources of emissions or odor that may affect your proposal?  If so,  
generally describe. 

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c.   Proposed measures to reduce or control emissions or other impacts to air, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
  

3. Water    
 
a.   Surface Water:  
 

1) Is there any surface water body on or in the immediate vicinity of the site (including 
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 
type and provide names.  If appropriate, state what stream or river it flows into.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. Lake Tye, the Skykomish River, Cripple Creek, and Woods Creek are adjacent 
to or in the vicinity of potentially affect parcels. 

 

2)  Will the project require any work over, in, or adjacent to (within 200 feet) the described 
waters?  If yes, please describe and attach available plans.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

3)  Estimate the amount of fill and dredge material that would be placed in or removed 
from surface water or wetlands and indicate the area of the site that would be affected.  
Indicate the source of fill material.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

4)  Will the proposal require surface water withdrawals or diversions?  Give general  
description, purpose, and approximate quantities if known.  
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 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 
 
5)  Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 100-year floodplains exist on some potentially affected parcels. 

 

6)  Does the proposal involve any discharges of waste materials to surface waters?  If so,  
describe the type of waste and anticipated volume of discharge.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b.   Ground Water:  
 

1)  Will groundwater be withdrawn from a well for drinking water or other purposes? If so, 
give a general description of the well, proposed uses and approximate quantities 
withdrawn from the well. Will water be discharged to groundwater? Give general 
description, purpose, and approximate quantities if known.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

2)  Describe waste material that will be discharged into the ground from septic tanks or  
other sources, if any (for example:  Domestic sewage; industrial, containing the 
following chemicals...; agricultural; etc.).  Describe the general size of the system, the 
number of such systems, the number of houses to be served (if applicable), or the 
number of animals or humans the system(s) are expected to serve.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

  

c.   Water runoff (including stormwater): 
 

1) Describe the source of runoff (including storm water) and method of collection 
and disposal, if any (include quantities, if known).  Where will this water flow?   
Will this water flow into other waters?  If so, describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 
 
2)  Could waste materials enter ground or surface waters?  If so, generally describe.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 
 
3)  Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? 

If so, describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d.  Proposed measures to reduce or control surface, ground, and runoff water, and drainage 
pattern impacts, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

4. Plants    
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a. Check the types of vegetation found on the site:  
 

____deciduous tree:  alder, maple, aspen, other 

____evergreen tree:  fir, cedar, pine, other 
____shrubs 

____grass 

____pasture 

____crop or grain 

____ Orchards, vineyards or other permanent crops. 
____ wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other 

____water plants:  water lily, eelgrass, milfoil, other 

____other types of vegetation 

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. A variety of vegetation can be found within the City of Monroe. 

 
b. What kind and amount of vegetation will be removed or altered?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. List threatened and endangered species known to be on or near the site.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance 
vegetation on the site, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

e. List all noxious weeds and invasive species known to be on or near the site.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
 
5. Animals    
 
a. List any birds and other animals which have been observed on or near the site or are 

known to be on or near the site.                                                                                    
 

Examples include:   
 
 birds:  hawk, heron, eagle, songbirds, other:         
 mammals:  deer, bear, elk, beaver, other:         
 fish:  bass, salmon, trout, herring, shellfish, other ________ 
        

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. A variety of birds and animals can be found within the City of Monroe. 

 

b. List any threatened and endangered species known to be on or near the site.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. Some of the potentially affected parcels may contain habitat for threatened or 
endangered species, and threatened and endangered species may be on or near 
affected parcels. 

 

http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#Animals
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c. Is the site part of a migration route?  If so, explain.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d. Proposed measures to preserve or enhance wildlife, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

  

e. List any invasive animal species known to be on or near the site.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

6. Energy and Natural Resources   
 
a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 

the completed project's energy needs?  Describe whether it will be used for heating,  
manufacturing, etc.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Would your project affect the potential use of solar energy by adjacent properties?  
If so, generally describe.    

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. What kinds of energy conservation features are included in the plans of this proposal? 
 List other proposed measures to reduce or control energy impacts, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

7. Environmental Health    
 
a. Are there any environmental health hazards, including exposure to toxic chemicals, risk 

of fire and explosion, spill, or hazardous waste that could occur as a result of this 
proposal? If so, describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

1) Describe any known or possible contamination at the site from present or past uses.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

2) Describe existing hazardous chemicals/conditions that might affect project 
development and design. This includes underground hazardous liquid and gas 
transmission pipelines located within the project area and in the vicinity.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
3)  Describe any toxic or hazardous chemicals that might be stored, used, or produced 

during the project's development or construction, or at any time during the operating 
life of the project.  
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 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
4) Describe special emergency services that might be required.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
5) Proposed measures to reduce or control environmental health hazards, if any: 

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
b. Noise    
 

1) What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

2) What types and levels of noise would be created by or associated with the project on a  
short-term or a long-term basis (for example:  traffic, construction, operation, other)? 
Indicate what hours noise would come from the site.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

3) Proposed measures to reduce or control noise impacts, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

8. Land and Shoreline Use    
 
a. What is the current use of the site and adjacent properties? Will the proposal affect current 

land uses on nearby or adjacent properties? If so, describe.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Has the project site been used as working farmlands or working forest lands? If so, 
describe. How much agricultural or forest land of long-term commercial significance will be 
converted to other uses as a result of the proposal, if any? If resource lands have not been 
designated, how many acres in farmland or forest land tax status will be converted to 
nonfarm or nonforest use?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
1) Will the proposal affect or be affected by surrounding working farm or forest land normal 

business operations, such as oversize equipment access, the application of pesticides, 
tilling, and harvesting? If so, how:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. Describe any structures on the site.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 



 

SEPA Environmental checklist (WAC 197-11-960)  May 2014 Page 9 of 15 

 

 

d. Will any structures be demolished?  If so, what?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

e. What is the current zoning classification of the site?   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. Critical areas are present throughout all zoning designations within the City. 

