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T RIVER

Figure 8-1: 100-Year Inundation Area with Implementation of the Preferred Flood Control Alternative
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8.2. UTILITIES

Water

The capacity of the existing system should be capable of supporting the increased demand. The
increase in demand for the downtown areas is expected to be 0.10 mgd for the next 10 years and 0.12
for the subsequent 10 years.

Portions of the 18-inch main within Main Street from Myrtle Street to West Kincaid Street will be
impacted by construction of the flood protection system and will need to be relocated to another
suitable location. Utilities within Freeway Drive to the north of Division Street may be impacted if this
roadway is reconfigured. The extent of utility adjustments or relocations will be determined during
final design for this portion of the project.

Sanitary Sewer

The next phase of the City’s CSO reduction plan to be completed by 2015 consists of upgrades to the
WWTP to accommodate a combined maximum conveyance capacity of 25.8 mgd. These upgrades are
aimed at reducing the City’s overflow events to less than 1 per year. Monitoring the performance of
the Central CSO Regulator system through 2010 will provide additional system data and flow
characteristics to be used in the analysis and design of the WWTP upgrades.

Demands on the CSO system due to expected development within the study area should be calibrated
and modeled based on data currently being collected that will be used during the design process for
the planned WWTP upgrades as part of the Phase 2 and 3 CSO Reduction Plan.

Individual conveyance lines within the study area may be upgraded depending on the level of
development associated with properties they serve. Currently, there are no known deficiencies within
the system. Requiring developments to provide stormwater detention or flow control as redevelopment
occurs will help alleviate demands on individual conveyance lines and the overall CSO system by
attenuating peak stormwater flows.

Stormwater

Construction of the flood protection system may impact existing outfalls and further study will need to
be conducted during final design of the system to determine if these existing outfalls can be
maintained. Redevelopment within the downtown Mount Vernon study area will need to provide
mitigation for stormwater impacts to existing systems. Where possible, dedicated storm drain lines
should be utilized if there are no capacity issues associated with them at time of redevelopment. Flow
control and treatment of runoff should follow the latest code criteria at the time of redevelopment.
These efforts will help to further alleviate the demand placed on the existing systems.

Overhead Power and Communication Cables

To the maximum extent practical, overhead cables should be relocated underground along principal
pedestrian streets. There is a high-voltage electrical transmission line along the Main Street right-of-
way that is likely to be expensive to underground and additional funding may be necessary to relocate
this line.
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9. Economics

9.1. FEASIBILITY ANALYSIS

Redevelopment of the riverfront parcels acquired for flood control and a public promenade is intended
to serve as a catalyst for new investment throughout downtown. In order for the redevelopment to
occur, it must meet the financial requirements of potential developers. Feasibility can be estimated by
modeling the results of potential development scenarios. Such a pro forma feasibility analysis
compares the cost of development to completed value to determine the entrepreneurial profit. The
entrepreneurial profit for any development plan is compared to a target rate as a percentage of
development cost to identify whether any development proposal is feasible. A 10 percent rate is
considered a minimum rate at the bottom of a desired range of 10 percent to 20 percent. Such a rate
can provide adequate incentive for a developer to assume the risk associated with development.

The value of the completed development is estimated as the net sales proceeds in the case of a
residential condominium project, or the capitalized value of the operating income in a stabilized year
for a rental project. Developer cost is calculated as the sum of land acquisition, building construction,
and soft costs, including fees and carrying costs.

The key factors that will affect feasibility are discussed below, followed by a summary of conclusions
regarding development opportunities in downtown.

Factors that Determine Feasibility
The factors that determine feasibility are related to development costs, operating revenue and
expense, and investor expectations. These factors are described below.

Land Price

Land price is a component of overall development cost. Market land prices are usually determined at
levels that allow for feasible development. Market prices may be too high to allow for feasible
development when there are existing revenue-producing uses on a site. A property owner may choose
to sell an improved property at a price below market value in order to stimulate development. The City
will acquire improved properties as part of the flood control project, remove the improvements during
construction of the flood control features, and sell vacant sites after the project is complete. Land
prices are estimated at $20 per square foot, equivalent to the price for high quality commercial sites
outside downtown. This assumed price is lower than what the City will pay for the properties with the
existing buildings.

Allowable Density

The amount of revenue-producing uses that can be placed on a site will affect the feasibility of
development. In effect, the amount of allowable development beyond a base amount can be
developed without an additional cost for land. The amount of development allowed will be determined
by the development regulations that the City ultimately adopts.
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Prices and Rents

Prices and rents are one of the two general factors that determine the revenue for development of a
site, the other being the quantity of development allowed. Rents and prices are in turn determined by
supply and demand conditions in the marketplace, as well as specific conditions for a site. Those site
conditions include topography, soil, access, and views, as well as proximity to amenities such as parks,
transportation facilities, and public services. The City can affect prices and rents through its
investment in these types of features.

Financial Market Conditions

Financial market conditions affect the value of development through investor expectations. As noted
above, the value of a rental project is related to the capitalized value of its income stream. If financial
market conditions are unfavorable, the required capitalization rate will be higher and the value of the
income stream lower. While the City generally does not have much say over financial market
conditions, it can create an environment where uncertainty is minimized, and that will affect investor
expectations.

Construction Cost of Buildings

Building cost is the largest component of the capital cost of real estate development. Building costs
are affected by supply and demand conditions in the construction markets as well as the type of
construction required. In particular, construction costs are affected by whether construction is wood
frame versus concrete and steel. Wood frame construction is generally allowed for buildings five
stories or lower, subject to specifics about the uses themselves. Above that level, concrete and steel
construction is required, with a cost premium of approximately 50 percent.

Cost of Parking

The cost of parking is an increasing portion of the cost of building construction. The cost of parking is
determined by the amount of parking provided and the form of the parking facility. Cities typically
regulate parking with minimum amounts for different types of uses. While Cities may reduce the
required parking for particular uses in particular areas, this may not affect the cost of construction if
consumers require a higher amount.

The cost of parking varies widely depending on whether the spaces are developed in a surface lot or
provided in a structure, either above-ground or below-ground. The cost of parking could vary from
$3,000 per space in a surface lot, to $15,000 per space or more in an above-ground parking
structure, to as much as $30,000 per space in a below-ground structure. The cost of underground
parking can be reduced if the parking can be built into a slope, with parking floors accessible at grade
without interior ramps.

