MONROE PLANNING COMMISSION
Regular Meeting
March 9, 2020, 7:00 P.M.
Council Chambers, City Hall
806 W Main Street, Monroe, WA 98272
Commission Chair: Bridgette Tuttle
Commissioners: Jay Bull, Vice Chair; Kyle Fisher
Steve Jensen; Mike Stanger; Dionne Miller; and Liz Nugent

AGENDA
CALL TO ORDER
ROLL CALL
PUBLIC COMMENTS
Members of the audience may comment on any City matter that is not listed on
the agenda. Comments by individuals are limited to three (3) minutes. The
Commission usually does not respond to matters brought up during audience
participation and and may, if appropriate, address the matter at a later meeting.

APPROVAL OF MINUTES
1. Meeting Minutes Of February 10, 2020
Documents:
PC Meeting Minutes of February 10, 2020.pdf

OLD BUSINESS
1. Review Of Comprehensive Plan Rezone For Monroe School District
Documents:
Review of Comp Plan Rezone for Monroe School District.pdf

2. Proposed Code Amendments For Temporary Homeless Encampments
Documents:
Proposed Code Amendments for Temporary Homeless Encampments.pdf

NEW BUSINESS
1. Introduction To Floodplain Regulations
Documents:
Introduction to Floodplain Regulations.pdf

DISCUSSION BY COMMISSIONERS AND STAFF
ADJOURNMENT
THE PLANNING COMMISSION MAY ADD AND/OR TAKE ACTION ON OTHER ITEMS NOT
LISTED ON THIS AGENDA

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 in advance of the meeting.

DRAFT
CITY OF MONROE
PLANNING COMMISSION MINUTES
Monday, February 10, 2020
The regular meeting of the Monroe Planning Commission was held on Monday, February 10, 2020 at
7:00 p.m., in the City Hall Council Chambers at 806 West Main Street, Monroe, WA 98272.
CALL TO ORDER
Chair Tuttle called the meeting to order at 7:00 p.m.
ROLL CALL
Planning Commission Secretary Gina Pfister called the roll.
Commissioners Present1: Chair Tuttle, Vice-Chair Bull, Commissioner Miller, Commissioner Jensen,
Commissioner Fisher2 and Commissioner Stanger
Staff Present: Community Development Director Ben Swanson and Clerical Specialist Gina Pfister
PUBLIC COMMENTS
There were no comments from the audience.
APPROVAL OF MINUTES
Commissioner Stanger made a motion to accept the minutes of January 27, 2020 as written. Motion
seconded by Commissioner Bull. Motion carried 5-0.
OLD BUSINESS
1. Revisions to the Planning Commission’s Rules of Procedure
Mr. Ben Swanson, Community Development Director, reviewed feedback and direction from the
January 27, 2020 Planning Commission meeting; and noted that he met with Mayor Thomas to
discuss formatting consistencies comparable to the City Council Rules of Procedure. Mr.
Swanson presented the proposed Rules; the Commissioners engaged in discussion relating to
the following topics: public comment address requirements; seating arrangements; phone
participation and criteria; and Commissioner absences. Mr. Swanson will incorporate the agreed
upon changes in the final version.
Commissioner Jenson moved to adopt the Monroe Planning Commission
Rules of Procedure as modified; and authorize the Planning Commission
Chair to sign the Rules of Procedure on behalf of the Commission. The motion
was seconded by Commissioner Bull. Motion carried (5-0).
2. Remand of the 2018-2019 Comprehensive Plan Amendment Docket
Mr. Swanson provided background on the Monroe School District’s rezone request (File No.
RZ2018-01); reviewed previous Planning Commission discussion and recommendation; and
explained the City Council’s desire for additional Commission review, discussion, and additional
public hearing.
1
2

Commissioner Fisher was off the call from 7:34 p.m. until 8:19 p.m.
Commissioner Fisher attended via phone call, therefore not able to vote.
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Mr. Swanson explained the need to develop the record to clarify any confusion; and suggested a
discussion period after a motion is made and before a subsequent vote.
Mr. Swanson reviewed the land use designations map, highlighting the site and surrounding
areas; and gave examples of acceptable institutional structures. Discussion ensued relating to the
following topics: traffic analysis; critical areas; zoning limitations; and Council’s requested action of
the Planning Commission.
Chair Tuttle requested a Comprehensive Plan overview; and a presentation of the rezone
process, explaining the role of the Planning Commission at an upcoming meeting.
The Planning Commission will hold a Public Hearing on March 23.
NEW BUSINESS
1. Proposed Amendment to MMC 22.26.040(a)
Mr. Swanson provided background information on MCC 22.260.40(a) – permitted land uses for
properties zoned General Commercial and Industrial Transition; and explained the benefit of
allowing for the sale of all motor vehicles in the Industrial Transition zone.
Commissioners engaged in discussion relating to the following topics: lay down yards, airport
overlay area; density limits; applicant screening process; and allowed uses at the previous
eastside masonry site.
This item will be brought back at the next Planning Commission meeting. Mr. Swanson advised
Commissioners that more code amendments would be coming.
DISCUSSION BY COMMISSIONERS AND STAFF
Commissioner Bull commented on the following topics:
 Strands furniture store relocation
 Tjerne and Kelsey mixed-use commercial areas
 New orthodontist office by Lowe’s
 Tarragon site plan; discussion ensued relating to Lowe’s review process; restrictions; and
mitigation impacts
Commissioner Jenson commented on the following topics:
 UGA expansion and density
 Current social media inquiries regarding maintenance on Oaks Street
Commissioner Miller commented on the following topics:
 Tjerne road widening
 Mitigation fees related to the school district’s rezone request
Chair Tuttle commented on the following topics:
 Final meeting and recognition of the Homelessness Policy Advisory Committee (HPAC)
 HPAC communication plan; and Technical Advisory Committee (TAC)
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Economic Development Advisory Board (EDAB) update

Mr. Swanson briefed Commissioners on the February 4, 2020 City Council discussion of potential
urban growth area (UGA) expansion; and the public comments from the meeting.
Mr. Swanson gave an update on the FCS development fee study and proposed changes.
At 9:00 p.m. Commissioner Stanger moved to extend the meeting past 9:00 p.m. The motion was
seconded by Commissioner Bull. Motion carried 5-0.
ADJOURNMENT
Commissioner Bull moved to adjourn at 9:14 p.m. The motion was seconded by Commissioner Miller.
Motion carried 5-0.

______________________________
Bridgette Tuttle
Chair

_______________________________
Gina Pfister
Planning Commission Secretary
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MONROE PLANNING COMMISSION
Agenda Item Cover Sheet
TITLE:

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

DATE:

FILE NUMBER:

03/09/2020

N/A

CONTACT:
Ben Swanson
Shana Restall

PRESENTER:
Ben Swanson

ITEM:
Old Business # 1

City Council
Discussion:

11/19/2019, 12/10/2019, 01/14/2020, 02/10/2020, and 03/9/2020

Public Hearings:

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

Attachments:

1. City Council Hearing Packet

DESCRIPTION/BACKGROUND
On January 14, 2020 City staff requested a decision form City Council on the items docketed for
the 2018 - 2019 Annual Comprehensive Plan Amendment cycle. At the meeting City Council
approved the Monroe and Snohomish School Districts Capital Facility Plans and associated fee
amendments to the Monroe Municipal Code. However, City Council opted to remand the Monroe
School Districts proposed Comprehensive Plan/Rezone back to Planning Commission for further
review and recommendation.
During the City Council’s deliberation, they noted the split recommendation of denial from the
Planning Commission. The Council expressed their respect and appreciation for work the
Planning Commission did on the proposed amendment, but were not comfortable moving forward
with a decision on a split recommendation from the Commission. The Council directed the
Commission to conduct additional review and have more discussion on the proposal prior to
holding a second public hearing.
Descriptions of Proposals
Only the proposed Comprehensive Plan amendments placed on the Final Docket are eligible to
be considered for approval by the City Council. Placement of an item on the Final Docket by
Council means the application warrants in-depth consideration, but in no way implies eventual
adoption or approval of the proposal.
For the 2018 – 2019 docket, the City Council selected one (1) citizen-initiated and two (2) Cityinitiated Comprehensive Plan amendment applications the City initiated amendments were
approved by City Council on January 14, 2020 and the following citizen-initiated amendment was
remanded back to Planning Commission: which are described as follows:
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CPA2018-01: Citizen-Initiated Comprehensive Plan Amendment from the Monroe School District
for an Amendment to the Comprehensive Plan Future Land Use Map (FLUM) and Concurrent
Rezone (File No. RZ2018-01)
The Monroe School District is proposing an amendment to the 2015 – 2035 Comprehensive Plan
Future Land Use Map (FLUM) to change the designation of the site known as Marshall Field and
Memorial Stadium (Snohomish County tax parcel numbers 27060100100400, 27060100205100,
and 27060100404500) from an “Institution” designation to a “Multifamily” designation. Concurrent
with the proposed comprehensive plan amendment, the applicant submitted a rezone request to
change the site’s zoning from “Institutional (IN)” to “Multifamily Residential (R25).” Attachment 2
is a copy of the allowed uses for the Institutional and Multifamily zones, as found in Table
22.18.030 (Multi-family) and Table 22.32.030 (Institutional Zoning).
Monroe School District Site: Land Use and Zoning Information
Existing Land Use

Comprehensive Plan
FLUM Designation(s)
Existing
Proposed

Zoning District
Existing

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

Proposed
Multifamily
Residential
(R25)

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

REQUESTED ACTION:
Discussion and questions regarding the annual docket process and comprehensive plan
amendment procedures, and establish a second public hearing date to receive
additional public comment.
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ATTACHMENT 1

MONROE CITY COUNCIL
Agenda Bill No. 20-017
SUBJECT:

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

DATE:
01/21/2020

DEPT:
Community
Development

CONTACT:
Shana Restall

PRESENTER:
Shana Restall

ITEM:
Unfinished
Business #1

Discussion:
11/19/2019, 12/10/2019, and 01/21/2020
Public Hearing: 10/28/2019, continued to 11/11/2019 (Planning Commission)
Attachments:
1.
Annual Docket Process
2.
Land Use Tables Multifamily and Institutional Zones
3.
Comprehensive Plan Amendment Application (CPA2018-01)
4.
Project Narrative (CPA2018-01)
5.
Comprehensive Plan Amendment Criteria Reponses (CPA2018-01)
6.
Site Vicinity Map (CPA2018-01)
7.
Conceptual Site Plan (CPA2018-01)
8.
Marshall Field and Memorial Stadium Historic Information (CPA2018-01)
9.
Map of Marshall Field/Memorial Stadium Comprehensive Plan Future
Land Use Designation and Zoning (CPA2018-01)
10. Planning Commission Findings of Fact and Conclusions of Law
11A. Ordinance No. 026/2019, Amending the 2015 – 2035 City of Monroe
Comprehensive Plan
11B. Ordinance No. 026/2019, Amending the 2015 – 2035 City of Monroe
Comprehensive Plan
12. Ordinance No. 027/2019, Amending Zoning Designation
13. Ordinance No. 028/2019, Amending MMC 3.50, School Impact Fee
Mitigation Program
14. Letter from Commissioner Bull to City Staff dated November 25, 2019
15. Alternate Findings of Fact and Conclusions of Law
16. Letter from Laura Brent, AICP, of Brent Planning Solutions, to City Staff
dated January 8, 2020
REQUESTED ACTION1
Discussion and questions regarding the annual docket process and comprehensive plan
amendment procedures; AND
A. Move that the City Council CONTINUE the discussion to a future meeting, as specified;
OR
B. Move that the City Council REMAND back to the Planning Commission the 2018 – 2019
Comprehensive Plan Amendment Docket for additional consideration, and PROVIDE
DIRECTION to the Mayor, City staff, and the Planning Commission to return at a specified
date for an update; OR
C. Move to:

MCC Agenda 1/21/2020
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1. ADOPT/DENY the Planning Commission’s recommendation, included in the Findings
of Fact and Conclusions of Law, as contained in Attachment 10 to this agenda bill;
AND
2. ADOPT/DENY Ordinance No. 026/2019, relating to the 2018 - 2019 Annual
Comprehensive Plan Amendment Docket Cycle, APPROVING/DENYING proposed
amendments CPA2018-A and CPA2018-B, and APPROVING/DENYING proposed
amendment CPA2018-01 to the 2015 – 2035 Comprehensive Plan; providing for
severability; and establishing an effective date; AND
3. ADOPT/DENY Ordinance No. 027/2019, Amending Zoning Designation; AND
4. ADOPT/DENY Ordinance No. 028/2019, Amending MMC 3.50, School Impact Fee
Mitigation Program; providing for severability; and establishing an effective date; AND
5. ADOPT/DENY the alternate Findings of Fact and Conclusions of Law, as contained
in Attachment 15 to this agenda bill.
1

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

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

MCC Agenda 1/21/2020
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The City accepts annual Comprehensive Plan amendment applications continuously. However,
amendments proposed by the public after the last working day in July will not be considered until
the following amendment cycle. With the exception of a few specific situations, Comprehensive
Plan amendments shall be considered by the City no more than once a year. Additionally, all
Comprehensive Plan amendment proposals are required to be considered concurrently so that
their cumulative impacts can be determined.
Descriptions of Proposals
Only the proposed Comprehensive Plan amendments placed on the Final Docket are eligible to
be considered for approval by the City Council. Placement of an item on the Final Docket by
Council means the application warrants in-depth consideration, but in no way implies eventual
adoption or approval of the proposal.
For the 2018 – 2019 docket, the City Council selected one (1) citizen-initiated and two (2) Cityinitiated Comprehensive Plan amendment applications, which are described as follows:
1. CPA2018–A and CPA2018–B: City-Initiated Comprehensive Plan Amendments to Adopt
the Monroe School District’s Capital Facilities Plan (CPA2018-A) and the Snohomish
School District’s Capital Facilities Plan (CPA2018-B)
Both applications propose amending the 2015 - 2035 Comprehensive Plan to adopt each
school district’s respective 2018 – 2023 Capital Facilities Plan. As both the Monroe and
Snohomish School Districts adopt a Capital Facilities Plan biennially, the City must revise
its Comprehensive Plan every two years to adopt the School District's Capital Facilities
Plan by reference. These are essentially comprehensive plan "housekeeping"
amendments required of the City.
2. CPA2018-01: Citizen-Initiated Comprehensive Plan Amendment from the Monroe School
District for an Amendment to the Comprehensive Plan Future Land Use Map (FLUM) and
Concurrent Rezone (File No. RZ2018-01)
The Monroe School District is proposing an amendment to the 2015 – 2035 Comprehensive
Plan Future Land Use Map (FLUM) to change the designation of the site known as Marshall
Field and Memorial Stadium (Snohomish County tax parcel numbers 27060100100400,
27060100205100, and 27060100404500) from an “Institution” designation to a “Multifamily”
designation. Concurrent with the proposed comprehensive plan amendment, the applicant
submitted a rezone request to change the site’s zoning from “Institutional (IN)” to
“Multifamily Residential (R25).” Attachment 2 is a copy of the allowed uses for the
Institutional and Multifamily zones, as found in Table 22.18.030 (Multi-family) and Table
22.32.030 (Institutional Zoning).
Monroe School District Site: Land Use and Zoning Information
Existing Land Use

Comprehensive Plan
FLUM Designation(s)
Existing
Proposed

Zoning District
Existing

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

Proposed
Multifamily
Residential
(R25)

The subject site is approximately 12.41 acres in area, is situated in the vicinity of N. Kelsey
Street and West Columbia Street, and is currently accessed from West Columbia Street.
The subject properties are largely surrounded by single-family residential uses with St.
Mary of the Valley church to the west and Sky Valley Educational Center to the east. The
site is largely vacant and was formerly used as a sports fields for the Monroe School
MCC Agenda 1/21/2020
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District. However, according to the District, the site is no longer used for formal education
programs, and does not lend itself to future school facilities. The District does not use the
site for school athletic programs of other school program uses.
Planning Commission Recommendation
The Planning Commission held a public hearing on October 28, 2019 (continued to November 11,
2019), to evaluate the proposed 2018 – 2019 Comprehensive Plan amendment docket, and
recommended that the City Council:
1. Approve proposed amendments CPA2018-A and CPA2018-B to the 2015 – 2035
Comprehensive Plan, as included in the 2018 - 2019 amendment docket; and
2. Deny proposed amendment CPA2018-01 to the 2015 – 2035 Comprehensive Plan, as
included in the 2018 - 2019 amendment docket; and
3. Deny rezone RZ2018-02, associated with CPA2018-01.
City Council Decision
After considering the Planning Commission’s recommendation on the proposed amendments, the
City Council shall adopt, adopt as modified, deny, or remand the application(s) back to the Planning
Commission for further consideration. As there are three separate ordinances associated with the
2018 – 2019 Comprehensive Plan amendment docket, the Council may wish to use the following
table when adopting or denying the proposed Planning Commission recommendation.
CITY COUNCIL ALTERNATIVES
OPTION A: Approve CPA2018-A, CPA2018-B, and CPA2018-01
Applicable Motions
STEP 1

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

STEP 2

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

STEP 3

USE ATTACHMENT 11A to AB20-014:
ADOPT Ordinance No. 026/2019, relating to the 2018 - 2019 Annual
Comprehensive Plan Amendment Docket Cycle, APPROVING proposed
amendments CPA2018-A, CPA2018-B, and CPA2018-01 to the 2015 – 2035
Comprehensive Plan; providing for severability; and establishing an effective date.

STEP 4

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

STEP 5

ADOPT Ordinance No. 028/2019, amending Monroe Municipal Code section
3.50.100, Impact Fee Schedule; providing for severability; and establishing an
effective date.
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OPTION B: Approve CPA2018-A and CPA2018-B; and Deny CPA2018-01
Applicable Motions
STEP 1

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

STEP 2

USE ATTACHMENT 11B to AB20-014:
ADOPT Ordinance No. 026/2019, relating to the 2018 - 2019 Annual
Comprehensive Plan Amendment Docket Cycle, APPROVING proposed
amendments CPA2018-A and CPA2018-B; and DENYING proposed amendment
CPA2018-01 to the 2015 – 2035 Comprehensive Plan; providing for severability;
and establishing an effective date.

STEP 3

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

FISCAL IMPACTS
None
TIME CONSTRAINTS
State regulations only allow the Comprehensive Plan to be amended once in a calendar year.
However, the City Council may take action to adopt the docket after December 31, 2019, in
accordance with WAC 365-196-640(3), so long as the consideration of the amendments occurred
within the prior year’s comprehensive plan amendment process.
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ATTACHMENT 1
Comprehensive Plan Annual Docket Process
Process
Chapter 22.74 MMC, Comprehensive Plan Amendments, delineates the procedure for reviewing
annual Comprehensive Plan amendment applications. All proposed Comprehensive Plan
amendments must be consistent with the 2015 – 2035 Comprehensive Plan, all other City Codes
and applicable regulations, and the Washington State Growth Management Act (RCW 36.70A).
The annual Comprehensive Plan amendment cycle is subject to the requirements for public
participation, in accordance with RCW 36.70A.140. The review process shall proceed as
described:
A. Phase I - Selection of Amendments to be Considered
1. Applications Forwarded by Staff: City of Monroe staff submits to the City Council all
proposed amendments received prior to the last working day in July, along with an
analysis of the proposed amendment in relation to the selection criteria and the
application checklist.
2. Public Hearing for Docket Selection: The City Council holds a public hearing to select
those proposed amendments that should be considered for further review.
3. Modifications: The City Council may modify a proposed amendment during the
selection process.
4. Schedule for Review: When selecting the proposed amendments to be considered,
the City Council will adopt a schedule for completion of the review and amendment
adoption process.
B. Phase II - Review and Action for Selected Amendments
1. Staff Review: For each amendment selected by Council for the amendment cycle,
staff will prepare a written analysis.
2. Environmental Review: Review under SEPA shall be conducted and a threshold
determination issued.
3. Planning Commission Review: The Planning Commission shall conduct one or more
public hearings to solicit comments; develop language for definitions, policies, and
goals; and provide recommendations for proposed amendments.
4. Criteria for Recommendation of Approval: The Planning Commission shall use the
following criteria in considering whether or not to recommend approval, or approval
with modification, of the proposed Comprehensive Plan amendments:
a. Each amendment:
i. Shall not adversely affect public health, safety, or welfare in any significant
way;
ii. Shall be consistent with the overall goals and intent of the comprehensive
plan, as amended by the proposals;
iii. Shall be in compliance with the Growth Management Act and other State
and Federal laws; and
iv. Must be weighed in light of cumulative effects of other amendments being
considered.
v. In addition to the above mandatory requirements, any proposed
amendment must meet the following criteria unless compelling reasons
justify its adoption without meeting them:
a) The proposed amendment addresses needs or changing
circumstances of the City as a whole, or resolves inconsistencies
between the Monroe Comprehensive Plan and other city plans or
ordinances;
b) Environmental impacts have been disclosed and/or measures have
been included that reduce possible adverse impacts;
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Comprehensive Plan Annual Docket Process

5.

6.

7.

8.

9.

10.

11.

c) Is consistent with the land uses and growth projections that were the
basis of the comprehensive plan and/or subsequent updates to growth
allocations;
d) Is compatible with neighboring land uses and surrounding
neighborhoods, if applicable; and
e) Is consistent with other plan elements as amended by the proposals.
vi. Any compelling reasons relied upon to justify adopting an amendment
without meeting the above criteria must be specified in the ordinance
adopting the amendment. When an amendment to the Comprehensive
Plan also requires a subsequent rezone or amendment to the development
regulations both may be considered concurrently.
Concurrent Land Use Applications: When an amendment to the Comprehensive
Plan also requires a subsequent rezone or amendment to the development
regulations both may be considered concurrently.
Council Public Hearing and Notice: The City Council will review the recommendation
of the Planning Commission and may hold a public hearing for the purpose of
receiving public comment regarding the merits of proposed amendment(s).
Council Action: Upon receipt of a recommendation from the Planning Commission,
the City Council shall adopt, adopt as modified, deny, or remand the application(s)
to the Planning Commission for further consideration.
Map Revisions: If the City Council approves a change to the Comprehensive Plan
that changes the land use designation of parcels within the Urban Growth Area, the
City Council shall adopt an ordinance that amends the Comprehensive Plan Land
Use Map and authorizes the Mayor to sign the revised map.
Revocation: The Comprehensive Plan amendment may be reversed by the City
Council outside of the regular amendment period, upon finding of any of the
following:
a. The approval was obtained by fraud or other intentional or misleading
representation;
b. The amendment is being implemented contrary to the intended purpose of the
amendment or other provisions of the comprehensive plan and City ordinances;
or
c. The amendment is being implemented in a manner that is detrimental to the
public health or safety.
Transmittal to State – Proposed Amendments: City staff shall transmit a copy of each
proposed amendment of the Plan to the State of Washington Department of
Commerce at least sixty (60) days prior to the expected date of final Council action
on proposed amendments.
Transmittal to State – Adopted Amendments: Staff will transmit a copy of all adopted
amendments to the Department of Commerce within ten (10) days after the adoption
by the Council.

C. Appeals
Per MMC Table 22.84.060(B)(2): Decision-Making and Appeal Authorities, the Council’s
decision is the City’s final action on the proposed Comprehensive Plan amendments. The
decision may be appealed to the Growth Management Hearings Board.
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ATTACHMENT 1
Comprehensive Plan Annual Docket Process
After the docket is set by the Council, City staff reviews the proposed amendments and provides
an analysis of the amendments to the Planning Commission. The Planning Commission holds a
public hearing and subsequently forwards a recommendation to the City Council, which makes
the final determination on the docket of proposed amendments. In accordance with MMC
22.74.040(D), the following criteria are to be used by the City Council when deciding whether to
approve a proposed comprehensive plan amendment:
1. Each amendment:
a. Shall not adversely affect public health, safety, or welfare in any significant way;
b. Shall be consistent with the overall goals and intent of the comprehensive plan, as
amended by the proposals;
c. Shall comply with the Growth Management Act and other state and federal laws; and
d. Must be weighed in light of cumulative effects of other amendments being considered.
2. In addition to the above mandatory requirements, any proposed amendment must meet
the following criteria unless compelling reasons justify its adoption without meeting them:
a. Addresses needs or changing circumstances of the city as a whole or resolves
inconsistencies between the Monroe comprehensive plan and other city plans or
ordinances;
b. Environmental impacts have been disclosed and/or measures have been included that
reduce possible adverse impacts;
c. Is consistent with the land uses and growth projections that were the basis of the
comprehensive plan and/or subsequent updates to growth allocations;
d. Is compatible with neighboring land uses and surrounding neighborhoods, if
applicable; and
e. Is consistent with other plan elements as amended by the proposals.
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ATTACHMENT 2
Table 22.18.030. Land Use in the Multifamily Residential Zoning District
Conforming Uses
1. RESIDENTIAL LAND USES

Multifamily Residential 25 Units per Acre (R25)

Dwelling Units, Attached
Dwelling Units, Temporary Security Guard
Group Homes
Halfway Houses
Home Occupations
Retirement Housing and Assisted Living Facilities

P
A
P
EPF
A
P

2. SERVICE LAND USES
Health Care Services
• Nursing and Residential Care Facilities
Parking Facilities
Social Services
• Community Food Services
• Community Housing Services
• Emergency and Relief Services

P
A
C
C
C

3. INSTITUTIONAL LAND USES
Community Facilities
• Religious Institutions
Educational Facilities
• Schools, Colleges, Universities, and Professional
• Schools, Elementary and Secondary (K-12)
Government Facilities
• Courts
• Fire Stations
• Government Administration Buildings
• Police Stations
• Public Works Maintenance and Storage Facilities
• U.S. Post Offices

C
EPF
EPF
C
C
C
C
C
C

4. PARKS, RECREATION, AND ENTERTAINMENT LAND USES
Parks
• Concessions
• Nonmotorized Trails
• Parks and Open Spaces
Recreational Facilities, Indoor
Recreational Facilities, Outdoor

A
P
P
P
A

5. INDUSTRIAL LAND USES
Storage Facilities
• Indoor (On-Site Only)

A

6. UTILITY AND TRANSPORTATION LAND USES
Electric Vehicle Charging Stations (All Levels)
Major and Regional Utility Facilities
• Regional Utility Corridors
Major and Regional Transportation Facilities
• State and Regional Transportation Facilities
Minor Utility Facilities
Wireless Communications Facilities

A
C
EPF
P
P

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

Table Notes:
1

A land use not explicitly permitted by Table 22.18.030 is prohibited within the institutional zoning district.
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Table 22.32.030. Land Use in the Institutional Zoning District
Conforming Uses
1. RESIDENTIAL LAND USES
Dwelling Units, Temporary Security Guard
Halfway Houses

Institutional (IN)
A
EPF

2. COMMERCIAL LAND USES
Food and Beverage Establishments
• Coffee Shops
• Restaurants
Mobile Vendors
Pharmacies and Drug Stores

A
A
P
A

3. SERVICE LAND USES
Health Care Services
• Diagnostic Imaging Centers
• Health Care Provider Offices
• Hospitals
• Inpatient Mental Health Treatment Facilities
• Inpatient Substance Abuse Treatment Facilities
• Medical Laboratories
• Outpatient Health Care Clinics
• Outpatient Mental Health Treatment Facilities
• Outpatient Substance Abuse Treatment Facilities
Parking Facilities
Social Services
• Community Food Services
• Community Housing Services
• Emergency and Relief Services

C
C
EPF
C
C
C
C
C
C
P
P
P
P

4. INSTITUTIONAL LAND USES
Community Facilities
• Cemeteries
• Religious Institutions
Educational Facilities
• Schools, Colleges, Universities, and Professional
• Schools, Elementary and Secondary (K-12)
• Schools, Technical and Trade
• Vocational Rehabilitation Centers
Government Facilities
• Correctional Facilities, Local
• Correctional Facilities, State
• Courts
• Fire Stations
• Government Administration Buildings
• Police Stations
• Public Works Maintenance and Storage Facilities
• U.S. Post Offices

A
C
EPF
EPF
P
P
EPF
EPF
P
P
P
P
P
P

5. PARKS, RECREATION, AND ENTERTAINMENT LAND USES
Parks
• Concessions
• Nonmotorized Trails
• Parks and Open Spaces
• Public Stables
Recreational Facilities, Indoor
Sports and Recreation Instruction, Indoor

A
P
P
C
P
P
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Table 22.32.030. Land Use in the Institutional Zoning District
Conforming Uses
6. UTILITY AND TRANSPORTATION LAND USES
Electric Vehicle Charging Stations (All Levels)
Major and Regional Utility Facilities
• Regional Utility Corridors
• Wastewater Treatment Plants
Major and Regional Transportation Facilities
• Regional Transit Station
• School Bus Bases
• State and Regional Transportation Facilities
Minor Utility Facilities
Wireless Communications Facilities

7. UNCLASSIFIED LAND USES
Accessory Structures

Institutional (IN)
A
C
EPF
EPF
P
EPF
P
P

A

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

Table Notes:
1

A land use not explicitly permitted by Table 22.32.030 is prohibited within the institutional zoning district.
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ATTACHMENT 3

CITY OF MONROE
Community Development Department
806 West Main Street

Monroe, WA 98272
Phone: (360) 794-7400
Fax: (360) 794-4007

Citizen-Initiated Comprehensive Plan Amendment
Application and Requirements
OFFICE USE ONLY

#5132 (CPA2018-01) COMP. PLAN

7/31/2018
Date Received:________________________

Application Number: #5133 (RZ2018-01) REZONE

Received By:_________________________
Kim Shaw

Complete Application Date:

Fee Paid (date/time):

Zoning of Site:___POS
_____________________

$2998.75/2:30

Zoning of Adjacent Property:

(North)

7/31/2018

MR6000

(West) MR6000

(East) POS

Institutional ___
Comp Plan Designation:_____________

(South) MR6000/UR6000

Comp Plan Adjacent Property:(North) Mulitfamily

(South)Multifamily/High Density SFR (East) Multifamily

(West) High Density SFR

REQUIRED MATERIALS FOR A COMPLETE APPLICATION ARE:
 1 Original plus 4 copies of the completed application (Pages 1, 2, & 3)
 Appendices (See Page 4)
 Appendix I – Describe proposal; one (1) original plus 4 copies.
 Appendix II – Answer Parts A & B; one (1) original plus 4 copies.
 Appendix III – Environmental (SEPA) checklist with supporting reports as
required, one (1) original plus 4 copies, if applicable.
 Appendix IV – Legal description/proof of ownership. Provide a current title
report; one (1) copy dated within 30 days of application, if applicable.
 1 copy of Vicinity and Site Plan Maps (Only required for site specific proposals)
 Fees – Refer to the latest fees resolution to determine cost of application.
Planning Application Fee:
Fire Plan Check Fee:
SEPA Fee:

OFFICE USE ONLY
$ 1650.00/275.00
Publication Fee:

$200.00

$0

Mailing Fee:

$ 150.00+$50.00 Signs

$550.00

Technology Fee:

$123.75

TOTAL FEES:

$ 2998.75

Updated 2018 – Please verify accuracy
of this information/form prior to submitting. Unfinished Business #1
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RECEIVED 7/31/2018

MONROE SCHOOL DISTRICT NO. 103
COMPREHENSIVE PLAN AMENDMENT/REZONE

ATTACHMENT 4

CITIZEN INITIATED COMPREHENSIVE PLAN AMENDMENT APPLICATION
& COMBINED PERMIT APPLICATION (LAND USE: REZONE)
JULY 2018

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

If a request to amend the Comprehensive Plan Land Use Map is approved for
consideration during the review cycle, staff may require additional information to be
submitted including, but not limited to, an environmental review, traffic study, and
utilities analysis.