 

f. What is the current comprehensive plan designation of the site?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. Critical areas are present throughout all land use designations within the City. 

 

g. If applicable, what is the current shoreline master program designation of the site?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. This proposed action could impact uses within all shoreline designations. 

 

h. Has any part of the site been classified as a critical area by the city or county?  If so, 
specify.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. However, some of the potentially affected areas contain critical areas. 

 

i. Approximately how many people would reside or work in the completed project?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
j. Approximately how many people would the completed project displace?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

k. Proposed measures to avoid or reduce displacement impacts, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

  

l. Proposed measures to ensure the proposal is compatible with existing and projected land  
uses and plans, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

m. Proposed measures to ensure the proposal is compatible with nearby agricultural and 
forest lands of long-term commercial significance, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

 

 

9. Housing   
 
a. Approximately how many units would be provided, if any?  Indicate whether high, mid- 

dle, or low-income housing.  



 

SEPA Environmental checklist (WAC 197-11-960)  May 2014 Page 10 of 15 

 

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Approximately how many units, if any, would be eliminated? Indicate whether high,  
middle, or low-income housing.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. Proposed measures to reduce or control housing impacts, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

10. Aesthetics    
 
a. What is the tallest height of any proposed structure(s), not including antennas; what is 

the principal exterior building material(s) proposed?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. What views in the immediate vicinity would be altered or obstructed?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. Proposed measures to reduce or control aesthetic impacts, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 
 

 

11. Light and Glare    
 
a. What type of light or glare will the proposal produce?  What time of day would it mainly 

occur?   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Could light or glare from the finished project be a safety hazard or interfere with views?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
c. What existing off-site sources of light or glare may affect your proposal?  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d. Proposed measures to reduce or control light and glare impacts, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
 
 

12. Recreation   
 
a. What designated and informal recreational opportunities are in the immediate vicinity?  
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 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. Some of the affected parcels are in the immediate vicinity of recreational 
opportunities. 

 

b. Would the proposed project displace any existing recreational uses?  If so, describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. Proposed measures to reduce or control impacts on recreation, including recreation 
opportunities to be provided by the project or applicant, if any:   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

13. Historic and cultural preservation    
 
a. Are there any buildings, structures, or sites, located on or near the site that are over 45 

years old listed in or eligible for listing in national, state, or local preservation registers 
located on or near the site? If so, specifically describe.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Are there any landmarks, features, or other evidence of Indian or historic use or 
occupation? This may include human burials or old cemeteries. Are there any material 
evidence, artifacts, or areas of cultural importance on or near the site? Please list any 
professional studies conducted at the site to identify such resources.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

c. Describe the methods used to assess the potential impacts to cultural and historic 
resources on or near the project site. Examples include consultation with tribes and the 
department of archeology and historic preservation, archaeological surveys, historic maps, 
GIS data, etc.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and 
disturbance to resources. Please include plans for the above and any permits that may be 
required.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

14. Transportation   
 
a. Identify public streets and highways serving the site or affected geographic area and 

describe proposed access to the existing street system.  Show on site plans, if any.   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Is the site or affected geographic area currently served by public transit?  If so, generally 
describe.  If not, what is the approximate distance to the nearest transit stop?   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 
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c. How many additional parking spaces would the completed project or non-project proposal 
have?  How many would the project or proposal eliminate?   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

d. Will the proposal require any new or improvements to existing roads, streets, pedestrian, 
bicycle or state transportation facilities, not including driveways? If so, generally describe 
(indicate whether public or private).  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

  

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 
transportation?  If so, generally describe.   

Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

f. How many vehicular trips per day would be generated by the completed project or 
proposal? If known, indicate when peak volumes would occur and what percentage of the 
volume would be trucks (such as commercial and nonpassenger vehicles). What data or 
transportation models were used to make these estimates?   

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and 
forest products on roads or streets in the area? If so, generally describe.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 
h. Proposed measures to reduce or control transportation impacts, if any:  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

15. Public Services    
 
a. Would the project result in an increased need for public services (for example: fire 

protection, police protection, public transit, health care, schools, other)?  If so, generally 
describe.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Proposed measures to reduce or control direct impacts on public services, if any.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

 

 

16. Utilities   
 
a. Circle utilities currently available at the site: electricity, natural gas, water, refuse service, 

telephone, sanitary sewer, septic system, other ___________ 

http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#Transportation
http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#Transportation
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 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

b. Describe the utilities that are proposed for the project, the utility providing the service, and 
the general construction activities on the site or in the immediate vicinity which might be 
needed.  

 Not applicable. This is a non-project action affecting multiple parcels throughout the 
City. 

