
PLANNING ADVISORY COMMISSION  
MEETING AGENDA 

April 17, 2017 

Mason County Building 1 

411 N 5th St.  Shelton, Wa 98584 
Commissioners Chambers 

6:00 PM 

1. Call to Order 

2. Roll Call  

3. Regular Business  
a. Adoption of Agenda 
b. COI Inquiry 
c. Approval of minutes 
d. Public Comment 
 

4. Public Hearing – Chester and Deborah Loudin, have filed an application for a 

request to rezone Parcel 12317-41-00060/ 12317-41-00050, totaling 8.71 acre from 
Rural Residential 5 to Rural Industrial. Portions of each parcel currently include 
both Rural Residential 5 and Rural Industrial. The change consolidates all portions 
of both parcels as Rural Industrial. The applicant does have plans for future 
development of the property. 

Presenter: Paula Reeves, Department of Community Services 
 

5. Comprehensive Plan Update, 2017 Work Plan - Mason County (County) is in the 

process of reviewing and updating its comprehensive plan and development regulations 
as required by RCW 36.70A, the Growth Management Act (GMA).  Work related to the 
update has been underway since June of 2014.  The County received a grant in 2015 from 
Washington State Department of Commerce to start the update process, and recent staff 
turnover coupled with several new legal developments have delayed completion.  The 
purpose of this briefing is to present the remaining tasks and timeline necessary to 
complete the 2016 update of the Mason County Comprehensive Plan and bring Mason 
County into compliance restoring eligibility for grant funding. 

Presenter: Paula Reeves, Department of Community Services 
 

6. New Business 
 

7. Adjournment 



  
 

Request for Rezone and Amendments to Comprehensive Plan Future Land Use Map 
Mason County Rural Residential 5 to Rural Industrial 

April 3, 2017 
DDR2017‐00008 
SEP2017‐00005 

 
 

 615 W. Alder  Shelton, WA 98584 

(360) 427-9760/(360) 427-7798 fax www. mason.co. wa.us 

 

Rural Mason County 
CHAPTER 17.05 – Administrative Procedures 
REZONE CRITERIA, §17.05.080 
 
Staff Contact 

Paula Reeves, AICP CTP 
Ext #286 
 
Applicant 

Chester and Deborah Loudin 
PO Box 2326 
Belfair, WA 98528 
 
Summary of Proposal 

Applicants  have  made  a  non‐project  request  to  rezone  parcel  12317‐41‐00050/12317‐41‐
00060, totaling 8.71 acres from Rural Residential 5 to Rural Industrial.  Portions of each parcel 
currently include both Rural Residential 5 and Rural Industrial as the result of a Boundary Line 
Adjustment made  by Mason  County  in  2008.    The  change  consolidates  all  portions  of  both 
parcels  into Rural  Industrial zoning.   The applicant does have plans for future development of 
the property.   
 
This  parcel  is  located  in  Section  17,  north  of  the  Belfair  Urban  Growth  Area  and would,  if 
approved,  require amendments  to  the Comprehensive Plan Future Land Use map.   Access  to 
the site is from Old Belfair Highway and will not be affected.  The figure below illustrates a small 
map section showing the  location of the parcels outlined  in red.   The yellow shading  indicates 
the Rural Residential 5 zoning, the gray shading indicates Rural Industrial zoning, and the green 
shading is Agricultural Resource Lands zoning.  While the surrounding area represents primarily 
Rural Residential 5 zoning, Rural Industrial use is also present. 
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Land Use and Shoreline Use 

Currently,  there  are  three  structures  on  the  site:    a  50’x100’  and  40’x80’ warehouse  and  a 
24’x36’ residence.  Access and utilities will be unaffected.  The parcels are border Union River, 
any  future  development  would  fall  under  the  jurisdiction  of  Mason  County’s  Resource 
Management regulations.   
 
Parcel Information 

Parcel No.: 12317‐41‐00050  is approximately 4.86 acres  in size; and  is bordered  to  the north 
and west and south by Rural Residential 5.  The parcel has road access from Old Belfair Highway 
from the west. 
 