Response: As provided for in Resolution No. 2012/020, the City of Monroe is now accepting
“Citizen-Initiated” requests to amend the City of Monroe 2015-2035 Comprehensive Plan. The
amendments will be considered as part of the City’s 2018-2019 Plan amendment cycle. The
Monroe School District #103 is submitting a Comprehensive Plan Amendment (Docket
Request) and concurrent rezone during this amendment cycle. The Docket Request is a nonproject action proposal for the City of Monroe (City) to amend the Comprehensive Plan with a
change to the Future Land Use Map and a concurrent rezone.
The current Comprehensive Plan map designation of the site is “Institutional” and current
implementing zoning is “Open Space”. The District is requesting an amendment to the
Comprehensive Plan – Future Land Use Map to the “Multifamily” designation (consistent with
the adjacent area), as well as requesting a concurrent rezone to “Multifamily”.
The City is currently in the process of bringing development regulations into compliance with
the land use designation in the adopted 2015-2035 Comprehensive Plan. The District’s
proposed request would allow potential development consistent with the 2015-2035
Comprehensive Plan and land use densities consistent with GMA requirements. The
“Multifamily” zoning designation would provide a range of density between 12 and 25
dwelling units per acre where the infrastructure can support the density. While there is not a
project associated with the Docket Request, the density used for review in the Environmental
Checklist was at the high-end of this range. This was done to determine the full-range of the
necessary infrastructure to serve any future land-use development proposal.
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Additionally, since the District’s request is to amend the Comprehensive Plan Land Use Map
during the review cycle, City staff requested analysis and submittal of additional information.
This included an environmental review, traffic study, and utilities analysis, which were based
upon a conceptual site layout to provide discussion of potential environmental impacts of any
future subsequent land-use. The following items were prepared and have been submitted as a
part of this application:
Wetland and Stream Determination Report ............................................. Wetland Resources, Inc.
Conceptual Site Layout ....................................................................... Harmsen & Associates, Inc.
Memorandum (Transportation – Rezone Volume Analysis) ....... Gibson Traffic Consultants, Inc.
Results of the analysis of showed compatibility of multifamily on the site. While the study was
of a conceptual site layout, future site-specific development proposals would be subject to a
subsequent analysis (including a full SEPA environmental review) of the proposal, and review
of any proposed measures to reduce or control impacts.
Analysis of the conceptual site layout determined the following:



The on-site soils are conducive to erosion and would require on-site erosion control
measures during any clearing and/or site construction. Any future development would meet
code requirements for grading and erosion control.



Any future development of the site would generate emissions related to construction on the
site, which would be of short duration. Any potential future residential development would
create emissions typical of a residential development.



A minimal amount of oils, grease and other pollutants from paved areas could potentially
enter the ground or downstream surface waters through runoff. As part of any future
development a drainage plan with water quality treatment would be provided for
stormwater collected from pollution-generating surfaces.



No Priority Habitats or Species are known to be on the site or were observed during site
visits. There is a nearby Vaux’s swift communal roost, which is designated a priority
habitat per the Washington Department of Fish and Wildlife (WDFW). However,
development or construction on the subject property would not physically affect the
chimney where the roost is located. Any development on the subject property would not
impact the designated priority habitat area.



Noise levels would vary due to the type and usage of the equipment. Construction noises
are only generated during those times and are usually of short duration for each activity.



Long-term noise sources are those associated with the site use, including building functions,
on-site vehicles and any recreational areas that may be provided.



Development consistent with the proposed designation would be related to residents and
based on units developed per acre. Development at the high-end of the multifamily
designation could yield 288-296 units. Based on 2.97 persons per household, potentially
879 residents could reside on the site.



Any future development of the site would have to go through various permits from the City.
At that time, there would be a review of potential impacts related to traffic drainage and
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other site development impacts. The proposal would allow development consistent with the
Comprehensive Plan future land use map and provide a consistent implementing zone.


Future development would potentially change the views on and to the site from field areas
to developed housing.



The conceptual site layout provided approximately 600 onsite parking spaces.



The potential rezone, with a future development, would add vehicle trips to several City
intersections that are projected to operate at level of service E or F in 2035. However, the
City has established a corridor level of service for its concurrency evaluation. Based on the
concurrency corridor analysis contained in the City’s operational level of service appendix
of the City’s Transportation Plan the future 2035 level of service of the corridors are all
expected to operate at acceptable level of service D or better with the highest corridor delay
being on W Main Street East corridor that has a projected delay of 50 second per entering
vehicle. The four intersections that the rezone (future development proposal) adds any
measurable trips to are:
 Main Street/Frylands Blvd (Int #9)
 Main Street Ramps with SR-522 (Int #10, 11)
 Main Street/179th Street (Int #29)
The proposed rezone would add between 0.4% to 1.55% increase in volume to those
corridor intersections or an average of less than 1% increase to the highest delay
concurrency corridor. The plan shows that W Main Street East corridor has a projected
delay in 2035 of 50 seconds (without the rezone) while 55 seconds appears to be the
threshold for LOS E (i.e., a delay increase capacity of approximately 10% before LOS E is
likely to be reached).
Any future development of the site would be required to provide a traffic study based on the
number of units to be developed. The study would review impacts and potential mitigation
that may be necessary. Frontage and pedestrian walkway improvements would be required.



A specific study on utility capacity was not performed. The following provides details
regarding utilities (sanitary sewer, water, storm water) for the site area.
Sanitary sewer is available along Kelsey Street (10” line) and Columbia Street (8” line).
The depth in Kelsey is approximately nine feet. The length of the site might require
multiple sewer connections or a pump for the future potential projects’ western-most units.
Water is available along Kelsey Street (10” line) and Columbia Street (8” line). The valley
area of the City is generally known to have adequate capacity and pressure for future
potential projects of this nature.
All stormwater would need to be handled on-site through infiltration as there are no local
storm connections that offer capacity for the future subsequent potential project. The soils
in the Monroe valley area are generally very conducive to infiltration and the site is
expected to have no issues controlling stormwater runoff. All projects need to control
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construction stormwater and protect it from pollutants and sediment. With the site having
free draining soils, the threat of soil erosion is small. Standard Best Management Practices
(BMPs) would be used during future subsequent potential project construction.
Additional details are provided in the SEPA Environmental Checklist and combined
application packet.
2. Reference to the element(s) of the comprehensive plan that is proposed for amendment;

Response: The District is requesting a Comprehensive Plan amendment to the Future Land
Use Map from “Institutional” to “Multifamily”.
3. Proposed amendment language, when applicable;

Response: Not applicable.
designation only.

The requested amendment is to the Future Land Use Map

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

Response: The District is requesting the Comprehensive Plan Amendment and concurrent
rezone to allow other options to manage this site resource. While the site is no longer used for
formal education programs, the location doesn’t lend itself for future school facilities. The site
is located in close proximately to other schools that are developed. The site is currently used as
an informal ballfield, which is used by the community. The District does not use it for school
athletic programs or other school program uses. There are other schools in the area that
provide such facilities for school-use. A number of these fields have newer all-weather
surfaces allowing for additional opportunities for community use after school hours.
As the District has reviewed options for site use, the ability to process a Comprehensive Plan
Amendment provides the opportunities for future development options that could provide
additional funding for other needed school projects. While there are currently no plans for the
site, this Docket Request allows the best management of the site resource.
5. A description and/or map of the property affected by the proposal;

Response: The Subject Site includes three tax parcels (#27060100100400, 27060100205100,
and 27060100404500), totaling 12.41± acres in size (see Figure 1 – Vicinity Map and Figure 2
– Parcel Map). Two of the parcels have physical addresses assigned (210 Kelsey Street and
447 W Columbia Street) and one parcel is described as vacant/undeveloped with no physical
address.
Generally, the property is bounded by residential use on the north (including an apartment
complex), church property on the west, residential properties and W. Columbia Street on the
south, and Kelsey Street on the east. The current use is an informal ballfield, which is used by
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the community. The site is developed with four sports fields, which includes grass ballfields
and a cinder track, associated buildings, bleachers, lighting and a parking lot. The structures on
site are in poor condition. The vegetation is maintained lawn with a few scattered trees along
the border of the site.

Figure 2 – Site/Parcel Map

6. The appropriate fee, as listed in the Fees Resolution in place at the time of application
submittal
Response: The appropriate fee for the Comprehensive Plan Amendment and concurrent rezone
will be paid as part of the application.
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RECEIVED 7/31/2018
ATTACHMENT 5

APPENDIX II
Part A
The Planning Commission will provide a recommendation to the City Council whether the
proposed amendment should be considered for further review based on the following criteria:
1. Consideration of the previous record if the amendment was reviewed and denied during a
previous amendment review cycle;

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

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

Response: The proposed Comprehensive Plan Amendment advances the goals and policies of
the Comprehensive Plan. The Multifamily designation is consistent with the 2015-2035 City of
Monroe Comprehensive Plan adopted Future Land Use Map. The proposed zoning designation
would provide the consistency with the Comprehensive Plan designation. The density of 12-25
units per acre has been used for review purposes only; however, it is consistent with forecast
conditions as illustrated by the City in their Land Use and Housing Chapters of the
Comprehensive Plan. Recent trends are showing increases in multifamily developments.
Higher density housing development also helps the City achieve goals of the downtown, Main
Street growth and GMA supported infill development.
The District does develop a Capital Facilities Plan (CFP), which outlines the present and future
facilities need for the District. The proposal is consistent with the District’s adopted CFP. The
proposed Docket Request is consistent with the District’s determination that the Subject Site is
no longer an athletic resource for school-use.
The existing infrastructure allows future development on the site with appropriate development
improvements and satisfying the City development standards.

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

RCW 36.70A contains many elements that address development in regards to the Growth
Management Act. Of particular consideration are the planning goals contained in RCW
36.70A.020. This amendment request is consistent with those planning goals and are addressed
below in italics. As stated in the RCW, “The following goals are adopted to guide the
development and adoption of comprehensive plans and development regulations of those
counties and cities that are required or choose to plan under RCW 36.70A.040. The following
goals are not listed in order of priority and shall be used exclusively for the purpose of guiding
the development of comprehensive plans and development regulations:”
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(1) Urban growth. Encourage development in urban areas where adequate public facilities and
services exist or can be provided in an efficient manner.

Response: The proposal would provide a Comprehensive Plan – Future Land Use Map
change from “Institutional” to “Multifamily” and concurrent rezone. This would allow the
Subject Site to develop consistent with the surrounding urban area. The area is served by
urban-level public facilities and services, including utilities.
(2) Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into sprawling, lowdensity development.

Response: The proposal would reduce sprawl by allowing infill of high-density
multifamily development within the City.
(3) Transportation. Encourage efficient multimodal transportation systems that are based on regional
priorities and coordinated with county and city comprehensive plans.

Response: Through infill high-density development within the City, transportation
systems are better able to accommodate residents and commuters, who could take
advantage of mass transit and alternative forms of transportation. Preliminary evaluation
suggests that the existing street system would accommodate multifamily development on
the Subject Site.
(4) Housing. Encourage the availability of affordable housing to all economic segments of the
population of this state, promote a variety of residential densities and housing types, and
encourage preservation of existing housing stock.

Response: This proposal would allow vacant land to be redeveloped into multifamily use.
Through encouraging appropriate infill of high-density development within the City, a
variety of residential densities and housing types would be offered. This increases the
residential options, which helps to keep housing affordable and available to all economic
segments and further encourages preservation of existing housing stock.
(5) Economic development. Encourage economic development throughout the state that is
consistent with adopted comprehensive plans, promote economic opportunity for all citizens of
this state, especially for unemployed and for disadvantaged persons, promote the retention and
expansion of existing businesses and recruitment of new businesses, recognize regional
differences impacting economic development opportunities, and encourage growth in areas
experiencing insufficient economic growth, all within the capacities of the state's natural
resources, public services, and public facilities.

Response: The Monroe School District routinely evaluates their facilities and properties
for long-term viability and to evaluate necessity. The Subject Site is no longer necessary
to serve the program needs of students in the District. It was therefore decided to pursue
options for the future use of the site for a non-school use.
(6) Property rights. Private property shall not be taken for public use without just compensation
having been made. The property rights of landowners shall be protected from arbitrary and
discriminatory actions.

Response: The request does not impact property rights of other land owners, but allows
the Monroe School District to plan for a future use of the Subject Site for a non-school use,
as a private property. The District therefore is seeking to have the Comprehensive Plan –
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Future Land Use Map changed to a designation and zoning consistent with a non-school
site, and compatible with the adjacent multifamily designations.
(7) Permits. Applications for both state and local government permits should be processed in a timely
and fair manner to ensure predictability.

Response: This Docket Request will follow the prescribed timing as outlined by the City.
As stated on the City’s website: As provided for in Resolution No. 2012/020, the City of
Monroe is now accepting “Citizen-Initiated” requests to amend the City of Monroe 20152035 Comprehensive Plan. The amendments will be considered as part of the City’s 20182019 Plan amendment cycle.
The existing sport field use was granted through proper governmental approvals more than
20 years ago. Any future land-use application would be required to apply through the City,
and be subject to then current processes and timeframes for approval. The proposed
request would allow potential development consistent with the 2015-2035 Comprehensive
Plan and land use densities consistent with GMA requirements.
(8) Natural resource industries. Maintain and enhance natural resource-based industries, including
productive timber, agricultural, and fisheries industries. Encourage the conservation of productive
forestlands and productive agricultural lands, and discourage incompatible uses.

Response: Natural resource industries would not be impacted with the approval of this
amendment.
(9) Open space and recreation. Retain open space, enhance recreational opportunities, conserve fish
and wildlife habitat, increase access to natural resource lands and water, and develop parks and
recreation facilities.

Response: While approval of this amendment does remove a perceived open space with
recreational opportunities for the neighborhood, the Subject Site is not a public park, but
rather a school property. School property must either be serving the District, typically in
meeting programing needs of students, or potentially be surplused in the future.
Multifamily development of the site in the future may be subject to parks mitigation and/or
open space requirements from the City.
(10) Environment. Protect the environment and enhance the state's high quality of life, including air
and water quality, and the availability of water.

Response: The Subject Site was reviewed for any wetlands and/or critical areas. There
are none on or adjacent to the property. The area has both public water and sanitary sewer
service provided by the City. Impacts on environmental elements, including air and water
quality, and the availability of water, would be reviewed in conjunction with the review of
environmental impacts of any future subsequent land-use proposal.
(11) Citizen participation and coordination. Encourage the involvement of citizens in the planning
process and ensure coordination between communities and jurisdictions to reconcile conflicts.

Response: The Monroe School District has held a community discussion at a school board
meeting to discuss the proposal. There would be additional opportunities for area residents
to provide input during the City’s Docket process, as well as any future District property
evaluation. The proposed request would allow potential development consistent with the
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2015-2035 Comprehensive Plan and land use densities consistent with GMA requirements.
The City’s plan updates have a public process with participation of the community.
(12) Public facilities and services. Ensure that those public facilities and services necessary to support
development shall be adequate to serve the development at the time the development is
available for occupancy and use without decreasing current service levels below locally
established minimum standards.

Response: The sports fields no longer serve the programing needs of school students in
the Monroe School District and are not utilized for school-use. Preliminary evaluation
shows adequate levels of service for area utilities, and public facilities and services to serve
the Subject Site with development similar to the surrounding area (multifamily).
Approval of the Docket Request would provide future planning flexibility to the District, a
public service provider, and follows the timing and regulations of the City planning
processes.
(13) Historic preservation. Identify and encourage the preservation of lands, sites, and structures, that
have historical or archaeological significance.

Response: The Subject Site is not known to have any structures of historic significance,
nor has it been mapped on the Washington Department of Archaeology and Historic
Preservation’s WISSARD system online. The Monroe School District is unaware of any
archaeological or historical significance regarding the Subject Site.

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

Response: The proposed Comprehensive Plan Amendment is consistent with the City codes
and regulations. The City is currently in the process of bringing development regulations into
compliance with the land use designation in the adopted 2015-2035 Comprehensive Plan. The
proposed request would allow potential development consistent with the 2015-2035
Comprehensive Plan and land use densities consistent with GMA requirements.
The “Multifamily” zoning designation would provide a range of density between 12 and 25
dwelling units per acre where the infrastructure can support the density, and be consistent with
the surrounding developments. The City is currently reviewing zoning designations to be
consistent with the adopted land use map. Analysis of the conceptual site layout included
review of the City’s proposed chapter on Multifamily Zoning Residential Zoning Districts,
which promotes the small town character of Monroe with provision of compatible multifamily
housing stock and encourages Multifamily:
…for land that is located convenient to principal arterials and business and
commercial activity centers where a full range of public facilities and services to
support urban development exists. Multifamily residential zoning districts are
intended for areas of infill housing and housing developments for seniors and other
special housing groups.
Since the Subject Site no longer serves the programming needs of students, the Monroe School
District is requesting a Comprehensive Plan Amendment to the Future Land Use Map
ATTACHMENT – MSD Comprehensive Plan Amendment/Rezone

MCC
Agenda
1/21/2020SOLUTIONS, LLC FOR MONROE
Planning
Commission
3/9/20#103
BRENT
PLANNING
SCHOOL
DISTRICT
Page 23 of 88
Old Business Item 1
Page 25 of 90

Page 9

Unfinished Business #1
AB20-017

designation from “Institutional” to “Multifamily”, which is an appropriate non-school use
designation that is compatible with the surrounding area. Approval of the Docket Request
would provide future flexibility to the District, a public service provider, and follows the timing
and regulations of the City planning processes.

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

Response: The proposed request would allow potential development consistent with the 20152035 Comprehensive Plan and land use densities consistent with GMA requirements. The
proposed Comprehensive Plan Amendment cumulative effects(s) would allow the Monroe
School District to potentially surplus property no longer needed for school-use, which is
supported by the MSD Capital Facilities Plan (CFP).
If the Comprehensive Plan amendment and rezone are approved, the property would have the
potential to provide increased multifamily housing land within the City of Monroe to better
meet increasing population demands.

Part B
A comprehensive plan amendment may be approved or approved with modifications:
1. Each amendment:
a.

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

b.

Shall be consistent with the overall goals and intent of the comprehensive plan;

c.

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

d.

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

Response: The proposed Comprehensive Plan Amendment would not adversely affect public
health, safety, or welfare in any significant way. It is consistent with the overall goals and
intent of the Comprehensive Plan. It is in compliance with the Growth Management Act and
other State and Federal laws. When weighed in light of cumulative effects of other
amendments being considered, the proposal continues to provide a benefit to the Monroe
School District and the City of Monroe.
The proposed request would allow potential development consistent with the 2015-2035
Comprehensive Plan and land use densities consistent with GMA requirements.
Impacts on environmental elements, including public health, safety, or welfare, and the
compatibility and consistency with the overall goals and intent of the Comprehensive Plan,
would be reviewed in conjunction with the review of environmental impacts of any future
subsequent land-use proposal.
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2. In addition to the above mandatory requirements, any proposed amendment must meet the
following criteria unless compelling reasons justify its adoption without meeting them:
a.

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

Response: The City is currently in the process of bringing development regulations into
compliance with the land use designation in the adopted 2015-2035 Comprehensive Plan.
The proposed request would allow potential development consistent with the 2015-2035
Comprehensive Plan and land use densities consistent with GMA requirements.
The “Multifamily” zoning designation would provide a range of density between 12 and 25
dwelling units per acre where the infrastructure can support the density, and be consistent
with the surrounding developments. The Subject Site is in an area of high-density
multifamily development.
The proposed Comprehensive Plan Amendment addresses the needs and changing
circumstances of the City as a whole because the Monroe School District is a public
service provider. The District is the provider of public school education service within the
City and has determined this Docket Request is necessary. The District routinely evaluates
their facilities and properties for long-term viability and to evaluate necessity. The Subject
Site is no longer serving the program needs of students in the District. It was therefore
decided to pursue a plan for the future use of the site for a non-school use.

b.

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

Response: The proposed Comprehensive Plan Amendment is a non-project action. The
Monroe School District prepared a SEPA Environmental Checklist, which discusses the
anticipated potential environmental impacts. Project-level environmental impacts would
be reviewed in conjunction with the review of any future subsequent land-use proposal.

c.

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

Response: The proposed Docket Request would be consistent with the land uses and
growth projections that were the basis of the comprehensive plan and/or subsequent
updates to growth allocations.
Granting the appropriate non-school designation
(multifamily) adds buildable land for high-density residential infill in the City, which is
consistent with the Housing, Land Use Assumptions, which rely on land use strategies to
accommodate the City’s housing unit needs through 2035. Some objectives include:



Encouraging infill opportunities within existing City limits
Encouraging the provision of diverse housing types in all areas of Monroe
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Encouraging housing growth near existing services, including park facilities

The request is necessitated because of changing circumstances as the sport fields are no
longer useful or viable for the Monroe School District. In order to consider a future
surplus of the properties, the Comprehensive Plan designation and zoning for the Subject
Site need to be for non-school use. That action would provide increased residential
(multifamily) infill land within the City, thereby meeting the goals of the Comprehensive
Plan.
The proposed request would allow potential development consistent with the 2015-2035
Comprehensive Plan and land use densities consistent with GMA requirements.

d.

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

Response: The proposed Docket Request is to provide future consistency with
neighboring land uses and surrounding neighborhoods. The City is currently in the process
of bringing development regulations into compliance with the land use designation in the
adopted 2015-2035 Comprehensive Plan. The “Multifamily” zoning designation would
provide a range of density between 12 and 25 dwelling units per acre where the
infrastructure can support the density, and be consistent with the surrounding
developments.
The sports fields no longer serve the programing needs of school students in the Monroe
School District. Preliminary evaluation shows adequate levels of service for area utilities,
and public facilities and services to serve the Subject Site with development similar to the
surrounding area (multifamily).
Approval of the Docket Request would provide future flexibility to the District, a public
service provider, and follows the timing and regulations of the City planning processes.

e.