Soft Costs

Soft costs include all the development costs that are not hard construction or land. They include
design fees, impact fees, and carrying costs. City impact fees are $7,800 per residential unit for
traffic, schools, and open space and system charges.

Carrying costs are related to the time for permitting, construction, and lease-up or sell-off. Any action
by the City that increases the duration of any of those periods will increase carrying costs.
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Operating Costs

Operating costs are related to the time and resources required to operate a completed development.
The City has a direct impact on costs such as utility costs. It also can affect costs for items such as
property taxes. The City is considering use of the Multifamily Tax Exemption Program under which
approved projects are exempt from property taxes for eight years, or 12 years for project including at
least 20 percent affordable units. The exemption is available for both rental units and for-sale units.

Summary of Conclusions

The type of development that is illustrated in other sections of this Master Plan could meet the
feasibility requirements of developers and investors under a set of assumptions that is realistic in the
near-term. Development of the Main Street properties could provide a strong catalyst for development
throughout downtown. The City could enhance the feasibility of development and provide a strong
incentive for development in several ways.

B [t could enhance the marketability of the completed development by providing additional
amenities in downtown, and in adopting the Multifamily Tax Exemption Program.

B The City could directly affect feasibility through the price it charges for the properties. In fact, the
market value of the properties is the price at which development is affordable to a
developer/purchaser.

B The City could also affect feasibility through the impact fees it charges. For example, the City of
Olympia set its impact fees for downtown projects at one-half the level of fees outside downtown,
both as an incentive for development, and in recognition that downtown development may place
lower demands on public infrastructure. In addition, the City could enhance the feasibility of
development by reducing the time and expense of necessary approvals and permits.

9.2. ECONOMIC BENEFITS

New development in downtown Mount Vernon will create economic benefits to the City in the form of
jobs, personal income (wages and salaries), business receipts, and tax revenues. These benefits
could in turn be invested in further economic development. The economic benefits related to the level
of development identified in the market analysis are presented in this section.

Jobs
The number of ongoing jobs related to the businesses in the new development can be estimated
according to typical factors by type of business.
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Table 9-1: Downtown Mount Vernon Development Projected Job Impacts

2008-2013 ’ 2013-2018 2018-2023 ‘ 2023-2028

Job Factors
Retail (Jobs/1000SF) 2.00 2.00 2.00 2.00
Office (Jobs/1000SF) 4.00 4.00 4.00 4.00

Residential (Jobs/unit)

Lodging (Jobs/room) 0.75 0.75 0.75 0.75

Additional Jobs

Retail 100 150 155 155
Office 100 120 120 140
Lodging - 75 38 38
Total Over Period 200 345 313 333
Total Cumulative 200 545 858 1,190

As shown, the new development would accommodate 1,190 new ongoing jobs after 20 years. This
level of new employment is approximately equal to the current employment level in downtown of
1,324. The largest category of jobs is retail, followed closely by office.

In addition to the ongoing jobs, there would be new construction jobs. The level of development
activity will support approximately 750 annual full-time equivalent construction jobs.

The jobs identified above represent direct jobs in downtown. In addition, there would be indirect and
induced jobs (the multiplier effect) as employers and workers spend money in the community. For
every retail or office job, there would be an additional 0.4 to 0.9 indirect or induced job within the
county.

Personal Income

Personal income related to the ongoing jobs can be estimated by applying average wage levels for
each employment sector. The assumed wage rates and associated personal income levels are shown
in Table 9-2.
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Table 9-2: Downtown Mount Vernon Development Project Personal Income Impacts

2008-2013 2013-2018 2018-2023 ‘ 2023-2028

Cumulative Jobs by Sector

Retail 67 167 270 373

Finance and Insurance 50 110 170 240

Professional and Technical 50 110 170 240

éc;f\(l)ir:emodations and Food 33 158 248 337
Total Cumulative 200 545 858 1,190
Average Wage

Retail 26,200 26,200 26,200 26,200

Finance and Insurance 42,900 42,900 42,900 42,900

Professional and Technical 42,100 42,100 42,100 42,100

ég‘ﬁ\‘/’i?em"da“"”s and Food 16,500 16,500 16,500 16,500
Total Personal Income

Retail 1,746,667 4,366,667 7,074,000 9,781,333

Finance and Insurance 2,145,000 4,719,000 7,293,000 10,296,000

Professional and Technical 2,105,000 4,631,000 7,157,000 10,104,000

g‘;f\‘/)i?emc’da“o”s and Food 550,000 2,612,500 4,083,750 5,555,000
Total Cumulative 6,546,667 16,329,167 25,607,750 35,736,333

The projected wages for new jobs are estimated to exceed the current average wages for finance and
insurance ($42,900 versus $40,900), professional and technical ($42,100 versus $38,800), and

accommodations and food service ($16,500 versus $14,000).

Whatcom County rates are assumed for the finance and insurance and professional and technical
sectors, while the accommodations and food service wage is calculated on a full-time equivalent basis
at the minimum wage of $7.93 per hour.
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New economic activity would enhance the local tax base. The two major components of the tax base
are assessed valuation (for property tax) and taxable retail sales (for retail sales tax). The increased
tax base is estimated by applying typical factors for comparable development in Skagit County. The

values shown are in constant 2006 dollars.

Table 9-3: Downtown Mount Vernon Development Projected Tax Base Increases

2008-2013 2013-2018 2018-2023 2023-2028

Assessed Valuation Factors

Retail ($/sf) 100 100 100 100

Office ($/sf) 120 120 120 120

Residential ($/Unit) 200,000 200,000 200,000 200,000

Lodging ($/Room) 75,000 75,000 75,000 75,000
Increased Assessed Value ($2006)

Retail 5,000,000 7,500,000 7,750,000 7,750,000

Office 3,000,000 3,600,000 3,600,000 4,200,000

Residential-Units 20,000,000 20,000,000 25,000,000 25,000,000

Lodging-Rooms - 7,500,000 3,750,000 3,750,000
Total by Period 28,000,000 38,600,000 40,100,000 40,700,000
Total Cumulative 28,000,000 66,600,000 106,700,000 147,400,000
Taxable Sales Factors

Retails (/sf) 200 200 200 200

Office (/sf) -

Residential (/Unit)

