
SKAGIT COUNTY  
OFFICE OF THE HEARING EXAMINER 

re: The application for a Type 3 Home Based 
Business Permit by Sean and Tania 
Petersen on behalf of SNT Racing, LLC 

PL23-0268 

FINDINGS OF FACT, CONCLUSIONS 
OF LAW, AND DECISION 

SUMMARY OF APPLICATION AND DECISION 

Application: The Applicants, Sean and Tania Peterson, owners of SNT Racing LLC are 
requesting approval for a motorcycle repair business as a Type 3 Home-Based 
Business pursuant to SCC 14.16.300(4)(i).  The business would operate out of 
an existing 2,500 square foot storage building and will be run by the property 
owners with no additional employees between 8am and 5pm Monday to Friday. 

Decision: The requested Type 3 Home Based Business Permit is granted, subject to 
conditions of approval. 

INTRODUCTION 

The following Findings of Fact and Conclusions of Law are based upon consideration 

of the exhibits admitted and evidence presented at a properly noticed public hearing. 

FINDINGS OF FACT 

I. 

Applicant:  SNT Racing LLC 
17057 Brunswick Street 
Mount Vernon, WA  98273 

Agent:  Sean and Tania Petersen 

Site Address: 17057 Brunswick Street 
Mt. Vernon, WA  98273  

Assessor’s Parcel No(s).: P21597 
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Legal Description: Southwest quarter of Section 12, Township 34N, Range 3E W.M.,  
 
Lot Size:     2.05 acres (89,497 square feet) 
 
Zoning:   Rural Intermediate (RI) 
 
Water Supply:   PUD 
 
Sewage Disposal:  On-Site Septic System 
 
Application Date:  June 6, 2023 
 
Determination of Completeness:   June 21, 2023 (following determination of incompleteness 

issued June 13, 2023 – exhibits 4 and 6) 
 
Requests for Further information: July 19, 2023 and November 21, 2023 
 
Adjacent Water Body: N/A 
 
Shoreline Designation: N/A 
 
Statewide Significance: N/A 
 
SEPA Review: -Notice of Development Application with Optional SEPA DNS 

noticed to the public and published June 29, 2023. 
-Mitigated Determination of Non-Significance (MDNS) was issued 
and published April 18, 2024. 

 
Notice Information: Application Date: June 7, 2023 
 Notice of application published, June 29, 2023 
 
Primary Authorizing Codes, Policies, Plans, and Programs: 

▪ Revised Code of Washington (RCW)  
o RCW 36.70A, Growth Management Act 
o RCW 36.70B, Local Project Review 
o RCW 90.58, Shoreline Management Act of 1971 

▪ Washington Administrative Code (WAC) Chapter 197-11, SEPA Rules 
▪ Skagit County Code (SCC) 

o SCC 11 – Roads and Bridges 
o SCC 12 – Health, Welfare, and Sanitation 
o SCC 14 – Unified Development Code 

• SCC 14.02 – General Policies 
• SCC 14.06 – Permit Procedures 
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▪ SCC 14.06.050 – Application Level  
• SCC 14.16 –  Zoning 

▪ SCC 14.16.300 - Rural Intermediate (RI) Zoning 
▪ SCC 14.16.730 - Home-based Businesses 
▪ SCC 14.16.900 - Special use permit requirements 

o SCC 16 – Environment 
▪ Skagit County Comprehensive Plan of 6/30/2016, as amended by Skagit County Board of 

Commissioners through 12/19/23. 
▪ Skagit County Office of the Hearing Examiner Rules of Procedure for  Hearings (SCRPH), 

as authorized by Skagit County Commissioners per Resolution #R20080511 on 11/24/08 
 

Hearing Date:  August 23, 2024 – 9:00 AM 
     
Testifying Parties of Record: 
 

County Staff 
Angus Bevan, Senior Planner 
Skagit County Planning and Development Services 
1800 Continental Place 
Mount Vernon, WA 98273 
 
For Applicant 
Tania Peterson 
17057 Brunswick Street 
Mt. Vernon, WA  98273 

 
 Public at Hearing In-Person / On-line 

Shaun Duncan 
Rolla Ritchey 
Holly Haffey 
Matt Loving 
Chris Wegers 
Abel Castilla 
Sephanie Young 
Angel Abbott 
Keirsten Miles 

 
Written/Emailed Comments: 
 

Richard & Donna Liddle 
13948 Holly Lane 
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John & Deborah Sanchez 
13836 Avon Allen Road 
 
James Darland 
13799 Avon Allen Road 
 
Louis and Jennifer Pantano 
13916 Holly Lane 
 
Scott Perry 
13937 Holly Lane #A 
 
Ed & Tracy Hruby 
NW Concrete and Construction 
 
Cecil Olin 
104 Gardner Road 
 
Abel Castilleja 
17116 Avon Allen Street 
 
Leslie Watts 
 
Mason Brooks 
13078 Beaver Lake Road 
 
Mikki Drake 
  

 
Hearing Examiner Exhibit List: 
 

1. Staff Report and Departmental Findings, dated May 23, 2024. 
2. Special Use Permit application, received June 7, 2023 
3. Site Plan 
4. Determination of Incompleteness, dated June 13, 2023 
5. SEPA Checklist with Skagit Review Comments, dated June 15, 2023 
6. Determination of Completeness, dated June 21, 2023 
7. Notice of Development, dated June 29, 2023 
8. Public Comments including a list of commentor details, dated July 14, 2023 
9. List of Parties of Record who received notice of application 
10. Request for further information, July 19, 2023 
11. Response to request dated inclusive of landscape plan, November 16, 2023 
12. Request for further information, dated November 21, 2023 
13. Subsequent Clarification letter, dated November 29, 2023 
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14. Landscape Plan, received March 19, 2024 
15. SEPA MDNS, published April 18, 20241 
16. Notice of Public Hearing, published 1 August 2024 
17. Public Comments, collected to date of hearing on August 23, 2024 

  

II. 

The applicant is requesting approval for the use of the land for a motorcycle repair 

business as a Type 3 Home-Based Business.  The use would be contained within an existing 

2,500 square foot storage building and will be operated solely by the property owners.  

The subject parcel the used is proposed for was developed with an existing 1,156 square 

foot manufactured home and a 2,500 square foot storage building.  The manufactured home 

was placed without a permit and is currently seeking approval through a building permit 

application (BP22-1026). 