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

Response: The proposed request would allow potential development consistent with the
2015-2035 Comprehensive Plan and land use densities consistent with GMA requirements.
The proposed Docket Request is consistent with the overall intent of the Comprehensive
Plan as demonstrated within the application packet (including attachments and
appendices), the SEPA Environmental Checklist and the Monroe School District’s Capital
Faculties Plan.
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ATTACHMENT 9

CITY OF MONROE

2015 – 2035 Comprehensive Plan
Future Land Use Map (FLUM)
Designations
Single-Family Residential – Low
Density
Single-Family Residential – Medium
Density
Single-Family Residential – High
Density
Multifamily Residential
Mixed Use
Institutional
Parks
Downtown Commercial
General Commercial
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CITY OF MONROE
Zoning Designations
Single-Family Residential (R4)
Single-Family Residential (R7)
Single-Family Residential (R15)
Multifamily Residential (R25)
Mixed Use – Neighborhood (MN)
Mixed Use – General (MG)
Institutional
Parks
Downtown Commercial
General Commercial
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ATTACHMENT 11a

CITY OF MONROE
ORDINANCE NO. 026/2019
AN ORDINANCE OF THE CITY OF MONROE,
WASHINGTON, RELATING TO THE 2018 - 2019 ANNUAL
COMPREHENSIVE
PLAN
AMENDMENT
CYCLE;
AMENDING THE 2015 – 2035 COMPREHENSIVE PLAN
FUTURE LAND USE MAP DESIGNATION FOR
SNOHOMISH
COUNTY
TAX
PARCEL
NOS.
27060100100400, 27060100205100 AND 27060100404500
FROM INSTITUTION TO MULTIFAMILY; ADOPTING THE
MONROE AND SNOHOMISH SCHOOL DISTRICTS’ 2018 2023 CAPITAL FACILITIES PLANS; PROVIDING FOR
SEVERABILITY; AND ESTABLISHING AN EFFECTIVE
DATE

WHEREAS, the Growth Management Act (Chapter 36.70A RCW) gives authority
to cities to update their comprehensive plans once per year so that the cumulative effects
of all proposed amendments can be analyzed for consistency and the overall effect on
the remainder of the plan; and
WHEREAS, the cumulative effects of all proposed amendments to the
comprehensive plan have been analyzed concurrently by the City of Monroe so that the
cumulative effect of such proposals has been ascertained; and
WHEREAS, the City complied with all applicable City of Monroe Comprehensive
Plan Amendment Procedures found in Chapter 22.74 MMC, Comprehensive Plan
Amendments, Title 22 MMC, Unified Development Regulations, and other applicable
federal, state, and local regulations; and
WHEREAS, the City provided notice of the proposed Comprehensive Plan
Amendments on the City’s webpage, through direct mailing, posting, and publication of
hearing notices in the Everett Daily Herald; and
WHEREAS, the Monroe Planning Commission held a duly advertised public
hearing on October 28, 2019, which was extended to November 11, 2019, to consider the
proposed Comprehensive Plan Amendments; and
WHEREAS, the Planning Commission adopted Findings of Fact and Conclusions
of Law on November 25, 2019, recommending approval of proposed amendments
CPA2018-A and CPA2018-B, School Impact Fees, and denial of proposed amendment
CPA2018-01, Monroe School District Site, to the 2015 – 2035 Comprehensive Plan; and
WHEREAS, the City Council reviewed the proposed Monroe Planning
Commission recommendations at their January 14, 2020 meeting; and
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WHEREAS, the Monroe City Council declines to adopt the Planning Commission’s
recommendation contained within the Findings of Fact and Conclusions of Law; and
WHEREAS, the Monroe City Council adopts the the Findings of Fact and
Conclusions of Law contained in Attachment 15 to AB20-014 to approve the proposed
amendments identified by CPA2018-A and CPA2018-B, and CPA2018-01; and
WHEREAS, the Monroe City Council, after considering all information received,
has determined to adopt the amendments, as provided in this ordinance.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE,
WASHINGTON, DO ORDAIN AS FOLLOWS:
Section 1.
CPA2018-A and CPA2018-B: School Impact Fees. The Monroe City
Council hereby adopts the Monroe School District No. 103 Capital Facilities Plan 2018 2023 and the Snohomish School District Capital Facilities Plan 2018 - 2023 into the
Capital Facilities Element, incorporated by this reference, as if set forth in full.
Section 2.
CPA2018-01: Monroe School District Site FLUM Amendment. The
Monroe City Council hereby adopts proposed amendment CPA2018-01 to the 2015 –
2035 Comprehensive Plan Future Land Use Map (FLUM), amending the designations of
the sites known as Marshall Field and Memorial Stadium, identified by Snohomish County
tax parcel numbers 27060100100400, 27060100205100, and 27060100404500, from
“Institution” to “Multifamily.” Pursuant to MMC 22.74.040(G), the Mayor is hereby
authorized to sign the revised FLUM and take such other actions as may be reasonably
necessary to effectuate said amendment.
Section 3.
Findings, Conclusions, and Analysis. In support of the amendments
approved in this ordinance, the Monroe City Council adopts the above recitals, together
with the content of Attachment 15 to Agenda Bill No. 20-014. Without limitation of the
foregoing, the City Council expressly declines to adopt the Planning Commission’s
Findings of Fact and Conclusions of Law dated November 15, 2019.
Section 4.
Ordinance to Be Transmitted to Department. Pursuant to
RCW 36.70A.106, the City will transmit this ordinance to the Washington State
Department of Commerce within ten days after final adoption.
Section 5.
Severability. If any section, sentence, clause or phrase of this
ordinance or any section of the Monroe Municipal Code adopted or amended hereby
should be held to be invalid or unconstitutional by a court of competent jurisdiction, such
invalidity or unconstitutionality shall not affect the validity or constitutionality of any other
section, sentence, clause or phrase of this ordinance or code section.
Section 6.
Effective Date. This ordinance, being an exercise of a power
specifically delegated to the City legislative body, is not subject to referendum and shall
take effect five (5) days after passage and publication of an approved summary thereof
consisting of the title.
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ADOPTED by the City Council and APPROVED by the Mayor of the City of
Monroe, at a regular meeting held this ___ day of ________, 2020.
First Reading:
Final Reading:
Published:
Effective:

December 10, 2019
January 14, 2020
January 17, 2020
January 22, 2020

CITY OF MONROE, WASHINGTON:

(SEAL)

Geoffrey Thomas, Mayor

ATTEST:

APPROVED AS TO FORM:

Cheri Hurst, Authorized Designee
of the City Clerk

J. Zachary Lell, City Attorney
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ATTACHMENT 11b

CITY OF MONROE
ORDINANCE NO. 026/2019
AN ORDINANCE OF THE CITY OF MONROE,
WASHINGTON, RELATING TO THE 2018 - 2019 ANNUAL
COMPREHENSIVE
PLAN
AMENDMENT
CYCLE;
AMENDING THE 2015 – 2035 COMPREHENSIVE PLAN
FUTURE LAND USE MAP; ADOPTING THE MONROE AND
SNOHOMISH SCHOOL DISTRICTS’ 2018 - 2023 CAPITAL
FACILITIES PLANS; PROVIDING FOR SEVERABILITY;
AND ESTABLISHING AN EFFECTIVE DATE

WHEREAS, the Growth Management Act (Chapter 36.70A RCW) gives authority
to cities to update their comprehensive plans once per year so that the cumulative effects
of all proposed amendments can be analyzed for consistency and the overall effect on
the remainder of the plan; and
WHEREAS, the cumulative effects of all proposed amendments to the
comprehensive plan have been analyzed by the City of Monroe; and
WHEREAS, the City complied with all applicable City of Monroe Comprehensive
Plan Amendment Procedures found in Chapter 22.74 MMC, Comprehensive Plan
Amendments, Title 22 MMC, Unified Development Regulations, and other applicable
federal, state, and local regulations; and
WHEREAS, the City provided notice of the proposed Comprehensive Plan
Amendments on the City’s webpage, through direct mailing, posting, and publication of
hearing notices in the Everett Daily Herald; and
WHEREAS, the Monroe Planning Commission held a duly advertised public
hearing on October 28, 2019, which was extended to November 11, 2019, to consider the
proposed Comprehensive Plan Amendments; and
WHEREAS, the Planning Commission adopted Findings of Fact and Conclusions
of Law on November 25, 2019, recommending approval of proposed amendments
CPA2018-A and CPA2018-B, School Impact Fees, and denial of proposed amendment
CPA2018-01, Monroe School District Site, to the 2015 – 2035 Comprehensive Plan; and
WHEREAS, the City Council reviewed the proposed Monroe Planning
Commission recommendations at their January 14, 2020, meeting; and
WHEREAS, the Monroe City Council adopts the Planning Commission’s
recommendation contained within the Findings of Fact and Conclusions of Law to
approve the proposed amendments identified by CPA2018-A and CPA2018-B regarding
school impact fees; and
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WHEREAS, the Monroe City Council adopts the Planning Commission’s
recommendation contained within the Findings of Fact and Conclusions of Law to deny a
proposed amendment to the 2015 – 2035 Comprehensive Plan Future Land Use Map
(FLUM), identified by CPA2018-01; and
WHEREAS, the Monroe City Council, after considering all information received,
has determined to adopt those amendments, as provided in this ordinance.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE,
WASHINGTON, DO ORDAIN AS FOLLOWS:
Section 1.
CPA2018-A and CPA2018-B: School Impact Fees. The Monroe City
Council hereby adopts the Monroe School District No. 103 Capital Facilities Plan 2018 2023 and the Snohomish School District Capital Facilities Plan 2018 - 2023 into the
Capital Facilities Element, incorporated by this reference, as if set forth in full.
Section 2.
CPA2018-01: Monroe School District Site FLUM Amendment. The
Monroe City Council hereby denies an amendment to the 2015 – 2035 Comprehensive
Plan Future Land Use Map (FLUM), amending the designations of the sites known as
Marshall Field and Memorial Stadium, identified by Snohomish County tax parcel
numbers 27060100100400, 27060100205100, and 27060100404500, from “Institution”
to “Multifamily.”
Section 3.
Findings, Conclusions, and Analysis. In support of the decisions
concerning the proposed comprehensive plan amendments in this ordinance, the Monroe
City Council adopts the above recitals and the Planning Commission Findings of Fact and
Conclusions of Law dated November 25, 2019, as provided in Attachment 10 to AB20014, and incorporated by this reference as if set forth in full.
Section 4.
Ordinance to Be Transmitted to Department. Pursuant to
RCW 36.70A.106, the City will transmit this ordinance to the Washington State
Department of Commerce within ten days after final adoption.
Section 5.
Severability. If any section, sentence, clause or phrase of this
ordinance or any section of the Monroe Municipal Code adopted or amended hereby
should be held to be invalid or unconstitutional by a court of competent jurisdiction, such
invalidity or unconstitutionality shall not affect the validity or constitutionality of any other
section, sentence, clause or phrase of this ordinance or code section.
Section 6.
Effective Date. This ordinance, being an exercise of a power
specifically delegated to the City legislative body, is not subject to referendum and shall
take effect five (5) days after passage and publication of an approved summary thereof
consisting of the title.
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ADOPTED by the City Council and APPROVED by the Mayor of the City of
Monroe, at a regular meeting held this ___ day of ________, 2020.
First Reading:
Final Reading:
Published:
Effective:

December 10, 2019
January 14, 2020
January 17, 2020
January 22, 2020

CITY OF MONROE, WASHINGTON:

(SEAL)

Geoffrey Thomas, Mayor

ATTEST:

APPROVED AS TO FORM:

Cheri Hurst, Authorized Designee
of the City Clerk

J. Zachary Lell, City Attorney
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ATTACHMENT 12
CITY OF MONROE
ORDINANCE NO. 027/2019
AN ORDINANCE OF THE CITY OF MONROE,
WASHINGTON AMENDING THE ZONING DESIGNATION
OF THE PARCELS COMPRISING THE SITES KNOWN AS
MARSHALL FIELD AND MEMORIAL STADIUM FROM
INSTITUTIONAL (IN) TO MULTIFAMILY RESIDENTIAL
(R25); PROVIDING FOR SEVERABILITY; AND FIXING A
TIME WHEN THE SAME SHALL BECOME EFFECTIVE

WHEREAS, the Monroe School Distract submitted an application on July 31, 2018,
for a citizen-initiated amendment to the City of Monroe’s Official Zoning Map to a rezone
certain property with an area of 12.4 acres, which is identified by Snohomish County tax
parcel numbers 27060100100400, 27060100205100, and 27060100404500, and
commonly known as Marshall Field and Memorial Stadium, from Institutional (IN) to
Multifamily Residential (R25); and
WHEREAS, the City of Monroe SEPA Responsible Official issued a Determination
of Non Significance (DNS) for this proposal on July 3, 2019; and
WHEREAS, the Monroe Planning Commission held a duly advertised public
hearing on October 28, 2019, which was extended to November 11, 2019, to consider the
proposed rezone; and
WHEREAS, as a result of such public hearing, the City of Monroe Planning
Commission has adopted Findings of Fact and Conclusions of Law dated November 25,
2019, and forwarded a recommendation to the Monroe City Council for denial of the
proposed rezone; and
WHEREAS, the City Council reviewed the Planning Commission’s
recommendation at the December 10, 2019 and January 14, 2020, regular City Council
meetings, and determined that the zoning of the subject site should be amended; and
WHEREAS, the City Council further finds that the proposed rezone has been
processed in material compliance with all applicable state and local procedures, including
without limitation, the provisions of Title 22 MMC; and
WHEREAS, the proposed rezone was applied for and processed concurrently with
a proposed amendment to the subject property’s designation on the Future Land Use
Map (FLUM) of the City’s Comprehensive Plan, which amendment was approved by the
City Council by the adoption of Ordinance No. 026/2019 on January 14, 2020; and
WHEREAS, the Monroe City Council finds that the proposed rezone bears a
substantial relationship to the public health, safety, morals and general welfare, and is
consistent with and will implement the City’s Comprehensive Plan, as amended by
Ordinance No. 026/2019; and
WHEREAS, the Monroe City Council, after considering all information received, has
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opted to adopt the amendment, as provided in this ordinance, and approve the rezone.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE,
WASHINGTON, DO ORDAIN AS FOLLOWS:
Section 1.
Monroe School District Rezone (RZ2018-01). The Monroe City
Council hereby approves the zoning reclassification of certain property situated in the
vicinity of North Kelsey Street and West Columbia Street, Monroe, Washington, in
Township 27 North, Range 06 East, Section 01, Willamette Meridian (W.M.) on
Snohomish County tax parcel numbers 27060100100400, 27060100205100, and
27060100404500, from Institutional (IN) to Multifamily Residential (R25), as shown on the
attached Exhibit A, and incorporated by this reference as if set forth in full. The City
Council hereby authorizes and directs that the official zoning map of the City be amended
to reflect said rezone, in accordance with MMC 22.14.030(D), Amendments.
Section 2.
Findings. The Monroe City Council hereby adopts the above recitals,
together with the content of Attachment 15 to Agenda Bill No. 20-014, in support of the
zoning map amendment effectuated by this ordinance. Without limitation of the foregoing,
the City Council expressly declines to adopt the Planning Commission’s Findings of Fact
and Conclusions of Law dated November 15, 2019, regarding the subject rezone.
Section 3.
Severability. If any section, sentence, clause or phrase of this
ordinance should be held to be invalid or unconstitutional by a court of competent
jurisdiction, such invalidity or unconstitutionality shall not affect the validity or
constitutionality of any other section, sentence, clause or phrase of this ordinance.
Section 4.
Effective Date. This ordinance, being an exercise of a power
specifically delegated to the City legislative body, is not subject to referendum and shall
take effect five (5) days after passage and publication of an approved summary thereof
consisting of the title.
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ADOPTED by the City Council and APPROVED by the Mayor of the City of
Monroe, at a regular meeting held this _____ day of __________, 2020.
First Reading:
Final Reading
Published:
Effective:

December 10, 2019
January 14, 2020
January 17, 2020
January 22, 2020

CITY OF MONROE, WASHINGTON:

(SEAL)

Geoffrey Thomas, Mayor

ATTEST:

APPROVED AS TO FORM:

Cheri Hurst, Authorized Designee
of the City Clerk

J. Zachary Lell, City Attorney
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ATTACHMENT 13

CITY OF MONROE
ORDINANCE NO. 028/2019
AN ORDINANCE OF THE CITY OF MONROE,
WASHINGTON, AMENDING MONROE MUNICIPAL CODE
SECTION 3.50.100, IMPACT FEE SCHEDULE; PROVIDING
FOR SEVERABILITY; AND ESTABLISHING AN EFFECTIVE
DATE

WHEREAS, pursuant to Chapter 82.02 RCW, and in cooperation with Monroe
School District No. 103 and Snohomish School District No. 201, the City of Monroe has
adopted the School Impact Fee Mitigation Program, codified at Chapter 3.50 MMC; and
WHEREAS, the City of Monroe imposes school impact fees under the authority of
the Growth Management Act and tenders those fees to the affected school districts; and
WHEREAS, Chapter 3.50 of the Monroe Municipal Code sets forth the impact fees
to be collected for new development based on the adopted Capital Facilities Plans of the
Monroe School District and the Snohomish School District, which are incorporated into
the Capital Facilities Element of the Monroe Comprehensive Plan by reference; and
WHEREAS, the City Council finds it appropriate to amend Chapter 3.50 of the
Monroe Municipal Code to revise the regulatory language governing the collection of
school impact fees for consistency with the 2015 – 2035 City of Monroe Comprehensive
Plan; and
WHEREAS, the Monroe City Council considered the recommendation of the
Monroe Planning Commission and determined to approve the amendments set forth
herein; and
WHEREAS, the amendments set forth in this ordinance are consistent with and
will implement the applicable provisions of the City of Monroe 2015 - 2035
Comprehensive Plan, adopted through Ordinance No. 021/2015, and subsequently
amended by Ordinance Nos. 022/2015 and 024/2017.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MONROE,
WASHINGTON, DO ORDAIN AS FOLLOWS:
Section 1.
Amendment of Section 3.50.100 MMC. Monroe Municipal Code
(MMC) Section 3.50.100, Impact Fee Schedule, is hereby amended as follows:
3.50.100

Impact Fee Schedule.

School impact fees, through December 31, 202[1]3:
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School District
Monroe No. 103
Snohomish No. 201

Single-Family

Multifamily, 1
Bedroom Per
Dwelling Unit

Multifamily, 2+
Bedrooms Per
Dwelling Unit

$3,956[2,749]

$0

$6,276[3,032]

$0

$0

$0

Section 2.
Severability. If any section, sentence, clause or phrase of this
ordinance should be held to be invalid or unconstitutional by a court of competent
jurisdiction, such invalidity or unconstitutionality shall not affect the validity or
constitutionality of any other section, sentence.
Section 3.
Effective Date. This ordinance, being an exercise of a power
specifically delegated to the City legislative body, is not subject to referendum, and shall
take effect five (5) days after passage and publication of an approved summary thereof
consisting of the title.
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ADOPTED by the City Council and APPROVED by the Mayor of the City of
Monroe, at a regular meeting held this ___ day of ________, 2020.
First Reading:
Final Reading:
Published:
Effective:

December 10, 2019
January 14, 2020
January 17, 2020
January 22, 2020

CITY OF MONROE, WASHINGTON:

(SEAL)

Geoffrey Thomas, Mayor

ATTEST:

APPROVED AS TO FORM:

Cheri Hurst, Authorized Designee
of the City Clerk

J. Zachary Lell, City Attorney
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ATTACHMENT 14
November 25, 2019
Shana Restall, Principal Planner
Leigh Anne Barr, C.P.T., Permit Specialist
Leigh Anne,
I have answered yes or to the affirmative that CPA2018-01 does meet all of the following criteria:
1. Each amendment:
a. Shall not adversely affect public health, safety, or welfare in any significant way;
b. Shall be consistent with the overall goals and intent of the comprehensive plan, as amended by the
proposals;
c. Shall comply with the Growth Management Act and other state and federal laws; and
d. Must be weighed in light of cumulative effects of other amendments being considered.
2. In addition to the above mandatory requirements, any proposed amendment must meet the
following criteria unless compelling reasons justify its adoption without meeting them:
a. Addresses needs or changing circumstances of the city as a whole or resolves inconsistencies
between the Monroe comprehensive plan and other city plans or ordinances;
b. Environmental impacts have been disclosed and/or measures have been included that reduce
possible adverse impacts;
c. Is consistent with the land uses and growth projections that were the basis of the comprehensive
plan and/or subsequent updates to growth allocations;
d. Is compatible with neighboring land uses and surrounding neighborhoods, if applicable; and
e. Is consistent with other plan elements as amended by the proposals.
I do value all of the public input and public testimony, however I think the Planning Commission could
have done a better job explaining to those who were present exactly how much of the area surrounding
the subject property is currently zoned multifamily. Those members of the public present at the
meeting may not be aware of that fact due to current uses and the appearance that it is zoned single
family. Proper planning means density is concentrated in areas near transit, shopping and other
essential services.
The other item Planning Commission could have done a better job with is focus on the request of what
is essentially a private citizen requesting a rezone due to the fact that their board determined they no
longer needed the land. This lack of focus caused wasted time inquiring as to why the District
Administration building couldn't be built on this site. That question should have been asked at a District
Board Meeting.
It also felt like there was push-back because of interest that it become a public park. This is also outside
the scope of what we have been asked to do. Our Park Liaison, Commission Stanger, has expressed that
the Parks Department is understaffed at the current time and we also have an above average amount of
park acreage for a city our size. I would hope the increase in park areas due to the Cadman
Redevelopment would meet the needs of anyone who argues for more parks. This will add a large
amount of open public space not far from downtown.
It is my opinion that there were two groups under-represented at the public hearing: developers who
have told us that there is a lack of open, buildable land zoned multifamily and those individuals who
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work in Monroe and would like to rent in Monroe but due to the lack of available units, must live
elsewhere and commute in. From the statistics I have gathered related to vacancy rates, there is a
definite lack of supply of available units for rent.
Thank you,
Jay Bull
Planning Commissioner
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ATTACHMENT 15
FINDINGS OF FACT AND CONCLUSIONS OF LAW
2018 – 2019 Annual Comprehensive Plan Amendment Docket
A.
GENERAL INFORMATION
File Number(s): CPA2018-A, CPA2018-B, and CPA2018-01
Project
Summary:

Location(s):

Staff Contact:

B.

In accordance with Chapter 22.74 MMC, Comprehensive Plan Amendments,
the City accepts amendment proposals annually from interested parties.
Upon receipt of applications, the City Council holds a public hearing to select
those proposed amendments to be placed on a docket for further
consideration. The docketed Comprehensive Plan amendment applications
are evaluated by the Planning Commission, which forwards to the City
Council a recommendation regarding their approval. On the docket for the
2018 – 2019 amendment cycle, there are two City-initiated applications and
one citizen-initiated application for the Planning Commission to review. These
applications include the following proposals for amendments to the 2015 –
2035 Comprehensive Plan:
CPA2018-A and CPA2018-B – Two (2) City-initiated requests to adopt the
Monroe School District and Snohomish School District Six-Year Capital
Facilities Plans
CPA2018-01 – A site-specific, citizen-initiated request to change the land use
designation established by the Comprehensive Future Land Use Map (FLUM)
and to concurrently rezone property owned by the Monroe School District
CPA2018-A and CPA2018-B – These proposed amendments to the 2015 –
2035 City of Monroe Comprehensive Plan are non-project actions that are not
site-specific. The amendments do not apply to a specific property or
properties, but rather to the entire area within the limits of the City of Monroe.
CPA2018-01 – The Memorial Stadium and Marshall Field site, identified by
Snohomish County Assessor’s tax parcel numbers 27060100205100,
27060100100400, and 27060100404500
Shana Restall, Principal Planner
City of Monroe
806 West Main Street
Monroe, WA 98272
(360) 863-4608
srestall@monroewa.gov

BACKGROUND

The Annual Comprehensive Plan amendment process provides an opportunity for interested parties,
including members of the public, to propose revisions to the Comprehensive Plan, and to monitor and
evaluate the progress of the implementation strategies and policies incorporated therein. Submitted
amendment proposals may:
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Propose new sections, elements, appendices, goals, and/or policies of the plan
Amend existing sections, elements, appendices, goals, and/or policies of the plan
Be site-specific
Correct errors
Edit language
Adopt other documents by reference
Change the Future Land Use Map (FLUM)

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

COMPREHENSIVE PLAN AMENDMENT REVIEW PROCESS
1.

Overview

Chapter 22.74 MMC, Comprehensive Plan Amendments, delineates the procedure for
reviewing annual Comprehensive Plan amendment applications. All proposed Comprehensive
Plan amendments must be consistent with the 2015 – 2035 Comprehensive Plan, all other City
Codes and applicable regulations, and the Washington State Growth Management Act (GMA)
in RCW 36.70A. Plan amendments are considered concurrently on an annual basis so that the
cumulative effects of all proposed amendments can be analyzed for consistency and the overall
effect on the remainder of the Plan. The annual Comprehensive Plan amendment cycle is
subject to the requirements for public participation, in accordance with RCW 36.70A.140. The
review process shall proceed as described below.
2.

Amendment Review Procedures
a. Phase I - Selection of Amendments to be Considered
i. Applications Forwarded by Staff: City of Monroe staff submits to the City Council all
proposed amendments received prior to the last working day in July, along with an
analysis of the proposed amendment in relation to the selection criteria and the
application checklist.
ii. Public Hearing for Docket Selection: The City Council holds a public hearing to
select those proposed amendments that should be considered for further review.
iii. Modifications: The City Council may modify a proposed amendment during the
selection process.
iv. Schedule for Review: When selecting the proposed amendments to be considered,
the City Council will adopt a schedule for completion of the review and amendment
adoption process.
b. Phase II - Review and Action for Selected Amendments
i. Staff Review: For each amendment selected by Council for the amendment cycle,
staff will prepare a written analysis.
ii. Environmental Review: Review under SEPA shall be conducted and a threshold
determination issued.
iii. Planning Commission Review: The Planning Commission shall conduct one or
more public hearings to solicit comments; develop language for definitions, policies,
and goals; and provide recommendations for proposed amendments.
iv. Criteria for Recommendation of Approval: The Planning Commission shall use the
following criteria in considering whether or not to recommend approval, or approval
with modification, of the proposed Comprehensive Plan amendments:
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a) Each amendment:
1) Shall not adversely affect public health, safety, or welfare in any significant
way;
2) Shall be consistent with the overall goals and intent of the comprehensive
plan, as amended by the proposals;
3) Shall be in compliance with the Growth Management Act and other State
and Federal laws; and
4) Must be weighed in light of cumulative effects of other amendments being
considered.
b) In addition to the above mandatory requirements, any proposed amendment
must meet the following criteria unless compelling reasons justify its adoption
without meeting them:
1) The proposed amendment addresses needs or changing circumstances of
the City as a whole, or resolves inconsistencies between the Monroe
Comprehensive Plan and other city plans or ordinances;
2) Environmental impacts have been disclosed and/or measures have been
included that reduce possible adverse impacts;
3) Is consistent with the land uses and growth projections that were the basis
of the comprehensive plan and/or subsequent updates to growth
allocations;
4) Is compatible with neighboring land uses and surrounding neighborhoods,
if applicable; and
5) Is consistent with other plan elements as amended by the proposals.
c) Any compelling reasons relied upon to justify adopting an amendment without
meeting the above criteria must be specified in the ordinance adopting the
amendment. When an amendment to the Comprehensive Plan also requires a
subsequent rezone or amendment to the development regulations both may be
considered concurrently.
v. Concurrent Land Use Applications: When an amendment to the Comprehensive
Plan also requires a subsequent rezone or amendment to the development
regulations both may be considered concurrently.
vi. Council Public Hearing and Notice: The City Council will review the
recommendation of the Planning Commission and may hold a public hearing for the
purpose of receiving public comment regarding the merits of proposed
amendment(s).
vii. Council Action: Upon receipt of a recommendation from the Planning Commission,
the City Council shall adopt, adopt as modified, deny, or remand the application(s)
to the Planning Commission for further consideration.
viii. Map Revisions: If the City Council approves a change to the Comprehensive Plan
that changes the land use designation of parcels within the Urban Growth Area, the
City Council shall adopt an ordinance that amends the Comprehensive Plan Land
Use Map and authorizes the Mayor to sign the revised map.
ix. Revocation: The Comprehensive Plan amendment may be reversed by the City
Council outside of the regular amendment period, upon finding of any of the
following:
a) The approval was obtained by fraud or other intentional or misleading
representation;
b) The amendment is being implemented contrary to the intended purpose of the
amendment or other provisions of the comprehensive plan and City ordinances;
or
c) The amendment is being implemented in a manner that is detrimental to the
public health or safety.
x. Transmittal to State – Proposed Amendments: City staff shall transmit a copy of
each proposed amendment of the Plan to the State of Washington Department of
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Commerce at least sixty (60) days prior to the expected date of final Council action
on proposed amendments.
xi. Transmittal to State – Adopted Amendments: Staff will transmit a copy of all adopted
amendments to the Department of Commerce within ten (10) days after the
adoption by the Council.
c. Appeals
Per MMC Table 22.84.060(B)(2): Decision-Making and Appeal Authorities, the
Council’s decision is the City’s final action on the proposed Comprehensive Plan
amendments. The decision may be appealed to the Growth Management Hearings
Board.
D.

FINDINGS OF FACT AND CONCLUSIONS OF LAW

The 2018 – 2019 Comprehensive Plan docket includes two City-initiated and one citizen-initiated
proposals:
 Application CPA2018-A
City-initiated amendment to the 2015 – 2035 Comprehensive Plan to adopt the Monroe School
District Capital Facilities Plan 2018-2023 and incorporate the CFP into the Capital Facilities
Element of the Comprehensive Plan.
 Application CPA2018-B
City-initiated amendment to the 2015 – 2035 Comprehensive Plan to adopt the Snohomish
School District Capital Facilities Plan 2018-2023 and incorporate the CFP into the Capital
Facilities Element of the Comprehensive Plan.
 Application CPA2018-01
Citizen-initiated amendment to the 2015 – 2035 Comprehensive Plan and concurrent rezone
to allow other land use options on property owned by the Monroe School District.
MMC 22.74.040(D), Criteria for Recommendation of Approval, provides the following criteria for
review of a docketed Comprehensive Plan amendment proposal. When deciding whether or not to
approve the proposed Comprehensive Plan amendments, the City Council shall review the
applications for consistency with the following criteria:
1.

2.

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

The following Findings of Fact have been made about the proposed comprehensive plan
amendments, and the resulting Conclusions of Law were established from the Findings of Fact:
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1.

CPA2018–A: City-Initiated Comprehensive Plan Amendment to Adopt the Monroe School
District’s Capital Facilities Plan
a. Description: The application proposes an amendment to the 2015 - 2035
Comprehensive Plan to adopt the 2018 – 2023 Monroe School District Capital Facilities
Plan. As the Monroe School District adopts a Capital Facilities Plan biennially, the City
must revise its Comprehensive Plan every two years to adopt the School District's
Capital Facilities Plan by reference. These are essentially comprehensive plan
"housekeeping" amendments required of the City.
b. Analysis for Consistency with Approval Criteria per MMC 22.74.040(D): For an
analysis, please see section 2.b. below.

2.

CPA2018–B: City-Initiated Comprehensive Plan Amendment to Adopt the Snohomish
School District’s Capital Facilities Plan
a. Description: The application proposes an amendment to the 2015 - 2035
Comprehensive Plan to adopt the 2018 – 2023 Snohomish School District Capital
Facilities Plan. As the Snohomish School District adopts a Capital Facilities Plan
biennially, the City must revise its Comprehensive Plan every two years to adopt the
School District's Capital Facilities Plan by reference. These are essentially
comprehensive plan "housekeeping" amendments required of the City.
b. Analysis for Consistency with Approval Criteria per MMC 22.74.040(D): The
applications described above (CPA2018-A and CPA 2018-B) are for the same
comprehensive plan amendment from two separate agencies. Therefore, the following
analysis is applicable to both proposals.
i.

