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Chapter 17.48

C-2 GENERAL COMMERCIAL DISTRICT

Sections:
17.48.010 Intent.
17.48.020 Permitted uses.
17.48.025 Accessory uses.
17.48.030 Prohibited uses.
17.48.040 Conditional uses.
17.48.050 Lot area and width.
17.48.060 Setbacks.
17.48.070 Building height.
17.48.080 Landscaping.
17.48.090 Parking.
17.48.100 Signs.
17.48.110 Site plan review.

17.48.010 Intent.
The intent of this chapter is to establish and pre-

serve general commercial areas having a variety of
uses and accessible primarily by automobile. (Ord.
3315, 2006; Ord. 2352, 1989).

17.48.020 Permitted uses.
Permitted primary uses in the C-2 district are as

follows:
A. Commercial Uses.

1. Retail stores;
2. Personal services;
3. Offices, banks, and financial institutions;
4. Hotels, motels and lodging houses;
5. Eating and drinking establishments;
6. Theaters, bowling alleys, skating rinks

and other entertainment uses;
7. Laundry and dry cleaning pickup sta-

tions;
8. Outside sales of vehicles, boats, mobile

homes or equipment;
9. Drive-in banks and eating establish-

ments;
10. Gasoline service stations and automo-

bile repair garages;
11. Adult entertainment establishments, as

herein defined; provided, that no adult entertain-
ment establishment shall be located nearer than
1,000 feet from any other adult entertainment
establishment; and provided further, that no adult
entertainment establishment shall be located nearer
than 1,000 feet from any public or private school,
church, or public park. Distances as provided in
this subsection shall be measured by following a
straight line, without regard to intervening build-
ings, from the nearest point of the property parcel
upon which the proposed use is to be located to the

nearest point of the parcel of property of the land
use from which the proposed use is to be separated;
and

12. Day nurseries;
B. Public and Quasi-Public Uses.

1. Governmental buildings, including fire
and police stations and administrative offices; and

2. Museums, art galleries, libraries, clubs or
fraternal societies and memorial buildings;

C. Other Uses Specifically Permitted.
1. Printing operations;
2. Upholstery and furniture repair shops;

D. On-site hazardous waste treatment and stor-
age facilities as an accessory use to a permitted use
provided such facilities comply with the State Haz-
ardous Waste Siting Standards and Mount Vernon
and State Environmental Policy Act requirements;

E. Emergency shelter for the homeless; pro-
vided, an emergency shelter for the homeless shall
not be located within a 1,000-foot radius of any
other emergency shelter for the homeless and an
existing shelter shall not expand the existing square
footage of their facility to accommodate the home-
less, except that the hearing examiner may approve
a location within a lesser distance or an increase in
square footage of the existing facility to serve addi-
tional homeless if the applicant can demonstrate
that such location will not be materially detrimen-
tal to neighboring properties due to excessive
noise, lighting, or other interference with the
peaceful use and possession of said neighboring
properties; and provided further, an emergency
shelter for the homeless shall have 100 square feet
of gross floor area per resident as defined by the
city building code (MVMC Title 15); and provided
further, an emergency shelter for the homeless
shall have any and all licenses as required by state
and local law;

F. Expansion of Existing Mini-Storage Facili-
ties. Proposed new mini-storage facilities when
adjacent to existing mini-storage facilities under
the same ownership. (Ord. 3429 § 96, 2008).

17.48.025 Accessory uses.
Permitted accessory uses in the C-2 district

include:
A. Residence for watchman, custodian, man-

ager or property owner of permitted use provided it
is located within the same building as the principal
use;

B. Each primary building or structure is permit-
ted to have one accessory building, which is
exempt from building permit requirements, by def-
inition of the International Building Code (120
square feet or less). These exempt structures are
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required to be located in the rear yard and maintain
a minimum of five-foot setback from any other
building or property line;

C. Mini-storage facilities;
D. Commercial or public parking garages

and/or commercial or public surface parking; and
E. Card room. (Ord. 3429 § 97, 2008).

17.48.030 Prohibited uses.
Uses specifically prohibited in the C-2 district

are:
A. Sales of inoperable vehicles or used parts;
B. Junkyards;
C. Auto wrecking yards. (Ord. 3315, 2006;

Ord. 2352, 1989).