This application was made following a code enforcement matter (CE21-0052) which 

found that the proposed motorcycle repair business was already operating without a permit. 

Key parameters of the proposed use include, operating hours that would be limited to 

between 8:00 am and 5:00 pm Monday to Friday, no additional employees, no customers 

visiting the site aside from motorcycle pick up and drop off, the storage of approximately 50 

bikes within the building at any one time, the workshop doors being closed whilst 

motorbikes are worked upon, and the use of waste oils, solvents, and fuels that are stored 

in tanks being collected and disposed of bi-monthly by an external waste contractor. 

 

III. 

The Skagit County Planning and Development Services Staff have recommended 

approval of the requested permit in a Staff Report (“Staff Report” Ex. 1).  The Applicant has 

indicated there are no factual inaccuracies in the Staff Report’s findings or conclusions, and 

that they agree to the conditions proposed.  

 

 
1 There was inconsistent referencing to Ex. 5 in the record.  The “Staff Report” (Ex. 1) referred to this 
document being “issued” on April 6, 2024 in its exhibit list; but, in the Staff Report’s narrative it describes 
Ex. 15 as “issued and published 18 April 2024”; and in Ex. 15 itself it mentions having been decided on 
April 15, 2024 and published on April 18, 2024. 
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IV. 

There were public comments received during the public comment period and 

testimony received during the hearing itself.  The vast majority of the testimony was positive 

and spoke in contradiction to many of the concerned written comments submitted during 

the comment period.  These concerned written comments were regarding noise levels, 

increased traffic in the area, property values, historical and cultural preservation, location 

of the business and wildlife impacts.   

 

V. 
SCRPH §§2.06 and 2.08 grants parties the right to object to evidence and to cross-

examine.  In the case at hand, with full knowledge of the evidence being admitted, no 

objection was made to any of the 17 exhibits that were admitted into the record.    

 
VI. 

The Findings of Fact of Skagit County Planning and Development Services Staff, as 

set forth in the Staff Report, dated May 23, 2024, a copy of which is attached hereto, are 

supported by the record as a whole and are hereby adopted and incorporated herein by this 

reference. 

 

VII. 

Any Conclusion of Law below which is deemed a Finding of Fact is hereby adopted 

as such.  Based on the foregoing Findings of Fact, now are entered the following: 

 
 

CONCLUSIONS OF LAW 
 

I. 
The applicant classifies the proposed use as a Type 3 Home Business.   A Type 3 

Home-Based Business is one that meets the following criteria: 

i. Is carried out by a member or members of a family residing in 
the dwelling and may include up to three additional employees; 

 
ii. Is clearly incidental and secondary to the use of the property for 
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dwelling purposes; 
 
iii. The business activity may be conducted in buildings other than 

the dwelling; provided, that the size of such building shall be 
consistent with the residential area and such building is 
properly permitted for the use; 

 
iv. Has no outside storage nor other exterior indication of the home 

occupation or variation from the residential character of the 
property with the exception of one sign not to exceed four 
square feet, provided such sign shall not be illuminated; 

 
v. Does not create a level of electrical interference, line voltage 

fluctuation, noise, vibration, smoke, dust, odors, heat, glare, 
traffic, and other environmental impacts beyond that which is 
common to a residential area; 

 
vi. Does not create a level of parking demand beyond that which is 

normal to a residential area; 
 
vii. May have clients come to the site; 
 
viii. If established after June 1, 1997, shall not be used as 

justification for future Comprehensive Plan amendment and/or 
rezone requests.2 

 

As proposed and conditioned, the applicant’s proposal would meet the definition of a Tye 3 

Home Business. 

The purpose of the Rural Intermediate (RI) Zone is to provide and protect land for 

residential living in a rural atmosphere, taking priority over, but not precluding, limited 

nonresidential uses appropriate to the density and character of the zone; long-term open 

space retention and critical area protection are encouraged.3 

In the RI Zone, a Type 3 Home-Based Business is an authorized Special Use subject 

to meeting criteria and being approved by the Hearing Examiner.4   

 

 
2 SCC 14.16.730(4)(a) 
3 SCC 14.16.300(1) 
4 SCC 14.16.300(4)(i) 
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II. 
 Many of those concerns addressed in the concerned written comments have been 

addressed by conditioning in the SEPA decision, and also by testimony given at the hearing 

regarding the state of the unpermitted use. 

The totality of the evidence revealed that the already unpermitted existing use was 

generally compatible with the character of the neighborhood, produced minimal impacts on 

neighbors, and the environment.  Prior unpermitted use might have applicability in a 

variance review, but not in a special use review; similarly, property values are not a criterion, 

except in regard to landscaping conditions.5  The Hearing Examiner finds that with both the 

SEPA conditions and the conditions of approval required herein, the concerned comments 

have been adequately addressed or mitigated, to the extent that there was substance to 

address. 

 

III. 
Any proposed Special Use Permit can be approved if consistent with the Special Use 

Criteria of SCC 14.16.900, administrative criteria and also specific substantive criteria 

including: 

(A) The proposed use will be compatible with existing and planned 
land use. 

 
(B) The proposed use complies with the Skagit County Code. 
 
(C) The proposed use will not create undue noise, odor, heat, 

vibration, air, and water pollution impacts on surrounding, 
existing, or potential dwelling units, based on the performance 
standards of SCC 14.16.840. 

 
(D) The proposed use will not generate intrusions on privacy of 

surrounding uses. 
 
(E) The proposed use will not cause potential adverse effects on 

the general public health, safety, and welfare. 
 
(F) For special uses in Industrial Forest—Natural Resource Lands, 

Secondary Forest—Natural Resource Lands, Agricultural—
 

5 See SCC 14.16.830(1)(c) 
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Natural Resource Lands, and Rural Resource—Natural 
Resource Lands, the impacts on long-term natural resource 
management and production will be minimized. 

 
(G) The proposed use is not in conflict with the health and safety of 

the community. 
 
(H) The proposed use will be supported by adequate public 

facilities or services and will not adversely affect public services 
to the surrounding areas, or conditions can be established to 
mitigate adverse impacts on such facilities. 