Each amendment shall not adversely affect public health, safety, or welfare in
any significant way.
a) Findings of Fact: The proposed amendments adopt the School Districts’ Capital
Facilities Plans by reference and updates the City’s fee schedule to reflect the
amendments. The amendments have neither a direct relation to nor an impact
public health, safety, and/or welfare.
b) Conclusions of Law: The City Council concludes the proposed amendment will
not adversely affect public health, safety, or welfare in any significant way.

ii. Each amendment shall be consistent with the overall goals and intent of the
comprehensive plan, as amended by the proposals.
a) Findings of Fact: The Capital Facilities Element of the 2015 - 2035
Comprehensive Plan incorporates both the Monroe and Snohomish School
Districts’ CFPs by reference. The Vision and Policy Framework in Chapter 2 of the
Plan contains specific goal and policy statements including:
i) P.106: Require development proponents to mitigate service and utility impacts,
ensuring that proportional costs are borne by new development rather than
present residents and ratepayers, and that level of service standards are not
degraded.
ii) P.107: Develop and adopt new, or refine existing GMA compliant impact fees
as part of financing public facilities, balancing between impact fees and other
sources of public funds.
b) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive Plan is consistent with the overall goals and intent of the
comprehensive plan, as amended by the proposals.
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 Urban Growth
 Reduce Sprawl
 Economic Development
 Citizen Participation and Coordination
 Public Facilities and Services
The proposals facilitate the collection of the School Districts’ current impact fees,
as authorized by RCW 82.02.050(5)(a):
Impact fees may be collected and spent only for the public facilities
defined in RCW 82.02.090 which are addressed by a capital facilities
plan element of a comprehensive land use plan adopted pursuant to
the provisions of RCW 36.70A.070 or the provisions for comprehensive
plan adoption contained in Chapter 36.70, 35.63, or 35A.63 RCW...
Pursuant to RCW 82.02.050(5)(a), the City of Monroe adopted Ordinance 1205,
which established the authority to collect school impact fees and created a school
mitigation program under GMA. Provisions for impact fees must be in the
Comprehensive Plan’s Capital Facilities Element to allow for their collection. The
proposed Comprehensive Plan amendments would permit this to occur. The
proposed amendments are in compliance with the Growth Management Act and
other State and Federal laws.
b) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive Plan complies with the Growth Management Act and other
State and Federal laws.
iv. Each amendment must be weighed in light of cumulative effects of other
amendments being considered.
a) Findings of Fact: All proposed amendments on the 2018 – 2019 Comprehensive
Plan amendment cycle docket have been noticed and reviewed concurrently. All
of the proposed amendments have been weighed in light of their potential
cumulative effects.
b) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive Plan was weighed in light of cumulative effects of other
amendments being considered.
v. In addition to the above mandatory requirements, any proposed amendment
must meet the following criteria unless compelling reasons justify its adoption
without meeting them:
a) Each amendment addresses needs or changing circumstances of the City
as a whole or resolves inconsistencies between the Monroe Comprehensive
Plan and other city plans or ordinances.
i) Findings of Fact: The proposed amendments would allow for the collection of
the current impact fee amount, which is presently inconsistent with the City’s
adopted fee amount.
ii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive addresses needs or changing circumstances of the City
as a whole or resolves inconsistencies between the Monroe Comprehensive
Plan and other city plans or ordinances.
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b) Environmental impacts have been disclosed and/or measures have been
included that reduce possible adverse impacts.
i) Findings of Fact: Regarding file no. CPA2018-A, the Monroe School District
conducted a review of the proposal under SEPA and issued a Determination
of Non-Significance (DNS) on June 26, 2018. The Snohomish School District
conducted a review of file no. CPA2018-B under SEPA and issued a
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Determination of Non-Significance (DNS) on June 27, 2018. The proposed
amendments meet the requirements of MMC Chapter 20.04 MMC,
RCW43.21C, and Chapter 197-11 WAC.
ii) Conclusions of Law: The City Council concludes that potential environmental
impacts from the proposed amendment to the Comprehensive Plan have been
disclosed and/or measures have been included that reduce possible adverse
impacts.
c) Each amendment is consistent with the land uses and growth projections
that were the basis of the comprehensive plan and/or subsequent updates
to growth allocations.
i) Findings of Fact: These proposals are consistent with growth projections that
were the basis of the comprehensive plan. Every net new residential unit incurs
impact fees. The Comprehensive Plan assumes a future residential capacity
at build-out. The School Districts use the calculated capacity to approximate
future revenue from impact fees. The proposal would not change the growth
projections.
ii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan amendment is consistent with the land uses and
growth projections that were the basis of the comprehensive plan and/or
subsequent updates to growth allocations.
d) Each amendment is compatible with neighboring land uses and surrounding
neighborhoods, if applicable.
i) Findings of Fact: The proposed amendments are not site-specific. This does
not apply.
ii) Conclusions of Law: The proposed amendments are not site-specific. This
does not apply.
e) Each amendment is consistent with other plan elements, as amended by the
proposals.
i) Findings of Fact: The proposed amendments will not amend other
Comprehensive Plan elements. Furthermore, the proposed amendments will
bring the Plan into compliance with both the Monroe and Snohomish School
Districts’ Capital Facilities Plans.
ii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Is consistent with other plan elements, as amended by
the proposals.
3. CPA2018-01: Citizen-Initiated Comprehensive Plan Amendment from the Monroe School
District for an Amendment to the Comprehensive Plan Future Land Use Map (FLUM) and
Concurrent Rezone (File No. RZ2018-01)
a. Description: The Monroe School District is proposing an amendment to the 2015 – 2035
Comprehensive Plan Future Land Use Map (FLUM) to change the designation of the site
known as Marshall Field and Memorial Stadium (Snohomish County tax parcel numbers
27060100100400, 27060100205100, and 27060100404500) from an “Institution”
designation to a “Multifamily” designation. Concurrent with the proposed comprehensive
plan amendment, the applicant submitted a rezone request to change the site’s zoning
from “Institutional (IN)” to “Multifamily Residential (R25).”
Project Site Land Use and Zoning Information
Existing Land Use

Page 7

MCC Agenda 1/21/2020
Page 78 of 88

Comprehensive Plan
FLUM Designation(s)

2018 – 2019 Comprehensive Plan Amendment Docket
Planning Commission 3/9/20
Old Business Item 1
Page 80 of 90

Zoning District

01/14/2020

Unfinished Business #1
AB20-017

Existing

Proposed

Existing

Proposed

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

Multifamily
Residential (R25)

The subject site is approximately 12.41 acres in area, is situated in the vicinity of N. Kelsey
Street and West Columbia Street, and is currently accessed from West Columbia Street.
The subject properties are largely surrounded by single-family residential uses with St.
Mary of the Valley church to the west and Sky Valley Educational Center to the east. The
site is largely vacant and was formerly used as a sports fields for the Monroe School
District. However, according to the District, the site is no longer used for formal education
programs, and does not lend itself to future school facilities. The District does not use the
site for school athletic programs of other school program uses.
b. Analysis for Consistency with Approval Criteria per MMC 22.74.040(D):
i.

Each amendment shall not adversely affect public health, safety, or welfare in
any significant way.
a) Applicant Response: The proposed Comprehensive Plan Amendment would not
adversely affect public health, safety, or welfare in any significant way. It is
consistent with the overall goals and intent of the Comprehensive Plan. It is in
compliance with the Growth Management Act and other State and Federal laws.
When weighed in light of cumulative effects of other amendments being
considered, the proposal continues to provide a benefit to the Monroe School
District and the City of Monroe.
The proposed request would allow potential development consistent with the 20152035 Comprehensive Plan and land use densities consistent with GMA
requirements.
Impacts on environmental elements, including public health, safety, or welfare, and
the compatibility and consistency with the overall goals and intent of the
Comprehensive Plan, would be reviewed in conjunction with the review of
environmental impacts of any future subsequent land-use proposal.
b) Findings of Fact: If the proposed amendment and concurrent rezone are
approved by the City, multifamily residential development is anticipated on the
subject site. The construction of high-density, multifamily dwelling units on a site
that is presently underutilized will increase transportation demands. Although
traffic volumes would increase, the traffic analysis submitted to the City by the
applicant maintains that roads would still operate at an acceptable level of service.
The subject site is fully served with utilities, and any anticipated increase in
demand is likely to fall within the capacity range for the City’s sanitary sewer, water,
and stormwater systems. Nevertheless, the potential increase in population
density within the area of the proposal may generate a greater need for public
safety services, which are not likely to be increased or expanded prior to
development of the site.
c) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive will not adversely affect public health, safety, or welfare in any
significant way.

ii. Each amendment shall be consistent with the overall goals and intent of the
comprehensive plan as amended by the proposals.
a) Applicant Response: The proposed Comprehensive Plan Amendment would not
adversely affect public health, safety, or welfare in any significant way. It is
consistent with the overall goals and intent of the Comprehensive Plan. It is in
compliance with the Growth Management Act and other State and Federal laws.
When weighed in light of cumulative effects of other amendments being
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considered, the proposal continues to provide a benefit to the Monroe School
District and the City of Monroe.
The proposed request would allow potential development consistent with the 20152035 Comprehensive Plan and land use densities consistent with GMA
requirements.
Impacts on environmental elements, including public health, safety, or welfare, and
the compatibility and consistency with the overall goals and intent of the
Comprehensive Plan, would be reviewed in conjunction with the review of
environmental impacts of any future subsequent land-use proposal.
b) Findings of Fact: The proposed amendment has the possibility of providing up to
288-296 multifamily dwelling units to the City. Where the residential housing stock
is 75-percent single family, the proposal is consistent with Goal 5 of the
comprehensive plan by providing for a wide range of housing types for all Monroe
residents.
c) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive Plan is consistent with the overall goals and intent of the
comprehensive plan as amended by the proposals.
iii. Each amendment shall comply with the Growth Management Act and other State
and Federal laws.
a) Applicant Response: The proposed Comprehensive Plan Amendment would not
adversely affect public health, safety, or welfare in any significant way. It is
consistent with the overall goals and intent of the Comprehensive Plan. It is in
compliance with the Growth Management Act and other State and Federal laws.
When weighed in light of cumulative effects of other amendments being
considered, the proposal continues to provide a benefit to the Monroe School
District and the City of Monroe.
The proposed request would allow potential development consistent with the 20152035 Comprehensive Plan and land use densities consistent with GMA
requirements.
Impacts on environmental elements, including public health, safety, or welfare, and
the compatibility and consistency with the overall goals and intent of the
Comprehensive Plan, would be reviewed in conjunction with the review of
environmental impacts of any future subsequent land-use proposal.
b) Findings of Fact: RCW 36.70A.020, Planning Goals, establishes objectives under
the Growth Management Act to guide the development and adoption of
comprehensive plans and development regulations. The Monroe School District
proposal identified by file no. CPA2018-01 potentially advances the following GMA
objectives:
i) RCW 36.70A.020 – Planning Goal # 1: Urban growth. Encourage
development in urban areas where adequate public facilities and services
exist or can be provided in an efficient manner.
ii) RCW 36.70A.020 – Planning Goal # 2: Reduce sprawl. Reduce the
inappropriate conversion of undeveloped land into sprawling, lowdensity development.
iii) RCW 36.70A.020 – Planning Goal # 4: Housing. Encourage the availability
of affordable housing to all economic segments of the population of this
state, promote a variety of residential densities and housing types, and
encourage preservation of existing housing stock.
c) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive Plan complies with the Growth Management Act and other
State and Federal laws.
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iv. Each amendment must be weighed in light of cumulative effects of other
amendments being considered.
a) Applicant Response: The proposed Comprehensive Plan Amendment would not
adversely affect public health, safety, or welfare in any significant way. It is
consistent with the overall goals and intent of the Comprehensive Plan. It is in
compliance with the Growth Management Act and other State and Federal laws.
When weighed in light of cumulative effects of other amendments being
considered, the proposal continues to provide a benefit to the Monroe School
District and the City of Monroe.
The proposed request would allow potential development consistent with the 20152035 Comprehensive Plan and land use densities consistent with GMA
requirements.
Impacts on environmental elements, including public health, safety, or welfare, and
the compatibility and consistency with the overall goals and intent of the
Comprehensive Plan, would be reviewed in conjunction with the review of
environmental impacts of any future subsequent land-use proposal.
b) Findings of Fact: All proposed amendments on the 2018 – 2019 Comprehensive
Plan amendment cycle docket have been noticed and reviewed concurrently. All
of the proposed amendments have been weighed in light of their potential
cumulative effects.
c) Conclusions of Law: The City Council concludes the proposed amendment to
the Comprehensive Plan was weighed in light of cumulative effects of other
amendments being considered.
v. In addition to the above mandatory requirements, any proposed amendment
must meet the following criteria unless compelling reasons justify its adoption
without meeting them:
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a) Each amendment addresses needs or changing circumstances of the City
as a whole or resolves inconsistencies between the Monroe Comprehensive
Plan and other city plans or ordinances.
i) Applicant Response: The City is currently in the process of bringing
development regulations into compliance with the land use designation in the
adopted 2015-2035 Comprehensive Plan. The proposed request would allow
potential development consistent with the 2015-2035 Comprehensive Plan and
land use densities consistent with GMA requirements.
The “Multifamily” zoning designation would provide a range of density between
12 and 25 dwelling units per acre where the infrastructure can support the
density, and be consistent with the surrounding developments. The Subject
Site is in an area of high-density multifamily development.
The proposed Comprehensive Plan Amendment addresses the needs and
changing circumstances of the City as a whole because the Monroe School
District is a public service provider. The District is the provider of public school
education service within the City and has determined this Docket Request is
necessary. The District routinely evaluates their facilities and properties for
long-term viability and to evaluate necessity. The Subject Site is no longer
serving the program needs of students in the District. It was therefore decided
to pursue a plan for the future use of the site for a non-school use.
ii) Findings of Fact: As discussed above, 75-percent of the residential housing
stock in the City is single family. New multifamily residential development is
essential to establishing diversity in housing types, which would make Monroe
more accessible to a wider segment of the population. The School District’s
proposal has the potential to mitigate these concerns.
2018 – 2019 Comprehensive Plan Amendment Docket
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iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan addresses needs or changing circumstances of the
City as a whole or resolves inconsistencies between the Monroe
Comprehensive Plan and other city plans or ordinances.
b) Environmental impacts have been disclosed and/or measures have been
included that reduce possible adverse impacts.
i) Applicant Response: The proposed Comprehensive Plan Amendment is a
non-project action. The Monroe School District prepared a SEPA
Environmental Checklist, which discusses the anticipated potential
environmental impacts. Project-level environmental impacts would be
reviewed in conjunction with the review of any future subsequent land-use
proposal.
ii) Findings of Fact: As each proposed amendment on the 2018 – 2019
Comprehensive Plan amendment docket must be weighed in light of
cumulative effects of the other amendments being considered, the City
conducted a review under the State Environmental Policy Act (SEPA) to
identify potential environmental impacts in the aggregate. However, as
discussed above, SEPA review on CPA2018-A and 2018-B was conducted by
their respective applicants, the Monroe School District and the Snohomish
School District, acting as lead agencies. Consequently, this comprehensive
plan amendment proposal from the Monroe School District for a concurrent
FLUM amendment and rezone, identified by file no. CPA2018-01, was the only
docket proposal identified on the Determination of Nonsignificance, issued July
3, 2019. The deadline for both submitting public comments and appealing the
DNS was July 17, 2019. As stated in the applicant’s response above, any
potential project-related environmental impacts will be addressed at the time
of permit review. During the SEPA DNS concurrent comment and appeal
period, no appeals were received. However, written comments were received
from the following parties:
 Ashley Floyd (email received 7/16/2019)
 Randall Trivett (email received 7/16/2019)
 Amy Martin (email received 7/17/2019)
iii) Conclusions of Law: The City Council concludes that potential environmental
impacts from the proposed amendment to the Comprehensive Plan have been
disclosed and/or measures have been included that reduce possible adverse
impacts.
c) Each amendment is consistent with the land uses and growth projections
that were the basis of the comprehensive plan and/or subsequent updates
to growth allocations.
i) Applicant Response: The proposed Docket Request would be consistent with
the land uses and growth projections that were the basis of the comprehensive
plan and/or subsequent updates to growth allocations. Granting the
appropriate non-school designation (multifamily) adds buildable land for highdensity residential infill in the City, which is consistent with the Housing, Land
Use Assumptions, which rely on land use strategies to accommodate the City’s
housing unit needs through 2035. Some objectives include:
 Encouraging infill opportunities within existing City limits
 Encouraging the provision of diverse housing types in all areas of Monroe
 Encouraging housing growth near existing services, including park facilities
The request is necessitated because of changing circumstances as the sport
fields are no longer useful or viable for the Monroe School District. In order to
Page 11
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consider a future surplus of the properties, the Comprehensive Plan
designation and zoning for the Subject Site need to be for non-school use. That
action would provide increased residential (multifamily) infill land within the
City, thereby meeting the goals of the Comprehensive Plan.
The proposed request would allow potential development consistent with the
2015-2035 Comprehensive Plan and land use densities consistent with GMA
requirements.
ii) Findings of Fact: The comprehensive plan amendment application and
associated rezone propose to change the future land use designation and
zoning of the subject properties to accommodate multifamily residential
development. At present, the site is zoned Institutional, which generally does
not allow for residential development.
To ensure consistency with the Future Land Use Map (FLUM) designations
that were adopted as part of the City’s state-mandated periodic update of the
Comprehensive Plan in 2015, the zoning of many properties within the City,
including the subject site, changed when the Unified Development Regulations
(UDR) went into effect on May 1, 2019. Prior to the 2015 update, the property
had been designated by the FLUM as Public Facilities School (PFS), and was
compatibly zoned Public Open Space (PS). However, the FLUM changed
substantially during the 2015 Comprehensive Plan update. The future land use
of the subject properties was designated as Institutional. When the UDR was
adopted, an Institutional zone was created. Consequently, upon adoption of
the UDR, all properties designated as Institutional by the 2015 FLUM were
zoned Institutional for consistency with the adopted Comprehensive Plan.
The Comprehensive Plan assumes a future residential capacity at build-out.
Residential capacity calculations for the 2012 buildable lands analysis were
predicated on the zoning in place at the time. As detailed above, the subject
property was zoned Public Open Space (PS) at the time of the buildable lands
inventory. Therefore, the properties were not included in the evaluation of the
City’s residential capacity to accommodate growth. Any residential
development in an area that did not previously permit such residential land
uses will presumably result in an increase in population capacity.
Approving the proposed Comprehensive Plan amendment will add buildable
land for high-density residential infill in the City, as consistent with the Housing
and Land Use Elements. The City has capacity to accommodate a greater
population than is established by its growth targets. This is generally a
nonissue for larger cities that have sufficient resources to take on additional
growth. Nevertheless, it can prove problematic for cities like Monroe that are
unable to offer similar benefits, such as greater connectivity to high-capacity
transit. The Puget Sound Regional Council’s draft Vision 2050 plan
concentrates most projected growth along major transportation routes such as
Interstate 5. It is likely that small cities, such as Monroe, will not be expected
to take on the same amount as population growth. Under these circumstances,
the allocated growth targets for Monroe are to be considered more of a ceiling
than a floor.
iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan is consistent with the land uses and growth
projections that were the basis of the comprehensive plan and/or subsequent
updates to growth allocations.
d) Each amendment is compatible with neighboring land uses and surrounding
neighborhoods, if applicable.
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i)

Applicant Response: The proposed Docket Request is to provide future
consistency with neighboring land uses and surrounding neighborhoods. The
City is currently in the process of bringing development regulations into
compliance with the land use designation in the adopted 2015-2035
Comprehensive Plan. The “Multifamily” zoning designation would provide a
range of density between 12 and 25 dwelling units per acre where the
infrastructure can support the density, and be consistent with the surrounding
developments.
The sports fields no longer serve the programing needs of school students in
the Monroe School District. Preliminary evaluation shows adequate levels of
service for area utilities, and public facilities and services to serve the Subject
Site with development similar to the surrounding area (multifamily). Approval
of the Docket Request would provide future flexibility to the District, a public
service provider, and follows the timing and regulations of the City planning
processes.
ii) Findings of Fact: The proposal put forth by the Monroe School District is to
amend the 2015 – 2035 Comprehensive Plan Future Land Use Map to change
the land use designation of the subject site from an “Institution” designation to
a “Multifamily” designation. Concurrent with the proposed comprehensive plan
amendment, the applicant submitted a rezone request to change the site’s
zoning from “Institutional (IN)” to “Multifamily Residential (R25).” Information
regarding adjoining land uses and zoning districts is provided in the following
table:
Land Uses and Zoning Districts Adjoining the Project Site
Direction
from Site
North
East

South

Comprehensive Plan
FLUM Designation(s)

Existing Land Use(s)





Multifamily residences
Single-family residences
N. Kelsey St. right-of-way
Sky Valley Education Center
(across N. Kelsey St.)

 Multifamily
 Institutional
 Multifamily

 High Density Single-Family
Residential
 Institutional
 Multifamily
 High Density Single-Family
 St. Mary of the Valley Church
Residential
 Single-family residences
 Institutional
 Single-family residences
 W. Columbia St. right-of-way

West

Zoning
District(s)
 Multifamily Residential (R25)
 Institutional (IN)
 Multifamily Residential (R25)
 Institutional (IN)
 Multifamily Residential (R25)
 Single-Family Residential –
15 Units per Acre (R15)
 Institutional (IN)
 Single-Family Residential –
15 Units per Acre (R15)

As indicated by the table above, the proposed comprehensive plan
amendment appears to be compatible with neighboring land uses.
iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan is compatible with neighboring land uses and
surrounding neighborhoods.
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e) Each amendment is consistent with other plan elements, as amended by the
proposals.
i) Applicant Response: The proposed request would allow potential
development consistent with the 2015-2035 Comprehensive Plan and land use
densities consistent with GMA requirements.
ii) Findings of Fact: The proposed Docket Request is consistent with the overall
intent of the Comprehensive Plan as demonstrated within the application
packet (including attachments and appendices), the SEPA Environmental
Checklist and the Monroe School District’s Capital Faculties Plan.
2018 – 2019 Comprehensive Plan Amendment Docket
01/14/2020
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iii) Conclusions of Law: The City Council concludes the proposed amendment
to the Comprehensive Plan is consistent with other plan elements, as amended
by the proposals.
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ATTACHMENT 16
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PLANNING SOLUTIONS

Advisors, Advocates, Negotiators in Land Use Consulting

January 8, 2020

Ben Swanson
Community Development Director
City of Monroe
806 West Main Street
Monroe, WA 98272
RE: Monroe Docketing (CPA2018-0IlRZ2018-01)
Monroe School District
Dear Mr. Swanson,
It is our understanding that additional comments can be submitted for the record regarding the
Findings of Fact and Conclusions of Law submitted as part of the Planning Commission
Recommendation issued for the "docket request" referenced above. These were considered and a
recommendation at the November 25,2019 Planning Commission meeting was made. A previous
vote had been taken on November 11,2019; however, it is our understanding that the appropriate
Findings of Fact where not included. The Monroe School District (District) disagrees with the
characterization of the work put into the request and some of the findings listed by the majority
Planning Commission members (the Planning Commission vote was a split vote).
The District submitted a complete application for the 2018-2019 docket cycle. This application was
filed after numerous meetings and discussions with City staff on the appropriate request to be made
to the City. The requested land use and zoning designations where made after these discussions
with City staff and with consideration of the long-range designations of adjacent land uses
[Comprehensive Plan - Multifamily on three sides/High Density on one side (southwestern area)].
The application packet also included detailed information not typically required for a non-project
action. Additionally, the District held School Board meetings and a public informational meeting
on the proposed docket request to inform the public and respond to questions or comments. These
efforts illustrate the District's commitment to the process and community outreach. In addition, any
future surplus of the property would require yet another public process conducted by the School
Board.
The District does not agree with the following Conclusions of Law issued by the majority vote of
the Planning Commission:
Approval Criteria per MMC 22.74.040(D) (It should be noted that of the four mandatory
requirements only one was found to be not consistent with the overall goals and intent.)
Each amendment shall be consistent with the overall goals and intent oj the comprehensive
plan as amended by the proposals.

Effective team solutions in project management, environmental and land use permitting, civil engineering, and wetland resources.
PO.1/21/2020
Box 1586,Mukilteo, Washington 98275
Ph: 425.971.6409
I www.brentplanningsolutions.com
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Ben Swanson
Community Development Director
City of Monroe
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Part of the Commission discussion included that additional multifamily comprehensive plan
designations or zones are not warranted at this time; however, the site is adjacent to areas already
designated as multifamily, has existing urban infrastructure, adequate road systems and is a logical
infill for multifamily development. Information provided in the application packet illustrated that
the site could adequately be developed with all services consistent with the City's long-range
planning goals of affordable housing. On October 1, 2019 the City of Monroe submitted a letter to
the Snohomish County Executive Dave Somers, outlining the resolution that the City Council
passed opposing expansion of the Southwest Urban Growth Area (UGA) boundary.
In that
resolution, it was stated that Monroe has capacity for additional population and that the City has
expressed desire to accommodate additional population and economic growth at urban densities.
Also, as part of the Planning Commission discussion, there was the reference to "retain open space,
enhance recreation opportunities ... " by some of the Planning Commissioners. As indicated through
submitted documents and public testimony, the existing field is no longer a safe or desired field-use
for the District. As stated, numerous District athletic fields have been replaced or renovated to
provide safe, and efficient fields for school programming and community use. The current outdated
field and location do not meet the long-range goals of the District and represent a resource that
could provide funding for other needed capital facilities. During the processing of this docket
request, the City has not initiated any discussions to purchase the site for a possible open space or
recreational use.
In addition to the mandatory requirements, there was a listing of other criteria that the docket
request must meet.
One of the Conclusions was that the proposed amendment to the
Comprehensive Plan was not needed due to no new needs or changing circumstances. There are
changing circumstances related to an institutional site that is no longer needed by the District and
the desire to accommodate future affordable multifamily housing in an urban area with available
urban services and uses. There were concerns that the proposed amendment to the Comprehensive
Plan was not compatible with the neighboring land uses and surrounding neighborhoods. The area
does contain a mixture of uses ranging from multifamily, single family and institutional uses.
While a site plan was not required as part of the application, the District did provide a conceptual
plan for the site. Besides the zoning code requirements that would be required to be met for a future
development, there would be opportunities to incorporate other amenities on the site. The District is
sensitive to the surrounding neighborhood and would have control of other site features that could
be incorporated as part of the surplusing process; however, any future plan would be required to
meet code requirements for parking, setbacks, road layout, landscaping and other development
standards. There was nothing in the record to support that a future project could not be compatible
with the surrounding area.
This was a long process and the District appreciates the time the staff, Planning Commission and
City Council have put into the docket request. There was disappointment with the recommendation
of the Planning Commission, and we believe that they erred in their Findings and Conclusions and
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Community Development Director
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that the requested CPA20 18-0 1 should be approved by the Council. If you have questions related to
this information, please contact me at 425.971.6409.

cc: John Mannix, Monroe School District
Dr. Fredrika Smith, Monroe School District
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MONROE PLANNING COMMISSION

SUBJECT:

DISCUSSION - Proposed Code Amendments Regarding Temporary
Homeless Encampments

DATE:
03/09/2020

DEPT:
Community
Development

CONTACT:
Shana Restall

PRESENTER:
Shana Restall

ITEM:
Old Business # 2

Discussion:
Public Hearing:

08/12/2019 and 03/09/2020

Attachments:

1. DRAFT Temporary Encampments Code Section 35.21.915 RCW,
Temporary Encampments for the Homeless—Hosting by Religious
Organizations Authorized—Prohibitions on Local Actions

REQUESTED ACTION: None, this meeting is informational only. A public hearing on this topic
will take place at a later date.
POLICY CONSIDERATIONS
Temporary homeless encampments, which provide temporary shelter to homeless persons,
have become more frequent in the Puget Sound area over the past decade. The Washington
State legislature adopted Engrossed House Bill 1956 on March 23, 2010 that authorizes religious
organizations to host temporary encampments and limits a local government’s ability to regulate
these encampments. Specifically, it prohibits local governments from enacting an ordinance or
regulation with respect to the provision of homeless housing that imposes conditions other than
those necessary to protect public health and safety and do not substantially burden the decisions
or actions of a religious organization. Engrossed House Bill 1956 also prohibits the imposition of
permit fees in excess of the actual costs associated with the review and approval of the required
permit applications for temporary homeless encampments. The provisions of Engrossed House
Bill 1956 that are applicable to code cities are codified in RCW 35A.21.360.
DESCRIPTION/BACKGROUND
Over the last decade, temporary homeless encampments, sometimes called tent cities, have
become an often-used mechanism for providing shelter for homeless individuals. These
encampments usually rotate between various host properties, which are generally owned by
religious organizations. On March 6, 2007, the Monroe City Council adopted Ordinance No.
003/2007, which added a chapter to the zoning code to regulate temporary homeless
encampments within the City. However, in 2010, the state adopted legislation that limited a local
government’s purview over these encampments. RCW 35A.21.360 authorizes religious
organizations to host temporary homeless encampments and states that cities may not:
a. Impose conditions other than those necessary to protect public health and safety
and that do not substantially burden the decisions or actions of a religious
organization regarding the location of housing or shelter for homeless persons
on property owned by the religious organization;
b. Require a religious organization to obtain insurance pertaining to the liability of
a municipality with respect to homeless persons housed on property owned by
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a religious organization or otherwise require the religious organization to
indemnify the municipality against such liability.
The City’s code was not updated at the time the state law was adopted. The proposed
amendments are intended to bring the code into compliance with state law.
FISCAL IMPACT
N/A
TIME CONSTRAINTS
On November 12, 2019, the City adopted Ordinance No. 023/2019(SUB), which continued
interim provisions to regulate temporary encampments. The interim ordinance is in effect for no
longer than six months per RCW 35A.63.220, Moratoria, Interim Zoning Controls—Public
Hearing—Limitation on Length.