Lodging (/Room) 18,980 18,980 18,980 18,980

(Continued)
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Table 9-3: Downtown Mount Vernon Development Projected Tax Base Increases (continued)

2008-2013 2013-2018 2018-2023 ‘ 2023-2028

Increased Taxable Sales ($2006)

Retail 10,000,000 15,000,000 15,500,000 15,500,000
Office - - -
Residential-Units - -
Lodging-Rooms - 1,898,000 949,000 949,000
Total by Period 10,000,000 16,898,000 16,449,000 16,449,000
Total Cumulative 10,000,000 26,898,000 43,347,000 59,796,000
Annual Taxable Construction 9,333,333 7,720,000 8,020,000 8,140,000
Total Annual Taxable Sales 19,333,333 34,618,000 51,367,000 67,936,000

The increased assessed value of $147 million over the 20-year period 2008-2028 greatly exceeds the
current assessed value of downtown of $65 million. The projected increased annual taxable sales
over the period of $68 million exceed the current taxable sales of $33 million.

Local Taxes

The projected increased tax base would provide increased tax revenues to the City and other local taxing
districts. The estimated increased tax collections are shown in constant 2006 dollars in Table 9-4.

64

Mount Vernon, Washington

Downtown and Waterfront Master Plan




City of

Table 9-4: Downtown Mount Vernon Development Projected Increased Tax Collections ($2006)

2008-2013 2013-2018 2018-2023 2023-2028

Increased Tax Base

Assessed Valuation 28,000,000 66,600,000 106,700,000 147,400,000

Taxable Retail Sales 19,333,333 34,618,000 51,367,000 67,936,000

Local Tax Rates (2006)

Property ($/1000)
City 2.74 2.74 2.74 2.74
Other Local Districts 7.48 7.48 7.48 7.48
Subtotal 10.22 10.22 10.22 10.22
Retail Sales
City 0.85% 0.85% 0.85% 0.85%
Other Local Districts 0.65% 0.65% 0.65% 0.65%
Subtotal 1.50% 1.50% 1.50% 1.50%

Increased Tax Collections — End of Period Annual

Property Tax
City 76,720 182,484 292,358 403,876
Other Local Districts 209,440 498,168 798,116 1,102,552
Subtotal 286,160 680,652 1,090,474 1,506,428

Retail Sales Tax

City 164,333 294,253 436,620 577,456
Other Local Districts 125,667 225,017 333,886 441,584
Subtotal 290,000 519,270 770,505 1,019,040
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Table 9-4: Downtown Mount Vernon Development Projected Increased Tax Collections ($2006)
(continued)

2008-2013 2013-2018 2018-2023 ’ 2023-2028

Total Property and Retail Sales

City 241,053 476,737 728,978 981,332
Other Local Districts 335,107 723,185 1,132,002 1,544,136
Total 576,160 1,199,922 1,860,979 2,525,468

As shown, the increased annual taxes to the City by 2028 would approach $1 million. Approximately
40 percent of that amount would result from property taxes, with 60 percent resulting from retail sales

tax.
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10. Implementation Strategies

10.1. LAND USE AND DEVELOPMENT
Land use and development regulations should be modified to achieve the following:

B Mix of uses - Throughout downtown, develop a diverse mix of uses that reflects the unique
character of Mount Vernon and promotes a vital urban environment with lively interaction among
workers, visitors, and residents, and broad use and safe enjoyment of public spaces.

Encourage a development program for properties along the river that provides housing, office
space, hotel, or restaurant uses in one or two levels above retail, with restaurant or recreational
uses at the level of the waterfront promenade. Development along the riverfront and Main Street
should complement the existing retail business along South First Street.

Throughout the rest of the pedestrian-oriented downtown core, allow a wide variety of uses above
street level, but require pedestrian-friendly uses at street level.

B Density - Encourage new development and redevelopment at a density sufficient to enable
layering of uses in multi-story buildings, and control density with maximum floor area ratios (FAR)
within the area south of Division Street, north of Kincaid Street, and west of the railroad. The floor
area ratio is a multiplier of the site area, used to determine the maximum amount of building area
that can be constructed on a site. The recommended FAR zones are shown in Figure 10-1.

Max. FAR=1.5

Max. FAR = 2.0

Figure 10-1: FAR Zones
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For purposes of discussion, a maximum FAR of 1.5 should be considered for properties west of the
alley between Main Street and First Street, and east of the alley between First Street and Second
Street. To accommodate slightly greater density along the pedestrian-oriented streets, a maximum
FAR of 2.0 should be established for properties on either side of First Street and on either side of
Gates Street. If FAR zones are incorporated into the City’s municipal code, a more detailed analysis
should be conducted of the likely impact of higher and lower ratios on density and building height.

10.2. TRANSPORTATION AND PARKING

Intersection Improvements

Two intersections are expected to operate unacceptably below the City’s LOS D standard under the
Framework Plan, including the Division Street/South First Street/Freeway Drive (LOS E) and Kincaid
Street/South First Street (LOS E) intersections.

At the Division Street/South First Street/Freeway Drive intersection, realignment would improve safety
and have a positive, yet negligible, effect on traffic operations since pedestrians crossing times
decrease. Construction of a connection between South Third Street and Freeway Drive would divert
westbound right-turn volumes; however, this movement is not obstructed in the year 2028 and the LOS
grade would not change. Adding a westbound through lane and changing the signal timings would
improve operations to LOS D; however, the proximity of the Division Street (SR-536) bridge, which is
approximately 400 feet west of South First Street, limits roadway widening opportunities. The added
westbound through lane would be more viable if the two-lane bridge (one lane in each direction) is
widened to four-lanes in the future.

Expansion of the existing right-of-way in conjunction with a new bridge at this location may be required.
If the intersection is realigned, demolition of the existing Carnation building may be required to provide
additional turn lanes and sidewalks. Additionally, redirecting traffic from Freeway Drive to a realigned
First Street may allow the Freeway Drive right-of-way to be fully or partially vacated, freeing up
additional area for development or parking.