Parcel No.: 12317‐41‐00060  is approximately 3.85 acres  in size; and  is bordered  to  the north 
and west and south by Rural Residential 5 and to the east by Agricultural Resources Lands.   
 
Zoning Information 

Current Zoning Designation: 
R‐5 – Low Density Residential 
This district provides for new residential subdivision on parcels of five acres or more. 
 
 
 

Loudin Property 
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Zoning Information (continued) 

Proposed Zoning Designation: 
RI – Rural Industrial 
This  district  provides  for  isolated  areas  of  primarily  existing  industrial  type  uses.  Rural 
industrial  is not  required  to be principally designed  to serve  the existing and projected rural 
population. However,  isolated LAMIRDs  ("D2 and D3 LAMIRDs") of an  industrial nature  shall 
protect  rural  character, which  is defined at RCW 36.70A.030(14), by  containing and  limiting 
rural development, by not being  in conflict with surrounding uses, and by assuring that such 
development is visually compatible with the surrounding area. The county's primary method of 
achieving such purpose  is by providing  for buffer yards,  limiting the character of rezones, by 
limiting building size, height, and floor to area ratios in such a way as to be appropriate for the 
rural areas. Public  services and  facilities  shall not be provided  so as  to permit  low  intensity 
sprawl. 
 
Rationale 

The primary objective for this request  is to reconcile zoning after a Boundary Line Adjustment 
made  in 2008  left  the parcels with a mix of Rural Residential and Rural  Industrial zoning and 
allow buildings on the property to be used for Rural Industrial uses as originally intended.   
 
Analysis 

Mason County Code Section 17.05.080(a) describes the eight rezone criteria used to review a 
rezone proposal.   These criterions have been established and adopted  specifically  for Mason 
County to establish standards by which each rezone is to be reviewed.  The Code requires that 
each rezone be evaluated in light of these standards; however it does not require that they all 
be met.  Below is Staff’s response to the proposed request, together with those provided by the 
Applicant:   

 
1.  Development allowed by the proposed rezone designation shall not damage public health, 
safety and welfare.   
 

This criterion  is met as the applicant’s proposed future use of the property  is regulated  in 
accordance with  the Mason County Municipal Code  and other  applicable  state  laws  and 
policies.    Amending  the  Future  Land  Use Map  and  rezoning  to  Rural  Industrial  for  the 
subject  parcels would  not  damage  public  health,  safety,  and welfare,  assuming  that  all 
current  planning  and  health  development  regulations  are  followed  during  any  future 
reviews and development. The greatest concern would be for adequate protection of Union 
River if any future development is evaluated and undertaken. 
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Analysis (continued) 

2.  The  zone  designation  shall  be  consistent  with  the Mason  County  Comprehensive  Plan, 
Development  Regulations,  and  other  county  ordinances,  and with  the Growth Management 
Act; and that designation shall match the characteristics of the area to be rezoned better than 
any other zone designation. 
 

This  criterion  is met  as  the  applicant’s  use  of  the  property  is  currently  Rural  Industrial 
preserving  the  rural  character,  protecting  rural  community  identity,  is  compatible  with 
surrounding  land  uses,  and minimizes  infrastructure  needs.    Further,  the  zoning  change 
corrects  inconstancy created by a Boundary Line Adjustment made  in 2008 and reconciles 
zoning on these two parcels. 
        

3.  No  rezone  shall  be  approved  if,  either  by  itself  or  together with  other  rezoning  and/or 
development, whether actual or potential, the cumulative  impacts of such zoning would be to 
materially  increase sprawling,  low‐density rural development, or  to significantly  increase uses 
incompatible with resource‐based uses in the vicinity. 
 

The  proposed  rezone  does  not  change  the  use  and  therefore  would  not  increase 
incompatibility; it will have no additional impacts that its current designation. This criterion 
is met as staff believes the rezone of these parcels would not increase sprawl or low density 
development or cause  it to occur.   The cumulative  impacts of rezoning the subject parcels 
would not change the existing land uses and the character of bordering these properties.   