Planning Commission 3/9/20
Old Business Item 2
Page 2 of 6

ATTACHMENT 1

Chapter 22.90
TEMPORARY ENCAMPMENTS
Sections:
22.90.010
22.90.020

General provisions.
Application and review process.

22.90.010 General provisions.
The following standards shall apply to all temporary homeless encampments within the city of
Monroe:
A. A religious organization may host temporary encampments for the homeless on property
owned or controlled by the religious organization whether within buildings located on the property
or elsewhere on the property outside of buildings. An application for a temporary homeless
encampment must include a local religious institution or other community-based organization as
a sponsor or managing agency.
B. The temporary homeless encampment shall be located a minimum of twenty feet from the
property line of abutting properties.
C. Any exterior lighting must be directed downward and contained within the temporary tent
encampment.
D. The maximum density of temporary homeless encampments is one occupant per four hundred
square feet of parcel area; provided, that the maximum number of occupants within a temporary
homeless encampment does not exceed one hundred regardless of the size of the parcel.
E. Off-street parking for a minimum of five vehicles shall be provided on site.
F. A transportation plan is required, which shall include provisions for transit services.
G. The managing agency shall ensure compliance with all applicable state laws and regulations,
the Monroe Municipal Code, Fire District 7 directives, and Snohomish health district standards
concerning, but not limited to, drinking water connections, solid waste disposal, human waste,
electrical systems, and fire resistant materials.
H. The managing agency shall ensure the temporary homeless encampment’s compliance with
all applicable public health regulations, including but not limited to the following:
1. Sanitary portable toilets, which shall be set back at least forty feet from all property lines;
2. Hand washing stations provided near the toilets and food preparation areas;
3. Food preparation or service tents; and
4. Refuse receptacles.
I. The sponsor and the managing agency shall enforce a city-approved code of conduct for the
encampment, and shall implement all directives from the city and other applicable public agencies
within the specified time period.
J. The sponsor and/or the managing agency shall appoint a member to serve as a point of
contact for the temporary homeless encampment. At least one representative of the sponsor,
managing agency and/or an occupant of the encampment shall be on duty at all times. The names
of the on-duty members and their contact information shall be posted daily at the temporary
encampment.
K. Solid waste receptacles shall be provided on site throughout the temporary homeless
encampment. A regular trash patrol in the immediate vicinity of the encampment site shall be
provided.
L. The managing agency shall take all reasonable and legal steps to obtain verifiable
identification from prospective encampment occupants and use the identification to obtain sex
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offender and warrant checks from the appropriate agency. The sponsor and the managing agency
shall keep a log of names and dates of all people who stay overnight in the temporary homeless
encampment.
M. An adequate supply of potable water shall be available on site at the temporary homeless
encampment at all times. Adequate toilet facilities shall be provided on site, as provided by
subsection (H) of this section. All applicable city, county, health department, and state regulations
pertaining to drinking water connections and solid waste disposal shall be met.
N. Periodic inspections of the temporary homeless encampment by public officials from agencies
with applicable regulatory jurisdiction, including without limitation the fire marshal, may be
conducted at reasonable times.
O. Open flames are prohibited in a temporary homeless encampment.
P. Temporary homeless encampments shall not cause or permit the intrusion of noise exceeding
the thresholds set forth in WAC 173-60-040.
Q. The temporary homeless encampment shall ensure a minimum separation of six feet between
structures, including tents.
R. An adequate power supply to the temporary homeless encampment is required; provided, that
properly permitted and installed construction site type electrical boxes may be approved by the
zoning administrator.
S. If temporary structures other than tents are used for habitation within the encampment, each
such structure shall have a door, at least one egress window, and shall be equipped with a
functional smoke detector.
T. Only wired electrical heating is allowed within tents and other temporary structures used for
habitation.
U. All tents exceeding three hundred square feet, and all canopies exceeding four hundred
square feet, shall be comprised of flame retardant materials.
V. Reasonable additional conditions of approval may be established as deemed necessary by
the zoning administrator in order to protect the health, safety and welfare of the public and the
occupants of the temporary homeless encampment, as well as ensuring land use compatibility
and minimizing potential impacts to neighboring properties.
W. The city may not grant a permit for a temporary tent encampment at the same location more
frequently than once in every three-hundred-sixty-five-day period.
X. For temporary encampments located on property that is owned or controlled by a religious
organization, as defined in RCW 35A.21.360, conditions of approval shall comply with RCW
35A.21.360 and applicable state and federal law concerning religious exercise.
Y. Temporary tent encampments may be approved for a period not to exceed ninety days for
every three-hundred-sixty-five-day period. The said permit shall specify a date by which the use
shall be terminated and the site vacated and restored to its pre-encampment condition.
22.90.020 Application and review process.
A. Application. The completed application for a temporary homeless encampment, which shall
be signed by the managing agency or sponsor (“applicant”), shall contain at a minimum contact
information for the applicant, and detailed information regarding the following:
1. How the proposed encampment will meet the requirements set forth in this chapter;
2. Potential adverse effects that the proposed encampment will likely have on neighboring
properties and the community;
3. Measures to mitigate such adverse effects;
4. A proposed written code of conduct for the encampment;
5. Measures to meet the applicable requirements of the International Fire Code; and
6. Certification that the applicant has taken and will take all reasonable and legal steps to
obtain verifiable identification from current and prospective encampment residents and used
the identification to obtain sex offender and warrant checks from appropriate agencies. The
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form of the notice and the application shall be provided by the zoning administrator upon
request by the applicant.
B. Public Notice.
1. A notice of application for a temporary homeless encampment shall be provided prior to
the issuance of the zoning administrator’s decision approving, approving with conditions, or
denying the application. The purpose of the notice is to inform the surrounding community of
the application. Due to the administrative and temporary nature of the permit, there is no
comment period. The notice shall contain, at a minimum:
a. The date the application was submitted;
b. The project location;
c. The proposed duration and operation of the encampment;
d. The conditions that will likely be placed on the operation of the encampment;
e. The requirements of the written code of conduct, if applicable;
f. The name and contact information of the applicant; and
g. Directions regarding how to obtain more information regarding the encampment and
the applicant.
2. The community development department shall distribute the notice of application as
follows:
a. The notice of application, or a summary thereof, will be published in the official
newspaper of the city at least seven calendar days prior to the zoning administrator’s
decision approving, approving with conditions, or denying the application.
b. The notice of application, or a summary thereof, will be distributed to owners of all
property within five hundred feet of any boundary of the subject property and residents
and tenants adjacent to the subject property at least fourteen calendar days prior to the
zoning administrator’s decision approving, approving with conditions, or denying the
application.
C. Community Meeting. A minimum of seven days prior to the issuance of the decision approving,
approving with conditions or denying the application and fourteen calendar days prior to the
anticipated start of a temporary homeless encampment, the applicant shall conduct a public
informational meeting by providing mailed notice to owners of property within five hundred feet of
the subject property and residents and tenants adjacent to the subject property. The purpose of
the community meeting is to provide the surrounding community with information regarding the
proposed duration and operation of the encampment, conditions that will likely be placed on the
operation of the encampment, requirements of the written code of conduct, and to answer
questions regarding the encampment.
D. Application Review. The zoning administrator shall issue a decision approving, approving with
conditions, or denying the application on a temporary homeless encampment application within
fourteen days of the date that the application was submitted.
E. Decision. A notice of decision for the temporary encampment, or summary thereof, shall
contain the decision of the zoning administrator approving, approving with conditions, or denying
the application, and the appeal procedure, and be distributed as required for notice of application
within four business days after the decision.
F. Appeal. The zoning administrator’s decision approving, approving with conditions, or denying
the application is appealable in the same manner as a Type I permit per MMC 22.84.080.
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ATTACHMENT 2

RCW 36.01.290

Temporary encampments for the homeless—
homeless—Hosting by religious organizations
authorized—
authorized
—Prohibitions on local actions.
(1) A religious organization may host temporary encampments for the homeless on property owned
or controlled by the religious organization whether within buildings located on the property or elsewhere on
the property outside of buildings.
(2) A county may not enact an ordinance or regulation or take any other action that:
(a) Imposes conditions other than those necessary to protect public health and safety and that do not
substantially burden the decisions or actions of a religious organization regarding the location of housing or
shelter for homeless persons on property owned by the religious organization;
(b) Requires a religious organization to obtain insurance pertaining to the liability of a municipality
with respect to homeless persons housed on property owned by a religious organization or otherwise
requires the religious organization to indemnify the municipality against such liability; or
(c) Imposes permit fees in excess of the actual costs associated with the review and approval of the
required permit applications.
(3) For the purposes of this section, "religious organization" means the federally protected practice of
a recognized religious assembly, school, or institution that owns or controls real property.
(4) An appointed or elected public official, public employee, or public agency as defined in RCW
4.24.470 is immune from civil liability for (a) damages arising from the permitting decisions for a temporary
encampment for the homeless as provided in this section and (b) any conduct or unlawful activity that may
occur as a result of the temporary encampment for the homeless as provided in this section.
[ 2010 c 175 § 2.]
2.]

NOTES:
Findings—2010 c 175: "The legislature finds that there are many homeless persons in our state
Findings—
that are in need of shelter and other services that are not being provided by the state and local
governments. The legislature also finds that in many communities, religious organizations play an important
role in providing needed services to the homeless, including the provision of shelter upon property owned by
the religious organization. By providing such shelter, the religious institutions in our communities perform a
valuable public service that, for many, offers a temporary, stop-gap solution to the larger social problem of
increasing numbers of homeless persons.
This act provides guidance to cities and counties in regulating homeless encampments within the
community, but still leaves those entities with broad discretion to protect the health and safety of its citizens.
It is the hope of this legislature that local governments and religious organizations can work together and
utilize dispute resolution processes without the need for litigation." [ 2010 c 175 § 1.]
1.]
Intent—
Intent
—Construction—
Construction—2010 c 175: "Nothing in this act is intended to change applicable law or
be interpreted to prohibit a county, city, town, or code city from applying zoning and land use regulations
allowable under established law to real property owned by a religious organization, regardless of whether
the property owned by the religious organization is used to provide shelter or housing to homeless persons."
[ 2010 c 175 § 5.]
5.]
Prior consent decrees and negotiated settlements for temporary encampments for the
homeless not superseded—
superseded—2010 c 175: "Nothing in this act supersedes a court ordered consent decree
or other negotiated settlement between a public agency and religious organization entered into prior to July
1, 2010, for the purposes of establishing a temporary encampment for the homeless as provided in this act."
[ 2010 c 175 § 6.]
6.]
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MONROE PLANNING COMMISSION

SUBJECT:

DISCUSSION – CA2020-01, Floodplain Regulations Code Amendment

DATE:
03/09/2020

DEPT:
Community
Development

CONTACT:
Anita Marrero

PRESENTER:
Anita Marrero

ITEM:
New Business # 1

Discussion:
Public Hearing:

03/09/2020

Attachments:

1. National Flood Insurance Program Flood Damage Prevention
Ordinance Washington Model (Revised 12/09/2019)
2. Monroe Flood Ordinance Ecology Revisions
3. Revised FEMA FIRM Maps

REQUESTED ACTION: No action required. Discussion only. Planning Commission to ask
questions, if any. A public hearing will be tentatively scheduled for the next Planning
Commission meeting (March 23, 2020).
POLICY CONSIDERATIONS
On December 19, 2019, the Federal Emergency Management Agency (FEMA) sent the City
correspondence relating to the new Snohomish countywide Flood Insurance Study (FIS) and
Flood Insurance Rate Maps (FIRMs) that will become effective for the City of Monroe on June
19, 2020. In the FEMA correspondence, it was noted that:
It must be emphasized that all the standards specified in Paragraph 60.3(d) of the NFIP
regulations must be enacted in a legally enforceable document. This includes the adoption of
the effective FIRM and FIS report to which the regulations apply and the modifications made by
this map revision.
The City is required to adopt both the updated FIRMs and to update the flood damage prevention
ordinance in order to remain in good standing with the National Flood Insurance Program (NFIP).
DESCRIPTION/BACKGROUND
NFIP is a national program that provides affordable insurance and also encourages communities
to adopt and enforce flood damage prevention regulations. While participation is voluntary, the
City’s participation in the NFIP program allows the City, property owners, businesses, and renters
in flood-prone areas to obtain insurance and disaster assistance. Monroe has been a NFIP
community since 1987.
Communities that adopt higher standards under the Community Rating System (CRS) are also
able to benefit from reduced flood insurance premiums. The City has been a participant of CRS
since 1991. Monroe has a Class 5 rating which entitles residents in Special Flood Hazard Areas
(SFHAs) to a 20 percent discount on their flood insurance premiums and those outside the SFHAs
are entitled to a 5 percent discount.
Washington State identified Snohomish County as a priority for FEMA’s Risk Mapping,
Assessment, and Planning (Risk MAP) program based on population at risk to hazards, recent
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events, and community interest. FEMA has been in the process of updating the FIRMs for
Snohomish County since 2006. FEMA is in the final stages of this update. Each flood-prone
community participating in the NFIP is given six (6) months to complete adoption of the updated
FIRMs and a flood damage prevention ordinance that complies with the Washington Model Flood
Damage Prevention Ordinance (Attachment 1). Ecology provided comments on the updates
required of the City of Monroe on January 16, 2020 (Attachment 2).
FISCAL IMPACT
N/A
TIME CONSTRAINTS
The code must be adopted by June 19, 2020 as a condition of continued eligibility in the National
Flood Insurance Program (NFIP).
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ATTACHMENT 1

NATIONAL FLOOD INSURANCE PROGRAM
FLOOD DAMAGE PREVENTION ORDINANCE
WASHINGTON MODEL (REVISED 12/09/2019)
Close to 300 towns, cities, counties, and tribes within the State of Washington participate
in the National Flood Insurance Program (NFIP). As a condition of participation in the
NFIP, communities are required to adopt and enforce a flood hazard reduction ordinance
that meets the minimum requirements of the NFIP; however, there are occasionally
additional requirements identified by state law that are more restrictive. In these cases,
the Federal Emergency Management Agency (FEMA) will require that communities meet
those standards as well.
This model identifies the basic requirements and cross references them to appropriate
Code of Federal Regulations (CFR), Revised Code of Washington (RCW), or Washington
Administrative Code (WAC) requirements. It also encourages community officials to
consider the direct insurance implications of certain building standards that, if adopted,
can reduce (or increase) annual flood insurance premiums for local citizens. This
ordinance, as developed by FEMA and the Washington Department of Ecology,
supersedes previous versions and includes all the minimum standards required as a
condition of participation in the NFIP. It will be used by FEMA and state staff as the basis
for providing technical assistance and compliance reviews during the Community
Assistance Contact (CAC) and Community Assistance Visit (CAV) process to ensure
federal and state law are met.
The model identifies the basic minimum federal and state regulation requirements that
must be contained in local flood regulations, as well as suggestions for stronger
measures, but notes these measures are recommended, not required. Additionally, it
outlines several specific floodplain development practices and regulations that can reduce
insurance premium. Adopting this model flood hazard reduction ordinance verbatim can
ensure compliance with FEMA; however, it should be emphasized that its adoption is not
a mandatory requirement per NFIP regulation. Some sections of this document are
included for clarity and are not required by federal or state law. For instance, as indicated
in SECTION 1: STATUTORY AUTHORIZATION, FINDINGS OF FACT, PURPOSE AND OBJECTIVES, it is
not mandatory to adopt this entire section, but by doing so, it will make your community’s
ordinance more legally enforceable.
Certain commentary is highlighted in the model ordinance. The highlighted commentary
does not need to be included in the local ordinances.
Please note: Section 1612.4 of the 2015 International Building Code (IBC) and Section
1612.2 of the 2018 International Building Code incorporate the design and construction
standards of ASCE 24 published by the American Society of Civil Engineers. ASCE 2414 tables 1-1, 2-1, 4-1, and 6-1 contain specific building elevation requirements which
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exceed minimum NFIP standards.
Please Note: RCW 86.16.190 requires that:
Local governments that have adopted floodplain management regulations pursuant to this
chapter shall include provisions that allow for the establishment of livestock flood sanctuary
areas at a convenient location within a farming unit that contains domestic livestock. Local
governments may limit the size and configuration of the livestock flood sanctuary areas, but
such limitation shall provide adequate space for the expected number of livestock on the
farming unit and shall be at an adequate elevation to protect livestock. Modification to
floodplain management regulations required pursuant to this section shall be within the
minimum federal requirements necessary to maintain coverage under the national flood
insurance program.

While state law requires that local governments make provision for critter pads, it is
extremely important to note that RCW 86.16.190 does not relax NFIP standards, including
the no rise standard in floodways, in any way.
This document may also serve as a foundation upon which communities can craft their
own additional measures. The ordinance can be modified to accommodate local
standards, provided they are not less restrictive than the minimum standards identified in
this model. Areas on the model that exceed those minimum standards are clearly marked.
The model ordinance is in a modular format.
Appendix A: Ordinance Standards for Communities with Shallow Flooding Identified as
AO zones on Flood Insurance Rate Maps (FIRMs). These standards are mandatory in
communities that have mapped AO zones.
Appendix B: Ordinance Standards for Communities with Coastal Flooding Identified as
V zones on Flood Insurance Rate Maps (FIRMs). These standards are mandatory in
communities that have mapped V or VE zones.
NOTE: A community may wish to use a numbering system that differs from this model
ordinance. In such cases, special care should be taken to correctly identify internal code
citations within the Flood Damage Prevention Ordinance.
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Section 1.0 - Statutory Authorization, Findings of Fact,
Purpose, and Objectives (Not mandatory to adopt section 1.0)
1.1

Statutory Authorization

The Legislature of the State of Washington has delegated the responsibility to local
communities to adopt floodplain management regulations designed to promote the public
health, safety, and general welfare of its citizenry. Therefore, the {Decision Making
Body} of {Community Name}, does ordain as follows:
1.2

Findings of Fact

The flood hazard areas of {Community Name} are subject to periodic inundation, which
may result in loss of life and property, health and safety hazards, disruption of
commerce and governmental services, extraordinary public expenditures for flood
protection and relief, and impairment of the tax base, all of which adversely affect the
public health, safety, and general welfare.
These flood losses may be caused by the cumulative effect of obstructions in areas of
special flood hazards that increase flood heights and velocities, and when inadequately
anchored, damage uses in other areas. Uses that are inadequately floodproofed,
elevated, or otherwise protected from flood damage also contribute to the flood loss.

1.3

Statement of Purpose

It is the purpose of this ordinance to promote the public health, safety, and general
welfare; reduce the annual cost of flood insurance; and minimize public and private losses
due to flood conditions in specific areas by provisions designed to:
1) Protect human life and health;
2) Minimize expenditure of public money for costly flood control projects;
3) Minimize the need for rescue and relief efforts associated with flooding and
generally undertaken at the expense of the general public;
4) Minimize prolonged business interruptions;
5) Minimize damage to public facilities and utilities, such as water and gas mains;
electric, telephone, and sewer lines; and streets and bridges located in flood
hazard areas;
6) Help maintain a stable tax base by providing for the sound use and development
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of flood hazard areas so as to minimize blight areas caused by flooding;
7) Notify potential buyers that the property is in a Special Flood Hazard Area;
8) Notify those who occupy flood hazard areas that they assume responsibility for
their actions; and
9) Participate in and maintain eligibility for flood insurance and disaster relief.
1.4

Methods of Reducing Flood Losses

In order to accomplish its purposes, this ordinance includes methods and provisions for:
1) Restricting or prohibiting development that is dangerous to health, safety, and
property due to water or erosion hazards, or which result in damaging increases
in erosion or in flood heights or velocities;
2) Requiring that development vulnerable to floods be protected against flood
damage at the time of initial construction;
3) Controlling the alteration of natural floodplains, stream channels, and natural
protective barriers, which help accommodate or channel flood waters;
4) Controlling filling, grading, dredging, and other development, which may increase
flood damage; and
5) Preventing or regulating the construction of flood barriers that unnaturally divert
floodwaters or may increase flood hazards in other areas.
Section 2.0 – Definitions (44 CFR 59.1, not mandatory to adopt all definitions as
shown. However, definitions needed for implementation of NFIP standards in a specific
community can be required in the community’s Flood Damage Prevention Ordinance.)
Terms with 1 asterisk trigger a specific minimum requirement and must be adopted.
Unless specifically defined below, terms or phrases used in this ordinance shall be
interpreted so as to give them the meaning they have in common usage and to give this
ordinance the most reasonable application.
*Alteration of watercourse: Any action that will change the location of the channel
occupied by water within the banks of any portion of a riverine waterbody.
Appeal: A request for a review of the interpretation of any provision of this ordinance or
a request for a variance.
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*Area of shallow flooding: A designated zone AO, AH, AR/AO or AR/AH (or VO) on a
community’s Flood Insurance Rate Map (FIRM) with a one percent or greater annual
chance of flooding to an average depth of one to three feet where a clearly defined
channel does not exist, where the path of flooding is unpredictable, and where velocity
flow may be evident. Such flooding is characterized by ponding or sheet flow. Also
referred to as the sheet flow area.
*Area of special flood hazard: The land in the floodplain within a community subject to
a 1 percent or greater chance of flooding in any given year. It is shown on the Flood
Insurance Rate Map (FIRM) as zone A, AO, AH, A1-30, AE, A99, AR (V, VO, V1-30, VE).
“Special flood hazard area” is synonymous in meaning with the phrase “area of special
flood hazard”.
ASCE 24: The most recently published version of ASCE 24, Flood Resistant Design and
Construction, published by the American Society of Civil Engineers.
*Base flood: The flood having a 1% chance of being equaled or exceeded in any given
year (also referred to as the “100-year flood”).
*Base Flood Elevation (BFE): The elevation to which floodwater is anticipated to rise
during the base flood.
*Basement: Any area of the building having its floor sub-grade (below ground level) on
all sides.
Building: See "Structure."
Building Code: The currently effective versions of the International Building Code and
the International Residential Code adopted by the State of Washington Building Code
Council.
Breakaway wall: A wall that is not part of the structural support of the building and is
intended through its design and construction to collapse under specific lateral loading
forces, without causing damage to the elevated portion of the building or supporting
foundation system.
Coastal High Hazard Area: An area of special flood hazard extending from offshore to
the inland limit of a primary frontal dune along an open coast and any other area subject
to high velocity wave action from storms or seismic sources. The area is designated on
the FIRM as zone V1-30, VE or V.
Critical Facility: A facility for which even a slight chance of flooding might be too great.
Critical facilities include (but are not limited to) schools, nursing homes, hospitals, police,
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fire and emergency response installations, and installations which produce, use, or store
hazardous materials or hazardous waste.
*Development: Any man-made 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 located within the
area of special flood hazard.
Elevation Certificate: An administrative tool of the National Flood Insurance Program
(NFIP) that can be used to provide elevation information, to determine the proper
insurance premium rate, and to support a request for a Letter of Map Amendment (LOMA)
or Letter of Map Revision based on fill (LOMR-F).
Elevated Building: For insurance purposes, a non-basement building that has its lowest
elevated floor raised above ground level by foundation walls, shear walls, post, piers,
pilings, or columns.
Essential Facility: This term has the same meaning as “Essential Facility” defined in
ASCE 24. Table 1-1 in ASCE 24-14 further identifies building occupancies that are
essential facilities.
Existing Manufactured Home Park or Subdivision: A manufactured home park or
subdivision for which the construction of facilities for servicing the lots on which the
manufactured homes are to be affixed (including, at a minimum, the installation of utilities,
the construction of streets, and either final site grading or the pouring of concrete pads)
is completed before the effective date of the floodplain management regulations adopted
by the community.
Expansion to an Existing Manufactured Home Park or Subdivision: The preparation
of additional sites by the construction of facilities for servicing the lots on which the
manufactured homes are to be affixed (including the installation of utilities, the
construction of streets, and either final site grading or the pouring of concrete pads).
Farmhouse: A single-family dwelling located on a farm site where resulting agricultural
products are not produced for the primary consumption or use by the occupants and the
farm owner.
*Flood or Flooding:
1) A general and temporary condition of partial or complete inundation of normally
dry land areas from:
a) The overflow of inland or tidal waters.
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b) The unusual and rapid accumulation or runoff of surface waters from any
source.
c) Mudslides (i.e., mudflows) which are proximately caused by flooding as
defined in paragraph (1)(b) of this definition and are akin to a river of liquid
and flowing mud on the surfaces of normally dry land areas, as when earth is
carried by a current of water and deposited along the path of the current.
2) The collapse or subsidence of land along the shore of a lake or other body of
water as a result of erosion or undermining caused by waves or currents of
water exceeding anticipated cyclical levels or suddenly caused by an unusually
high water level in a natural body of water, accompanied by a severe storm, or by
an unanticipated force of nature, such as flash flood or an abnormal tidal surge,
or by some similarly unusual and unforeseeable event which results in flooding
as defined in paragraph (1)(a) of this definition.
*Flood elevation study: An examination, evaluation and determination of flood hazards
and, if appropriate, corresponding water surface elevations, or an examination, evaluation
and determination of mudslide (i.e., mudflow) and/or flood-related erosion hazards. Also
known as a Flood Insurance Study (FIS).
*Flood Insurance Rate Map (FIRM): The official map of a community, on which the
Federal Insurance Administrator has delineated both the special hazard areas and the
risk premium zones applicable to the community. A FIRM that has been made available
digitally is called a Digital Flood Insurance Rate Map (DFIRM).
*Floodplain or flood-prone area: Any land area susceptible to being inundated by water
from any source. See "Flood or flooding."
*Floodplain administrator: The community official designated by title to administer and
enforce the floodplain management regulations.
Floodplain management regulations: Zoning ordinances, subdivision regulations,
building codes, health regulations, special purpose ordinances (such as floodplain
ordinance, grading ordinance and erosion control ordinance) and other application of
police power. The term describes such state or local regulations, in any combination
thereof, which provide standards for the purpose of flood damage prevention and
reduction.
*Flood proofing: Any combination of structural and nonstructural additions, changes, or
adjustments to structures which reduce or eliminate risk of flood damage to real estate or
improved real property, water and sanitary facilities, structures, and their contents. Flood
proofed structures are those that have the structural integrity and design to be impervious
to floodwater below the Base Flood Elevation.
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*Floodway: The channel of a river or other watercourse and the adjacent land areas that
must be reserved in order to discharge the base flood without cumulatively increasing the
water surface elevation more than a designated height. Also referred to as "Regulatory
Floodway."
*Functionally dependent use: A use which cannot perform its intended purpose unless
it is located or carried out in close proximity to water. The term includes only docking
facilities, port facilities that are necessary for the loading and unloading of cargo or
passengers, and ship building and ship repair facilities, and does not include long-term
storage or related manufacturing facilities.
*Highest adjacent grade: The highest natural elevation of the ground surface prior to
construction next to the proposed walls of a structure.
*Historic structure: Any structure that is:
1) Listed individually in the National Register of Historic Places (a listing maintained
by the Department of Interior) or preliminarily determined by the Secretary of the
Interior as meeting the requirements for individual listing on the National Register;
2) Certified or preliminarily determined by the Secretary of the Interior as contributing
to the historical significance of a registered historic district or a district preliminarily
determined by the Secretary to qualify as a registered historic district;
3) Individually listed on a state inventory of historic places in states with historic
preservation programs which have been approved by the Secretary of Interior; or
4) Individually listed on a local inventory of historic places in communities with historic
preservation programs that have been certified either:
a) By an approved state program as determined by the Secretary of the Interior,
or
b) Directly by the Secretary of the Interior in states without approved programs.
*Lowest Floor: The lowest floor of the lowest enclosed area (including basement). An
unfinished or flood resistant enclosure, usable solely for parking of vehicles, building
access, or storage in an area other than a basement area, is not considered a building’s
lowest floor, provided that such enclosure is not built so as to render the structure in
violation of the applicable non-elevation design requirements of this ordinance (i.e.
provided there are adequate flood ventilation openings).
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Manufactured Home: A structure, transportable in one or more sections, which is built
on a permanent chassis and is designed for use with or without a permanent foundation
when attached to the required utilities. The term “manufactured home” does not include
a “recreational vehicle.”
Manufactured Home Park or Subdivision: A parcel (or contiguous parcels) of land
divided into two or more manufactured home lots for rent or sale.
*Mean Sea Level: For purposes of the National Flood Insurance Program, the vertical
datum to which Base Flood Elevations shown on a community's Flood Insurance Rate
Map are referenced.
New construction: For the purposes of determining insurance rates, structures for which
the “start of construction” commenced on or after the effective date of an initial Flood
Insurance Rate Map or after December 31, 1974, whichever is later, and includes any
subsequent improvements to such structures. For floodplain management purposes,
“new construction” means structures for which the "start of construction" commenced on
or after the effective date of a floodplain management regulation adopted by a community
and includes any subsequent improvements to such structures.
One-hundred-year flood or 100-year flood: See "Base flood."
New Manufactured Home Park or Subdivision: A manufactured home park or
subdivision for which the construction of facilities for servicing the lots on which the
manufactured homes are to be affixed (including at a minimum, the installation of utilities,
the construction of streets, and either final site grading or the pouring of concrete pads)
is completed on or after the effective date of adopted floodplain management regulations
adopted by the community.
Reasonably Safe from Flooding: Development that is designed and built to be safe
from flooding based on consideration of current flood elevation studies, historical data,
high water marks and other reliable date known to the community. In unnumbered A
zones where flood elevation information is not available and cannot be obtained by
practicable means, reasonably safe from flooding means that the lowest floor is at least
two feet above the Highest Adjacent Grade.
*Recreational Vehicle: A vehicle,
1) Built on a single chassis;
2) 400 square feet or less when measured at the largest horizontal projection;
3) Designed to be self-propelled or permanently towable by a light duty truck; and
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4) Designed primarily not for use as a permanent dwelling but as temporary living
quarters for recreational, camping, travel, or seasonal use.
*Start of construction: Includes substantial improvement and means the date the
building permit was issued, provided the actual start of construction, repair,
reconstruction, rehabilitation, addition, placement, or other improvement was within 180
days from the date of the permit. The actual start means either the first placement of
permanent construction of a structure on a site, such as the pouring of slab or footings,
the installation of piles, the construction of columns, or any work beyond the stage of
excavation; or the placement of a manufactured home on a foundation. Permanent
construction does not include land preparation, such as clearing, grading, and filling; nor
does it include the installation of streets and/or walkways; nor does it include excavation
for a basement, footings, piers, or foundations or the erection of temporary forms; nor
does it include the installation on the property of accessory buildings, such as garages or
sheds not occupied as dwelling units or not part of the main structure. For a substantial
improvement, the actual start of construction means the first alteration of any wall, ceiling,
floor, or other structural part of a building, whether or not that alteration affects the external
dimensions of the building.
*Structure: For floodplain management purposes, a walled and roofed building, including
a gas or liquid storage tank, that is principally above ground, as well as a manufactured
home.
*Substantial Damage: Damage of any origin sustained by a structure whereby the cost
of restoring the structure to its before damaged condition would equal or exceed 50
percent of the market value of the structure before the damage occurred.
*Substantial improvement: Any reconstruction, rehabilitation, addition, or other
improvement of a structure, the cost of which equals or exceeds 50 percent of the
market value of the structure before the "start of construction" of the improvement. This
term includes structures which have incurred "substantial damage," regardless of the
actual repair work performed. The term does not, however, include either:
1) Any project for improvement of a structure to correct previously identified existing
violations of state or local health, sanitary, or safety code specifications that have
been identified by the local code enforcement official and that are the minimum
necessary to assure safe living conditions; or
2) Any alteration of a "historic structure," provided that the alteration will not
preclude the structure's continued designation as a "historic structure.”
*Variance: A grant of relief by a community from the terms of a floodplain management
regulation.
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Water surface elevation: The height, in relation to the vertical datum utilized in the
applicable flood insurance study of floods of various magnitudes and frequencies in the
floodplains of coastal or riverine areas.
Water Dependent: A structure for commerce or industry that cannot exist in any other
location and is dependent on the water by reason of the intrinsic nature of its operations.
Section 3.0 – General Provisions
3.1