17.48.040 Conditional uses.
Uses permitted by conditional use permit, and

classified as a Type III permit in the C-2 district,
are as follows:

A. Restricted limited manufacturing uses
involving the processing or fabrication of com-
modities or products subject to all the following
restrictions, development and performance stan-
dards:

1. All manufacturing activities including
storage and warehousing shall be confined to
enclosed buildings on the property.

2. The use does not inflict upon the sur-
rounding permitted land uses in the district smoke,
dirt, glare, odors, vibration, noise, excessive haz-
ards or water pollution detrimental to the health,
welfare, or safety of the public occupying or visit-
ing such areas.

3. The design of all buildings and related
improvements shall employ design standards to
support and maintain the commercial character of
the area.

B. Churches; provided, that their principal
access is from a collector street or greater and they
shall conform to all the development standards and
requirements of the public (P) zone and concurrent
with approval the city shall require both the com-
prehensive plan and zoning designations to be
changed to public (P) during the city’s next com-
prehensive plan amendment cycle. (Ord. 3447 § 2,
2009).

17.48.050 Lot area and width.
There are no limitations on lot area and width.

(Ord. 3315, 2006; Ord. 2352, 1989).

17.48.060 Setbacks.
Minimum setback requirements in the C-2 dis-

trict are as follows:

A. Front yard: 10 feet. Buildings on corner lots
and through lots shall observe the minimum set-
back on both streets. For properties that front on an
arterial, the minimum setback from the right-of-
way shall be 25 feet. The community and economic
development and public works directors can
through a Type I decision process administratively
reduce, for good cause shown, this setback.

B. Side yard and rear yard: none, except along
any property line adjoining a residentially zoned
district, with no intervening street or alley, there
shall be a setback of at least five feet. (Ord. 3405
§ 3, 2008).

17.48.070 Building height.
Building height in the C-2 district is unrestricted

except for fire safety considerations, and building
code considerations. (Ord. 3315, 2006; Ord. 3072
§ 10, 2001).

17.48.080 Landscaping.
Landscaping shall be required pursuant to the

terms of Chapter 17.93 MVMC. (Ord. 3315, 2006;
Ord. 2352, 1989).

17.48.090 Parking.
Parking shall be provided pursuant to the terms

of Chapter 17.84 MVMC. (Ord. 3315, 2006; Ord.
2352, 1989).

17.48.100 Signs.
Signs shall meet the requirements as provided in

Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord.
2352, 1989).

17.48.110 Site plan review.
All developments in this district shall be subject

to site plan review as provided in Chapter 17.90
MVMC. (Ord. 3315, 2006; Ord. 2352, 1989).
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Chapter 17.24

R-3 MULTIFAMILY RESIDENTIAL 
DISTRICT

Sections:
17.24.010 Intent.
17.24.020 Permitted uses.
17.24.030 Accessory uses.
17.24.040 Conditional uses.
17.24.045 Administrative conditional uses.
17.24.050 Lot area and width.
17.24.060 Setbacks.
17.24.070 Maximum land coverage.
17.24.080 Building height.
17.24.090 Distance between buildings.
17.24.100 Landscaping.
17.24.110 Parking.
17.24.120 Signs.
17.24.130 Site plan review.

17.24.010 Intent.
The intent of this chapter is to provide for areas

within neighborhoods with good access containing
multifamily residential development at a minimum
net density of 10 to a maximum net density of 12
dwelling units per acre. (Ord. 3315, 2006; Ord.
2352, 1989).

17.24.020 Permitted uses.
Permitted primary uses in the R-3 district

include:
A. Two-family and townhouse dwelling units

that can meet the minimum density requirements of
this zone;

B. Multifamily residential developments of 75
dwelling units or less; provided, that no less than
50 percent of the sum of the building footprints
shall be in open space, landscaping, and active play
or activity areas. The definition of “density for
multifamily zoned developments” found in Chap-
ter 17.06 MVMC describes how the maximum
density is calculated within this zone;

C. Municipal parks and playgrounds of less
than one-half acre;

D. Professional offices, such as medical and
dental, under 4,000 square feet in gross floor area,
providing the siting criteria of MVMC
17.24.045(A) are met and mitigate the impacts on
the neighborhood. (Ord. 3429 § 62, 2008).