 

 

C.  SIGNATURE   
 

The above answers are true and complete to the best of my knowledge.  I understand that the 
lead agency is relying on them to make its decision. 
 
 
Signature:  ___________________________________________________ 

Name of signee: Shana Restall, Senior Planner 

Position and Agency/Organization: City of Monroe Community Development Department 

Date Submitted:  August 17, 2016 
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D.  SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS 
  

(IT IS NOT NECESSARY to use this sheet for project actions) 
 
Because these questions are very general, it may be helpful to read them in conjunction  
with the list of the elements of the environment. 
 
When answering these questions, be aware of the extent the proposal, or the types of  
activities likely to result from the proposal, would affect the item at a greater intensity or at a 
faster rate than if the proposal were not implemented.  Respond briefly and in general terms. 
 
1.  How would the proposal be likely to increase discharge to water; emissions to air; pro- 

duction, storage, or release of toxic or hazardous substances; or production of noise? 

 The proposed code amendments would create more stringent requirements for 
wetlands, including increased buffer widths and more rigorous mitigation measures. 
Therefore, it is probable that any environmental impacts resulting from the proposed 
code amendments would be beneficial and either maintain or increase the biological 
functioning of wetlands within the City. The amendments are based on Best 
Available Science and are not anticipated to increase discharge to water; emissions 
to air; production, storage, or release of toxic or hazardous substances; or 
production of noise.  
 
Proposed measures to avoid or reduce such increases are: 

 Individual projects will be required to meet the requirements of the Monroe Municipal 
Code and other regulations applicable to the discharge of water, emissions to air, 
noise production, and hazardous materials. 

 

2.   How would the proposal be likely to affect plants, animals, fish, or marine life? 

 This proposed non-project action is unlikely to result in significant adverse impacts 
to animals, fish, plants and marine life. 

 

Proposed measures to protect or conserve plants, animals, fish, or marine life are: 

 Individual projects will be required to meet the requirements of the Monroe Municipal 
Code and other regulations applicable to the protection of plants, animals, fish, and 
marine life.   

 

3.    How would the proposal be likely to deplete energy or natural resources? 

 This proposed non-project action is unlikely to result in significant adverse impacts 
to energy or natural resources. 

 

Proposed measures to protect or conserve energy and natural resources are: 

 Individual projects will be required to meet the requirements of the Monroe Municipal 
Code and other regulations applicable to energy consumption and resource use.  

 

4.   How would the proposal be likely to use or affect environmentally sensitive areas or  
areas designated (or eligible or under study) for governmental protection; such as parks,  
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or  
cultural sites, wetlands, floodplains, or prime farmlands? 

 The adoption of amendments to the existing critical areas ordinance increases 
protections for wetlands and is not anticipated to have a significant adverse impact 
upon critical areas or other areas designated for special protection. It is likely that 
any environmental impacts resulting from the proposed code amendments would be 
beneficial and either maintain or increase the biological functioning of wetlands 
within the City. 
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Proposed measures to protect such resources or to avoid or reduce impacts are: 

 Individual projects will be required to meet the requirements of the Monroe Municipal 
Code and other regulations applicable to critical areas.     

 

5.   How would the proposal be likely to affect land and shoreline use, including whether it  
would allow or encourage land or shoreline uses incompatible with existing plans? 

 This non-project action will not allow uses that are incompatible with existing plans. 
 

Proposed measures to avoid or reduce shoreline and land use impacts are: 

 Individual projects will be required to meet the requirements of the Monroe Municipal 
Code and other regulations applicable to land and shoreline uses.   

 

6.   How would the proposal be likely to increase demands on transportation or public 
services and utilities? 

 This non-project action is not likely to increase demands on transportation or public 
services and utilities, as it would increase protections on certain critical areas and 
limit the scope of certain development activities. 

 

Proposed measures to reduce or respond to such demand(s) are: 

 Individual projects will be required to meet the requirements of the Monroe 
Municipal Code and other regulations applicable to transportation and public 
services and utilities. 

 

7.  Identify, if possible, whether the proposal may conflict with local, state, or federal laws or 
requirements for the protection of the environment.  

 Staff is not aware of any conflicts with state, local, or federal laws resulting from the 
proposed text amendments.  
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STATE OF WASHINGTON 
 

DEPARTMENT OF ECOLOGY 
 

Northwest Regional Office  3190 160th Avenue SE  Bellevue, Washington 98008-5452  (425) 649-7000  

 

September 6, 2016 

 

 

 

Shana Restall, Senior Planner 

City of Monroe Community Development Department 

806 West Main Street 

Monroe, WA 98272 

 

RE:    Proposed Amendments to Monroe Municipal Code (Chapter 20.05–Critical Areas) 

           File No.: SEPA2016-12 

 

Dear Ms. Restall: 

 

Thank you for providing the Washington Department of Ecology (Ecology) with an opportunity 

to comment on proposed amendments to the City of Monroe Municipal Code Chapter 20.05 

(Critical Areas). This includes amendments to specific sections of the code (Chapter 20.05.030, 

20.05.050, 20.05.060, 20.05.070, and 20.05.080) that mainly pertain to wetlands. The project 

submittal provided to Ecology included a determination of non-significance and SEPA 

environmental checklist. We respectfully ask you to consider the following comments during 

your deliberations and that you enter these comments into the record.   