 
(I) The proposed use will maintain the character, landscape, and 

lifestyle of the rural area.  For new uses, proximity to existing 
businesses operating via special use permit shall be reviewed 
and considered for cumulative impacts.6 

Additionally, Type 3 Home-based Bussineses must specifically meet the criteria that defines 

that classification in SCC 14.16.730.7 

In this case, after reviewing the files and testimony, and making the specific 

findings in §II, the Hearing Examiner finds that with appropriate conditions of approval, 

the project would be compliant with all of the above applicable Special Use criteria.  

Consequently, subject to proposed conditions of approval, the proposed use should be 

approved. 

 

IV. 

 Any Conclusion of Law deemed to be a Conclusion of Fact is hereby adopted as such.  

Based on the foregoing Findings of Fact and Conclusions of Law, now is entered the 

following: 

 

 DECISION 

A permit shall be granted to the applicant for a Home-Based Business, Type 3 on Assessor’s 

Parcel No.  P21597, addressed as 17057 Brunswick Street, Washington, subject to the 

following conditions: 

 
6 SCC 14.16.900(1)(b)(v) 
7 SCC 14.16.900(2)(f) 
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1. Building Permit: A building permit is required to be approved by Skagit 

County Planning and Development Services prior to work/construction.  The 
building is required to meet all applicable Fire and Building Code standards.  
 

2. Permitting: All applicable permits (local, state, and federal) shall be 
obtained prior to construction activities begin onsite.  Copies of permits 
shall be provided to the Skagit County Planning and Development Services 
Department at the time of building permit application submittal.  
 

3. Zoning: The applicant shall comply with all relevant provisions of Skagit 
County Code 14.16 – Zoning.  
 

4. Performance Standards: The applicant shall comply with all performance 
standards per SCC 14.16.840.  

 
5. Fire: The commercial occupancy must demonstrate compliance with 

International Fire Code.  The occupancy must coordinate annual fire life 
safety inspections and have one completed prior to the use commencing.  

 
6. SEPA MDNS: The applicant shall comply with all conditions specified in the 

approved Mitigated Determination of Non-significance (MDNS). 
 

7. No outside storage: No motorcycle parts, or any materials associated with 
motorcycle repairs and testing are permitted to be stored outside of the 
workshop.  

 
8. Signs: No more than 4 square feet of non-illuminated business 

identification signage is permitted at any time unless explicitly approved by 
Skagit County.  
 

9. Access: A commercial access permit is required.  
 

10. Parking: All parking associated with the use, including customer drop-off 
and pick-up must be accommodated on-site.  

 
11. Landscaping: All landscaping must be undertaken in accordance with 

SCC14.16.830(6).  
 

12. Landscaping adjacent access: All landscaping within 30 feet of a driveway 
must not impair the sight vision between 30 inches and 8 feet from the 
ground.  All trees shall have no branches or foliage below 8 feet above street 
level.  
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13. Hydrogeology: A hydrogeology report inclusive of a Spill Prevention Plan 
and Material Safety Data Sheet information must be submitted and 
approved by Skagit County prior to issuance of any building permits in 
conjunction with the use.  The hydrogeology report must address the 
requirements of SCC 14.24.330 and 14.24.340.  
 

14. Stormwater: The use, and any incidental works required as a result of this 
permit must satisfy the requirements of the NPDES Permit and the DOE 
Storm Manual.  

 
15. Public Utility District: The use, and any incidental works required as a 

result of this permit must satisfy all Skagit Public Utility District 
requirements.  
 

16. Copy of Decision: A copy of this decision shall be submitted with the 
building permit application.  

 
17. Permit Time Limit: Per SCC 14.16.900(1)(d), the project shall be 

commenced within 2 years of Special Use Permit approval.  
 

18. Fees: All outstanding fees, including recording fees, shall be paid prior to 
final approval of the Building Permit Application.  

 
 
  

NOTICE OF POTENTIAL REVOCATION & PENALTIES 

This Approval is subject to all of the above-stated conditions.  Failure to comply with them 

may be cause for its revocation.   

Complaints regarding a violation of this permit’s conditions should be filed with Skagit 

County Planning and Development Services.  Violations of permit conditions may result in 

revocation (or modification) of the permit, administrative action under SCC ch. 14.44 (including 

monetary penalties), and the violations being declared a public nuisance.  

THIS PERMIT IS NOT VALID (AND NO CONSTRUCTION NOR OPERATION 

AUTHORIZED BY THIS PERMIT SHALL BEGIN) UNTIL THIRTY (30) DAYS AFTER THE DATE 

OF FILING AS DEFINED BY RCW 90.58.140(6) OR UNTIL ALL REVIEW PROCEEDINGS 

INITIATED WITHIN THIRTY (30) DAYS FROM THE DATE OF SUCH FILING HAVE 

TERMINATED; EXCEPT AS PROVIDED IN RCW 90.58.140(5)(A)(B)(C) and WAC 173-27-190.  

 

NOTICE OF APPEAL PROCEDURES FROM FINAL DECISIONS OF 
THE SKAGIT COUNTY HEARING EXAMINER 

This action of the Hearing Examiner is final.   
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The applicant, any party of record, or any county department may appeal any final decision 

of the hearing examiner to the Skagit County Board of Commissioners pursuant to the provisions 

of SCC 14.06.110.  The appellant shall file a written notice of appeal within 14 calendar days of 

the final decision of the hearing examiner, as provided in SCC 14.06.110(13) or SCC 

14.06.120(9), as applicable; for shoreline permit applications, by filing notice of appeal within five 

days of the decision.  

More detailed information about reconsideration and appeal procedures are contained in 

the Skagit County Code Title 14.06 and which is available at 
https://www.codepublishing.com/WA/SkagitCounty/. 

 
DATED this 4th day of September 2024 
 

     
     

                                                      ______________________________________ 
    Rajeev D. Majumdar 
   Whatcom County Hearing Examiner 
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SITE ANALYSIS

PROPERTY

Property Area =
Setback Area =
Easement Area =
Wetland Area =
Wetland Buffer Area =
Buildable Area =
-------------------------------------------------------------
HABITABLE

- Existing 1st Floor =
Total Habitable =    
-------------------------------------------------------------
IMPERMEABLE & PERMEABLE

- Existing 1st Floor = 
- Existing Driveway =  
- Existing Shop =      
Total Impermeable =    

Permeable Area =

Total Impermeable / Property Area

-------------------------------------------------------------
LOT COVERAGE (Structures over 42" High)

- Existing 1st Floor = 
- Existing Shop =      
Total Coverage =       

Total Coverage / Property Area

-------------------------------------------------------------
FAR (Floor Area Ratio) Calculations

- Existing 1st Floor =
     Total Coverage = 

Total Coverage / Property Area

89497 Sq.Ft.
 - 17811 Sq.Ft.

- 0 Sq.Ft.
- 0 Sq.Ft.
- 0 Sq.Ft.