17.24.030 Accessory uses.
A. Permitted accessory uses in the R-3 district

include those uses permitted in the R-1 district,
except that accessory buildings for small animals

or fowl, other than normal household pets, shall not
be permitted.

B. Each primary building (regardless of num-
ber of units) of a multifamily residence is permitted
to have one accessory structure which is exempt
from building permit requirements by definition of
the International Building Code (120 square feet or
less). These exempt structures are required to be
located in the rear yard and maintain a minimum of
five-foot setback from any other building or prop-
erty line. (Ord. 3429 § 63, 2008).

17.24.040 Conditional uses.
Uses permitted by a conditional use permit and

classified as a Type III permit in the R-3 district are
as follows:

A. Churches; provided, that their principal
access is from a secondary arterial street or greater
and they shall conform to all the development stan-
dards and requirements of the public (P) zone and
concurrent with approval the city shall require both
the comprehensive plan and zoning designations to
be changed to public (P) during the city’s next
comprehensive plan amendment cycle;

B. Public utilities;
C. Specialized housing for the elderly over

12,000 square feet cumulative;
D. Multifamily residential developments of 76

dwelling units or more; provided, that no less than
50 percent of the sum of the building footprints
shall be in open space, landscaping, and active play
or activity areas. The definition of density for mul-
tifamily zoned developments found in Chapter
17.06 MVMC describes how the maximum density
is calculated within this zone;

E. Neighborhood convenience uses; provided,
that:

1. They are incorporated with the design of
a multifamily structure or complex;

2. The number of dwelling units in such a
complex exceeds 30;

3. At least 50 percent of the planned resi-
dential units are constructed before the neighbor-
hood convenience, professional office, restaurant
or day care center can be constructed;

4. No use shall exceed 1,500 square feet in
area;

5. The design, landscaping and arrangement
of parking are compatible with the residential char-
acter of the project and neighborhood;

6. Access is from a major street and is
located such that it is compatible with the residen-
tial use and will not create a traffic hazard or con-
gestion; and
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7. The multifamily density meets the defini-
tion for density for mixed use buildings or develop-
ments found within Chapter 17.06 MVMC;

F. Bed and breakfast establishments which
meet the following criteria:

1. The structure shall be owner-occupied
and serve as the primary residence of the owner;

2. Adequate off-street parking of one park-
ing space per guest room plus two spaces for the
owner shall be provided but shall not be in the
required front yard unless it is screened and is com-
patible with the surrounding neighborhood;

3. The structure shall meet all city building
and fire codes to protect the safety of customers;

4. Individual rooms that are rented shall not
contain cooking facilities;

5. The only meal to be provided to guests
shall be breakfast and it shall be served to guests
taking lodging in the facility;

6. There shall not be any other bed and
breakfast establishments within a 300-foot radius;

7. The maximum number of days that a
guest may stay shall be limited to 14 consecutive
days. Guests may not stay more than 60 days in any
one year;

8. The building structure may not be altered
or remodeled to the extent that the resulting struc-
ture would be incompatible with the residential
character of the neighborhood. (Ord. 3429 § 64,
2008).

17.24.045 Administrative conditional uses.
Uses permitted by an administrative conditional

use permit and classified as a Type II permit in R-
3 districts are as follows:

A. Professional offices, such as medical and
dental offices; provided, that:

1. The type, size and construction are com-
patible with the residential intent or character of
the district;

2. The design, landscaping and arrangement
of parking spaces are compatible with the residen-
tial character of the project and the neighborhood;

3. Access is from a street capable of han-
dling the traffic generated from the use, and is
located such that it is compatible with the residen-
tial use and will not create a traffic hazard or con-
gestion;

B. Specialized housing for the elderly with total
building area under 12,000 square feet;

C. Day nursery; provided, that the size, location
and design are compatible with the residential
character of the development and neighborhood.
(Ord. 3429 § 65, 2008).

17.24.050 Lot area and width.
A. Minimum lot area requirements in the R-3

district are as follows:
1. Minimum lot area for a two-family or

two-unit townhouse dwelling shall be 6,500 square
feet.