 
4.  No rezone to more  intensive  land use shall be approved  if, either by  itself or together 
with other rezoning and/or development, whether actual or potential, the cumulative  impacts 
of  such  zoning  would  be  to materially  increase  demand  for  urban  services  in  rural  areas, 
including but not limited to streets, parking, utilities, fire protection, police, and schools. 
 

This criterion is met as the request does not result in a more intensive land use.  Any future 
development  would  be  reviewed  in  accordance  with  Mason  County’s  Resource 
Management regulations.   
 

5.  No rezone to more intensive land use shall be approved if, either by itself or together with 
other  rezoning  and/or  development, whether  actual or potential,  the  cumulative  impacts of 
such  zoning  would  be  to  materially  interfere  with  the  Growth  Management  Act  goal  to 
encourage development  in urban areas where adequate public  services and  facilities exist or 
can be provided in an efficient manner. 
 

This criterion is met as the request does not interfere with the GMA. See criterion #2.   
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Analysis (continued) 

6.  No rezone to more intensive land use shall be approved if, either by itself or together with 
other  rezoning  and/or  development, whether  actual or potential,  the  cumulative  impacts of 
such  zoning  would  be  to  materially  interfere  with  the  Growth  Management  Act  goal  to 
encourage  retention  of  open  space,  to  conserve  fish  and wildlife  habitat,  and  generally  to 
protect the environment, including air and water quality. 

 
This criterion is met as the request does not interfere with the GMA. See criterion #2.   

 
7.  No rezone to more  intensive  land use shall be approved  if, either by  itself or together with 
other rezoning and/or development, whether actual or potential, the cumulative impacts of such 
zoning would be to create pressure to change land use designations of other lands or to increase 
population growth in rural areas as projected in the Mason County Comprehensive Plan. 
 

This  criterion  is met  as  the  request would  not  increase  pressure  to  change  land  use  or 
increase  population.    The  current  use  is  Rural  Industrial  and  this  change  reconciles  the 
zoning, a combination of Rural  Industrial and Rural Residential, that occurred as the result 
of a 2008 Boundary Line Adjustment. 
 

8.  These criteria shall not be construed to prevent corrective rezoning of land necessitated by 
clerical error or similar error of typography or topography committed  in the original zoning of 
such land. 
 

The proposal  is  requesting a  reconciliation of zoning after a Boundary Line Adjustment  in 
2008  caused  the  new  parcels  to  have  both  Rural  Residential  and  Rural  Industrial  zone 
designations. 
 

State Environment Protection Act (SEPA) 

A  SEPA  checklist  was  prepared  for  this  project.    A  formal  SEPA  Determinations  of  Non‐
Significance  was  made  on  March  29,  2017.    Comment  and  appeal  periods  for  these 
determinations  closed  on  April  12,  2017.    A  copy  of  the  SEPA  Environmental  Checklist  is 
attached.   
 
Public Notification 

A  list of  interested parties has been maintained by staff to ensure that notifications of public 
meetings  and  comment  periods  are  addressed  specifically  to  those  individuals.    All  public 
meeting notices will be mailed  to all parties of  interest and posted  in accordance with MCC 
15.07.030.   
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Summary and Recommendation 

Staff recommend that the Planning Advisory Commission consider this proposal together with 
Staff’s Report and public testimony, and forward for approval to the Board of County 
Commissioners.  



























Mason County 2017 GMA Update Work Plan.doc 1 

 
2016-2036 County Comprehensive Plan Update 

DRAFT Work Plan for 2017 
 

 
Introduction 
 

Mason County (County) is in the process of reviewing and updating its comprehensive plan 
and development regulations as required by RCW 36.70A, the Growth Management Act 
(GMA).  Work related to the update has been underway since June of 2014.  The County 
received a grant in 2015 from Washington State Department of Commerce to start the update 
process, and recent staff turnover coupled with several new legal developments have delayed 
completion.   
 