71686 Sq.Ft.

     1156 Sq.Ft.
         1156 Sq.Ft.

     1156 Sq.Ft.
     3379 Sq.Ft.
     2500 Sq.Ft.

         7035 Sq.Ft.

82462 Sq.Ft.

(7035 / 89497) = 7.86%

     1156 Sq.Ft.
     2500 Sq.Ft.

         3656 Sq.Ft.

(3656 / 89497) = 4.09%
  

     1156 Sq.Ft.
         1156 Sq.Ft.

(1156 / 89497) = 1.29%

(2.0500 ac) DK 12: TRACT C OF A SURVEY RECORDED DECEMBER 7, 1995 IN VOLUME 17 OF SURVEYS, PAGE
183, UNDER AUDITOR’S FILE NO. 9512070025, RECORDS OF SKAGIT COUNTY, WASHINGTON, AND BEING A
PORTION OF GOVERNMENT LOT 4, SECTION 12, TOWNSHIP 34 NORTH, RANGE 3 EAST, W.M., AND OF
VACATED SKALINGS ADDITION TO THE TOWN OF AVON, AS PER PLAT RECORDED IN VOLUME 1 OF PLATS,
PAGE 12, RECORDS OF SKAGIT COUNTY, WASHINGTON. EXCEPT THE EAST 35 FEET OF THE NORTH 300
FEET THEREOF.

** This is not a survey.  All Property Lines, Corners and Dimensions, as shown, are from information supplied by the
homeowner or county web sites.  No Liability is assumed for variances ascertained by actual or more recent surveys.
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June 13, 2023 
 
Sean & Tania Peterson 
17057 Brunswick Street 
Mount Vernon, WA 98273 
 
RE: Determination of Incompleteness – PL23-0268 
  Hearing Examiner Special Use Permit for Home Based Business 
 
Dear Sean and Tania: 
 
In accordance with Skagit County Code (SCC) 14.06.100, Skagit County Planning and Development 

Services (PDS) reviewed the above referenced application (#PL23-0268) that was received on June 7, 

2023, and determined the application Incomplete for review purposes on June 13, 2023.  Additional 

information will need to be submitted to our office prior to continuing review of the application. PDS 

requests that you submit the following information: 

1. Site Plan. A site plan is required to be submitted with all Special Use Permit applications (even 

for existing structures). Please submit a site plan that meets all of the applicable requirements 

of the Site Plan Requirements Checklist. Please be sure that the site plan is to scale and that it 

includes all existing and proposed structures, impervious surfaces, and utilities (septic, 

waterlines, etc.). I have included an exhibit from a boundary line adjustment involving your 

property that shows your property boundaries and the Site Plan Requirements Checklist for your 

convenience.  

The requested information is required to be submitted to Skagit County PDS within 180-days of the date 
of this letter pursuant to SCC 14.06.100. Once PDS has received the above referenced information, 
review of the project will continue. Please submit all requested information at one time in a single 
packet to avoid further delays. 
 
If you have any questions, please let me know. I can be reached by phone at (360) 416-1328 or via email 
at reckroth@co.skagit.wa.us. Thank you.  
 

Sincerely, 

 
Robby Eckroth, AICP 
Senior Planner 
 
Enclosures:  

• Boundary Line Adjustment Exhibit 

• Site Plan Requirements Checklist 
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09 Site Plan Requirements Checklist updated 2/22/2018 page 1 of 3 

Permit #: 

Received by: 

 

BUILDING/GRADING PERMIT 

Site Plan Requirements Checklist 
Planning & Development Services · 1800 Continental Place · Mount Vernon WA 98273 
voice 360-416-1320 · inspections 360-416-1330 · www.skagitcounty.net/planning  

Instructions 

 Check the box when you have placed the element on your site plan. 

 Staff cannot accept applications without each of the required elements. 

 Use the example provided following this checklist for examples of how to draw each element.  

 Electronic site plans that follow our guidelines are also accepted. 

Checklist PDS-use 
only  

1. Paper 

 Draw on 8½" x 11" or 11" x 17" paper 

 Use a standard scale with a minimum scale of 1" = 30'. Note: 

 If the project area is too large to fit on the page at the minimum scale, you may submit a view showing the 
proposed project area only and provide a separate overview of the entire property, OR you may logically divide 
your site using match lines and draw each portion on a different page, or use layers. 

 All critical areas, grading, stormwater, and building site plans must be drawn to the same scale. 

 

2. Title Block 

 Applicant’s name    Site address    Assessor property ID (p-number)    Date 

 Show map scale (a graphic scale is preferred) 

 Show an arrow indicating the north direction 

 Show architect, engineer, and surveyor contact information if applicable  

 If project will disturbing one acre or more of soil, show name and contact info for Certified Erosion & Sediment 
Control Lead (CESCL)  

 

3. Boundaries 

 Show the property lines of all relevant parcels 

 Show all easements (e.g., utility, drainage, dike, access, railroad) with Auditor’s File Number for each 

 Show dashed lines for the required setbacks from all property lines, critical areas, and shorelines 

 If project is in floodplain, show 100-year floodplain boundary 

 If project is in floodplain, show Base Flood Elevation at building site 

 If within 200 feet of the ordinary high water mark (OHWM), show the OHWM and setbacks from OHWM to all 
structures, including neighbors’ structures, within 300 feet from both side property lines 

 If within 500 feet of a dike or levee, show measurements from the landward toe of the dike to the project 

 

4. Buildings 

 Show footprints of ALL existing and proposed buildings on the parcels 

 Show the dimensions of all buildings 

 If project is in floodplain, label minimum required finished floor elevation of proposed buildings 

 Label each building by its use (e.g., residence, garage) 

 Show decks and porches (show height and indicate covered/uncovered), patios, retaining walls (show height) 

 Show roof overhang lines 

 Show downspouts and splash blocks 
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5. Access 

 Show entire driveway to a public or private road 

 Show length and width of driveway 

 Show grade of driveway in percent of slope 

 Show any required turnouts 

 Label driveway surface material (e.g., asphalt, pervious pavement, gravel) 

 

6. Wells and water lines 

 Show the drinking water supply (existing and proposed, public or individual). 