 

Ecology previously submitted comments on the critical areas ordinance on October 27, 2015, 

and there have been numerous exchanges by phone and email in the last year regarding this 

update. In general, these amendments to City of Monroe municipal code are consistent with best 

available science (BAS) and current Ecology guidance, such as Wetland Guidance for CAO 

Updates: Western Washington Version (Publication No. 16-06-001). This includes updating 

literature citations to reflect recent publications and adding new sections that clarify current 

policy guidance.  

 

However, Ecology believes there are still several sections of the critical areas ordinance that will 

not adequately protect wetland functions in the City. I have summarized our comments in Table 

1 below, which specifies which section of the municipal code we are referring to.   

If you have any questions or would like to discuss my comments, please give me a call at (425) 

649-7199 or send an email to Doug.Gresham@ecy.wa.gov. 
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Shana Restall 

September 6, 2016 

Page 2  

 

Sincerely, 

 
Doug Gresham, PWS 

Wetland Specialist 

Shorelands and Environmental Assistance Program 

DG:awp 

Cc: Paul Anderson, Donna Bunten, Department of Ecology 

 Lynn Kohn, Department of Commerce 

 

 



Table 1.  Summary of Ecology Comments on City of Monroe Municipal Code Chapter 20.05.   

 

Page Code Citation General Topic Comment 

10 20.05.030 Definition of Water Typing System We recommend adopting the water typing system in WAC 222-16-

030 (Type S, Type F, etc.) rather than the current numeric typing 

system. This will provide consistency between the state system and 

neighboring jurisdictions.  

21 20.05.080.D Minimum Buffers The minimum buffer widths required for Category I through III 

wetlands are not consistent with BAS and the Wetland Guidance 

for CAO Updates: Western Washington Version. We recommend 

basing the buffer width on the habitat scores from the wetland 

rating system. Tables XX.1 and XX.3 in our guidance recommend 

buffer widths that is based on best available science. 

22 20.05.080.F Buffer Reduction Allowing a 25% reduction in the wetland buffer width is not 

consistent with BAS and the Wetland Guidance for CAO Updates: 

Western Washington Version. This is a high risk approach to 

wetland protection that we do not recommend. 
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4. MMC Chapter 18.86 Proposed Amendments 
5. Street Standards Proposed Amendments 

 
 

 
DESCRIPTION/BACKGROUND 
New National Pollutant Discharge Elimination System (“NPDES”) provisions require 
municipalities to integrate Low Impact Development (“LID”) techniques into plans and/or 
codes by no later than December 31, 2016. The intent of this requirement is to make 
low impact development the preferred and commonly used approach to site 
development. 
 
LID is a stormwater and land use management strategy that strives to mimic pre-
disturbance hydrologic processes by emphasizing conservation, use of on-site natural 
features, and site planning into a project design.     LID techniques work with nature to 
manage stormwater as close to where it falls as possible.  LID employs principles such 
as preserving and re-creating natural landscape features and minimizing impervious 
surfaces to create functional and appealing site drainage that treats stormwater as a 
resource rather than a waste product. 
  
By implementing LID principles and practices, stormwater can be managed in a way 
that reduces the impact of built areas and promotes the natural movement of water 
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within an ecosystem.   Common LID techniques include: bio-retention, rain gardens, 
permeable pavement, vegetated roofs, and rainwater harvesting. 
 
City codes and standards are being reviewed and several code amendments have been 
identified so far to implement the low impact development requirement: 

• MMC 15.01 Storm Water Management (attachment 1) 
 Removal of verbatim inclusion of the 1991 Stormwater Manual 
 Adoption of the 2012 Stormwater Management Manual for Western 

Washington 
• MMC 17.04 General Requirement and MMC 17.20 Utility Requirements in 

Subdivision Code (attachment 2) 
 Codify the requirement that site planning and stormwater management are 

integrated at the initial design phase 
 Requiring complete stormwater management plans at preliminary plat 

application 
• MMC 18.10 et al minimum lot size requirements (attachment 3) 

 Eliminate or greatly reduce the minimum lot size requirements while 
keeping the current per acre yield of lots 

 This is to incentivize the use of low impact development techniques that 
are land intensive while still allowing developers to get the same number 
of lots 

• MMC 18.86 Off-Street Parking (attachment 4) 
 Requires use of low impact development best management practices in 

parking lot development 
 Eliminates requirement of special permission to use pervious pavement 

• Street Standards (attachment 5) 
 Decrease minimum pavement and R-O-W widths and include bike lanes 

on collectors and arterials 
 
The September 12, 2016 Planning Commission meeting will feature a presentation on 
the NPDES requirements and code amendments in anticipation of a future Planning 
Commission public hearing. 
 
RECOMMENDED ACTION 
Discussion. 
 
 



Attachment 1 
Chapter 15.01 

STORM WATER MANAGEMENT 
Sections: 

15.01.010    Purpose. 

15.01.025    STORMWATER MANAGEMENT MANUAL ADOPTED 

15.01.080    Administration. 

15.01.090    Enforcement. 

15.01.110    Severability. 

15.01.010 Purpose. 
THE PRIMARY STORMWATER MANAGEMENT OBJECTIVE IS TO USE LOW IMPACT DEVELOPMENT, 
WHERE FEASIBLE, TO APPROXIMATE THE PRE-DEVELOPMENT (NATIVE) FORESTED HYDROLOGIC 
CONDITION OVER THE FULL RANGE OF RAINFALL INTENSITIES AND DURATIONS.  