The purpose of this document is to present the remaining tasks necessary to complete the 
2016 update of the Mason County Comprehensive Plan and bring Mason County into 
compliance restoring eligibility for grant funding. 

  
1. Review and Update Comprehensive Plan as required by RCW 36.70A 

 
The following Chapters will be reviewed and updated consistent with the adopted Public 
Outreach Plan including:  
 
III.  Countywide Planning Policies (CWPP) 

Update consistent with RCW 36.70A.210 and WAC 365-196-305.  The act requires counties 
and cities to collaboratively develop county-wide planning policies to govern the 
development of comprehensive plans. The primary purpose of county-wide planning 
policies is to ensure consistency between the comprehensive plans of counties and cities 
sharing a common border or related regional issues. Another purpose of county-wide 
planning policies is to facilitate the transformation of local governance in the urban growth 
area, typically through annexation to or incorporation of a city, so that urban 
governmental services are primarily provided by cities and rural and regional services are 
provided by counties.  At a minimum, CWPP must include policies addressing: 

 Designation of urban growth areas; 

 Selection and allocation of population between cities and counties as part of the 
review of an urban growth area; 

 Amendments to urban growth areas, including the review required by 
RCW 36.70A.130(3); 

 Consultation between cities and counties regarding urban growth areas; and 

 If desired, policies governing the establishment of urban service boundaries or 
potential annexation areas. 
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 Contiguous and orderly development and provision of urban services to such 
development; 

 Siting public facilities of a county-wide or statewide nature, including 
transportation facilities of statewide significance; 

 County-wide transportation facilities and strategies; 

 The need for affordable housing such as housing for all economic segments of the 
population and parameters for its distribution; 

 Joint city/county planning in urban growth areas; 

 County-wide economic development and employment; 

 An analysis of fiscal impact; and policies governing the buildable lands review and 
evaluation program. 

 
IV.  Land Use Element – Including the Shelton-Mason County Joint Plan 
 This Element has been approved by the Planning Advisory Committee with administrative 

edits and has a targeted adoption date of June 27, 2017. 
 
V.   Housing  Element  

This Element has been approved by the Planning Advisory Committee with administrative 
edits and has a targeted adoption date of June 27, 2017. 

 
VI.  Capital Facilities Plan  
 This Element was adopted, but needs additional detail to year 2036.  The prior Element 

was updated consistent with the Capital Improvement Program which has a 10-year 
planning horizon. 

 
VII.  Utilities Element 

Update the discussion of GMA goals and Countywide Planning Policies as needed.  Update 
general location, proposed location and capacity for gas, electric, cable TV and 
telecommunications to year 2036.  Add a new section on broadband/high speed internet 
service benefits and needs, and incorporate provisions of the Hazard Mitigation Plan as 
appropriate.  

 
IX.  Shoreline Master Program 

This Element has been approved by the Planning Advisory Committee and requires a 
second public hearing.  It has a targeted adoption date of September 2017. 

 
X.   Economic Development Element  
 This Element is being updated in partnership with the Economic Development Council and 

has a targeted date for completion of June 15, 2017 and adoption by September 2017.   
Revisions will include updating demographic and economic data, updating policies 
consistent with the Countywide Planning Policies, integrating public input and focusing on 
target sectors for business attraction, retention and development. 
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XII.  Health and Human Services  
This Element has been approved by the Planning Advisory Committee with administrative 
edits and has a targeted adoption date of June 27, 2017. 

 
Shelton- Mason County Joint Plan 
Update the discussion of GMA goals and County-Wide Planning Policies, including references 
to new Shoreline Master Program, Economic Development Element, and other applicable 
Elements. Add a goal and supporting policies that addresses new State requirements for Low 
Impact Development.  Update land supply analysis and UGA 20-Year Population Forecasts, 
buildable land and dwelling unit estimate at build-out, and update Future Land Use Maps as 
needed.  
 
Sub-Are Plans  
Mason County has three Urban Growth Areas, each with subarea plans to be incorporated into 
the Comprehensive Plan.  These subarea plans will be updated to be consistent with 
applicable state requirements and the updated Countywide Planning Policies.  