The Kincaid Street/South First Street intersection could be improved to LOS D by adding a southbound
left-turn pocket or a northbound right-turn pocket. Construction of a southbound left-turn pocket
would be difficult due to the limited amount of right-of-way and could require displacement and
demolition of an existing building in the northwest quadrant of the intersection, or removal of a portion
of a sidewalk. Construction of a northbound right-turn pocket would be substantially easier since the
displacement of approximately two to three on-street parking spaces would be the only requirement.
Special care should be taken if changes to this intersection are proposed since this location was
identified as a key intersection that could serve as an attractive terminus and inviting connection to
the riverside pedestrian promenade. Other non-operational improvements could include landscaping,
public art, a water feature, or landmark.

To facilitate these intersection improvements, the City should place these projects on their
Transportation Improvement Program list. City-generated funding for these projects should be
allocated early to determine any short-comings. If City financial resources are not sufficient to fully
fund the improvements, Federal, State, and regional funding sources should be considered to provide
additional funds.
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Public Transit Improvements

To maximize the utilization of the new riverfront promenade and other amenities, modifications to
existing transit routes should be discussed with SKAT to provide direct service to the waterfront. As
downtown density increases, it may become viable to implement a shuttle or trolley service along the
riverfront, possibly connecting Lions Park with a new development at the current site of the Moose
Lodge or points further south. Streetscape and signage improvements should be made along Gates
Street to provide an attractive pedestrian connection between the multiple transportation modes
serving Skagit Station and the riverfront promenade.

Parking Improvements

The City and Skagit County have initiated a study for construction of a new parking structure in
downtown. The parking garage would be located somewhere between South Second Street and South
Third Street; however, a more specific site has not yet been identified. Preliminary siting options
include the area between Montgomery Street and Gates Street or between Gates Street and Myrtle
Street. Location of the parking garage should consider the walking distance to Skagit Station,
pedestrian-oriented corridors, such as Gates Street, proximity to other walkable downtown areas, and
connectivity to County facilities. It is envisioned that a new parking structure would provide 350 to
600 spaces, with a portion designated for short-term and long-term public parking and a portion
designated for County use. The capacity of the garage should be as large as practical for the selected
site. The City and County will need to continue their coordination efforts to ensure that the needs of
garage users will be met. The City will also replace the parking on the revetment displaced by the
flood control project prior to the start of construction.

10.3. STREETSCAPE, OPEN SPACE, AND AMENITIES

Parks

Throughout downtown the design of the public realm should set a high standard. Streets, sidewalks,
open spaces, parks, and public facilities should be designed to reinforce the character of downtown
and to fit comfortably within their context. While consistency and compatibility are important, artificial
or externally derived design themes should be avoided. The character of downtown should be
authentic, derived from the uniqueness of its history, location, and place. To further reinforce the
unique character of downtown, the City should ensure that the work of artists is included in the design
of all new public facilities by implementing a one-percent-for-art program. Such a program requires
that one percent of the construction budget for a public facility project be allocated for the design and
construction of public art.

10.4. INFRASTRUCTURE

Flood Control

The design of the new flood control system is underway and the land required for construction has
been purchased by the City. Additional funding to complete the design and construction is required
and should be sought from both federal and state sources.
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Utilities

Limited utilities will be affected by construction of the flood control system, but the capacity of utilities
in the area is marginal for the increased development anticipated in the downtown area. Upgrades to
power, water, and sewer systems would be required and may be funded through existing utility capital
improvement budgets, but additional funding may be required from the developer.

Overhead wires providing electrical, telephone, and cable service to downtown should be relocated
underground in accordance with the franchise agreements between the service providers and the City.

10.5. ECONOMICS

Financing Strategies

Successful implementation of the Master Plan will require sources of funds for each of the plan
elements. The amount of money to be raised and the potential strategies are addressed in this
section.

Funding Requirements

The primary elements of the downtown plan are flood control (walls and levees), the promenade along
the river’'s edge, a 450-stall parking garage to replace parking lost on the existing revetment plus
additional parking for current and potential new downtown business and visitors, and front-end
planning. The cost of these elements is estimated to total $33.3 million as summarized in Table 10-1.
The construction, design and permitting, and land acquisition costs shown in Table 10-1 have been
estimated based on available data and will be refined as more information becomes available.

Table 10-1: Mount Vernon Waterfront Area and Downtown Master Plan Summary of Costs
Parking

Flood Control Promenade Garage Other ‘ Total
Construction $7,007,000 $5,720,000 $12,870,000 $143,000 $25,740,000
Design & Permitting 1,005,500 780,000 1,755,000 329,500 3,870,000
Land Acquisition 2,900,000 600,000 - - 3,500,000
Master Planning - - - 200,000 200,000
Total $10,912,500 $7,100,000 $14,625,000 $672,500 $33,310,000

Source: Mount Vernon Finance Department

Additional improvements would be necessary over time including streetscape improvements
throughout downtown, and open space and recreational improvements along the river (e.g., a floating
dock for visiting boaters).
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Financial Strategies

The downtown improvements are part of an economic development initiative to stimulate growth and
development downtown. A successful economic development initiative should create sufficient value
to fund the necessary investment. Accordingly, the overarching financial strategy is that of “funding
growth through growth.”

There are two basic categories of growth-induced funding sources, incremental tax revenues and
developer investment of growth-induced value.

B Incremental Tax Revenues

New development could create a predictable stream of new tax revenues that would not be
available to a taxing district in the absence of that growth. There are a variety of ways that a city
can capture these incremental taxes for funding capital improvements. Tax increment financing is
available to Cities, Counties, and port districts under RCW 39.89. This authority has seldom been
used. The program is limited to property taxes and requires approval by the tax districts
representing 75 percent of the taxes levied in the designated tax increment area.

The Local Infrastructure Financing Tool (LIFT) was recently passed by the Legislature. LIFT
addresses several of the problems with traditional tax increment financing:

— Itincludes local sales taxes as well as property taxes.
— ltincludes a sales tax credit against incremental state taxes for selected jurisdictions.

— It can capture 75 percent of the local incremental property tax collections by all jurisdictions.
The amount of total state tax credits is limited to $7.5 million per year, for all participating Cities.

Cities can also access incremental taxes in an informal way by issuing non-voted debt backed by
its general taxing authority. Further, it can enter into interlocal agreements with other jurisdictions
to apply their incremental tax revenues to infrastructure improvements.

There are other taxes that will increase with development, but are restricted to particular uses.
Lodging taxes (four percent of room revenues) are available for visitor-related programs and
facilities. Real estate excise taxes applied to the sale of real property are available for growth-
related capital projects.