It is the purpose of this chapter to: 

A.    Minimize water quality degradation and sedimentation in streams, ponds, lakes, wetlands and other water 
bodies; 

B.    Minimize the impact of increased runoff, erosion and sedimentation caused by land development and 
maintenance practices; 

C.    Maintain and protect groundwater resources; 

D.    Minimize adverse impacts of alterations on ground and surface water quantities, locations and flow 
patterns; 

E.    Decrease potential landslide, flood and erosion damage to public and private property; 

F.    Promote site planning and construction practices that are consistent with natural topographical, 
vegetational and hydrological conditions; 

G.    Maintain and protect the storm water management infrastructure within the city of Monroe and 
downstream; 

H.    Provide a means of regulating clearing and grading of private and public land while minimizing water 
quality impacts in order to protect public health and safety; and 

I.    Provide minimum development regulations and construction procedures which will preserve, replace or 
enhance, to the maximum extent practicable, existing vegetation to preserve and enhance the natural qualities 
of lands, wetlands and water bodies.  

15.01.025 STORMWATER MANAGEMENT MANUAL ADOPTED. 

THE 2012 DEPARTMENT OF ECOLOGY STORMWATER MANAGEMENT MANUAL FOR WESTERN 
WASHINGTON , AS AMENDED BY SECTIONS 1-6 OF APPENDIX 1 OF THE WESTERN WASHINGTON PHASE 
II MUNICIPAL STORMWATER PERMIT, AS NOW OR HEREAFTER AMENDED, IS HEREBY ADOPTED AS THE 
CITY’S MINIMUM STORMWATER REGULATIONS AND AS A TECHNICAL REFERENCE MANUAL AND IS 
HEREINAFTER REFERRED TO AS THE “STORMWATER MANUAL.” 

15.01.080 Administration. 
A.    ADMINISTRATOR. The city of Monroe PUBLIC WORKS DIRECTOR shall administer this chapter and 
shall be referred to as the ADIMINSTRATOR. The ADMINISTRATOR shall have the authority to develop and 
implement administrative procedures to administer and enforce this chapter. 



B.    Review and Approval. All activities regulated by this chapter shall be reviewed and approved under the 
direction of the ADMINISTRATOR prior to beginning any work. The ADMINISTRATOR may approve, 
conditionally approve or deny an application for activities regulated by this chapter. 

C.    Enforcement Authority. The ADMINISTRATOR shall enforce this chapter. 

D.    Inspection. All activities regulated by this chapter shall be inspected UNDER THE DIRECTION OF THE 
ADMINISTRATOR. The ADMINISTRATOR shall inspect projects at various stages of the work requiring 
approval to determine that adequate control is being exercised. Stages of work requiring inspection include, but 
are not limited to, preconstruction, installation of BMPs, land disturbing activities, installation of utilities, 
landscaping, retaining walls and completion of project. When required by the ADMINISTRATOR, a special 
inspection and/or testing shall be performed. 

E.    Fees. Fees for plan review and inspection of activities regulated in this chapter shall be as set by periodic 
resolution of the city council.  

15.01.090 Enforcement. 
A.    Compliance with the requirements of this code shall be mandatory. The general penalties and remedies 
established in Chapter1.04 MMC for such violations shall apply to any violation of this chapter. 

B.    Stop Work Order. The director shall have the authority to serve a person a stop work order if an action is 
being undertaken in violation of this chapter. If a portion of a project is in violation of this chapter, the 
ADMINISTRATOR may issue a stop work order for the entire project. 

1.    Content of Order. The order shall contain: 

a.    A description of the specific nature, extent, and time of violation and the damage or potential 
damage; and 

b.    A notice that the violation or the potential violation cease and desist and, in appropriate cases, 
the specific corrective action to be taken within a given time. 

2.    Notice. A stop work order shall be imposed by a notice in writing, either by certified mail with return 
receipt requested or by personal service, to the person incurring the same, or by posting at the project 
site. 

3.    Effective Date. The stop work order issued under this subsection shall become effective immediately 
upon receipt by the person to whom the order is directed or upon posting the project site. 

4.    Compliance. Failure to comply with the terms of a stop work order shall result in enforcement 
actions including, but not limited to, the issuance of a civil penalty. 

C.    Notice and Order of Code Violation and Civil Penalty. When the ADMINISTRATOR determines that a 
violation has occurred or is occurring, the ADMINISTRATOR, or designee, may issue a notice and order of 
code violation to the person responsible for the violation in conformance with the enforcement procedures of 
Chapter 1.04 MMC. The notice and order may be combined with the stop work order identified in subsection 
(B) of this section.  

15.01.110 Severability. 
If any provision of this chapter or its application to any person, entity, or circumstance is held invalid, the 
remainder of this chapter or the application of the provision to other persons, entities, or circumstances shall 
not be affected.  