 
2. Review Municipal Code for compliance as required by RCW 36.70A 

 
The Comprehensive Plan Update will include a review and revision of the County’s Municipal 
Code, specifically zoning code and development regulations, to ensure compliance with state 
requirements and address public comments received during the update process.  The County’s 
critical areas regulations are also being updated based on best available science.  Several 
specific revisions will be made to meet the minimum requirements, including: 
 

 Family daycare providers are allowed in areas zoned for residential or commercial 
uses. Zoning conditions should be no more restrictive than those imposed on other 
residential dwellings in the same zone, but may address drop-off and pickup areas and 
hours of operation.   Further review needed to determine if residential and commercial 
zoned districts consistently allow for daycare centers.   

 Electric vehicle battery charging stations in all areas except those zoned for residential 
or resource use, or critical areas. Further review needed to determine appropriate 
language needed, if any, to comply with this update.  

 Preliminary subdivision approvals under RCW 58.17.140 are valid for a period of five or 
seven years (previously five years - MCC 16.16.06 currently allows for five year, needs 
to be updated to seven years. 
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Timeline 
 

The timeline for completing the periodic update of the County’s comprehensive plan and 
development regulations by December 2017 includes the following:  

 

 April 2017 –  Work Plan Approval for 2017. 

 May 2017 – Finalize Land Use Element, Housing Element, Health and Human Services 
Element, and Capital Facilities Plan.  

 June 21, 2017 – Joint Public Hearing on Draft Comprehensive Plan.   

 July and August 2017 – Develop and finalize Joint Plan, Utilities Plan, Economic 
Development Element, and Shoreline Master Program.   

 September 2017 – State Environmental Policy Act (SEPA) Review for Impacts of 
Planned Development and Review of Development Regulations for necessary updates 
only. 

 September 27, 2017 – Joint Public Hearing on Full Set of Amendments, SEPA and 
Citizens Guide to the Comp Plan. 

 October 2017 – Finalize and Adopt.  

 Planning Advisory Commission proposes recommendation to the Board of 
County Commissioners regarding draft revisions to the Comprehensive Plan and 
Development Regulations.  

 Staff finalize draft updates to the Comprehensive Plan and Development 
Regulations and submit to the Department of Commerce to initiate the 60-day 
review and comment period required by RCW 36.70A.106.  

 Final action by Commissioners to adopt updated Comprehensive Plan and 
Development Regulations.  

 



 
 

DRAFT 2017 Mason County Comprehensive Plan 2035  ‐ MEETING SCHEDULE 
Note: Schedule is subject to change; Updated 3/22/2017 

 
 

MEETINGS  COUNCIL/ 
COMMITTEE 

AGENDA ITEMS 

April 17 
 

Planning Commission  Public Hearing: Loudin 
Work Session:  Review and Recap Comp Plan Update – CWPP Review 
Briefing:  2017 Work Plan, Land Use and Housing Elements – 
Comprehensive Plan 

May 15  Planning Commission  Public Hearing:  Land Use, Housing, Joint Plan Elements – Comprehensive 
Plan 

June 19 
 

Planning Commission  Briefing:  Economic Development Element 
Work Session:  Capital Facilities Plan and Utilities Element – Comprehensive 
Plan 

June 21 
 

County 
Commission/Planning 
Commission 

Joint Public Hearing:  Land Use Element, Housing, Joint Plan and Economic 
Development Elements  – Comprehensive Plan 

July 17  Planning Commission  Briefing:  Development Regulations Update  
Public Hearing:  Capital Facilities Plan, Utilities Element – Comprehensive 
Plan 

August 21  Planning Commission  Work Session:  Development Regulations  
Briefing:  Shorelines Element and SEPA Review 

Sept. 18  Planning Commission  Work Session: Development Regulations 
Public Hearing:  Shorelines and Conservation Element  