 Show all existing and proposed wells 

 Show a 100' radius around each well 

 Show public water mains 

 Show water supply pipes to all buildings. 

 

7. Septic/Sewer 

 Show method of sewage disposal 

 For public sewer, show: 

 location of sewer main  

 private pipes to buildings 

 For private septic, show existing and proposed: 

 Tanks (must be 5' from the building foundation and 50' from any well) 

 Drain fields (must be 10' from the building foundation and 100' from any well) 

 Lines/pipes 

 

8. Utilities 

 Show utility poles, drainage ditches, culverts (including those in right-of-way adjacent to site) 

 Show below-grade pipes (e.g., water, sewer, telecom); include size, material type, and invert elevations 

 Show the location of any existing or proposed fuel tank (e.g., propane, fuel oil) 

 Indicate above/below ground 

 Show tank volume 

 

9. Slope 

 Show slope of building site using contour lines or arrows to show direction and percent of slope(s). Percentage % of 
slope = rise (change in elevation) divided by run (distance) multiplied by 100. 

 Identify any erosion or landslide areas and any potentially unstable slopes greater than 15% 

 

48 of 106



09 Site Plan Requirements Checklist updated 2/22/2018 page 3 of 3 

10. Stormwater 

 Show the location and dimensions of existing and proposed: 

 Infiltration/dispersion systems 

 stormwater ponds or other facilities 

 roof and footing drain lines 

 work/clearing limits: a boundary defining the limit of the work area, and those areas to be protected. Examples 
of areas to be protected include trees, stormwater infiltration areas, and wetlands. 

 any significant site features (e.g., berms, levees, retaining walls, significant trees/shrubs (12+ inch diameter) 

 any compensatory flood storage 

 any rainwater catchment systems 

 Show temporary erosion and sediment control (“TESC”) techniques: 

 Location & type of TESC BMP: Show location of all applicable TESC best management practice (BMP) facilities 

 Location of stabilized construction entrance; minimum of 25 feet long for residential projects, minimum 100 
feet long for all other project types. 

 Location of porta-pottie(s); should be at least 25 feet away from any storm inlets or critical areas 

 Location of materials stockpiles 

 Location of washout basin(s), e.g., concrete washout. 

 

11. Miscellaneous 

 Mark all existing buildings and features with (E) 

 Draw  clouds  around any revisions from previous site plans you submitted for this application  
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Specified as
motorcycle
repairs, 50 bikes
stored inside at
anyone time. No
bikes or parts
stored outside

17057
Brunswick
Street, Mount
Vernon, WA
98273. Parcel
No. 21597

AB
12/2024

AB
12/2024
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7.86%
site
coverage

AB
12/2024

Exhaust
emissions
from
motorbikes
and repairs

AB
12/2024

PL20-0412 Critical Areas Review observed wetlands within 200ft of site.
Wetland site assessment provided thereafter confirmed Category IV
wetlands within 200ft to the north-west of site.

AB
12/2024
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Site is located within Zone A of
FEMA Flood insurance rate
mapping. As such, proposal lies
within a 100 year floodplain.

AB
12/2024

Building will need to
be flood-proofed to
engineering
standards. This will
substantially reduce
risk of waste
materials entering
ground or surface
waters.

AB
12/2024
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Landscaping
proposed to
south-eastern,
southern, and
south-western
boundaries.
Appropriate species
to be determined as
part of special use
permit condition.

AB
12/2024
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Hazardous
chemicals, oils, and
waste oils routinely
used in repairs,
maintenance, and
operation of
motorbikes. Not
expected to create
any significant
off-site impacts.

AB
12/2024

Accidental spills, volatilization, and improper handling of hazardous chemicals and waste oils reasonably
expected from time to time. Operation will be concealed indoors and building will be required to be flood
proofed which will substantially reduce risk of off-site environmental health hazards.

AB
12/2024

Motorcycle repairs
will likely involve
testing and operation
of motorcycles. This
will create some level
of off-site noise
impacts.

AB
12/2024

Motorcycle repairs will likely involve testing and operation of motorcycles. This will create some level of off-site noise
impacts. To address, the special use permit will include a suite of conditions controlling noise generation and will
provide further opportunity for the County to intervene should noise limits be breached.

AB
12/2024
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AB
12/2024

Adjacent
properties are a
mix of
residential and
rural business.
The proposal
would generate
noise impacts to
residential uses
nearby.
Mitigation
measures
described
above.
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Purpose of Rural Intermediate is to prioritize residential living over, but not
precluding, limited nonresidential uses appropriate to the density and character of the
designation. Subject site is suitably collocated with nearby other business but will
include a suite of conditions controlling for offsite noise impacts.

AB
12/2024
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Flood-proofing
requirements of building
will likely contain spills,
volatilization, and
improper handling of
hazardous chemicals to
the building itself.

AB
12/2024
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Page 1 of  1 
 

June 21, 2023 
 
Sean & Tania Peterson 
17057 Brunswick Street 
Mount Vernon, WA 98273 
 
RE: Determination of Completeness  – PL23-0268 
  Hearing Examiner Special Use Permit for Home Based Business  
 
Dear Sean and Tania: 
 
In accordance with Skagit County Code, section 14.06.100, Planning and Development Services reviewed 

the above referenced application (#PL23-0268) that was received on June 7, 2023, and determined the 

application complete for review purposes on June 21, 2023 following submittal of the requested staff 

report on June 15, 2023.  Skagit County will make the final decision on the application within 120 days 

from the date the application was determined complete with the following exceptions: 

(a) Any time required to correct plans, perform studies or provide additional information, provided 
that within 14 days of receiving the requested additional information, the Administrative Official 
shall determine whether the information is adequate to resume the project review.  Provided 
further, the applicant shall be required to submit corrected plans, studies, or additional 
information within 120 days of the written request or said application may be returned without 
prejudice. 

(b) Substantial project revisions made or requested by an applicant, in which case the 120 days will 
be calculated from the time that the County determines the revised application complete. 