 

http://www.codepublishing.com/WA/Monroe/html/Monroe01/Monroe0104.html#1.04
http://www.codepublishing.com/WA/Monroe/html/Monroe01/Monroe0104.html#1.04
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Attachment 2 

Chapter 17.04 
GENERAL PROVISIONS 

Sections: 

17.04.010    Title. 

17.04.020    Purpose. 

17.04.030    Scope. 

17.04.040    Interpretation. 

17.04.010 Title. 

This code shall be known as the “subdivision code of the city of Monroe.” (Ord. 1061, 1995) 

17.04.020 Purpose. 

The purpose of the code is to provide for the orderly subdivision of land within the city in the public interest, to 

assure that: 

A.    Public facilities, such as streets, alleys, parks, playgrounds, etc., can be provided in an amount and size 

commensurate with the size of the subdivision and the land uses proposed; 

B.    SITE PLANNING AND STORMWATER MANAGEMENT ARE INTEGRATED AT THE INITIAL DESIGN 

PHASES OF A PROJECT TO MAINTAIN A MORE HYDROLOGICALLY FUNCTIONAL LANDSCAPE EVEN 

IN DENSER SETTINGS. 

BC.    Lot sizes, land uses, streets and street extensions will be in conformance with the provisions of the 

zoning code and official plans; 

CD.    Officials are given a precise and simple procedure for the conveyance of titles on small tracts and 

parcels of land. (Ord. 1061, 1995) 

17.04.030 Scope. 

The subdivision of all land in the city into individual and condominium lots or tracts for sale shall be subject to 

the provisions of this code. (Ord. 1061, 1995) 

17.04.040 Interpretation. 

http://www.codepublishing.com/WA/Monroe/html/Monroe17/Monroe1704.html#17.04.010
http://www.codepublishing.com/WA/Monroe/html/Monroe17/Monroe1704.html#17.04.020
http://www.codepublishing.com/WA/Monroe/html/Monroe17/Monroe1704.html#17.04.030
http://www.codepublishing.com/WA/Monroe/html/Monroe17/Monroe1704.html#17.04.040
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In interpreting the provisions of this code, they shall be held to be the minimum requirements for the promotion 

of the public health, safety, comfort, convenience, and general welfare. It is not intended that this code shall 

interfere with, or abrogate, or annul easements, covenants, or other agreements between parties; provided, 

however, that where this code imposes a greater restriction or higher standard on the development and uses of 

land or improvements thereon than is required by other codes, rules or private agreements, the provisions of 

this code shall prevail and shall be followed. (Ord. 1061, 1995) 

. . .  

17.20.040 Utility requirements. 

A PRELIMINARY PLAT SUBMITTAL SHALL CONTAIN THE FOLLOWING: 

A. A STORMWATER SITE ASSESSMENT IN SUBSTANTIAL CONFORMANCE TO THE LOW IMPACT 

DEVELOPMENT TECHNICAL GUIDANCE MANUAL FOR PUGET SOUND. 

B. A PLAN SHOWING THE LOCATION, GRADE, AND SIZES OF SEWER LINES, MANHOLES AND 

OTHER SEWERAGE STRUCTURES 

C. A PLAN SHOWING THE LOCATION AND SIZE OF WATER MAINS, HYDRANTS, RESERVOIRS, 

PUMP STATIONS, AND OTHER ELEMENTS OF THE PROPOSED WATER SYSTEM. 

D. A PLAN SHOWING THE LOCATION AND SIZE OF STORM WATER MANAGEMENT FACILITIES. 

E. A PLAN SHOWING THE LOCATION AND GRADE OF ROADS, PEDESTRIAN FACILITIES, AND 

ADA PROVISIONS. 

F. OTHER INFORMATION AS MAY BE REQUIRED BY THE CITY ENGINEER. 

Street and sewer profiles may be required in such detail and scale as determined by the city engineer. The city 

engineer may also require additional detailed utility plans if special problems are encountered, due to 

topography, excessive grades, or unusual soil conditions including the following: 

A.    A plan showing location and sizes of sewer lines, catch basins, pumps or other drainage or sewerage 

structures; 

B.    A plan showing location and sizes of water mains, reservoirs, and other elements of a proposed water 

distribution system; 
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C.    Grades of proposed streets and methods of storm drainage. 



Attachment 3

Development 
Size

min lot 
size # of sfr

units 
per 
acre # of sfr

min lot 
size # of sfr

units 
per 
acre # of sfr

min lot 
size # of sfr

units 
per 
acre # of sfr

min lot 
size # of sfr

units 
per 
acre # of sfr

6000 5.8 7500 4 9600 3.63 15000 2.32
1.00 6 6 4 4 4 2 2
1.30 8 8 5 5 5 3 3
1.50 9 9 6 5 5 3 3
1.70 10 10 7 6 6 4 4
2.00 12 12 8 7 7 5 5
2.30 13 13 9 8 8 5 5
2.50 15 15 10 9 9 6 6
2.70 16 16 11 10 10 6 6
2.98 17 17 12 11 11 7 7
3.22 19 19 13 12 12 7 7
3.47 20 20 14 13 13 8 8
3.71 22 22 15 13 13 9 9
3.96 23 23 16 14 14 9 9
4.20 24 24 17 15 15 10 10
4.45 26 26 18 16 16 10 10
4.70 27 27 19 17 17 11 11
4.94 29 29 20 18 18 11 11
5.19 30 30 21 19 19 12 12
5.43 32 31 22 20 20 13 13
5.68 33 33 23 21 21 13 13
5.92 34 34 24 21 21 14 14
6.17 36 36 25 22 22 14 14
6.41 37 37 26 23 23 15 15