B Increased Development Value

Downtown improvements would lead to increased value of properties in their existing use or for
redevelopment. Property owners may choose to invest a portion of their increased value in the
improvements. There are two broad mechanisms for capturing this value.

A Local Improvement District (LID) can be formed to fund designated improvements. In a LID,
each property is assessed an amount up to their proportionate share of the total benefit created
by the improvement. While the basis for the allocation of value among properties can differ, all
properties are assessed whether they realize the benefit immediately or not.

Impact fees would be fees charged for new development. The fees would be used to fund the
capital improvements necessary to accommodate the growth. A property would not be assessed
for the benefit of improvements until they develop or redevelop. Impact fees could be determined
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through impact fee ordinances, or mitigation fees could be applied on a project specific basis.
Property owners may fund improvements that exceed the requirements of their development, with
reimbursement under latecomers’ agreements from future development by benefiting properties.

Matching Sources and Uses

Debt financing of the projected capital cost would require an annual debt service payment as listed in
Table 10-2.

Table 10-2: Annual Debt Service Payments

Promenade Only Pron;:n::icrl‘egand All Costs
Development Cost $7,100,000 $21,725,000 $33,310,000
Financing Cost (@2%) 142,000 434,000 666,000
Total to be Financed $7,242,000 $22,160,000 $33,976,000
Debt Service @5%, 25 years $514,000 $1,572,000 $2,411,000

Assuming the City is successful in securing LIFT funding from the State, the City could receive a tax
credit from the State of $500,000 per year, apply 75 percent of the City portion incremental tax
revenues, and provide funds from other local sources necessary to match the State contribution. The
City’s share of incremental taxes would fall short of the necessary match for at least the first 10 years.
Assuming the other funds are available, the combined State and local funds of $1 million annually
would fund the promenade and a portion of the parking structure. Other sources of funding for the
remaining portion of the parking structure are contributions from the County, an LID, or various grants.

Economic Development Strategies

Successful implementation of the master plan will require an overall economic development strategy
to realize the opportunities identified in the market analysis. The key elements of the strategy are
described below.

m Complete Riverfront Improvements

The riverfront improvements are the impetus for the entire plan, as well as the catalyst for
improvements throughout the rest of downtown. The flood control improvements provide
necessary upgrades and assurances to future investors, but the promenade will be the signature
improvement as it will be the means by which the downtown can reconnect to the river.

The City has completed the environmental analysis and has initiated preliminary engineering for
these elements. Funding sources have been identified for a portion of the cost of each
improvement.

B Set Development Incentives for Downtown

Providing a positive physical and regulatory environment for investment will encourage
redevelopment. The physical improvements such as the flood control and promenade will
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contribute to a positive environment. From a regulatory point of view, the City can do three things
to enhance the development economics reflected in the earlier feasibility analysis:

— Establish a multifamily tax exemption program that will provide exemption of taxes on all
property improvements for ownership and rental units for up to eight years for market rate
units and 12 years for affordable units. This may reduce a source of funding in the near term,
but it will stimulate development and hasten collection of revenue from other sources.

— Set impact fees for downtown that are lower than impact fees elsewhere. Since many of the
new residents will be empty nesters, the burden on schools will be small, and emphasis on
pedestrian activities will reduce the number of automobile trips. Again, this may reduce a
source of funding in the near term, but it will stimulate development and hasten collection of
revenue from other sources.

— Streamline the land use and building permit processes as much as possible to reduce
uncertainty and time required for approvals. Completion of a programmatic EIS for downtown
will reduce the requirements for individual development proposals.

B Solicit Development Proposals for Riverfront Parcels

The development parcels remaining after completion of the flood control and promenade
improvements provide the opportunity to attract development that will set a standard for the rest
of downtown. The City could favor projects with desirable mixes of uses and design features. In
order to ensure the quality of development, the City could provide incentives such as those
described above, and set a purchase price for the land that will allow an adequate return on
investment.

B Solicit Appropriate New Businesses to Enhance the Local Business Climate

The City and other agencies such as the Chamber of Commerce and Skagit County Economic
Development Council should work together to attract the kind of businesses that will provide the
greatest impact on overall downtown business conditions. Three categories of businesses are
particularly important to a vital downtown:

— Businesses that extend the hours of activity beyond 9 AM to 5 PM. Restaurants, cinemas,
and other entertainment fit this requirement.

— Businesses that support downtown residential development are important to realizing the
market opportunity. Grocery stores are important to establishing downtown as a place to live.

— Businesses that provide services to other businesses and reinforce downtown’s position as a
commercial center.

B Complete Other Improvements Throughout Downtown

In order for the entire downtown to realize growth and development, additional improvements
must be made to enhance all areas and link them to the river. Additional parking in a new
structure (beyond what is built to replace parking on the revetment) is important to businesses
throughout the downtown core. In addition, streetscape improvements such as improved
sidewalks, lighting, and benches improve the appearance of downtown and provide links between
activity centers such as the Transit Center, the Courthouse, and existing anchor businesses to the
newly enhanced riverfront.

B Promote Business Retention by Encouraging Cooperative Programs
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Existing businesses can work together to attract new customers and maximize their local
spending. Cooperative programs might include:

— Joint advertising

— Coordinated hours

— Regular events such as First Thursday (or Saturday, etc.) with businesses staying open late.
— Coordination with the Farmer’s Market.

B Physical Improvements to Existing Buildings

Property owners could be encouraged to invest in their buildings through loan and grant programs.
The Main Street Program uses this approach as one of four key strategies.

B Programming of Special Events

In addition to the regular events that businesses put on to attract customers, the City and the
business community could put on special events that heighten the City’s visibility in the region.
The improvements to the riverfront could provide a venue for special events. Those improvements
provide an opportunity to spread the word that downtown Mount Vernon is a great place to live,
work, or visit.

B Overall Strategy for Tourism and Visitors

All of the improvements and programs described above create a downtown that is attractive to
local residents and visitors from elsewhere in the region.

10.6. REGULATORY CHANGES

Comprehensive Plan and Zoning Code

The City’s Comprehensive Plan (City of Mount Vernon 2005) establishes a framework for decisions on
growth and land use, housing, transportation, utilities, public facilities and services, and parks and
open space within the City’s urban growth boundaries. The Comprehensive Plan contains a number of
goals, objectives, and policies that relate directly to downtown flood protection and downtown
redevelopment. Only limited changes to the Comprehensive Plan, such as the use of FARs to control
density, will be required to implement this Master Plan.