2. Increased density up to a maximum of 15
du/acre may be achieved if at least 50 percent of the
required parking spaces are located in an enclosed
area beneath the habitable floors of the building or
complex. 

B. Minimum lot dimensions for multifamily
structures shall be 60-foot width at the front build-
ing line, 30-foot minimum width at the street line,
and 80-foot minimum mean depth. (Ord. 3315,
2006; Ord. 2723 § 1, 1996; Ord. 2531 § 4, 1993;
Ord. 2352, 1989).

17.24.060 Setbacks.
Minimum setback requirements are as follows:
A. Front yard: 25 feet on arterial streets and 20

feet on all other streets. Buildings on corner lots
shall observe the minimum setback on both streets.

B. Side yard: 10 feet on each side. No portion of
a second-story wall shall be closer than 15 feet to
the side yard line. No portion of a third-story wall
shall be closer than 20 feet to the side yard line.

C. Rear yard: 20 feet.
D. Duplex or townhouses constructed in this

zone shall meet the setbacks listed in MVMC
17.15.070. (Ord. 3315, 2006; Ord. 2531 § 8, 1993;
Ord. 2352, 1989).

17.24.070 Maximum land coverage.
Maximum land coverage by buildings shall be

40 percent. (Ord. 3315, 2006; Ord. 2352, 1989).

17.24.080 Building height.
Maximum building height shall be two stories,

but not more than 25 feet. These maximum limits
may be increased to three stories and 35 feet if
parking is provided beneath the habitable stories.
(Ord. 3315, 2006; Ord. 2352, 1989).

17.24.090 Distance between buildings.
The minimum distance between any two build-

ings on the same lot shall be 10 feet where either or
both contain dwelling units. (Ord. 3315, 2006; Ord.
2352, 1989).

17.24.100 Landscaping.
Landscaping shall be required pursuant to the

terms of Chapter 17.93 MVMC. (Ord. 3315, 2006;
Ord. 2352, 1989).
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17.24.110 Parking.
Parking shall be provided pursuant to the terms

of Chapter 17.84 MVMC for all uses allowed in
this chapter, except that duplexes and two-unit
townhomes that are not part of a larger multifamily
development on the same property shall provide
and maintain for each residence at least two
enclosed (private garage) parking spaces plus a
driveway apron that will accommodate no less than
two vehicles to accommodate vehicles used by the
residents and guests of a residence, for a total of not
fewer than four parking spaces per dwelling unit.

Exception: The community and economic
development director may reduce the amount and
type of required off-street parking for:

A. Affordable housing units as defined by
Chapter 17.06 MVMC;

B. Senior housing developments. (Ord. 3429
§ 66, 2008).

17.24.120 Signs.
No signs are permitted except as provided in

Chapter 17.87 MVMC. (Ord. 3315, 2006; Ord.
2352, 1989).

17.24.130 Site plan review.
All developments of five or more units and all

conditional uses shall be subject to a site plan
review as provided in Chapter 17.90 MVMC. (Ord.
3429 § 67, 2008).

Chapter 17.27

R-4 MULTIFAMILY RESIDENTIAL 
DISTRICT

Sections:
17.27.010 Intent.
17.27.020 Permitted uses.
17.27.030 Accessory uses.
17.27.040 Conditional uses.
17.27.045 Administrative conditional uses.
17.27.050 Lot area and width.
17.27.060 Setbacks.
17.27.070 Maximum land coverage.
17.27.080 Building height.
17.27.090 Distance between buildings.
17.27.100 Landscaping.
17.27.110 Parking.
17.27.120 Signs.
17.27.130 Site plan review.

17.27.010 Intent.
The intent of this chapter is to provide for neigh-

borhoods with close proximity to major arterials
containing multifamily residential development at
a minimum net density of 10 to a maximum net
density of 15 dwelling units per acre. (Ord. 3315,
2006; Ord. 2352, 1989).