Current method 
using minimum 

lot size

Proposed 
method using 
units per acre

Currently uses units per acre
UR 6,000 R-4 UR 9,600 SR 15,000

Current method 
using minimum 

lot size

Proposed 
method using 
units per acre

Current method 
using minimum 

lot size

Proposed 
method using 
units per acre



6.66 39 39 27 24 24 15 15
6.90 40 40 28 25 25 16 16
7.15 42 41 29 26 26 17 17
7.39 43 43 30 27 27 17 17
7.64 44 44 31 28 28 18 18
7.88 46 46 32 29 29 18 18
8.13 47 47 33 30 30 19 19
8.37 49 49 33 30 30 19 19
8.62 50 50 34 31 31 20 20
8.86 51 51 35 32 32 21 21
9.11 53 53 36 33 33 21 21
9.35 54 54 37 34 34 22 22
9.60 56 56 38 35 35 22 22
9.85 57 57 39 36 36 23 23

10.09 59 59 40 37 37 23 23
10.34 60 60 41 38 38 24 24
10.58 61 61 42 38 38 25 25
10.83 63 63 43 39 39 25 25
11.07 64 64 44 40 40 26 26
11.32 66 66 45 41 41 26 26
11.56 67 67 46 42 42 27 27
11.81 69 68 47 43 43 27 27
12.05 70 70 48 44 44 28 28
12.30 71 71 49 45 45 29 29
12.54 73 73 50 46 46 29 29
12.79 74 74 51 46 46 30 30
13.03 76 76 52 47 47 30 30
13.28 77 77 53 48 48 31 31
13.52 79 78 54 49 49 31 31
13.77 80 80 55 50 50 32 32
14.01 81 81 56 51 51 33 33
14.26 83 83 57 52 52 33 33
14.50 84 84 58 53 53 34 34
14.75 86 86 59 54 54 34 34



15.00 87 87 60 54 54 35 35
15.24 89 88 61 55 55 35 35
15.49 90 90 62 56 56 36 36
15.73 91 91 63 57 57 37 37
15.98 93 93 64 58 58 37 37
16.22 94 94 65 59 59 38 38
16.47 96 96 66 60 60 38 38
16.71 97 97 67 61 61 39 39
16.96 98 98 68 62 62 39 39
17.20 100 100 69 62 62 40 40
17.45 101 101 70 63 63 41 41
17.69 103 103 71 64 64 41 41
17.94 104 104 72 65 65 42 42
18.18 106 105 73 66 66 42 42
18.43 107 107 74 67 67 43 43
18.67 108 108 75 68 68 43 43
18.92 110 110 76 69 69 44 44
19.16 111 111 77 70 70 45 45
19.41 113 113 78 70 70 45 45
19.65 114 114 79 71 71 46 46
19.90 116 115 80 72 72 46 46
20.15 117 117 81 73 73 47 47

Current 
subdivision 
minimum lot 
size 6,000 7,500 9,600 15,000
Current PRD 
minimum lot 
size 3,700 4,500 6,000 10,000

Alternative to no minimum lot size
Plat 4,000 5,000 6,400 10,000
PRD 3,000 3,500 4,500 7,000



Attachment 4 

18.86.040 General requirements. 

Low impact development best management practices shall be used for parking 
lot design and construction, unless site and soil conditions make low impact 
development infeasible as determined by the Stormwater Management 
Administrator.  Low impact development best management practices shall be 
designed and constructed in accordance with the Low Impact Development 
Technical Guidance Manual for Puget Sound (current edition) and approved by 
the Storm Water Management Administrator.  

Additionally, a[A]ny required off-street parking and loading facilities shall be developed 
in accordance with the following standards: 

A.    Any on-premises parking area which contains parking spaces located more than 
three hundred feet from the perimeter of the site shall require the hearing body approval 
for the entire parking lot. 

B.    All required parking must be under the same ownership as the development site 
served, except through special covenant agreements as approved by the city attorney, 
which bind the parking to the development site. 

C.    In any residential district, public or private parking areas and parking spaces are 
not permitted in any required yard except as provided herein: 

1.    Vacation trailers, boat trailers, camperettes and other vehicles not in daily use 
are restricted to parking in front yard setback for not more than forty-eight hours, 
and mobile homes, vacation trailers, boat trailers, camperettes and all other 
vehicles not in daily use are permitted to be located in the required rear yards. 
Variances from this requirement, if no feasible alternative exists, may be granted 
by the hearing body. 

2.    Public or private parking areas, parking spaces of any building intended for 
parking which is developed or maintained in conjunction with any building or use 
permitted in any rear or side yard that abuts an alley, provided the parking areas, 



structures or spaces comply with the parking dimensions available from the city 
engineer. 

D.    Parking will be to the rear or side for all apartments and condominiums unless 
otherwise specified in the municipal code or in the City of Monroe Infill, Multifamily, and 
Mixed Use Design Standards. 

E.    Parking Area and Parking Area Entrance and Exit Slopes. The slope of off-street 
parking spaces shall not exceed eight percent. The slope of entrance and exit 
driveways providing access for off-street parking areas and internal driveway aisles 
without parking spaces shall not exceed fifteen percent. 