Shoreline Master Program

The upcoming state-mandated update of the Skagit County Shoreline Master Program (SMP), which is
also the City’s SMP, will include a extensive public involvement process during which any modifications
needed to implement the master plan will be addressed. The design guidelines, floor area ratios, and
other elements of this Master Plan will be used to develop recommended changes to the SMP and the
City of Mount Vernon will work with Skagit County and other stakeholders to ensure any changes are
compatible with development and other interests.
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10.7. DESIGN GUIDELINES

The following design guidelines are recommended for certain specified elements of the built
environment of downtown Mount Vernon in the interest of promoting and preserving the character,
qualities, and economic vitality of downtown. Compliance with these guidelines should be
demonstrated through site plans, sign plans, and elevation drawings. Design review and development
authorization should be required for any new structure or exterior alteration of any kind in downtown to
ensure compliance with these guidelines.

Setbacks and Exceptions

All structures in the downtown area should be required to have a “zero” front setback. However,
recesses in the structure are encouraged at entryways and at other strategic locations along the front
of the structure such as display windows. In no event should recesses account for more than forty
percent of the linear frontage of the structure. Exceptions to the “zero” front setback may be allowed
when an area immediately in front of a structure is intended for an outdoor eating/drinking area,
public art, a plaza or other public gathering place, or some other display or activity related directly to
the occupancy of the structure. A setback to allow parking in front of a structure should be expressly
prohibited.

Side setbacks should also be “zero” for mid-block structures, and the side walls of such structures
should join the side wall of adjacent structures. No gaps or space of any kind between structures
should be visible from the adjacent sidewalk. Rear setbacks may also be “zero,” except that functional
off-street loading areas of at least twenty-five feet in depth may be required for each structure, subject
to review by the City engineer and the site plan review committee if the adjacent alley is to be used for
maneuvering.

Building Materials and Colors

Primary facade materials should be stone, terra cotta, or brick consistent with materials historically
used in the downtown area. Wood and glass doors should be allowed and wood trim permitted in
moderation. Wood should also be allowed in Victorian facade treatments. Molded concrete trim
consistent with historic use should also be allowed. Metal siding, corrugated fiberglass, aluminum
siding, mirror or metalized reflective glass, plywood, masonite, chip board siding, exterior insulated
finish system (EIFS), vinyl, cinder block, and split-faced block, and all types of plastics and imitation
materials should be prohibited. Dryvit should not be used as a primary material on the street level, but
it may be used on upper levels and as a decorative element. Finishes that reflect light and glare
should not be permitted. A wide variety of colors is apparent throughout downtown, but traditional
light or muted colors with a pastel or earth tone hue are generally acceptable. All finished natural
wood tones should be permitted. Fluorescent or day-glow colors of any shade should be prohibited.

Building Height

All structures in the downtown area that front on First Street, between Division Street and Kincaid
Street, should be at least two full stories above sidewalk level, and multiple stories are encouraged.
The main level of a structure should generally be at sidewalk level, and split level structures or split
entry malls should not be permitted. Balconies and cantilevers may be permitted subject to applicable
permits to occupy right-of-way. Throughout downtown, new single story buildings should be designed
and built to be structurally capable of supporting at least one additional level.
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Entryways

A building’s primary door and entrance should be located in the principal facade of the structure, and
should be oriented toward the street. The primary entrance should be readily apparent as a prominent
architectural component. Entryways should be recessed from the front property line so that patrons
have a queuing area out of the pedestrian flow. The recessed area should be at a minimum one and
one-half times the width of the door to avoid a corridor-like effect. Doors should be of wood and glass
or glass with metal trim and should permit clear two-way visibility. Metal doors, mechanical doors of
any kind (except for handicap access), and revolving doors should be prohibited.

Windows

Street level windows should be required of all structures, including the sides of structures occupying
corner lots. Windows should begin at least two feet above the sidewalk and may extend vertically to
the top of the first level. Street level windows should be designed to engage the pedestrian and invite
visual inspection of the interior of the establishment as well as to view displays of merchandise. As
such, a maximum of ten percent of the window area (each pane to be calculated individually) may be
taken up by opaque signage of any kind. Stenciled signage or other signage types that allow visual
penetration through the lettering is encouraged. Tinted or reflective glazing should be expressly
prohibited. Windows may be recessed to allow patrons to view displays out of the pedestrian flow. Bay
windows may extend into the right-of-way (sidewalk area) with the applicable revocable permit. Upper
level windows should be appropriately framed by architectural features of the structure consistent with
historic treatment in the downtown area. Unframed windows of any kind should not be permitted.

Modulation

Segments of plain or uniformly treated store fronts that are out of context with adjacent or nearby
buildings should be prohibited. Such treatments may be avoided or mitigated through modulation. In
architectural terms, modulation is a technique for visually dividing the facade so that it takes on the
appearance of distinctly different structures or portions of structures. This architectural technique is
used to add visual interest to long store fronts or to other structures that occupy a significant segment
of a downtown block. Visual interest can also be achieved through repeating architectural features
such as windows and the elements that frame them, and through recesses, offsets, and other
variation in plane elevation sufficient to add shadow lines or depth to the facade.

Lighting

Outside lighting should be minimal, and downtown businesses are encouraged to rely on ambient
lighting provided by street lights for the safe illumination of the sidewalk area. Low wattage lighting
could be used to highlight an entryway provided no glare is cast out onto the sidewalk. Merchants
should be encouraged to illuminate window displays and interior spaces provided that no glare is cast
onto the sidewalk area. Flashing or strobe type lighting should be prohibited.

Fencing
Chain link fencing should not be visible from the street or sidewalk.
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Signage
B Prohibited Signs

Roof signs, projecting signs above canopy level (except for blade signs described below), pole or
pylon signs, and internally illuminated signs, including internally illuminated canopies, should be
prohibited in the downtown area.