(c) All time required for the preparation and review of an environmental impact statement. 
(d) An extension of time mutually agreed upon by the County and the applicant. 
(e) Projects involving the siting of an essential public facility. 
(f) Any period for administrative appeals of project permits, if appeals are allowed. 
(g) Amendments to the Comprehensive Plan or Development Code. 
(h) Any remand to the hearing body. 
 
If you have any questions, please let me know. I can be reached by phone at (360) 416-1328 or via email 
at reckroth@co.skagit.wa.us. Thank you.  
 

Sincerely, 

 
Robby Eckroth, AICP  
Senior Planner 
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 SKAGIT COUNTY PLANNING AND DEVELOPMENT SERVICES 

NOTICE OF DEVELOPMENT APPLICATION WITH OPTIONAL SEPA DNS 

For 

SNT Racing Motorcycle Repair Shop  

File # PL23-0268 

 

Notice is hereby given that on June 7, 2023, Sean and Tania Peterson submitted a Hearing Examiner Special 

Use Permit (#PL23-0268) and State Environmental Policy Act (SEPA) Environmental Checklist to allow a 

motorcycle repair business as a Type 3 Home-Based Business pursuant to SCC 14.16.300(4)(i). The 

proposed business will operate out of an existing 2,500 square foot storage building and will be run by the 

property owners with no additional employees. The proposed business hours are Monday - Friday, 8:00 AM 

- 5:00 PM. The motorcycles will be dropped off at the site and stored within the building. No outside storage 

is proposed. The proposed project is located within the Rural Intermediate (RI) zoning/comprehensive plan 

designated area as indicated in the Skagit County Comprehensive Plan and associated maps adopted July 5, 

2016, and as thereafter amended. The application was determined complete on June 21, 2023. 
 

Project Location: The proposed project is located at 17057 Brunswick Street, Mount Vernon 98273, within 

the southwest quarter of Section 12, Township 34N, Range 3E W.M., situated within Skagit County, 

Washington. (P21597).   

 

Public Comment Period: Written comments must be received no later than 4:30 PM on July 14, 2023. 

Email correspondence will not be accepted. However, comments may be submitted via the PDS website 

under the “recent legal notices” tab. (www.skagitcounty.net/pdscomments). 

 

Required Project Permits/Approvals: The following permits/approvals may be required in addition to the 

above: Critical Area Review & Building Permit. 

 

SEPA Review: Based on the submitted application and available information, the County anticipates 

issuing an MDNS for this proposal and the optional DNS process as specified in WAC 197-11-355 is being 

utilized. Consequently, this may be the only opportunity to comment on the environmental impacts of 

this proposal. A copy of the subsequent SEPA threshold determination for the proposal may be obtained 

upon request. 

 

Existing Environmental Documents: A Special Use Permit application, Environmental checklist, site 

plan, and other application materials are on file with Skagit County Planning and Development Services. 

This information is available to the public on request. 

 

Public Hearing(s): A public hearing before the Skagit County Hearing Examiner will be scheduled in the 

future in the Board of County Commissioners Hearing Room located at 1800 Continental Place, Mount 

Vernon, Washington, for the purpose of determining whether the Hearing Examiner should approve, modify 

and approve or deny the application as soon as all reviews are completed. Public notification of the hearing 

will be made consistent with Skagit County Code 14.06.150(3). 

 

How to become a party of record: You may become a party of record by submitting written comments, 

including a (USPS) mailing address, to the Skagit County Planning & Development Services Department 

at the address listed below. Any person desiring to express his or her views or to be notified of the action 

taken on this application should be in writing within the fifteen (15) day comment period. 
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Questions about this proposal, requests to receive future notices of hearings and/or the decision, once made, 

and/or appeal procedures should be directed to the contact person listed below. The application and 

complete case file are available for review at the Skagit County Planning & Development Services 

Department located at 1800 Continental Place, Mount Vernon, WA 98273. A decision on this application 

will be made within 120 days from the date of completeness. 

 

For Project Information: Robby Eckroth, Senior Planner; Phone: (360) 416-1328; Email: 

reckroth@co.skagit.wa.us; Skagit County Planning & Development Services, 1800 Continental Place, 

Mount Vernon, WA 98273. 

 

cc:  WDOE, Public Works, NW Clean Air Agency, Fire Marshal, Stormwater and Critical area review staff, 

WSDF&W, Skagit River Systems Coop, DAHP, Army Corps., Public Health, PUD, Upper Skagit Indian 

Tribe, Samish Indian Nation, City of Burlington, City of Mount Vernon, Drainage Dist. #12, Sean and Tania 

Peterson, Applicant 

 
 

Date Transmitted to Skagit Valley Herald: June 27, 2023 
 

Date Published in Skagit Valley Herald: June 29, 2023 
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Commenter List:
1. Richard C and Donna Liddle, 13948 Holly Lane, Mount Vernon
2. John & Deborah Sanchez, 13937 Avon Allen Road, Mount Vernon
3. James A Darland, 13799 Avon Allen Road, Mount Vernon
4. Louis & Jennifer Pantano, 13916 Holly Lane, Mount Vernon
5. Scott A Perry, 13937 Holly Lane Unit 1, Mount Vernon