F.    Driveways and Maneuverability. 

1.    Adequate ingress to and egress from each parking space shall be provided 
without moving another vehicle and without backing more than fifty feet. 

2.    Turning and maneuvering space shall be located entirely on private property 
unless specifically approved by the city engineer. 

3.    All parking spaces shall be internally accessible to one another without re-
entering adjoining public streets except where no other alternative exists. 

4.    When off-street parking is provided in the rear of a building and a driveway or 
lane alongside the building provides access to rear parking area, such driveway 
shall require a minimum width of twelve feet and a sidewalk of at least a three-foot 
section, adjoining the building, curbed or raised six inches above the driveway 
surface. 

5.    Ingress and egress to any off-street parking lot should not be located closer 
than twenty feet from point of tangent to an intersection unless allowed by the city 
engineer. 

6.    The city engineer may require ingress separate from an egress for smoother 
and safer flow of traffic. 

G.    Surface. 

http://www.codepublishing.com/WA/Monroe/html/pdfs/InfillMFMUDesignStandards.pdf
http://www.codepublishing.com/WA/Monroe/html/pdfs/InfillMFMUDesignStandards.pdf


1.    THE SURFACE OF ANY REQUIRED OFF-STREET PARKING OR LOADING 
FACILITY SHALL BE PAVED WITH ASPHALT OR CONCRETE (LOOSE 
SURFACES INCLUDING GRAVEL, CRUSHED ROCK, OR SIMILAR 
AGGREGATE MATERIALS ARE PROHIBITED) UNLESS OTHERWISE 
APPROVED BY THE HEARING BODY AND SHALL BE GRADED AND DRAINED 
SO AS TO DRAIN ALL SURFACE WATER, IN ACCORDANCE WITH THE CITY’S 
DRAINAGE ORDINANCES. POROUS PAVING, SUCH AS PERVIOUS ASPHALT 
OR CONCRETE, MAY BE CONSIDERED FOR USE WHEN THE PROPOSED 
APPLICATION COMPLIES WITH STANDARDS OF THE DEPARTMENT OF 
ECOLOGY STORMWATER MANAGEMENT MANUAL FOR WESTERN 
WASHINGTON (CURRENT EDITION) AND IS APPROVED BY THE DIRECTOR 
AND CITY ENGINEER. 

2.    All traffic-control devices such as parking stripes designating parking spaces, 
directional arrows or signs, bull rails, curbs and other developments shall be 
installed and completed as shown on the approved plans. 

3.    Paved parking areas shall use paint or similar devices to delineate parking 
spaces and direction of traffic. 

4.    Where pedestrian walks are used in parking lots for the use of foot traffic only, 
they shall be curbed or raised six inches above the lot surface where possible. 

5.    Wheel stops shall be required on the periphery of parking lots so cars will not 
protrude into the right-of-way, or off the parking lot or strike buildings. Wheel stops 
shall be two feet from the end of the parking of head-in parking. 

H.    Parallel parking spaces shall be designed so that doors of vehicles do not open 
onto the right-of-way. 

I.    Obstructions. No obstruction, which would restrict car door opening, shall be 
permitted within five feet of the centerline of a parking space. 

J.    Lighting. Any required lighting shall be installed as required in Chapter 15.15 MMC. 

http://www.codepublishing.com/WA/Monroe/html/Monroe15/Monroe1515.html#15.15


K.    Curb Cuts. All parking areas shall have specific entrance and/or exit areas to the 
adjacent rights-of-way. The width of access roads and curb cuts shall be determined by 
the city engineer. The edge of the curb cut or access road shall be finished as required 
by the city engineer for safe movement of vehicles or pedestrians. Curb cuts in single-
family districts shall be limited to a maximum of twenty feet in width and the location 
shall be approved by the city engineer. 

L.    No commercial trucks over eight thousand pounds gross vehicle weight, machinery, 
bulldozers or similar construction equipment shall be allowed to be stored or parked in 
any residential zones without a permit as required by other city ordinances. 

M.    Parking spaces shall not be used for permanent or semipermanent parking or 
storage of trucks or materials.  

 



Attachment 5    Monroe Public Works Design & Construction Standards 

Current Roadway Geometrics 

 

Proposed Roadway Geometrics 

Classification of 
street 

PRIVATE RD PRIVATE RD LOCAL ACCESS COLLECTOR ARTERIAL 

Maximum number  

of dwelling units 

4 8 N/A N/A N/A 

Minimum R-O-W 

 width 

30’  

private easement 

35’  

private easement 

50’ 52’ 80’ 

Minimum  

pavement width  

20’ 20’ 20’ 32 34’ 

Minimum curb to 
curb width 

20 20 22’ 34’ 36’ 

Curb, gutter, & 

 sidewalk 

Optional Required Required Optional w/  

pedestrian  

protection 

Optional w/ 

 pedestrian  

protection 

Maximum  

allowable grade 

15% 15% 12% 12% 9% 

Parking per side Add 8’ Add 8’ Add 8’ Add 10’ Add 12’ 

Geometrics & 

structural section 

St. Plan #303B St. Plan #303A St. Plan #301 St. Plan #301 St. Plan #301 
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