B Wall Signs

Wall signs should be either painted upon the wall, mounted flat against the building, or erected
against and parallel to the wall not extending out more than twelve inches there from. Wall signs
should be located no higher than thirty feet above grade, measured from grade to the top of the
sign. Wall signs may be externally illuminated provided no glare is apparent from off site. Wall
signs should not cover any architectural details of the building, and should not extend beyond the
wall on which they are mounted. The maximum combined area of all wall signs per street frontage
should not exceed twenty-five percent of the wall area. No combination of sign areas of any kind
should exceed one hundred fifty square feet per street frontage, excluding multiple building
complexes and multiple tenant buildings.

m Canopy Signs

Several types of canopy sighs may be permitted, including sign panels or individual letters
attached to the vertical face of the canopy, freestanding letters affixed to the upper edge of a flat
canopy, and panels suspended from the underside of a flat or sloped canopy. One canopy sign
per street frontage may be allowed, not to exceed one square foot of signage per one linear foot of
building frontage.

B Blade Signs

These are signs usually affixed to the building front, either above or below the canopy, projecting
from the wall at ninety degrees. Blade signs below the canopy are intended to be seen by
pedestrians, and one per building frontage may be allowed. The bottom edge of such signs should
be at least eight feet above the walking surface, should not exceed six square feet in total area,
and should not extend more than five feet from the building front. Blade signs could be externally
illuminated provided no glare is cast into the sidewalk area. Blade signs above the canopy are
intended to be readable from the street, and one per building frontage may be allowed. They
could be externally illuminated but should not exceed thirty-two square feet in total area. No
dimension of the sign should exceed eight feet.

Historic Rehabilitation/Restoration Standards

Standards contained in this section are intended to assist property owners with the preservation of a
contributing or registered property’s historic significance through the preservation of historic materials
and features. The purpose of these standards is to allow for an efficient contemporary use of a
property without destroying materials, features, or finishes that are important in defining the building’s
historic character.

B Distinctive features, materials, finishes, construction techniques, or examples of craftsmanship
that characterize a property by defining its historic significance should be preserved.

B  Whenever possible, deteriorated historic features should be repaired rather than replaced. Where
severity of deterioration requires replacement, the new feature should match the old in design,
color, texture, materials (as possible), and other visual qualities.
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Chemical or mechanical treatments, such as sandblasting, that can cause damage to historic
materials may be used on a limited basis or as a last resort.

Significant archeological resources affected by a restoration or rehabilitation should be protected
and preserved. If such resources must be disturbed, mitigation measures should be taken.

Changes to properties that have taken place over time that have acquired historic significance in
their own right should be retained and preserved.

New additions, exterior alterations, or related construction should not destroy historic materials
that characterize the property. New work should be distinguished from the old and should be
compatible with the massing, size, scale, and architectural features to protect the historic integrity
of the property and its environment.

New additions and adjacent or related new construction should be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.
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Ogvor%aﬂn'fy Sites

Site 1
Location

At the southern end of the new Riverfront Promenade. Bounded by Broadway Street, Kincaid Street,
First Street, and the Promenade. This is currently the site of the Moose Lodge.

Size
Approximately 30,000 square feet.
Constraints

Shoreline Management Master Program limits heights to 30 feet within 100 feet of OHW and to 35
feet between 100 feet and 200 feet of OHW, and limits lot coverage to 70 percent.

Site immediately abuts the pedestrian promenade on the west.
Potential Uses

Two levels of residential or office over parking. This is also a possible location for a promenade-related
restaurant or river-related facility.

Approximately 30 to 40 residential units or 35,000 to 50,000 square feet of office space are possible.

Other Considerations

Design must be pedestrian-friendly facing the promenade. Design should relate to a public
amenity/visual feature with public access to the promenade, on axis with Kincaid Street.

Building height should step down slightly toward the river.
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Site 2
Location

On the new Riverfront Promenade between Montgomery Street and Gates Street. Bounded by Gates
Street, Montgomery Street, Main Street, and the Promenade.

Size
Approximately 21,000 square feet.
Constraints

Shoreline Management Master Program limits heights to 30 feet within 100 feet of OHW and to 35
feet between 100 feet and 200 feet of OHW, and limits lot coverage to 70 percent.

Site immediately abuts the pedestrian promenade on the west.
Potential Uses

Two levels of residences or office space over parking. Approximately 20 to 30 residential units or
10,000 to 20,000 square feet of office space are possible. This is also a good location for a
promenade-related retail, restaurant or river-related facility. Approximately 4,000 to 5,000 square feet
of retail is possible at the level of Main Street, and 1,000 to 2,000 square feet of retail is possible at
the promenade level. This site is also a potential location for a new public plaza along the riverfront.

Other Considerations

Design must be pedestrian-friendly facing the promenade. It must also accommodate public access to
the promenade and a view corridor to the river on axis with both Montgomery Street and Gates Street.
Building height should step down slightly toward the river.

Site 3
Location

On the new Riverfront Promenade between Division Street and Montgomery Street. Bounded by
Division Street, Montgomery Street, Main Street, and the Promenade.

Size
Approximately 31,000 square feet.
Constraints

Shoreline Management Master Program limits heights to 30 feet within 100 feet of OHW and to 35
feet between 100 feet and 200 feet of OHW, and limits lot coverage to 70 percent. Site immediately
abuts the pedestrian promenade on the west, and the approach to the Division Street Bridge on the
north.

Potential Uses

Two levels of residential or office over parking. Approximately 30 to 36 residential units or 15,000 to
30,000 square feet of office space are possible. This is also a good location for promenade-related
retail, a restaurant or a river-related facility. Approximately 5,000 to 6,000 square feet of retail is
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possible at the level of Main Street, and 1,800 to 3,600 square feet of retail is possible at the
promenade level.

Other Considerations

Design must be pedestrian-friendly facing the promenade. It must also accommodate public access to
the promenade along Montgomery Street and Gates Street, and a view corridor to the river on axis with
Montgomery Street. Building height should step down slightly toward the river. Potential for
development linked to Site 6 with partial closure of Main Street.

Site 4
Location

Along the river just north of the Division Street Bridge. Bounded by Division Street, First Street, and
the river, with commercial development adjacent to the north.

Size
Approximately 100,000 square feet.
Constraints

Shoreline Management Master Program limits heights to 30 feet within 100 feet of OHW and to 35
feet between 100 feet and 200 feet of OHW, and limits lot coverage to 70 percent. Site immediately
abuts the approach to the Division Street Bridge on the south, and the multi-purpose trail along the
river to the west. The former Carnation dairy site contains an existing two-storey building in office and
retail use, surface parking and an existing landmark smokestack. Access from the south is
compromised by the complex intersection of Freeway Drive and Division Street.