17.27.020 Permitted uses.
Permitted primary uses in the R-4 district

include the following:
A. Two-family and townhouse dwelling units

that can meet the minimum density requirements of
this zone;

B. Multifamily residential developments of 75
dwelling units or less; provided, that no less than
50 percent of the sum of the building footprints
shall be in open space, landscaping, and active play
or activity areas. The definition of “density for
multifamily zoned developments” found in Chap-
ter 17.06 MVMC describes how the maximum
density is calculated within this zone;

C. Municipal parks and playgrounds of less
than one-half acre;

D. Professional offices, such as medical and
dental, under 4,000 square feet in gross floor area,
providing the siting criteria of MVMC
17.27.040(D) are met and mitigate the impacts on
the neighborhood. (Ord. 3429 § 68, 2008).

17.27.030 Accessory uses.
A. Permitted accessory uses in the R-4 district

shall include those permitted in the R-1 district
except that accessory buildings for small animals

rec
Line

rec
Line

rec
Line

rec
Line

rec
Line



Executive Summary
Learned Commercial, Inc.

©2010 ESRI 8/25/2010 Page 1 of 2

  
Lat: 6179435.319822, Lon: -1... Latitude: 48.434431

Longitude: -122.304459
Ring: 3, 5, 10 Miles

  3 miles radius 5 miles radius 10 miles radius
 
 
2010 Population      
     Total Population 39,974 55,938 83,267
     Male Population 49.5% 49.7% 49.7%
     Female Population 50.5% 50.3% 50.3%
     Median Age 32.6 34.2 36.1
 
2010 Income      
     Median HH Income $51,555 $52,939 $52,922
     Per Capita Income $21,969 $22,671 $23,098
     Average HH Income $61,374 $62,535 $62,618
 
2010 Households      
     Total Households 14,014 19,890 30,079
     Average Household Size 2.79 2.76 2.71
 
2010 Housing      
     Owner Occupied Housing Units 59.1% 60.0% 62.2%
     Renter Occupied Housing Units 35.6% 34.2% 31.1%
     Vacant Housing Units 5.2% 5.9% 6.6%
 
Population      
     1990 Population 23,715 34,351 53,548
     2000 Population 32,900 46,635 70,342
     2010 Population 39,974 55,938 83,267
     2015 Population 42,691 59,592 88,463
     1990-2000 Annual Rate 3.33% 3.1% 2.77%
     2000-2010 Annual Rate 1.92% 1.79% 1.66%
     2010-2015 Annual Rate 1.32% 1.27% 1.22%
 

In the identified market area, the current year population is 83,267. In 2000, the Census count in the market area was 70,342. The rate of 
change since 2000 was 1.66 percent annually. The five-year projection for the population in the market area is 88,463, representing a change 
of 1.22 percent annually from 2010 to 2015.  Currently, the population is 49.7 percent male and 50.3 percent female.
 

Households      
     1990 Households 9,135 13,230 20,253
     2000 Households 11,717 16,828 25,610
     2010 Households 14,014 19,890 30,079
     2015 Households 14,941 21,159 31,937
     1990-2000 Annual Rate 2.52% 2.43% 2.37%
     2000-2010 Annual Rate 1.76% 1.64% 1.58%
     2010-2015 Annual Rate 1.29% 1.24% 1.21%
 

The household count in this market area has changed from 25,610 in 2000 to 30,079 in the current year, a change of 1.58 percent annually. 
The five-year projection of households is 31,937, a change of 1.21 percent annually from the current year total. Average household size is 
currently 2.71, compared to 2.69 in the year 2000.  The number of families in the current year is 20,849 in the market area.
 

Housing
 

Currently, 62.2 percent of the 32,213 housing units in the market area are owner occupied;  31.1 percent, renter occupied; and 6.6 percent 
are vacant.  In 2000, there were 26,984 housing units - 62.9 percent owner occupied,  31.3 percent renter occupied and 5.8 percent vacant.  
The rate of change in housing units since 2000 is 1.74 percent. Median home value in the market area is $240,631, compared to a median 
home value of $157,913 for the U.S.  In five years, median home value is projected to change by 4.43 percent annually to $298,843. From 
2000 to the current year, median home value changed by 5.06 percent annually.
 