Lands to Which This Ordinance Applies (44 CFR 59.22(a))

This ordinance shall apply to all special flood hazard areas within the boundaries of
{Community Name}.
3.2

Basis for Establishing the Areas of Special Flood Hazard

The special flood hazard areas identified by the Federal Insurance Administrator in a
scientific and engineering report entitled “The Flood Insurance Study (FIS) for {exact title
of study}” dated {date}, and any revisions thereto, with accompanying Flood Insurance
Rate Maps (FIRMs) dated {date}, and any revisions thereto, are hereby adopted by
reference and declared to be a part of this ordinance. The FIS and the FIRM are on file
at {community address}.
The best available information for flood hazard area identification as outlined in Section
4.3-2 shall be the basis for regulation until a new FIRM is issued that incorporates data
utilized under Section 4.3-2.
Note: In some communities, the phrase “and any revisions thereto” is not considered
legally binding and should not be adopted.
3.3

Compliance

All development within special flood hazard areas is subject to the terms of this ordinance
and other applicable regulations.
3.4

Penalties For Noncompliance

No structure or land shall hereafter be constructed, located, extended, converted, or
altered without full compliance with the terms of this ordinance and other applicable
regulations. Violations of the provisions of this ordinance by failure to comply with any of
its requirements (including violations of conditions and safeguards established in
connection with conditions), shall constitute a misdemeanor. Any person who violates this
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ordinance or fails to comply with any of its requirements shall upon conviction thereof be
fined not more than _____ or imprisoned for not more than __ days, or both, for each
violation, and in addition shall pay all costs and expenses involved in the case. Nothing
herein contained shall prevent the _____________ from taking such other lawful action
as is necessary to prevent or remedy any violation.
3.5

Abrogation and Greater Restrictions

This ordinance is not intended to repeal, abrogate, or impair any existing easements,
covenants, or deed restrictions. However, where this ordinance and another ordinance,
easement, covenant, or deed restriction conflict or overlap, whichever imposes the more
stringent restrictions shall prevail.
3.6

Interpretation (Not mandatory)

In the interpretation and application of this ordinance, all provisions shall be:
1) Considered as minimum requirements;
2) Liberally construed in favor of the governing body; and,
3) Deemed neither to limit nor repeal any other powers granted under state
statutes.
3.7

Warning And Disclaimer of Liability (Not mandatory)

The degree of flood protection required by this ordinance is considered reasonable for
regulatory purposes and is based on scientific and engineering considerations. Larger
floods can and will occur on rare occasions. Flood heights may be increased by manmade or natural causes. This ordinance does not imply that land outside the areas of
special flood hazards or uses permitted within such areas will be free from flooding or
flood damages. This ordinance shall not create liability on the part of {Community
Name}, any officer or employee thereof, or the Federal Insurance Administration, for any
flood damages that result from reliance on this ordinance or any administrative decision
lawfully made hereunder.
3.8

Severability

This ordinance and the various parts thereof are hereby declared to be severable.
Should any Section of this ordinance be declared by the courts to be unconstitutional or
invalid, such decision shall not affect the validity of the ordinance as a whole, or any
portion thereof other than the Section so declared to be unconstitutional or invalid.
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Section 4.0 – Administration
4.1

Establishment of Development Permit
4.1-1 Development Permit Required (44 CFR 60.3(b)(1))
A development permit shall be obtained before construction or development
begins within any area of special flood hazard established in Section 3.2. The
permit shall be for all structures including manufactured homes, as set forth in the
“Definitions,” and for all development including fill and other activities, also as set
forth in the “Definitions.”
4.1-2 Application for Development Permit
Application for a development permit shall be made on forms furnished by the
Floodplain Administrator and may include, but not be limited to, plans in duplicate
drawn to scale showing the nature, location, dimensions, and elevations of the
area in question; existing or proposed structures, fill, storage of materials, drainage
facilities, and the location of the foregoing. Specifically, the following information is
required:
1) Elevation in relation to mean sea level, of the lowest floor (including basement)
of all structures recorded on a current elevation certificate with Section B
completed by the Floodplain Administrator.
2) Elevation in relation to mean sea level to which any structure has been
floodproofed;
3) Where a structure is to be floodproofed, certification by a registered
professional engineer or architect that the floodproofing methods for any
nonresidential structure meet floodproofing criteria in Section 5.2-2;
4) Description of the extent to which a watercourse will be altered or relocated as
a result of proposed development;
5) Where a structure is proposed in a V, V1-30, or VE zone, a V-zone design
certificate;
6) Where development is proposed in a floodway, an engineering analysis
indication no rise of the Base Flood Elevation, and
7) Any other such information that may be reasonably required by the Floodplain
Administrator in order to review the application.
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Note: The format of section 4.1-2 is not mandatory but the elevation information
in subsection 1 and the information in subsections 2 through 7 is mandatory.
Elevation Certificates are not mandatory outside of Community Rating System
communities but highly recommended.
4.2

Designation of the Floodplain Administrator (44 CFR 59.22(b)(1))

The {job title of the appropriate administrative official} is hereby appointed to
administer, implement, and enforce this ordinance by granting or denying development
permits in accordance with its provisions. The Floodplain Administrator may delegate
authority to implement these provisions.
4.3

Duties & Responsibilities of the Floodplain Administrator

Duties of the (Floodplain Administrator) shall include, but not be limited to:
4.3-1

Permit Review

Review all development permits to determine that:
1) The permit requirements of this ordinance have been satisfied;
2) All other required state and federal permits have been obtained;
3) The site is reasonably safe from flooding;
4) The proposed development is not located in the floodway. If located in the
floodway, assure the encroachment provisions of Section 5.4-1 are met;
5) Notify FEMA when annexations occur in the Special Flood Hazard Area.
4.3-2 Use of Other Base Flood Data (In A and V Zones) (44 CFR 60.3(b)(4))
When base flood elevation data has not been provided (in A or V zones) in
accordance with Section 3.2, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD
HAZARD, the Floodplain Administrator shall obtain, review, and reasonably utilize
any base flood elevation and floodway data available from a federal, state, or other
source, in order to administer Sections 5.2, SPECIFIC STANDARDS, and 5.4
FLOODWAYS.
4.3-3 Information to be Obtained and Maintained (The following language is
required and should be adopted verbatim per 44 CFR)
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1) Where base flood elevation data is provided through the FIS, FIRM, or
required as in Section 4.3-2, obtain and maintain a record of the actual
(as-built) elevation (in relation to mean sea level) of the lowest floor
(including basement) of all new or substantially improved structures, and
whether or not the structure contains a basement. (44 CFR 60.3(b)(5)(i)
and (iii))
2) Obtain and maintain documentation of the elevation of the bottom of the
lowest horizontal structural member in V or VE zones. (44 CFR
60.3(e)(2)(i) and (ii))
3) For all new or substantially improved floodproofed nonresidential
structures where base flood elevation data is provided through the FIS,
FIRM, or as required in Section 4.3-2:
a) Obtain and maintain a record of the elevation (in relation to mean sea
level) to which the structure was floodproofed. (44 CFR 60.3(b)(5)(ii))
b) Maintain the floodproofing certifications required in Section 4.1-2(3).
(44 CFR 60.3(b)(5)(iii))
4) Certification required by Section 5.4.1 {or the numbering system used by
the community} (floodway encroachments). (44 CFR 60.3(d)(3))
5) Records of all variance actions, including justification for their issuance.
(44 CFR 60.6(a)(6))
6) Improvement and damage calculations.
7) Maintain for public inspection all records pertaining to the provisions of this
ordinance. (44 CFR 60.3(b)(5)(iii))
4.3-4 Alteration of Watercourse
Whenever a watercourse is to be altered or relocated:
1) Notify adjacent communities and the Department of Ecology prior to such
alteration or relocation of a watercourse, and submit evidence of such
notification to the Federal Insurance Administrator through appropriate
notification means. (44 CFR 60.3(b)(6))
2) Assure that the flood carrying capacity of the altered or relocated portion of
said watercourse is maintained. (44 CFR 60.3(b)(7))
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4.3-5 Interpretation of FIRM Boundaries (This section is not required, but if
the Local Administrators are performing this task on a regular basis, it
should be adopted.)
Make interpretations where needed, as to exact location of the boundaries of the
areas of special flood hazards (e.g. where there appears to be a conflict between
a mapped boundary and actual field conditions). The person contesting the
location of the boundary shall be given a reasonable opportunity to appeal the
interpretation. Such appeals shall be granted consistent with the standards of
Section 60.6 of the Rules and Regulations of the NFIP (44 CFR 59-76).
4.3-6 Review of Building Permits (44 CFR 60.3(a)(3))
Where elevation data is not available either through the FIS, FIRM, or from another
authoritative source (Section 4.3-2), applications for floodplain development shall
be reviewed to assure that proposed construction will be reasonably safe from
flooding. The test of reasonableness is a local judgment and includes use of
historical data, high water marks, photographs of past flooding, etc., where
available.
(Failure to elevate habitable buildings at least two feet above the highest adjacent
grade in these zones may result in higher insurance rates.)
4.3-7 Changes to Special Flood Hazard Area
1) If a project will alter the BFE or boundaries of the SFHA, then the project
proponent shall provide the community with engineering documentation and
analysis regarding the proposed change. If the change to the BFE or
boundaries of the SFHA would normally require a Letter of Map Change,
then the project proponent shall initiate, and receive approval of, a
Conditional Letter of Map Revision (CLOMR) prior to approval of the
development permit. The project shall be constructed in a manner
consistent with the approved CLOMR.
2) If a CLOMR application is made, then the project proponent shall also
supply the full CLOMR documentation package to the Floodplain
Administrator to be attached to the floodplain development permit, including
all required property owner notifications.
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Section 5.0 – Provisions for Flood Hazard Reduction
5.1

General Standards (Section 5.0 is required)

In all areas of special flood hazards, the following standards are required:
5.1-1 Anchoring (44 CFR 60.3(a) and (b))
1) All new construction and substantial improvements, including those
related to manufactured homes, shall be anchored to prevent flotation,
collapse, or lateral movement of the structure resulting from hydrodynamic
and hydrostatic loads including the effects of buoyancy. (44 CFR
60.3(a)(3)(i))
2) All manufactured homes shall be anchored to prevent flotation, collapse,
or lateral movement, and shall be installed using methods and practices
that minimize flood damage. Anchoring methods may include, but are not
limited to, use of over-the-top or frame ties to ground anchors. (44 CFR
60.3(b)(8)). For more detailed information, refer to guidebook, FEMA-85,
“Manufactured Home Installation in Flood Hazard Areas.”
5.1-2 Construction Materials and Methods (44 CFR 60.3(a)(3)(ii-iv))
1) All new construction and substantial improvements shall be constructed
with materials and utility equipment resistant to flood damage.
2) All new construction and substantial improvements shall be constructed
using methods and practices that minimize flood damage.
3) Electrical, heating, ventilation, plumbing, and air-conditioning equipment
and other service facilities shall be designed and/or otherwise elevated or
located so as to prevent water from entering or accumulating within the
components during conditions of flooding.
5.1-3 Storage of Materials and Equipment
1) The storage or processing of materials that could be injurious to human,
animal, or plant life if released due to damage from flooding is prohibited
in special flood hazard areas (recommended).
2) Storage of other material or equipment may be allowed if not subject to
damage by floods and if firmly anchored to prevent flotation, or if readily
removable from the area within the time available after flood warning.
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5.1-4 Utilities (44 CFR 60.3(a)(5) and (6))
1) All new and replacement water supply systems shall be designed to
minimize or eliminate infiltration of flood waters into the systems;
2) Water wells shall be located on high ground that is not in the floodway
(WAC 173-160-171);
3) New and replacement sanitary sewage systems shall be designed to
minimize or eliminate infiltration of flood waters into the systems and
discharges from the systems into flood waters;
4) Onsite waste disposal systems shall be located to avoid impairment to
them or contamination from them during flooding.

5.1-5 Subdivision Proposals and Development (44 CFR 60.3(a)(4) and
(b)(3))
All subdivisions, as well as new development shall:
1) Be consistent with the need to minimize flood damage;
2) Have public utilities and facilities, such as sewer, gas, electrical, and water
systems located and constructed to minimize or eliminate flood damage;
3) Have adequate drainage provided to reduce exposure to flood damage.
4) Where subdivision proposals and other proposed developments contain
greater than 50 lots or 5 acres (whichever is the lesser) base flood
elevation data shall be included as part of the application.
5.2

Specific Standards (44 CFR 60.3(c)(1))

In all areas of special flood hazards where base flood elevation data has been provided
as set forth in Section 3.2, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD,
or Section 4.3-2, USE OF OTHER BASE FLOOD DATA. The following provisions are required:

5.2-1 Residential Construction (44 CFR 60.3(c)(2)(5))
1) In AE and A1-30 zones or other A zoned areas where the BFE has been
determined or can be reasonably obtained, new construction and
substantial improvement of any residential structure shall have the lowest
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floor, including basement, elevated one foot or more above the BFE.
Mechanical equipment and utilities shall be waterproof or elevated least
one foot above the BFE.
2) New construction and substantial improvement of any residential structure
in an AO zone shall meet the requirements in Appendix A.
3) New construction and substantial improvement of any residential structure
in an Unnumbered A zone for which a BFE is not available and cannot be
reasonably obtained shall be reasonably safe from flooding, but in all
cases the lowest floor shall be at least two feet above the Highest
Adjacent Grade.
4) New construction and substantial improvement of any residential structure
in a V, V1-30, or VE zone shall meet the requirements in Appendix B.
5) Fully enclosed areas below the lowest floor that are subject to flooding are
prohibited, or shall be designed to automatically equalize hydrostatic flood
forces on exterior walls by allowing for the entry and exit of floodwaters.
Designs must meet or exceed the following minimum criteria:
a) Have a minimum of two openings with a total net area of not less than
one square inch for every square foot of enclosed area subject to
flooding.
b) The bottom of all openings shall be no higher than one foot above grade.
c) Openings may be equipped with screens, louvers, valves, or other
coverings or devices provided that they permit the automatic entry and
exit of floodwater.
d) A garage attached to a residential structure, constructed with the garage
floor slab below the BFE, must be designed to allow for the automatic
entry and exit of flood waters.
Alternatively, a registered engineer or architect may design and certify
engineered openings.

5.2-2 Nonresidential Construction (44 CFR 60.3(c)(3) and (4))
New construction and substantial improvement of any commercial, industrial or
other nonresidential structure shall meet the requirements of subsection 1 or 2,
below.
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1) New construction and substantial improvement of any commercial, industrial
or other nonresidential structure shall meet all of the following requirements:
a) In AE and A1-30 zones or other A zoned areas where the BFE has
been determined or can be reasonably obtained:
New construction and substantial improvement of any commercial,
industrial, or other nonresidential structure shall have the lowest floor,
including basement, elevated one foot or more above the BFE, or
elevated as required by ASCE 24, whichever is greater. Mechanical
equipment and utilities shall be waterproofed or elevated least one foot
above the BFE, or as required by ASCE 24, whichever is greater.
b) If located in an AO zone, the structure shall meet the requirements in
Appendix A.
c)

If located in an Unnumbered A zone for which a BFE is not available
and cannot be reasonably obtained, the structure shall be reasonably
safe from flooding, but in all cases the lowest floor shall be at least two
feet above the Highest Adjacent Grade.

d) If located in a V, V1-30, or VE zone, the structure shall meet the
requirements in Appendix B.
e) Fully enclosed areas below the lowest floor that are subject to flooding
are prohibited, or shall be designed to automatically equalize
hydrostatic flood forces on exterior walls by allowing for the entry and
exit of floodwaters. Designs for meeting this requirement must either be
certified by a registered professional engineer or architect or must meet
or exceed the following minimum criteria:
i)

Have a minimum of two openings with a total net area of not less
than one square inch for every square foot of enclosed area subject
to flooding.
ii) The bottom of all openings shall be no higher than one foot above
grade.
iii) Openings may be equipped with screens, louvers, valves, or other
coverings or devices provided that they permit the automatic entry
and exit of floodwater.
iv) A garage attached to a residential structure, constructed with the
garage floor slab below the BFE, must be designed to allow for the
automatic entry and exit of flood waters.
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Alternatively, a registered engineer or architect may design and certify
engineered openings.
2) If the requirements of subsection 1 are not met, then new construction and
substantial improvement of any commercial, industrial or other
nonresidential structure shall meet all of the following requirements:
a) Be dry floodproofed so that below one foot or more above the base
flood level the structure is watertight with walls substantially
impermeable to the passage of water or dry floodproofed to the
elevation required by ASCE 24, whichever is greater;
b) Have structural components capable of resisting hydrostatic and
hydrodynamic loads and effects of buoyancy;
c)

Be certified by a registered professional engineer or architect that the
design and methods of construction are in accordance with accepted
standards of practice for meeting provisions of this subsection based
on their development and/or review of the structural design,
specifications and plans. Such certifications shall be provided to the
official as set forth in Section 4.3-3(2);

d) Nonresidential structures that are elevated, not floodproofed, must
meet the same standards for space below the lowest floor as described
in 5.2-1(5);
Note: Applicants who are floodproofing nonresidential buildings shall be notified
that flood insurance premiums will be based on rates that are one foot below the
floodproofed level (e.g. a building floodproofed to the base flood level will be rated
as one foot below). Floodproofing the building an additional foot will reduce
insurance premiums significantly.

5.2-3 Manufactured Homes (44 CFR 60.3(c)(6)(12))
1) All manufactured homes to be placed or substantially improved on sites
shall be elevated on a permanent foundation such that the lowest floor of
the manufactured home is elevated one foot or more above the base flood
elevation and be securely anchored to an adequately anchored foundation
system to resist flotation, collapse and lateral movement.
(If the above phrase is applied to all manufactured homes in the
floodplain, then the remaining verbiage is not necessary to adopt.)
This applies to manufactured homes:
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a)

Outside of a manufactured home park or subdivision,

b)

In a new manufactured home park or subdivision,

c)

In an expansion to an existing manufactured home park or
subdivision, or

d) In an existing manufactured home park or subdivision on a site which
a manufactured home has incurred “substantial damage” as the result
of a flood; and
2) Manufactured homes to be placed or substantially improved on sites in an
existing manufactured home park or subdivision that are not subject to the
above manufactured home provisions be elevated so that either:
a) The lowest floor of the manufactured home is elevated one foot or
more above the base flood elevation, or
b) The manufactured home chassis is supported by reinforced piers or
other foundation elements of at least equivalent strength that are no
less than 36 inches in height above grade and be securely anchored
to an adequately anchored foundation system to resist flotation,
collapse, and lateral movement.

5.2-4 Recreational Vehicles (44 CFR 60.3(c)(14))
1) Recreational vehicles placed on sites are required to either:
2) Be on the site for fewer than 180 consecutive days, or
3) Be fully licensed and ready for highway use, on wheels or jacking system,
attached to the site only by quick disconnect type utilities and security
devices, and have no permanently attached additions; or
Meet the requirements of 5.2-3 above.
5.2-5 Enclosed Area Below the Lowest Floor
If buildings or manufactured homes are constructed or substantially improved
with fully enclosed areas below the lowest floor, the areas shall be used solely for
parking of vehicles, building access, or storage.
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5.2-6 Appurtenant Structures (Detached Garages & Small Storage
Structures)
For A Zones (A, AE, A1-30, AH, AO):
1) Appurtenant structures used solely for parking of vehicles or limited
storage may be constructed such that the floor is below the BFE, provided
the structure is designed and constructed in accordance with the following
requirements:
a) Use of the appurtenant structure must be limited to parking of vehicles
or limited storage;
b) The portions of the appurtenant structure located below the BFE must
be built using flood resistant materials;
c)

The appurtenant structure must be adequately anchored to prevent
flotation, collapse, and lateral movement;

d) Any machinery or equipment servicing the appurtenant structure must
be elevated or floodproofed to or above the BFE;
e) The appurtenant structure must comply with floodway encroachment
provisions in Section 5.4-1;
f)

The appurtenant structure must be designed to allow for the automatic
entry and exit of flood waters in accordance with Section 5.2-1(5).

g) The structure shall have low damage potential,
h) If the structure is converted to another use, it must be brought into full
compliance with the standards governing such use, and
i)

The structure shall not be used for human habitation.

2) Detached garages, storage structures, and other appurtenant structures
not meeting the above standards must be constructed in accordance with
all applicable standards in Section 5.2-1.
3) Upon completion of the structure, certification that the requirements of this
section have been satisfied shall be provided to the Floodplain
Administrator for verification.
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5.3

AE and A1-30 Zones with Base Flood Elevations but No Floodways
(44 CFR 60.3(c)(10))

In areas with BFEs (but a regulatory floodway has not been designated), no new
construction, substantial improvements, or other development (including fill) shall be
permitted within zones A1-30 and AE on the community’s FIRM, unless it is demonstrated
that the cumulative effect of the proposed development, when combined with all other
existing and anticipated development, will not increase the water surface elevation of the
base flood more than one foot at any point within the community.

5.4

Floodways (Note the more restrictive language for floodway development per
RCW 86.16)

Located within areas of special flood hazard established in Section 3.2 are areas
designated as floodways. Since the floodway is an extremely hazardous area due to the
velocity of floodwaters that can carry debris, and increase erosion potential, the following
provisions apply:
5.4-1 No Rise Standard
Prohibit encroachments, including fill, new construction, substantial improvements,
and other development, unless certification by a registered professional engineer
is provided demonstrating through hydrologic and hydraulic analyses performed in
accordance with standard engineering practice that the proposed encroachment
would not result in any increase in flood levels during the occurrence of the base
flood discharge. (44 CFR 60.3(d)(3))
5.4-2 Residential Construction in Floodways
Construction or reconstruction of residential structures is prohibited within
designated floodways, except for (i) repairs, reconstruction, or improvements to a
structure that do not increase the ground floor area; and (ii) repairs, reconstruction,
or improvements to a structure, the cost of which does not exceed 50 percent of
the market value of the structure either, (A) before the repair or reconstruction is
started, or (B) if the structure has been damaged, and is being restored, before the
damage occurred. Any project for improvement of a structure to correct existing
violations of state or local health, sanitary, or safety code specifications that have
been identified by the local code enforcement official and that are the minimum
necessary to assure safe living conditions, or to structures identified as historic
places, may be excluded in the 50 percent.
1) Replacement of Farmhouses in Floodway
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Repairs, reconstruction, replacement, or improvements to existing
farmhouse structures located in designated floodways and that are located
on lands designated as agricultural lands of long-term commercial
significance under RCW 36.70A.170 may be permitted subject to the
following:
a) The new farmhouse is a replacement for an existing farmhouse on the
same farm site;
b) There is no potential building site for a replacement farmhouse on the
same farm outside the designated floodway;
c) Repairs, reconstruction, or improvements to a farmhouse shall not
increase the total square footage of encroachment of the existing
farmhouse;
d) A replacement farmhouse shall not exceed the total square footage of
encroachment of the farmhouse it is replacing;
e) A farmhouse being replaced shall be removed, in its entirety, including
foundation, from the floodway within ninety days after occupancy of a
new farmhouse;
f) For substantial improvements and replacement farmhouses, the
elevation of the lowest floor of the improvement and farmhouse
respectively, including basement, is a minimum of one foot higher
than the BFE;
g) New and replacement water supply systems are designed to eliminate
or minimize infiltration of flood waters into the system;
h) New and replacement sanitary sewerage systems are designed and
located to eliminate or minimize infiltration of flood water into the
system and discharge from the system into the flood waters; and
i) All other utilities and connections to public utilities are designed,
constructed, and located to eliminate or minimize flood damage.
2) Substantially Damaged Residences in Floodway
a) For all substantially damaged residential structures, other than
farmhouses, located in a designated floodway, the Floodplain
Administrator may make a written request that the Department of
Ecology assess the risk of harm to life and property posed by the
specific conditions of the floodway. Based on analysis of depth,
velocity, flood-related erosion, channel migration, debris load
potential, and flood warning capability, the Department of Ecology
may exercise best professional judgment in recommending to the
local permitting authority repair, replacement, or relocation of a
substantially damaged structure consistent with WAC 173-158-076.
The property owner shall be responsible for submitting to the local
government and the Department of Ecology any information
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necessary to complete the assessment. Without a favorable
recommendation from the department for the repair or replacement of
a substantially damaged residential structure located in the regulatory
floodway, no repair or replacement is allowed per WAC 173-158070(1).
b) Before the repair, replacement, or reconstruction is started, all
requirements of the NFIP, the state requirements adopted pursuant to
86.16 RCW, and all applicable local regulations must be satisfied. In
addition, the following conditions must be met:
i)

ii)

iii)

iv)

v)
vi)

vii)

There is no potential safe building location for the replacement
residential structure on the same property outside the regulatory
floodway.
A replacement residential structure is a residential structure built
as a substitute for a legally existing residential structure of
equivalent use and size.
Repairs, reconstruction, or replacement of a residential structure
shall not increase the total square footage of floodway
encroachment.
The elevation of the lowest floor of the substantially damaged or
replacement residential structure is a minimum of one foot higher
than the BFE.
New and replacement water supply systems are designed to
eliminate or minimize infiltration of flood water into the system.
New and replacement sanitary sewerage systems are designed
and located to eliminate or minimize infiltration of flood water into
the system and discharge from the system into the flood waters.
All other utilities and connections to public utilities are designed,
constructed, and located to eliminate or minimize flood damage.