Potential Uses
The site is large enough to accommodate a variety of uses, including a mixture of uses.

It would be a good location for a hotel/retail complex. The project could also include office space. If
the intersection of Freeway Drive and Division Street is reconfigured to become a pedestrian-friendly
intersection of First Street and Division Street, there would be an opportunity to extend pedestrian-
oriented uses at street level on both sides of First Street north of Division Street.

Other Considerations

There is an opportunity to better link the site with the pedestrian-oriented core, if the intersection of
Freeway Drive and Division Street is reconfigured and made more pedestrian-friendly. Development
should take advantage of the river amenity, connecting to the multi-purpose trail, and perhaps
including a publicly-accessible open space adjacent to the trail. The landmark smokestack should be
preserved, if possible.
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Site 5
Location

An existing surface parking lot on the southeast corner of Montgomery Street and Main Street.
Bounded by Montgomery Street, Main Street, an alley and commercial development immediately
adjacent to the south.

Size
Approximately 13,000 square feet.
Constraints

Site abuts an existing building to the south. Site is too narrow to accommodate an efficient parking
structure without including the adjacent alley and/or part of Main Street.

Potential Uses

One or two levels of office space over retail. Approximately 5,000 to 9,000 square feet of retail
possible at street level, with 12,000 to 20,000 square feet of office space possible above.

Other Considerations

Development must accommodate public access to the promenade and a view corridor along
Montgomery Street. Potential for development linked to Site 2 with closure of Main Street.

Site 6
Location

An existing surface parking lot on the east side of Main Street just south of Division Street. Bounded
by Main Street, Division Street, an alley, and the Lyon's Furniture building immediately adjacent to the
south.

Size
Approximately 19,000 square feet.
Constraints

Site immediately abuts the Lyon's Furniture building loading dock to the south, and will have to
accommodate access to the loading dock unless that site use changes. Access from Division Street is
limited. Alley must remain open to provide service access to properties on the east side.

Potential Uses

Two levels of residential or office over retail and parking. Approximately 6,000 to 8,000 square feet of
retail is possible at street level along Main Street, with approximately 24 to 30 residential units or
18,000 to 36,000 square feet of office space possible above.

Other Considerations

Potential for development linked to Site 3 with partial closure of Main Street. Site potential would be
enhanced if consolidated with redevelopment of Lyon's Furniture site.
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Site 7
Location

North of Division Street between First Street and the freeway.
Size

The size of this site could vary depending upon the potential reconfiguration of the intersection of
Freeway Drive and Division Street, and whether or not a portion of Freeway Drive is closed. If Freeway
Drive remains as presently configured, there is a site of about 48,000 square feet between First Street
and Freeway Drive that could be redeveloped. If the southern portion of Freeway Drive were closed
and rerouted in alignment with First Street, a contiguous site of about 108,000 square feet could be
assembled.

Constraints

Potentially this site has many constraints, depending on the configuration of the roadways. It could be
immediately adjacent to the freeway on the east, and to the traffic on Division Street on the south.
Existing uses and surface parking would be displaced and some public right-of-way vacated.

Potential Uses

If the intersection of Freeway Drive and Division Street is reconfigured to become a pedestrian-friendly
intersection of First Street and Division Street, there would be an opportunity to extend pedestrian-
oriented uses at street level on both sides of First Street north of Division Street. In addition to retail,
the site could accommodate office space as well as a parking structure. The east side of the site
adjacent to the freeway would be a good location for parking.

Other Considerations

There is an opportunity to better link the site with the pedestrian-oriented core, if the intersection of
Freeway Drive and Division Street is reconfigured and made more pedestrian-friendly.

Site 8
Location

The entire block is bounded by Second, Gates, Third, and Myrtle Streets.

Size

Approximately 39,000 square feet.

Constraints

Existing County-owned surface parking and two commercial uses would be displaced.
Potential Uses

This site is a preferred location for a multi-level public parking garage, with parking for 350 to 500
cars. Retail or other pedestrian-friendly uses should be located at street level along Gates Street.

Other Considerations
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There is potential to extend an elevated pedestrian crossing of the railroad tracks west on the south
side of Gates Street over Third Street to an elevator in a garage on this site.

Site 9
Location

The entire block bounded by Second, Montgomery, Third, and Gates Streets.
Size

Approximately 41,000 square feet.

Constraints

Several existing commercial uses and surface parking would be displaced.
Potential Uses

This site is an alternate location for a multi-level public parking garage, with parking for 350 to 500
cars. Retail or other pedestrian-friendly uses should be located at street level along Gates Street.

Other Considerations

There is potential to extend an elevated pedestrian crossing of the railroad tracks west on the north
side of Gates Street over Third Street to an elevator in a garage on this site.

Site 10
Location

Three entire city blocks, plus the intervening street rights-of-way, south of Kincaid Street just west of
the railroad tracks. Bounded by Milwaukee, Third and Kincaid Streets, and the railroad on the east

Size
Approximately 240,000 square feet.
Constraints

Requires displacement of several existing residential, commercial and institutional uses, and surface
parking.

Potential Uses
This is the preferred site for expansion of the County Jail.

Other Considerations

The portion of the site along Kincaid Street should be designed to provide an attractive entry
experience to downtown, and should be coordinated with streetscape improvements on both sides of
Kincaid Street.
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Site 11
Location

A large former industrial site just east of the railroad tracks south of Kincaid Street. Bounded by the
railroad tracks, Kincaid, Fifth and Sixth and Section streets.

Size
Approximately 380,000 square feet.
Constraints

Vehicular access is constrained by the railroad tracks on the west, freeway access on Kincaid Street
and the freeway on-ramp to the east. Pedestrian access from the rest of downtown is poor.

Potential Uses

The largest contiguous site in downtown, it is a good location for the development of a large use, like a
hotel or a campus for a single user or a complex of uses.

Other Considerations

The site has good visibility from the freeway and from Kincaid Street. The portion of the site along
Kincaid Street should be designed to provide an attractive entry experience to downtown, and should
be coordinated with streetscape improvements on both sides of Kincaid Street.
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