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2010 and 2015. ESRI converted 1990 Census data into 2000 geography.
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Lat: 6179435.319822, Lon: -1... Latitude: 48.434431

Longitude: -122.304459
Ring: 3, 5, 10 Miles

  3 miles radius 5 miles radius 10 miles radius

Median Household Income      
     1990 Median HH Income $27,939 $28,982 $28,154
     2000 Median HH Income $40,332 $41,883 $42,467
     2010 Median HH Income $51,555 $52,939 $52,922
     2015 Median HH Income $58,946 $60,159 $60,198
     1990-2000 Annual Rate 3.74% 3.75% 4.2%
     2000-2010 Annual Rate 2.42% 2.31% 2.17%
     2010-2015 Annual Rate 2.72% 2.59% 2.61%
 
Per Capita Income      
     1990 Per Capita Income $13,391 $14,127 $13,618
     2000 Per Capita Income $18,745 $20,223 $20,482
     2010 Per Capita Income $21,969 $22,671 $23,098
     2015 Per Capita Income $25,449 $26,138 $26,704
     1990-2000 Annual Rate 3.42% 3.65% 4.17%
     2000-2010 Annual Rate 1.56% 1.12% 1.18%
     2010-2015 Annual Rate 2.98% 2.89% 2.94%
 
Average Household Income      
     1990 Average Household Income $34,383 $36,242 $35,509
     2000 Average Household Income $51,656 $55,048 $55,402
     2010 Average HH Income $61,374 $62,535 $62,618
     2015 Average HH Income $71,337 $72,284 $72,523
     1990-2000 Annual Rate 4.15% 4.27% 4.55%
     2000-2010 Annual Rate 1.7% 1.25% 1.2%
     2010-2015 Annual Rate 3.05% 2.94% 2.98%
 

Households by Income
Current median household income is $52,922 in the market area, compared to $54,442 for all U.S. households.  Median household income is 
projected to be $60,198 in five years. In 2000, median household income was $42,467, compared to $28,154 in 1990.

Current average household income is $62,618 in this market area, compared to $70,173 for all U.S. households.  Average household income 
is projected to be $72,523 in five years. In 2000, average household income was $55,402, compared to $35,509 in 1990.

Current per capita income is $23,098 in the market area, compared to the U.S. per capita income of $26,739. The per capita income is 
projected to be $26,704 in five years.  In 2000, the per capita income was $20,482, compared to $13,618 in 1990.
 

Population by Employment      
     
Currently, 88.6 percent of the civilian labor force in the identified market area is employed and 11.4 percent are 
unemployed. In comparison, 89.2 percent of the U.S. civilian labor force is employed, and 10.8 percent are 
unemployed.  In five years the rate of employment in the market area will be 90.4 percent of the civilian labor force, 
and unemployment will be 9.6 percent. The percentage of the U.S. civilian labor force that will be employed in five 
years is 91.2 percent, and 8.8 percent will be unemployed.  In 2000, 64.7 percent of the population aged 16 years or 
older in the market area participated in the labor force, and 0.7 percent were in the Armed Forces.

In the current year, the occupational distribution of the employed population is:

55.4 percent in white collar jobs (compared to 61.6 percent of U.S. employment)•
18.8 percent in service jobs (compared to 17.3 percent of U.S. employment)•
25.9 percent in blue collar jobs (compared to 21.1 percent of U.S. employment)•

In 2000, 78.1 percent of the market area population drove alone to work, and 3.7 percent worked at home. The 
average travel time to work in 2000 was 24.0 minutes in the market area, compared to the U.S. average of 25.5 
minutes.
 

Population by Education
In 2010, the educational attainment of the population aged 25 years or older in the market area was distributed as follows:

14.6 percent had not earned a high school diploma (14.8 percent in the U.S.)•
26.3 percent were high school graduates only (29.6 percent in the U.S.)•
11.5 percent had completed an Associate degree (7.7 percent in the U.S.)•
13.7 percent had a Bachelor's degree (17.7 percent in the U.S.)•
7.8 percent had earned a Master's/Professional/Doctorate Degree (10.4 percent in the U.S.)•

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2010 and 2015. ESRI converted 1990 Census data into 2000 geography.
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2988 E. college Way Latitude: 48.433918
2988 E College Way, Mount Vernon, WA 98273-8985 Longitude: -122.301712
Ring: 3, 5, 10 Miles

Source: © 2010 MPSI Systems Inc. d.b.a. DataMetrix®




