EXHIBIT #8
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COMMENT #3
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COMMENT #4
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COMMENT #5
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DARLAND JAMES A DARLAND REBECCA S 13799 AVON ALLEN ROAD MOUNT VERNON WA 98273    
BLOM ELIOT BLOM SUSAN 13829 AVON ALLEN ROAD MOUNT VERNON WA 98273    
GUNERIUS J D GUNERIUS LINDA K 17165 AVON ST MOUNT VERNON WA 98273    
HELGESON GLADYS L 17054 AVON STREET MOUNT VERNON WA 98273    
OCCUPIER 17183 BENNETT ROAD MOUNT VERNON  WA  98273
CBT INVESTMENTS LLC 12131 CHINOOK DRIVE BURLINGTON WA 98233
RUTH BERT C RUTH DOROTHY L 17019 BRUNSWICK ST MOUNT VERNON WA 98273
TAYLOR KENNETH M TAYLOR LINDA L 17184 AVON STREET MOUNT VERNON WA 98273
SIGMEN REVOCABLE LIVING TRUST SIGMEN RICHARD J TRUSTEE 2517 29TH ST ANACORTES WA 98221
CASTILLEJA JANET E CASTILLEJA ABEL P 17116 AVON STREET MOUNT VERNON WA 98273
BRECKENRIDGE SCOTT BRECKENRIDGE LAURA J MINTON 17166 AVON ST MOUNT VERNON WA 98273
HOWARD JOEL R 17142 AVON ST MOUNT VERNON WA 98273
GILDNES RESIDUARY TRUST GILDNES GAYLE TRUSTEE 15006 CHANNEL LN LACONNER WA 98257
OCCUPIER 17075 BRUNSWICK STREET MOUNT VERNON  WA  98273
OCCUPIER 17199 BENNETT ROAD MOUNT VERNON  WA  98273
SIGMEN REVOCABLE LIVING TRUST SIGMEN RICHARD J TRUSTEE 2517 29TH ST ANACORTES WA 98221
OCCUPIER 17339 BENNETT ROAD MOUNT VERNON  WA  98273
MULLIKIN KELLY L 16940 VIEW LANE LACONNER WA 98257
SUHR SHARON A & PERRY SCOTT A/ANGELA M 13937 HOLLY LANE # B MOUNT VERNON WA 98273
SCOTT DAVID A SCOTT MICHELLE 13927 HOLLY LANE MOUNT VERNON WA 98273
CISNEROS MARTINEZ RUBI MCGINNIS ANTHONY 13915 HOLLY LANE MOUNT VERNON WA 98273
PANTANO JENNIFER PANTANO LOUIS J 13916 HOLLY LANE MOUNT VERNON WA 98273
THORNE JOHN STUART ROSS 13936 HOLLY LANE MOUNT VERNON WA 98273
LIDDLE RICHARD LIDDLE DONNA K 13948 HOLLY LANE MOUNT VERNON WA 98273
WALLACE CONNOR JAMES 17040 BRUNSWICK STREET MOUNT VERNON WA 98273
SANCHEZ JOHN JR & SANCHEZ DEBORAH S 13937 AVON ALLEN ROAD MOUNT VERNON  WA  98273
OCCUPIER 13913 AVON ALLEN ROAD MOUNT VERNON  WA  98273
JOHNSON COLLEEN M PO BOX 443 MOUNT VERNON WA 98273
WALLACE CONNOR JAMES 17040 BRUNSWICK STREET MOUNT VERNON WA 98273
BROWNING JAMES C BROWNING JOANNE 17145 AVON ST MOUNT VERNON WA 98273
BRULAND STEVEN N 17111 AVON ST MOUNT VERNON WA 98273
NELLES SHAWN M NELLES KATHLEEN M 17053 AVON ST MOUNT VERNON WA 98273
KADING ERIK 17065 AVON STREET MOUNT VERNON WA 98273
KADING CHRIS M KADING CHARLENE M 17073 AVON STREET MOUNT VERNON WA 98273
OCCUPIER 17089 AVON STREET MOUNT VERNON  WA  98273
BERNICK LANEY M 5853 N FRUITDALE RD SEDRO WOOLLEY WA 98284    
BRULAND STEVEN N 17111 AVON ST MOUNT VERNON WA 98273    
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July 19, 2023 
 
 
Sean and Tania Petersen 
17057 Brunswick Street 
Mount Vernon, WA 98237 
 
 
RE: Request for Additional Information, Hearing Examiner Special Use Permit #PL23-0268   
 
Dear Sean and Tania: 
 
Skagit County Planning and Development Services (PDS) has completed the initial steps of the review for the 
proposed use. Please review the comments received from agencies and departments of jurisdiction. 
Please address these concerns in a letter as well.  If any revisions and/or additional material /items 
requested, please revise accordingly. At this time our department requests that you submit the following 
information to our office so that the review of your proposal can continue: 
 
Current Planning – Zoning (Robby Eckroth) 
Email: reckroth@co.skagit.wa.us Phone: (360) 416-1328 
 

1. Response to Public Comments: PDS staff received five public comment letters (see attached) 
during the public comment period expressing concern with the proposal. Please review the 
attached letters and submit a response addressing the concerns, specifically the noise concerns 
(see below).  

2. Noise: Per SCC 14.16.730(4)(a)(v), home-based businesses cannot create a level of noise beyond 
that which is common to a residential area. Neighboring property owners have noted that 
testing the motorcycles has generated a lot of noise from the motorcycle repair shop. In an 
updated project narrative, please propose a way to mitigate noise from the home-based 
business (examples: noise suppression systems, noise barriers, etc.).  

3. Screening: Screening is required to mitigate visual impacts to neighboring properties and to 
maintain the residential character of the property. Please submit a revised site plan and updated 
project narrative showing and describing how the business will be screened, either in the form 
of fencing or landscaping.  

4. Sign: SCC 14.16.730(4)(a)(iv) limits signs related to a home-based business to four (4) square 
feet. The application states that the sign existing sign is four (4) square feet. However, based on 
Skagit County Assessor’s photos and based on a site visit, the sign seems much larger. Please 
note that a recommended condition of approval will be sent to the Hearing Examiner limiting 
the sign to four (4) square feet.  
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The requested information needs to be received by our department within 120 days of the date of this 

letter as required by Skagit County Code 14.06.105. Once our department receives the above referenced 

information review of this project will continue. Please submit all requested information at one time in a 

single packet to avoid further delays. 

If you have any questions regarding this matter, please contact me at (360) 416-1328 or via email at 

reckroth@co.skagit.wa.us. Thank you. 

Sincerely, 

 

Robby Eckroth, AICP  

Senior Planner – Current Planning 

Enclosures:  

• Public Comments 
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November 21, 2023 
 
 
Sean and Tania Petersen 
17057 Brunswick Street 
Mount Vernon, WA 98237 
 
 
RE: Second Request for Additional Information, Hearing Examiner Special Use Permit #PL23-0268   
 
Dear Sean and Tania: 
 
Skagit County Planning and Development Services (PDS) received your letter responding to the initial request 
for additional information dated July 19, 2023, sent by Current Planning Staff on November 16, 2023. Thank 
you for your response to the topics requiring further clarification. However, issues regarding noise and 
screening were not adequately addressed. Please see below for the issues that require further clarification. 
At this time our department requests that you submit the following information to our office so that the 
review of your proposal can continue: 
 
Current Planning – Zoning (Tara Satushek) 
Email: taras@co.skagit.wa.us Phone: (360) 416-2030 
 

1. Noise: Per SCC 14.16.730(4)(a)(v), home-based businesses cannot create a level of noise beyond 
that which is common to a residential area. Please provide an updated project narrative that 
identifies specific measures that will be used to mitigate noise from the home-based business 
(examples: noise suppression systems, noise barriers, etc.).  
 