5.4-3 All Other Building Standards Apply in the Floodway
If Section 5.4-1 is satisfied or construction is allowed pursuant to section 5.4-2, all
new construction and substantial improvements shall comply with all applicable
flood hazard reduction provisions of Section 5.0, Provisions For Flood Hazard
Reduction.

5.5 General Requirements for Other Development (Optional Provision)
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All development, including manmade changes to improved or unimproved real estate for
which specific provisions are not specified in this ordinance or the state building codes
with adopted amendments and any {community name} amendments, shall:
1) Be located and constructed to minimize flood damage;
2) Meet the encroachment limitations of this ordinance if located in a regulatory
floodway;
3) Be anchored to prevent flotation, collapse, or lateral movement resulting from
hydrostatic loads, including the effects of buoyancy, during conditions of the
design flood;
4) Be constructed of flood damage-resistant materials;
5) Meet the flood opening requirements of Section 5.2-1(5), and
6) Have mechanical, plumbing, and electrical systems above the design flood
elevation or meet the requirements of ASCE 24, except that minimum electric
service required to address life safety and electric code requirements is permitted
below the design flood elevation provided it conforms to the provisions of the
electrical part of building code for wet locations.

5.6 Critical Facility (Optional Provision)
Construction of new critical facilities shall be, to the extent possible, located outside the
limits of the SFHA (100-year floodplain). Construction of new critical facilities shall be
permissible within the SFHA if no feasible alternative site is available. Critical facilities
constructed within the SFHA shall have the lowest floor elevated three feet above BFE or
to the height of the 500-year flood, whichever is higher. Access to and from the critical
facility should also be protected to the height utilized above. Floodproofing and sealing
measures must be taken to ensure that toxic substances will not be displaced by or
released into floodwaters. Access routes elevated to or above the level of the BFE shall
be provided to all critical facilities to the extent possible.
5.7 Livestock Sanctuaries
Elevated areas for the for the purpose of creating a flood sanctuary for livestock are
allowed on farm units where livestock is allowed. Livestock flood sanctuaries shall be
sized appropriately for the expected number of livestock and be elevated sufficiently to
protect livestock. Proposals for livestock flood sanctuaries shall meet all procedural and
substantive requirements of this chapter.
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Note: To be “elevated sufficiently to protect livestock” typically means to be elevated at
least one foot above the BFE.

Section 6.0 - Variances
The variance criteria set forth in this section of the ordinance are based on the general
principle of zoning law that variances pertain to a piece of property and are not personal
in nature. A variance may be granted for a parcel of property with physical characteristics
so unusual that complying with the requirements of this ordinance would create an
exceptional hardship to the applicant or the surrounding property owners. The
characteristics must be unique to the property and not be shared by adjacent parcels.
The unique characteristic must pertain to the land itself, not to the structure, its
inhabitants, or the property owners.
It is the duty of the {governing body} to help protect its citizens from flooding. This need
is so compelling and the implications of the cost of insuring a structure built below the
Base Flood Elevation are so serious that variances from the flood elevation or from other
requirements in the flood ordinance are quite rare. The long-term goal of preventing and
reducing flood loss and damage can only be met if variances are strictly limited.
Therefore, the variance guidelines provided in this ordinance are more detailed and
contain multiple provisions that must be met before a variance can be properly granted.
The criteria are designed to screen out those situations in which alternatives other than a
variance are more appropriate.
6.1

Requirements for Variances
1) Variances shall only be issued:
a) Upon a determination that the granting of a variance will not result in
increased flood heights, additional threats to public safety, extraordinary
public expense, create nuisances, cause fraud on or victimization of the
public, or conflict with existing local laws or ordinances;
b) For the repair, rehabilitation, or restoration of historic structures upon a
determination that the proposed repair or rehabilitation will not preclude the
structure’s continued designation as a historic structure and the variance is
the minimum necessary to preserve the historic character and design of the
structure;
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c)

Upon a determination that the variance is the minimum necessary,
considering the flood hazard, to afford relief;

d) Upon a showing of good and sufficient cause;
e) Upon a determination that failure to grant the variance would result in
exceptional hardship to the applicant;
f)

Upon a showing that the use cannot perform its intended purpose unless it is
located or carried out in close proximity to water. This includes only facilities
defined in Section 2.0 {or the numbering system used by the community} of
this ordinance in the definition of “Functionally Dependent Use.”

2) Variances shall not be issued within any floodway if any increase in flood levels
during the base flood discharge would result.
3) Generally, variances may be issued for new construction and substantial
improvements to be erected on a lot of one-half acre or less in size contiguous to
and surrounded by lots with existing structures constructed below the BFE,
provided the procedures of Sections 4.0 and 5.0 {or the numbering system used
by the community} of this ordinance have been fully considered. As the lot size
increases beyond one-half acre, the technical justification required for issuing the
variance increases.

6.2

Variance Criteria
In considering variance applications, the {Governing Body} shall consider all
technical evaluations, all relevant factors, all standards specified in other sections of
this ordinance, and:
1) The danger that materials may be swept onto other lands to the injury of
others;
2) The danger to life and property due to flooding or erosion damage;
3) The susceptibility of the proposed facility and its contents to flood damage
and the effect of such damage on the individual owner;
4) The importance of the services provided by the proposed facility to the
community;
5) The necessity to the facility of a waterfront location, where applicable;
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6) The availability of alternative locations for the proposed use, which are not
subject to flooding or erosion damage;
7) The compatibility of the proposed use with existing and anticipated
development;
8) The relationship of the proposed use to the comprehensive plan and
floodplain management program for that area;
9) The safety of access to the property in time of flood for ordinary and
emergency vehicles;
10) The expected heights, velocity, duration, rate of rise, and sediment transport
of the flood waters expected at the site; and,
11) The costs of providing governmental services during and after flood
conditions, including maintenance and repair of public utilities and facilities,
such as sewer, gas, electrical, water system, and streets and bridges.
6.1

Additional Requirements for the Issuance of a Variance

1) Any applicant to whom a variance is granted shall be given written notice over the
signature of a community official that:
a) The issuance of a variance to construct a structure below the BFE will result
in increased premium rates for flood insurance up to amounts as high as $25
for $100 of insurance coverage, and
b) Such construction below the BFE increases risks to life and property.
2) The Floodplain Administrator shall maintain a record of all variance actions,
including justification for their issuance.
3) The Floodplain Administrator shall condition the variance as needed to ensure that
the requirements and criteria of this chapter are met.
4) Variances as interpreted in the NFIP are based on the general zoning law
principle that they pertain to a physical piece of property; they are not personal in
nature and do not pertain to the structure, its inhabitants, economic or financial
circumstances. They primarily address small lots in densely populated residential
neighborhoods. As such, variances from flood elevations should be quite rare.
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APPENDIX A

STANDARDS FOR SHALLOW FLOODING
AREAS (AO ZONES)
(44 CFR 60.3(c)7, 8 and 11)
Shallow flooding areas appear on FIRMs as AO zones with depth designations. The
base flood depths in these zones range from 1 to 3 feet above ground where a clearly
defined channel does not exist, or where the path of flooding is unpredictable and where
velocity flow may be evident. Such flooding is usually characterized as sheet flow. In
addition to other provisions in this code, the following additional provisions also apply in
AO zones:
1.

New construction and substantial improvements of residential structures and
manufactured homes within AO zones shall have the lowest floor (including
basement and mechanical equipment) elevated above the highest adjacent
grade to the structure, one foot or more above* the depth number specified in
feet on the community’s FIRM (at least two feet above the highest adjacent grade
to the structure if no depth number is specified).

2.

New construction and substantial improvements of nonresidential structures within
AO zones shall either:
a) Have the lowest floor (including basement) elevated above the highest
adjacent grade of the building site, one foot or more above* the depth
number specified on the FIRM (at least two feet if no depth number is
specified); or
b) Together with attendant utility and sanitary facilities, be completely flood
proofed to or above that level so that any space below that level is watertight
with walls substantially impermeable to the passage of water and with
structural components having the capability of resisting hydrostatic and
hydrodynamic loads and effects of buoyancy. If this method is used,
compliance shall be certified by a registered professional engineer, or architect
as in section 5.2-2(3).

3.

Require adequate drainage paths around structures on slopes to guide
floodwaters around and away from proposed structures.

4.

Recreational vehicles placed on sites within AO zones on the community’s FIRM
either:
a) Be on the site for fewer than 180 consecutive days, or
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b) Be fully licensed and ready for highway use, on its wheels or jacking system,
is attached to the site only by quick disconnect type utilities and security
devices, and has no permanently attached additions; or
c)

Meet the requirements of subsections (1) and (3) above and the anchoring
requirements for manufactured homes (Section 5.1-1(2)).
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APPENDIX B
STANDARDS FOR COASTAL HIGH HAZARD AREAS (V ZONES)
44 CFR 60.3(e)(2 – 8)
Located within areas of special flood hazard established in Section 3.2 are Coastal High
Hazard Areas, designated as zones V1-30, VE, and/or V. These areas have special
flood hazards associated with high velocity waters from surges and, therefore, in
addition to meeting all provisions in this ordinance, the following provisions shall also
apply:
1.

All new construction and substantial improvements in zones V1-30 and VE (V if
base flood elevation data is available) on the community’s FIRM shall be
elevated on pilings and columns so that:
a) Elevation:
i)

Residential Buildings
The bottom of the lowest horizontal structural member of the lowest floor
(excluding the pilings or columns) is elevated one foot or more above the
base flood level.

ii)

Nonresidential buildings
The bottom of the lowest horizontal structural member of the lowest floor
(excluding the pilings or columns) is elevated one foot or more above the
base flood level or meets the elevation requirements of ASCE 24,
whichever is higher; and

b) The pile or column foundation and structure attached thereto is anchored to
resist flotation, collapse and lateral movement due to the effects of wind and
water loads acting simultaneously on all building components. Wind and
water loading values shall each have a one percent chance of being equaled
or exceeded in any given year (100-year mean recurrence interval).
A registered professional engineer or architect shall develop or review the
structural design, specifications and plans for the construction, and shall certify
that the design and methods of construction to be used are in accordance with
accepted standards of practice for meeting the provisions of subsections (1)(a)(i)
and (2)(a)(ii).
2.

Obtain the elevation (in relation to mean sea level) of the bottom of the lowest
structural member of the lowest floor (excluding pilings and columns) of all new
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and substantially improved structures in zones V1-30, VE, and V on the
community’s FIRM and whether or not such structures contain a basement. The
(Floodplain Administrator) shall maintain a record of all such information.
3.

All new construction within zones V1-30, VE, and V on the community’s FIRM
shall be located landward of the reach of mean high tide.

4.

Provide that all new construction and substantial improvements within zones V130, VE, and V on the community’s FIRM have the space below the lowest floor
either free of obstruction or constructed with non-supporting breakaway walls,
open wood lattice-work, or insect screening intended to collapse under wind and
water loads without causing collapse, displacement, or other structural damage
to the elevated portion of the building or supporting foundation system. For the
purposes of this section, a breakaway wall shall have a design safe loading
resistance of not less than 10 and no more than 20 pounds per square foot. Use
of breakaway walls which exceed a design safe loading resistance of 20 pounds
per square foot (either by design or when so required by local or state codes)
may be permitted only if a registered professional engineer or architect certifies
that the design proposed meets the following conditions:
a) Breakaway wall collapse shall result from water load less than that which
would occur during the base flood; and
b) The elevated portion of the building and supporting foundation system shall
not be subject to collapse, displacement, or other structural damage due to
the effects of wind and water loads acting simultaneously on all building
components (structural and non-structural). Maximum wind and water
loading values to be used in this determination shall each have a one
percent chance of being equaled or exceeded in any given year (100-year
mean recurrence interval).
If breakaway walls are utilized, such enclosed space shall be useable solely for
parking of vehicles, building access, or storage. Such space shall not be used for
human habitation.

5.

Prohibit the use of fill for structural support of buildings within zones V1-30, VE,
and V on the community’s FIRM.

6.

Prohibit man-made alteration of sand dunes within zones V1-30, VE, and V on
the community’s FIRM which would increase potential flood damage.

7.

All manufactured homes to be placed or substantially improved within zones V130, V, and VE on the community's FIRM on sites:
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a) Outside of a manufactured home park or subdivision,
b) In a new manufactured home park or subdivision,
c)

In an expansion to an existing manufactured home park or
subdivision, or

d) In an existing manufactured home park or subdivision on which a
manufactured home has incurred “substantial damage” as the result of a
flood; shall meet the standards of paragraphs (1) through (6) of this section
and manufactured homes placed or substantially improved on other sites in
an existing manufactured home park or subdivision within zones V1-30, V,
and VE on the FIRM shall meet the requirements of Section 5.2-3.
8.

Recreational vehicles placed on sites within V or VE zones on the community’s
FIRM shall either:
a) Be on the site for fewer than 180 consecutive days, or
b) Be fully licensed and ready for highway use, on its wheels or jacking system,
attached to the site only by quick disconnect type utilities and security
devices, and have no permanently attached additions; or
c)

Meet the requirements of subsections (1) and (3) above and the anchoring
requirements for manufactured homes (Section 5.1-1(2)).
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Chapter 14.01
FLOOD HAZARD AREA REGULATIONS
Sections:
14.01.010
14.01.020

Findings of fact.
Statement of purpose.

14.01.030
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14.01.040
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14.01.170
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14.01.180

Penalties for noncompliance.

14.01.190

Severability.

14.01.010

Findings of fact.

A. The flood hazard areas of Monroe are subject to periodic inundation that results in loss of life and
property, health and safety hazards, disruption of commerce and governmental services, extraordinary public
expenditures for flood protection and relief, and impairment of the tax base, all of which adversely affect the
public health, safety and general welfare.
B. These flood losses are caused by the cumulative effect of obstructions in areas of special flood hazards that
increase flood heights and velocities, and when inadequately anchored, damage uses in other areas. Uses that
are inadequately flood proofed, elevated, or otherwise protected from flood damage also contribute to the flood
loss. (Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.020

Statement of purpose.
1
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It is the purpose of this chapter to promote the public health, safety, and general welfare, and to minimize public
and private losses due to flood conditions in specific areas by provisions designed:
A. To protect human life and health;
B. To minimize expenditure of public money and costly flood -control projects;
C. To minimize the need for rescue and relief efforts associated with flooding and generally
undertaken at the expense of the general public;
D. To minimize prolonged business interruptions;
E. To minimize damage to public facilities and utilities such as water and gas mains, electric,
telephone and sewer lines, streets, and bridges located in areas of special flood hazard;
F. To help maintain a stable tax base by providing for the sound use and development of areas of
special flood hazard so as to minimize future flood blight areas;
G. To ensure that potential buyers are notified that property is in an area of special flood hazard; and
H. To ensure that those who occupy the areas of special flood hazard assume responsibility for their
actions; and
I. Participate in and maintain eligibility for flood insurance and disaster relief

14.01.030

Methods of reducing flood losses.

In order to accomplish its purposes, this chapter includes methods and provisions for:
A. Restricting or prohibiting uses that are dangerous to health, safety, and property due to water or
erosion hazards, or that result in damaging increases in erosion or in flood heights or velocities;
B. Requiring that uses vulnerable to floods, including facilities that serve such uses, be protected
against flood damage at the time of initial construction;
C. Controlling the alteration of natural floodplains, stream channels, and natural protective barriers
that help accommodate or channel floodwaters;
D. Controlling filling, grading, dredging, and other development that may increase flood damage;
and
E. Preventing or regulating the construction of flood barriers that will unnaturally divert flood waters
or may increase flood hazards in other areas. (Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.040

Land to which this chapter applies.

This chapter shall apply to all areas of special flood hazard within the jurisdiction of the city of Monroe. (Ord.
004/2006 § 2; Ord. 021/2005 § 1)

14.01.050

Basis for establishing the areas of special flood hazard.

The special flood hazard areas identified by the Federal Insurance Administrator in a scientific and engineering
report entitled “The Flood Insurance Study (FIS) for Snohomish County, WA and Incorporated Areas” dated
June 19, 2020 and any revisions thereto, with accompanying Flood Insurance Rate Maps (FIRMs) dated June
19, 2020, and any revisions thereto, are hereby adopted by reference and declared to be a part of this ordinance.
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The FIS and the FIRM are on file at 806 West Main Street, Monroe, Washington.
The best available information for flood hazard area identification as outlined in MMC 14.01.120(B) shall be
the basis for regulation until a new FIRM is issued that incorporates data utilized under MMC 14.01.120(B).
Areas of special flood hazard for portions of the city of Monroe covered by map panels 1100, 1377, 1380, and
1385 identified by the Federal Insurance Administration in a scientific and engineering report entitled “The
Flood Insurance Rate Study for Snohomish County, Washington and Incorporated Areas,” dated November 8,
1999, with accompanying Flood Insurance Rate Maps (FIRMs), are adopted by reference and declared to be a
part of this chapter.
Areas of special flood hazard for portions of the city of Monroe covered by map panels 1070, 1357, 1360, and
1376 identified by the Federal Insurance Administration in a scientific and engineering report entitled “The
Flood Insurance Study for Snohomish County, Washington and Incorporated Areas,” dated September 16,
2005, and any revisions thereto, with accompanying Flood Insurance Rate Maps (FIRMs), are adopted by
reference and declared to be a part of this chapter. The Flood Insurance Studies shall be on file in the office of
the city engineer, 806 West Main Street, Monroe, Washington. (Ord. 018/2017 § 2; Ord. 004/2006 § 2; Ord. 021/2005
§ 1)

14.01.060

Compliance and Interpretation.

A. . All development within special flood hazard areas is subject to the terms of this ordinance and other
applicable regulations.
B. In the interpretation and application of this chapter, all provisions shall be:
A1. Considered as minimum requirements;
2.B. Liberally construed in favor of the governing body;
3C. Deemed neither to limit nor repeal any other powers granted under state statutes. (Ord. 004/2006 § 2; Ord.
021/2005 § 1)

14.01.070

Abrogation and greater restrictions.

This chapter is not intended to repeal, abrogate, or impair any existing easements, covenants, or deed
restrictions. However, where this chapter and any other ordinance, easement, covenant, or deed restriction
conflict or overlap, whichever imposes the more stringent restrictions shall prevail. (Ord. 004/2006 § 2; Ord.
021/2005 § 1)

14.01.080

Warning and disclaimer of liability.

The degree of flood protection required by this chapter is considered reasonable for regulatory
purposes and is based on scientific and engineering considerations. Larger floods may occur. Flood heights
may be increased by manmade or natural causes. This chapter does not imply that land outside the areas of

3

Planning Commission 3/9/20
New Business Item 1
Page 40 of 66

Commented [GM(2]: Must adopt entire Snohomish County FIS
and FIRM’s, can no longer just reference the applicable FIRM
panels.

Ch. 14.01 Flood Hazard Area Regulations | Monroe Municipal Code

special flood hazards or uses permitted within such areas will be free from flooding or flood damage. This
chapter shall not create liability on the part of the city, any elected and appointed official or any employee
thereof, or the Federal Insurance Administration, for flood damages that result from reliance on this chapter or
any administrative decision lawfully made hereunder. (Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.090

Definitions.

Unless specifically defined in this section, words or phrases used in this chapter shall be interpreted so as to give
them the meaning they have in common usage and to give this chapter it’s most reasonable application.
“Alteration of watercourse” means any action that will change the location of the channel occupied by water
within the banks of any portion of a riverine waterbody.

“Appeal” means a request for a review of the interpretation of any provision of this chapter or a
request for a variance pursuant to MMC 14.01.170.C.
“Area of shallow flooding” means a designated zone AO or, AH Zone on the, AR/AO or AR/AH (or VO) on a
community’s Flood Insurance Rate Map (FIRM). The base flood depths range from) with a one percent or
greater annual chance of flooding to an average depth of one to three feet; where a clearly defined channel
does not exist;, where the path of flooding is unpredictable, and indeterminate; and,where velocity flow may be
evident. AO Such flooding is characterized as by ponding or sheet flow and AH indicates ponding. Also
referred to as the sheet flow area.
“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 effective maps always includes the letter A or It is
shown on the Flood Insurance Rate Map (FIRM) as zone A, AO, AH, A1-30, AE, A99, AR . The term “special
flood hazard area” is synonymous in meaning with the phrase “area of special flood hazard.”

“ASCE 24” means the most recently published version of ASCE 24, Flood Resistant Design and
Construction, published by the American Society of Civil Engineers.

Commented [GM(3]: Recommended addition.

“Base flood” means the flood having a one percent chance of being equaled or exceeded in any given year.
Also (also referred to as the “one-hundred100-year flood.” Designation on maps always includes the letters A
or V.
“Base Flood Elevation (BFE)” means the elevation to which floodwater is anticipated to rise during the base
flood.

“Basement” means any area of the building having its floor sub-grade, (below ground level,) on all sides.
“Building”: See "Structure."

Commented [GM(4]: Recommended addition.

“Building Code” means the currently effective versions of the International Building Code and the International
Residential Code adopted by the State of Washington Building Code Council.

Commented [GM(5]: Recommended addition.
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“Breakaway wall” means a wall that is not part of the structural support of the building and is intended
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through its design and construction to collapse under specific lateral loading forces, without causing damage to
the elevated portion of the building or supporting foundation system.

“Critical facility” means a facility for which even a slight chance of flooding might be too great. Critical
facilities include but are not limited to schools, nursing homes, hospitals, police, fire and emergency response
installations, and installations which produce, use, or store hazardous materials or hazardous waste.
“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 two or more
lots located within the area of special flood hazard.
“Elevation Certificate” means an administrative tool of the National Flood Insurance Program (NFIP) that can
be used to provide elevation information, to determine the proper insurance premium rate, and to support a
request for a Letter of Map Amendment (LOMA) or Letter of Map Revision based on fill (LOMR-F).

“Elevated Building” means for insurance purposes, a non-basement building that has its lowest elevated

Commented [GM(7]: Recommended addition.

floor raised above ground level by foundation walls, shear walls, post, piers, pilings, or columns.
“Essential Facility”: See “Essential Facility” defined in ASCE 24. Table 1-1 in ASCE 24-14 further identifies
building occupancies that are essential facilities.

Commented [GM(8]: Recommended addition.

“Existing Manufactured Home Park or Subdivision” means a manufactured home park or subdivision
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for which the construction of facilities for servicing the lots on which the manufactured homes are to be affixed
(including, at a minimum, the installation of utilities, the construction of streets, and either final site grading or
the pouring of concrete pads) is completed before the effective date of the floodplain management regulations
adopted by the community.

“Expansion to an Existing Manufactured Home Park or Subdivision” means the preparation of

Commented [GM(10]: Recommended addition.

additional sites by the construction of facilities for servicing the lots on which the manufactured homes are to be
affixed (including the installation of utilities, the construction of streets, and either final site grading or the
pouring of concrete pads).
“Farmhouse” means a single-family dwelling located on a farm site where resulting agricultural products are not
produced for the primary consumption or use by the occupants and the farm owner.
“Flood or Flooding” means a general and temporary condition of partial or complete inundation of normally
dry land areas from:
1.
a) 1. The overflow of inland or tidal waters; and/or.
b) 2. The unusual and rapid accumulation ofor runoff of surface waters from any source.
c) Mudslides (i.e., mudflows) which are proximately caused by flooding as defined in paragraph
(1)(b) of this definition and are akin to a river of liquid and flowing mud on the surfaces of
normally dry land areas, as when earth is carried by a current of water and deposited along the
path of the current.
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2. The collapse or subsidence of land along the shore of a lake or other body of water as a result of
erosion or undermining caused by waves or currents of water exceeding anticipated cyclical levels or
suddenly caused by an unusually high water level in a natural body of water, accompanied by a severe
storm, or by an unanticipated force of nature, such as flash flood or an abnormal tidal surge, or by
some similarly unusual and unforeseeable event which results in flooding as defined in paragraph
(1)(a) of this definition.
“Flood elevation study” means an examination, evaluation and determination of flood hazards and, if
appropriate, corresponding water surface elevations, or an examination, evaluation and determination of
mudslide (i.e., mudflow) and/or flood-related erosion hazards. Also known as a “Flood Insurance Study (FIS).”
“Flood Insurance Rate Map (FIRM)” means the official map of a community, on which the Federal Insurance
AdministrationAdministrator has delineated both the areas of special flood hazards and the risk premium zones
applicable to the community. A FIRM that has been made available digitally is called a “Digital Flood Insurance
Rate Map (DFIRM).”
“Flood Insurance Study” means the official report provided by the Federal Insurance Administration that
includes flood profiles, the Flood Boundary-Floodway Map, and the water surface elevation of the base flood.
“Floodplain or flood-prone area” means any land area susceptible to being inundated by water from any source.
See "Flood or flooding."
“Floodplain administrator” means the community official report provided by designated by title to administer
and enforce the floodplain management regulations.
“Floodplain management regulations” means zoning ordinances, subdivision regulations, building codes, health
regulations, special purpose ordinances (such as floodplain ordinance, grading ordinance and erosion control
ordinance) and other application of police power. The term describes such state or local regulations, in any
combination thereof, which provide standards for the purpose of flood damage prevention and reduction.
“Flood proofing” means any combination of structural and nonstructural additions, changes, or adjustments to
structures which reduce or eliminate risk of flood damage to real estate or improved real property, water and
sanitary facilities, structures, and their contents. Flood proofed structures are those that have the structural
integrity and design to be impervious to floodwater below the Base Flood Elevation.
“Floodway” means the channel of a river or other watercourse and the adjacent land areas that must be
reserved in order to discharge the base flood without cumulatively increasing the water surface elevation more
than one foot.a designated height. Also referred to as "Regulatory Floodway."
“Functionally dependent use” means a use which cannot perform its intended purpose unless it is located or
carried out in close proximity to water. The term includes only docking facilities, port facilities that are
necessary for the loading and unloading of cargo or passengers, and ship building and ship repair facilities, and
does not include long-term storage or related manufacturing facilities.
“Highest adjacent grade” means the highest natural elevation of the ground surface prior to construction next
to the proposed walls of a structure.
“Historic structure” means any structure that is:
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1) Listed individually in the National Register of Historic Places (a listing maintained by the Department
of Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for
individual listing on the National Register;
2) Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical
significance of a registered historic district or a district preliminarily determined by the Secretary to
qualify as a registered historic district;
3) Individually listed on a state inventory of historic places in states with historic preservation programs
which have been approved by the Secretary of Interior; or
4) Individually listed on a local inventory of historic places in communities with historic preservation
programs that have been certified either:
a) By an approved state program as determined by the Secretary of the Interior, or
b) Directly by the Secretary of the Interior in states without approved programs.