Sept. 27   County 
Commission/Planning 
Commission 

Joint Public Hearing:  Full Set of Amendments, SEPA and Citizen’s Guide 

Oct. 16  Planning Commission  Public Hearing:  Full Set of Amendments, SEPA and Citizen’s Guide 
Work Session:  Development Regulations 

Oct. 24  County Commission  Public Hearing:  Full Set of Amendments, SEPA and Citizen’s Guide 
Targeted Adoption for Revised Comprehensive Plan 

     

TBD  Planning/Parks and 
Historic Preservation 
Commissions  

Open House  – Comprehensive Plan Update  

TBD  City County Planning 
Commissions 

Open House  – Comprehensive Plan Update  

     

     

     

     

     

     

 



Lead Task Start End

Duration 

(days) Notes

CSD GMA Update Grant Received from Commerce 2/22/2016 6/30/2016 129 Complete

PAC PAC Approves 2017 Workplan 4/18/2017 4/18/2017 1

Commission County Commission Approves 2017 Workplan 4/25/2017 4/25/2017 1

CSD Citizen's Guide to the Comprehensive Plan 4/1/2017 6/21/2017 81 1st Draft in May

CSD Public Outreach Plan 2/1/2014 3/5/2015 397 Complete

CSD Land Use Element 6/1/2015 6/27/2017 757 Approved by Planning Commission

CSD Housing Element 2/1/2015 6/27/2017 877 Approved by Planning Commission

CSD Health and Human Services Element 2/1/2015 6/27/2017 877 Approved by Planning Commission

PW/CSD Capital Facilities Plan (Long Range CIP) 10/27/2016 9/27/2017 335 Ord 101-16 Complete- Revisions Needed

CSD Utilities Element 3/22/2017 9/27/2017 189

PW/CSD Transportation Element 6/21/2016 6/21/2016 1 Complete (ORD 034-16)

ECD/CSD Economic Development Element 2/2/2017 9/27/2017 237

Development Regulations 4/1/2017 9/27/2017 179 *Limit Scope to GMA Update requirements 

CSD/Shelton Joint Plan 4/1/2017 9/27/2017 179

CSD Shorelines and Conservation Element 2/1/2015 9/27/2017 969

CSD SEPA Review 7/1/2017 9/27/2017 88

PAC/Commission Joint Meeting - Public Hearing 6/21/2017 6/21/2017 1

Commission Commission Hearing - Full Update 9/26/2017 9/26/2017 1

PAC/Commission SEPA Review - Public Hearing 9/27/2017 9/27/2017 1

CSD Publish Final Draft -Notice of Intent to Adopt 6/30/2016 9/1/2016 63 60 Day Period Required

Commission County Commission Adopts Revised Comp Plan 10/24/2017 10/24/2017 1

CSD Publish "Notice of Adoption" - 60 day appeal 8/15/2017 10/20/2017 66 60 Day Period Required

CSD

Submit final update ordinance to State Department of 

Commerce (required 10 days after final action) 10/24/2017 11/3/2017 10 10 Days Post-Action Required

DRAFT 2016-2036 Comprehensive Plan Update Timeline 

3/24/2017 Page 1 of 2 



8/31/2016 12/29/2016 4/28/2017 8/26/2017 12/24/2017 

GMA Update Grant Received from Commerce 

PAC Approves 2017 Workplan 

County Commission Approves 2017 Workplan 

Citizen's Guide to the Comprehensive Plan 

Public Outreach Plan 

Land Use Element  

Housing Element 

Health and Human Services Element 

Capital Facilities Plan (Long Range CIP) 

Utilities Element 

Transportation Element 

Economic Development Element 

Development Regulations  

Joint Plan 

Shorelines and Conservation Element 

SEPA Review  

Joint Meeting - Public Hearing 

Commission Hearing - Full Update 

SEPA Review - Public Hearing 

Publish Final Draft -Notice of Intent to Adopt 

County Commission Adopts Revised Comp Plan 

Publish "Notice of Adoption" - 60 day appeal 

Submit final update ordinance to State Department of Commerce … 

DRAFT 2016 Comprehensive Plan Update Timeline 

Complete 

Complete 
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