“Lowest floor” means the lowest floor of the lowest enclosed area (including basement). An unfinished or flood
resistant enclosure, usable solely for parking of vehicles, building access or storage in an area other than a
basement area, is not considered a building’s lowest floor;, provided, that such enclosure is not built so as to
render the structure in violation of the applicable nonelevationnon-elevation design requirements of this chapter
found in MMC 14.01.130 (i.e. provided there are adequate flood ventilation openings).
“Manufactured home” means a structure, transportable in one or more sections, which is built on a permanent
chassis and is designed for use with or without a permanent foundation when connected to the required utilities.
For floodplain management purposes, the term “manufactured home” also includes park trailers, travel trailers,
and other similar vehicles placed on a site for greater than one hundred eighty consecutive days. For insurance
purposes the term “manufactured home” does not include park trailers, travel trailers, and other similar vehicles.
The term “manufactured home” does not include a “recreational vehicle.”
“Manufactured home park or subdivision” means a parcel (or contiguous parcels) of land divided into two or
more manufactured home lots for rent or sale.
O. “New construction” means structures for which the “start of construction” commenced on or after the
effective date of the ordinance codified in this chapter.
“Mean Sea Level” means, for purposes of the National Flood Insurance Program, the vertical datum to which
Base Flood Elevations shown on a community's Flood Insurance Rate Map are referenced.

“New construction” means for the purposes of determining insurance rates, structures for which the “start of
construction” commenced on or after the effective date of an initial Flood Insurance Rate Map or after December
31, 1974, whichever is later, and includes any subsequent improvements to such structures. For floodplain
management purposes, “new construction” means structures for which the "start of construction" commenced
on or after the effective date of a floodplain management regulation adopted by a community and includes any
subsequent improvements to such structures.
“One-hundred-year flood or 100-year flood”: See "Base flood."
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New manufactured home park or subdivision” means a manufactured home park or subdivision for which the
construction of facilities for the lots on which the manufactured homes are to be affixed (including at a minimum,
the installation of utilities, the construction of streets, and either final site grading or the pouring of concrete
pads) is completed on or after the effective date of adopted floodplain management regulations.
“Reasonably Safe from Flooding” means development that is designed and built to be safe from flooding based
on consideration of current flood elevation studies, historical data, high water marks and other reliable date
known to the community. In unnumbered A zones where flood elevation information is not available and
cannot be obtained by practicable means, reasonably safe from flooding means that the lowest floor is at least
two feet above the Highest Adjacent Grade.
“Recreational vehicle” means a vehicle:
1. Built on a single chassis;
2. Four hundred square feet or less when measured at the largest horizontal projection;
3. Designed to be self-propelled or permanently towable by a light duty truck; and
4. Designed primarily not for use as a permanent dwelling but as temporary living quarters for
recreational, camping, travel, or seasonal use.
“Start of construction” includes substantial improvement and means the date the building permit was issued,
provided the actual start of construction, repair, reconstruction, rehabilitation, addition, placement, or other
improvement was within one hundred eighty days of the permit date. The actual start means either the first
placement of permanent construction of a structure on a site, such as the pouring of slab or footings, the
installation of piles, the construction of columns, or any work beyond the stage of excavation; or the placement
of a manufactured home on a foundation. Permanent construction does not include land preparation, such as
clearing, grading, and filling; nor does it include the installation of streets and/or walkways; nor does it include
excavation for a basement, footings, piers, or foundation or the erection of temporary forms; nor does it include
the installation on the property of accessory buildings, such as garages or sheds not occupied as dwelling units
or not part of the main structure. For a substantial improvement, the actual start of construction means the first
alteration of any wall, ceiling, floor, or other structural part of a building, whether or not that alteration affects
the external dimensions of the building.
“Structure” means, for floodplain management purposes, a walled and roofed building, including a gas or liquid
storage tank, that is principally above ground, as well as a manufactured home.

“Substantial damage” means damage of any origin sustained by a structure for which the cost of restoration to
it’s before damaged condition would equal or exceed fifty percent of the assessedmarket value of the structure
before the damage occurred.
“Substantial improvement” means any repair, reconstruction, or rehabilitation, addition, or other improvement
of a structure, the cost of which equals or exceeds fifty percent of the assessedmarket value of the structure,
either:
1. Before the improvement or repair is started; or
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2. If the structure has been damaged and is being restored, before the damage occurred. For the
purposes"start of this definition “construction" of the improvement. This term includes structures which
have incurred "substantial improvement” is considered to occur when the first alteration of any wall,
ceiling, floor, or other structural partdamage," regardless of the building commences, whether or not that
alteration affects the external dimensions of the structure.
actual repair work performed. The term does not, however, include either:
1) 1. Any project for improvement of a structure to correct precited previously identified existing
violations of state or local health, sanitary, or safety code specifications whichthat have been
previously identified by the local code enforcement official and whichthat are the minimum necessary
to assure safe living conditions; or
2) 2. Any alteration of a "historic structure listed on," provided that the National Register of Historic
Places oralteration will not preclude the structure's continued designation as a State Inventory of
Historic Places."historic structure.”
“Variance” means a grant of relief by a community from the requirements of this chapter which permits
construction in a manner that would otherwise be prohibited by this chapter.terms of a floodplain management
regulation.
“Water surface elevation” means the height, in relation to the vertical datum utilized in the applicable flood
insurance study of floods of various magnitudes and frequencies in the floodplains of coastal or riverine areas.

“Water Dependent” means a structure for commerce or industry that cannot exist in any other location and
is dependent on the water by reasons of the intrinsic nature of its operations.
(Ord. 018/2017 § 3; Ord. 033/2008 § 3; Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.100

Special flood hazard area development permits

A. A special flood hazard area development permit shall be obtained before construction or development
begins within any area of special flood hazard established in MMC 14.01.050. A special flood hazard area
development permit shall be required for all structures, including the placement of manufactured homes.
B. Application for a special flood hazard area development permit shall be made on forms furnished by the
floodplain manager and may include but not be limited to: plans in duplicate drawn to scale showing the
nature, location, dimensions, and elevations of the area in question; existing or proposed structures, fill, storage
of materials, drainage facilities, and the location of the foregoing. Specifically, the following information is
required:
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1. Elevation in relation to North American Vertical Datum of 1929 mean sea level, of the lowest floor
(including the basement) of all structures;
2. Elevation in relation to North American Vertical Datum of 1929 mean sea level to which any structure
has been floodproofed;
3. Certification by a registered professional engineer or architect that the floodproofing methods for any
nonresidential structure meet the floodproofing criteria in MMC 14.01.130(B)(2);
4. Description of the extent to which a watercourse will be altered or relocated as a result of proposed
development;
5. Base flood elevation data; and
6. Floodway data, including engineering analysis indicating no rise of the BFE where development is
proposed in a floodway; and.
7. Any other such information that may be reasonably required by the Floodplain Administrator in order
to review the application.
C. The total fee for the application shall be as established by the city council by periodic resolution. The
application form must be completed and submitted with the application fee before issuance of the special flood
hazard area development permit will be considered. (Ord. 033/2018 § 7; Ord. 004/2006 § 2; Ord. 021/2005
§ 1)

14.01.110

Floodplain manager – Authority.

The mayor shall appoint a floodplain manager to administer and implement this chapter by granting or denying
special flood hazard area development permits in accordance with its provisions. (Ord. 033/2018 § 8; Ord. 004/2006
§ 2; Ord. 021/2005 § 1)

14.01.120

Floodplain manager – Duties and responsibilities.

Duties of the floodplain manager shall include, but not be limited to:
A. Permit Review.
1. Review all permit applications to determine that the special flood hazard area development permit
requirements of this chapter have been satisfied.
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2. Review all special flood hazard area development permit applications to determine that all necessary
permits have been obtained from those governmental agencies from which approval is required by federal
or state law, including Section 404 of the Federal Water Pollution Control Act Amendments of 1972, 33
U.S.C. 1334.
3. Review all special flood hazard area development permits to determine if the proposed development is
located in the floodway. If located in the floodway, assure that the encroachment provisions of MMC
14.01.150 are met.
4. Review all permit applications to determine whether proposed building sites will be reasonably safe
from flooding. If a proposed building site is in an area of special flood hazard, all new construction and
substantial improvements shall (a) be designed (or modified) and adequately anchored to prevent
flotation, collapse, or lateral movement of the structure resulting from hydrodynamic and hydrostatic
loads, including the effects of buoyancy, (b) be constructed with materials resistant to flood damage, (c)
be constructed by methods and practices that minimize flood damages, and (d) be constructed with
electrical, heating, ventilation, plumbing, and air conditioning equipment and other service facilities that
are designed and/or located so as to prevent water from entering or accumulating within the components
during conditions of flooding.
5. Review subdivision proposals and other new development, including manufactured home parks or
subdivisions, to determine whether such proposals will be reasonably safe from flooding. If a subdivision
proposal or other proposed new development is in an area of special flood hazard, any such proposals
shall be reviewed to assure that (a) all such proposals are consistent with the need to minimize flood
damage within the area of special flood hazard, (b) all public utilities and facilities, such as sewer, gas,
electrical, and water systems, are located and constructed to minimize or eliminate flood damage, and (c)
adequate drainage is provided to reduce exposure to flood hazards.
6. Notify FEMA when annexations occur in the Special Flood Hazard Area.
B. Use of Other Base Flood Data. When base flood elevation data has not been provided in accordance with
MMC 14.01.050, Basis for establishing the areas of special flood hazard, the floodplain manager obtains,
reviews, and reasonably utilizes any base flood elevation and floodway data available from a federal, state or
other source, in order to administer MMC 14.01.130, 14.01.140 and 14.01.150.
C. Information To Be Obtained and Maintained.
1. Where base flood elevation data is provided through the Flood Insurance Study or required as in
subsection (B) of this section, obtain and record the actual elevation (in relation to North American
Vertical Datum of 1929 mean sea level) of the lowest floor (including basement) of all new or
substantially improved structures, and whether or not the structure contains a basement.
2. For all new or substantially improved floodproofed structures:
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a. Verify and record the actual elevation in relation to North American Vertical Datum of 1929
mean sea level to which the structure was floodproofed; and
b. Maintain the floodproofing certifications required in MMC 14.01.100.
3. Certification required by the encroachment provisions found at MMC 14.01.150.
4 .Records of all variance actions, including justification for their issuance.
5. Improvement and damage calculations.
36. Maintain for public inspection all records pertaining to the provisions of this chapter.
D. Alteration of Watercourses.
1. The floodplain manager shall notify adjacent communities and the Department of Ecology prior to
any alteration or relocation of a watercourse, and submit evidence of such notification to the Federal
Insurance Administration.
2. Assure that the flood carrying capacity within the altered or relocated portion of any watercourse is
maintained.
E. Interpretation of FIRM Boundaries. The floodplain manager shall make interpretations where needed, as to
exact location of the boundaries of the areas of special flood hazards (for example, where there appears to be a
conflict between a mapped boundary and actual field conditions). Any person contesting the location of the
boundary shall be given a reasonable opportunity to appeal the interpretation as provided in MMC 14.01.170.
(Ord. 033/2018 § 9; Ord. 004/2006 § 2; Ord. 021/2005 § 1)
F.

Changes to Special Flood Hazard Area.
1. If a project will alter the BFE or boundaries of the SFHA, then the project proponent shall
provide the community with engineering documentation and analysis regarding the proposed
change. If the change to the BFE or boundaries of the SFHA would normally require a Letter
of Map Change, then the project proponent shall initiate, and receive approval of, a
Conditional Letter of Map Revision (CLOMR) prior to approval of the development permit.
The project shall be constructed in a manner consistent with the approved CLOMR.

2.

If a CLOMR application is made, then the project proponent shall also supply the full CLOMR

documentation package to the Floodplain Administrator to be attached to the floodplain development permit,
including all required property owner notifications.
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14.01.130

General standards.

A. In all areas of special flood hazards, the following provisions are required:
1. Anchoring.
a. All new construction and substantial improvements shall be anchored to prevent flotation,
collapse, or lateral movement of the structure.
b. All manufactured homes must be anchored to prevent flotation, collapse or lateral movement,
and shall be installed using methods and practices that minimize flood damage. Anchoring methods
may include, but are not limited to, use of over-the-top or frame ties to ground anchors, and those
listed in FEMA’s “Manufactured Home Installation in Flood Hazard Areas” guidebook. The
anchoring requirement is in addition to applicable requirements for resisting wind forces.
2. Construction Materials and Methods.
a. All new construction and substantial improvements shall be constructed with materials and utility
equipment resistant to flood damage.
b. All new construction and substantial improvements shall be constructed using methods and
practices that minimize flood damage.
c. Electrical, heating, ventilation, plumbing, and air-conditioning equipment and other service
facilities shall be designed and/or otherwise elevated or located so as to prevent water from entering
or accumulating within the components during conditions of flooding.
3. Utilities.
a. All new and replacement water supply systems shall be designed to minimize or eliminate
infiltration of floodwaters into the system.
b. Water wells shall be located outside of the floodway.
c. New and replacement sanitary sewage systems shall be designed to minimize or eliminate
infiltration of floodwaters into the systems and discharge from the systems into floodwaters.
d. On-site waste disposal systems shall be located to avoid impairment to them or contamination
from them during flooding.
4. Subdivision Proposals.
a. All subdivision proposals shall be consistent with the need to minimize flood damage.
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b. All subdivision proposals shall have public utilities and facilities such as sewer, gas, electrical,
and water systems located and constructed to minimize flood damage.
c. All subdivision proposals shall have adequate drainage provided to reduce exposure to flood
damage.
d. Where base flood elevation data has not been provided or is not available from another
authoritative source, it shall be generated for subdivision proposals and other proposed development
which contain at least fifty lots or five acres (whichever is less).
5. Storage of Materials and Equipment
a.

The storage or processing of materials that could be injurious to human, animal, or plant life
if released due to damage from flooding is prohibited in special flood hazard areas

b.

Storage of other material or equipment may be allowed if not subject to damage by
floods and if firmly anchored to prevent flotation, or if readily removable from the area within
the time available after flood warning.

6. Review of Building Permits. Where elevation data is not available either through the Flood Insurance
Study or from another authoritative source, applications for building permits shall be reviewed to assure
that proposed construction will be reasonably safe from flooding. The test of reasonableness is a local
judgment and includes use of historical data, high-water marks, photographs of past flooding, etc., where
available. Failure to elevate at least two feet above grade in these zones may result in higher insurance
rates.
B. In all areas of special flood hazards where base flood elevation data has been provided as set forth in
MMC 14.01.050 or 14.01.120(B), the following provisions are required:
1. Residential Construction.
a. New construction and substantial improvement of any residential structure shall have the lowest
floor, including basement, elevated one foot or more above base flood elevation. Mechanical
equipment and utilities shall be waterproofed or elevated at least one foot above base flood elevation.
b. For all new construction and substantial improvements, fully enclosed areas below the lowest
floor that are usable solely for parking of vehicles, building access or storage in an area other than a
basement and that are subject to flooding shall be designed to automatically equalize hydrostatic
flood forces on exterior walls by allowing for the entry and exit of floodwaters. Designs for meeting
this requirement must either be certified by a registered professional engineer or architect or must
meet or exceed the following minimum criteria:
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i. Provide a minimum of two openings having a total net area of not less than one square inch
for every square foot of enclosed area subject to flooding;
ii. The bottom of all openings shall be no higher than one foot above grade; and
iii. Openings may be equipped with screens, louvers, or other coverings or devices provided
that they permit the automatic entry and exit of floodwaters.
iv. A garage attached to a residential structure , constructed with the garage floor slab below
the BFE, must be designed to allow for the automatic entry and exit of floodwaters.
c. New construction and substantial improvements of any residential structure in an Unnumbered A
zone for which a BFE is not available and cannot be reasonably obtained shall be reasonably safe
from flooding, but in all cases the lowest floor shall be at least two feet above the Highest Adjacent
Grade.
2. Nonresidential Construction. New construction and substantial improvement of any commercial,
industrial or other nonresidential structure shall either have the lowest floor, including basement, elevated
one foot or more above the level of the base flood elevation, or, together with attendant utility and
sanitary facilities, shall:
a. Be dry floodproofed so that below one foot above the base flood level the structure is watertight
with walls substantially impermeable to the passage of water;
b. Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects
of buoyancy;
c. Have a certification by a registered professional engineer or architect that the design and methods
of construction are in accordance with accepted standards of practice for meeting provisions of this
section based on their development and/or review of the structural design, specifications and plans.
Such certifications shall be provided to the city engineer;
d. Nonresidential structures that are elevated, but not floodproofed, must meet the same standards
for space below the lowest floor as described in subsection (B)(1) of this section;
e. Applicants floodproofing nonresidential buildings shall be notified that flood insurance
premiums will be based on rates that are one foot below the floodproofed level (e.g., a building
floodproofed to one foot above the base level will be rated as at the base flood level);
f. For all new construction and substantial improvements, fully enclosed areas below the lowest
floor that are usable solely for parking of vehicles, building access or storage in an area other than a
basement and which are subject to flooding shall be designed to automatically equalize hydrostatic
flood forces on exterior walls by allowing for the entry and exit of floodwaters. Designs for meeting
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this requirement must either be certified by a registered professional engineer or architect or meet or
exceed the following minimum criteria:
i. A minimum of two openings having a total net area of not less than one square inch for
every square foot of enclosed area subject to flooding, and
ii. The bottom of all openings shall be no higher than one foot above grade. Openings may be
equipped with screens, louvers, valves, or other coverings or devices; provided, that they permit
the automatic entry and exit of floodwaters.
iii. Openings may be equipped with screens, louvers, or other coverings or devices provided
that they permit the automatic entry and exit of floodwaters.
iv. A garage attached to a residential structure , constructed with the garage floor slab below
the BFE, must be designed to allow for the automatic entry and exit of floodwaters.
g. For all new construction and substantial improvement located in an unnumbered A Zone for
which a BFE is not available and cannot be reasonably obtained, the structure shall be reasonably
safe from flooding, but in all cases the lowest floor shall be at least two feet above the Highest
Adjacent Grade.

3. Manufactured Homes.
a. All manufactured homes that are placed or substantially improved within zones A1-30, AH, and
AE on the community’s FIRM on sites that are:
i. Outside of a manufactured home park or subdivision;
ii. In a new manufactured home park or subdivision;
iii. In an expansion to an existing manufactured home park or subdivision; or
iv. In an existing manufactured home park or subdivision on which a manufactured home has
incurred “substantial damage” as the result of a flood;
shall be elevated on a permanent foundation such that the lowest floor of the manufactured home is
elevated to one foot or more above the base flood elevation and be securely anchored to an adequately
anchored foundation system to resist flotation, collapse, and lateral movement.
b. All manufactured homes that are placed or substantially improved on sites in an existing
manufactured home park or subdivision within Zones A1-30, AH, and AE on the community’s
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FIRM that are not subject to the provisions of subsection (B)(3)(a) of this section must be elevated
so that either:
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i. The lowest floor of the manufactured home is elevated one foot or moreat or above the base
flood elevation; or
ii. The manufactured home chassis is supported by reinforced piers or other foundation
elements of at least equivalent strength that are no less than thirty-six inches in height above
grade and be securely anchored to an adequately anchored foundation system to resist flotation,
collapse, and lateral movement.
4. Recreational Vehicles.
a. Recreational vehicles placed on sites within Zones A1-30, AH, and AE on the community’s
FIRMare required to either:
i. Be on the site for fewer than one hundred eighty consecutive days;
ii. Be fully licensed and ready for highway use; or
iii. Meet the permit requirements of MMC 14.01.100 and the elevation and anchoring
requirements for “manufactured homes” in subsection (B)(3) of this section.
b. A recreational vehicle is ready for highway use if it is on its wheels or jacking system, is attached
to the site only by quick disconnect type utilities and security devices, and has no permanently
attached additions. (Ord. 018/2017 § 4; Ord. 004/2006 § 2; Ord. 021/2005 § 1)

5. Enclosed Area Below the Lowest Floor. If buildings or manufactured homes are constructed or
substantially improved with fully enclosed areas below the lowest floor, the areas shall be
used solely for parking of vehicles, building access or storage.

14.01.140

Critical facility.

Construction of new critical facilities shall be, to the extent possible, located outside the limits of the special
flood hazard area. Construction of new critical facilities shall be permissible within the special flood hazard
area if no feasible alternative site is available. Critical facilities constructed within the special flood hazard area
shall have the lowest floor elevated to three feet or more above the level of the base flood elevation at the site.
Floodproofing and sealing measures must be taken to ensure that toxic substances will not be displaced by or
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released into floodwaters. Access routes elevated to or above the level of the special flood hazard area shall be
provided to all critical facilities to the extent possible. (Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.150

Floodways.

Within areas of special flood hazard established in MMC 14.01.050 are areas designated as floodways. Since
the floodway is an extremely hazardous area due to the velocity of floodwaters which carry debris, potential
projectiles, and erosion potential, the following provisions apply:
A. Encroachments, including fill, new construction, substantial improvements, and other development within
the adopted regulatory floodway are prohibited unless certification by a registered professional engineer is
provided demonstrating, through hydrologic and hydraulic analyses performed in accordance with standard
engineering practice, that the proposed encroachment when combined with all other existing and anticipated
development would not result in any increase in flood levels within the community during the occurrence of
the base flood discharge.
B. Construction or reconstruction of residential structures is prohibited within designated floodways, except
for:
1. Repairs, reconstruction, or improvements to a structure which do not increase the ground floor area;
2. Repairs, reconstruction or improvements to a structure, the cost of which does not exceed fifty percent
of the market value of the structure, either:
a. Before the repair or reconstruction is started, or
b. If the structure has been damaged, and is being restored, before the damage occurred; and
3. Work done on structures to comply with existing health, sanitary or safety codes or to structures
identified as historic places.
C. If subsection (A) of this section is satisfied, all new construction and substantial improvements shall
comply with all applicable flood hazard reduction provisions of MMC 14.01.130(A).
D. In areas with base flood elevations (but in which a regulatory floodway has not been designated), no new
construction, substantial improvements, or other development (including fill) shall be permitted within Zones
A1-30 and AE on the community’s Flood Insurance Rate Map, unless it is demonstrated that the cumulative
effect of the proposed development, when combined with all other existing and anticipated development, will
not increase the water surface elevation of the base flood more than one foot at any point within the
community.
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E. The flood carrying capacity within the altered or relocated portion of any watercourse shall be maintained.
(Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.155

Density fringe areas.

Development within areas designated as density fringe areas within the city of Monroe will be regulated the
same as other areas of special flood hazard located within floodways. (Ord. 018/2017 § 5)

14.01.160

Variances.

A. The issuance of a variance is for floodplain management purposes only. Insurance premium rates are
determined by statute according to actuarial risk and will not be modified by the granting of a variance.
B. The hearing examiner, after examining the applicant’s hardships, shall approve or disapprove a request for
a variance. Procedures for the granting of variances by the hearing examiner are as follows:
1. Variances shall only be issued upon a determination that the variance is the minimum necessary,
considering the flood hazard, to afford relief;
2. Variances shall only be issued upon:
a. A showing of good and sufficient cause,
b. A determination that failure to grant the variance would result in exceptional hardship to the
applicant, and
c. A determination that the granting of a variance will not result in increased flood heights,
additional threats to public safety, extraordinary public expense, create nuisances, cause fraud on or
victimization of the public, or conflict with existing local laws or ordinances;
3. Variances shall not be issued within any designated regulatory floodway if any increase in flood levels
during the base flood discharge would result;
4. Variances may be issued for the repair or rehabilitation of historic structures upon a determination that
the proposed repair or rehabilitation will not preclude the structure’s continued designation as a historic
structure and the variance is the minimum necessary to preserve the historic character and design of the
structure;
5. Variances are generally limited to a lot size less than one-half acre; as the lot size increases beyond
one-half acre, the technical justification required for issuing a variance increases. Variances may be
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issued for new construction and substantial improvements to be erected on a lot of one-half acre or less in
size contiguous to and surrounded by lots with existing structures constructed below the base flood level,
in conformance with the procedures of this subsection and subsections (B)(1) and (2), (C) and (D) of this
section;
6. Variances may be issued for new construction and substantial improvements and for other
development necessary for the conduct of a functionally dependent use; provided, that:
a. The criteria of this subsection and subsections (B)(1), (2), (3) and (5) of this section are met, and
b. The structure or other development is protected by methods that minimize flood damages during
the base flood and create no additional threats to public safety.
C. The floodplain manager shall notify the applicant in writing that:
1. The issuance of a variance to construct a structure below the base flood level may result in increased
premium rates for flood insurance up to amounts as high as twenty-five dollars for one hundred dollars of
insurance coverage; and
2. Such construction below the base flood level increases risks to life and property. Such notification
shall be maintained with a record of all variance actions as required in subsection (D) of this section.
D. The floodplain manager shall:
1. Maintain a record of all variance actions, including justification for their issuance; and
2. Report such variances issued in the city’s annual or biennial report submitted to the Federal Insurance
Administrator.
E. The Federal Insurance Administrator may review the hearing examiner’s findings justifying the granting of
variances, and if that review indicates a pattern inconsistent with the objectives of sound floodplain
management, the Federal Insurance Administrator may take appropriate action under 44 CFR 59.24(b).
F. The variance criteria above are meant to incorporate the federal requirements for variances as specified in
44 CFR 60.6 as now or hereafter amended. To the extent that requirements of this section or MMC 14.01.170
conflict with or omit requirements of 44 CFR 60.6 as now or hereafter amended, the terms of 44 CFR 60.6
shall govern. (Ord. 033/2018 § 10; Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.170

Appeals procedures.

A. Administrative Appeals.
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1. The hearing examiner shall have the authority to hear and decide appeals from any order, requirement,
permit, decision or determination made by the floodplain manager or designee in the administration and
enforcement of provisions of this title.
2. Appeals from the floodplain manager’s order, requirement, permit, decision, or determination may be
taken to the hearing examiner by any person aggrieved. The appeal shall be filed in writing, in duplicate,
in original form with the city clerk within ten days of the date of the action being appealed. Upon filing an
appeal, a place and time for the hearing not more than thirty days from such notice of appeal shall be set
by the hearing examiner.
3. The hearing examiner may, in conformity with this title or other applicable ordinances, reverse or
affirm, wholly or in part, or modify the order, requirement, decision or determination appealed from, and
may rule on the order, requirement, decision or determination as necessary. To that end, the hearing
examiner shall have all the power of the officer from whom the appeal is taken, insofar as the decision on
the particular issue is concerned.
4. The decision of the hearing examiner on an administrative appeal shall be final and conclusive.
B. Appeal of Variances.
1. There shall be no administrative appeal of the hearing examiner’s decision on a requested variance
under this chapter.
2. The floodplain manager shall maintain the records of all variances granted under this chapter and shall
report any variances to the Federal Insurance Administrator upon request.
C. Judicial Appeal. Appeals from the final decision of the hearing examiner under this chapter shall be made
to Snohomish County superior court in accordance with Chapter 36.70C RCW. (Ord. 033/2018 § 11; Ord. 011/2017
§ 2; Ord. 004/2006 § 2; Ord. 021/2005 § 1)

14.01.180

Penalties for noncompliance.

No structure or land shall hereafter be constructed, located, extended, converted, or altered without full
compliance to the terms of this chapter and other applicable regulations. Violation of the provisions of this
chapter (including violations of conditions and safeguards established in connection conditions) shall
constitute a misdemeanor as defined in RCW 9A.20.010. Violators shall pay all costs and expenses involved in
the case. Nothing contained in this chapter shall prevent the city from taking such other lawful action as is
necessary to prevent or remedy any violation. (Ord. 004/2006 § 2; Ord. 021/2005 § 1)
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14.01.190

Severability.

This chapter and the various parts thereof are hereby declared to be severable. Should any Section of this
chapter be declared by the courts to be unconstitutional or invalid, such decision shall not affect the validity of
the chapter as a whole, or any portion thereof other than the Section so declared to be unconstitutional or
invalid.
If any section, sentence, clause or phrase of this chapter should be held to be invalid or unconstitutional by a
court of competent jurisdiction, such invalidity or unconstitutionality shall not affect the validity or
constitutionality of any other section, sentence, clause or phrase of this chapter. (Ord. 018/2017 § 6)
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