The initial response for additional information did not identify what prescriptive methods will be 
used to reduce noise from the Home-Based Business activities. The response provided states 
doors will be closed nine months out of the year. To reduce noise impacts to surrounding 
properties, doors will need to be closed when testing equipment year-round. The letter also 
states exhaust hoses have been purchased to run out of the back of the shop to keep doors 
closed. Please explain how this system operates, the proposed timeframe for installation, and 
how the system will suppress noise. If the proposed system does not suppress noise, another 
method will need to be proposed. Planning and Development Services staff suggests an exhaust 
system that incorporates sound suppression, such as a central vacuum system. Please note that 
this information will also be required as part of the building application process to get the 
existing commercial structure to meet International Building Code requirements. 

 
2. Screening: The plan provided in the initial response for additional information with the cost 

estimate for landscaping work is not sufficient to address screening and landscape buffer 
purposes.  Please submit a revised landscape plan and updated project narrative showing and 
describing how the business will be screened, either in the form of fencing or landscaping. The 
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revised plan must be drawn to scale, showing the location of buildings, any utilities and/or 
easements locations, and the location, quantities and sizes of proposed plants and other 
proposed materials in the landscape area. Potential conflicts between landscaping and utilities 
shall be minimized or avoided.  The intent of the landscaping/screening is to provide a visual 
barrier from surrounding properties and maintain the residential character of the property. 
Please note that the landscape/screening plan needs to be shown on a scaled and legible site 
plan.  

 
Please note, there are substantial structural improvements that will need to be completed as part of the 
building permit process. Please see the enclosed email from Building Official, Randy Johnson in addition 
included the predevelopment notes identifying code requirements to get the structure to building code. 
Additionally, there is a note from Skagit County Public Works regarding obtaining a Commercial Access 
Permit. While these requirements do not need to be addressed for the special use permit application, the 
requirements will be conditions of approval, will need to be reflected in building plans at building permit 
submittal, and will need to be implemented during the construction/renovation process.  

 
The requested information needs to be received by our department within 120 days of the date of this 

letter as required by Skagit County Code 14.06.105. Once our department receives the above referenced 

information the review of this project will continue. Please submit all requested information at one time 

in a single packet to avoid further delays. 

If you have any questions regarding this matter, please contact me at (360) 416-2030 or by email at 

taras@co.skagit.wa.us.  

Sincerely, 

 

Tara Satushek, AICP  

Senior Planner – Current Planning 

Enclosures:  

• Building Division Comments and Predevelopment Meeting Notes 

• Public Works Comments 
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Tara Satushek

From: Randy Johnson
Sent: Thursday, June 22, 2023 3:59 PM
To: Robby Eckroth
Subject: RE: [Routing] SNT Racing Motorcycle Repair (Home Based Business 3)

Because the use of the building is for a commercial application.  
Building permit  

1. Change of use.  
2. Engineer’s design for “dry flood proofing”. 
3. If employees or customers visit site ADA restroom 

Flood permit for structure. 
1. Elevation Certificate 
2. The existing structure will be required to be dry flood proof if not 1’ above BFE . See FEMA Technical Bulletin 

3.  https://www.fema.gov/sites/default/files/documents/fema_technical-bulletin-3_1-2021.pdf 
 
 

Randy Johnson  
Building Official, CFM 
Skagit County Planning & Development Service 
1800 Continental Place WA 98273 
360-416-1321 
randyj@co.skagit.wa.us 
 
 
 

From: Robby Eckroth <reckroth@co.skagit.wa.us>  
Sent: Thursday, June 22, 2023 10:54 AM 
To: Leah Forbes <leahf@co.skagit.wa.us>; Kelsey Bellavance <kelseyb@co.skagit.wa.us>; Erin Langley 
<erinl@co.skagit.wa.us>; Betsy D. Stevenson <betsyds@co.skagit.wa.us>; Shaun Miller 
<shaunmillerdike22@gmail.com>; Bonnie LaCount <bonniel@co.skagit.wa.us>; Greg Geleynse <gregg@co.skagit.wa.us>; 
Rachel Wilkens <rachelw@co.skagit.wa.us>; Joe Amaro <jamaro@co.skagit.wa.us>; Randy Johnson 
<randyj@co.skagit.wa.us> 
Subject: [Routing] SNT Racing Motorcycle Repair (Home Based Business 3) 
 
Good Morning Everyone, 
 
Attached are the application materials for a Hearing Examiner Special Use Permit for a motorcycle repair business which 
is being applied for as a Home-Based Business 3. Please review, comment, and update your approval in PP+ by July 14, 
2023. Documents can also be reviewed in the Office Link.  
 
Please feel free to contact me if you have any questions. 
 
Sincerely, 
 
Robby Eckroth, AICP 
Senior Planner – Current Planning 
Skagit County Planning & Development Services 
1800 Continental Place 
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Mount Vernon, WA 98273 
Direct 360-416-1328 | Main 360-416-1320 

 
Email communications with county employees are public records and may be subject to disclosure, pursuant to RCW 
42.56. 
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SKAGIT COUNTY 
PUBLIC WORKS DEPARTMENT 

1800 Continental Place, Mount Vernon, WA  98273-5625 
(360) 416-1400  FAX (360) 416-1405 

 
 

 
 
 

MEMORANDUM 
 
TO:      Robert Eckroth, Planning and Development Services     
 
FROM:  Joey Amaro, PW Development Review 
 
RE:      PL23-0268 – Special Use Permit  
 
DATE:            July 17, 2023 
 
Parcel #’s P21597   
 
Skagit County Public Works has reviewed the above referenced Special Use Permit application 
and offers the following comments: 
  
 

1. Commercial Access permit is required. 
 

 
 
 
 
 
 

If you have any questions, please feel free to contact Joey Amaro at (360) 416-1435 or e-mail 
jamaro@co.skagit.wa.us. 
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Planning & Development Services 
1 8 0 0  C o n t i n e n t a l  P l a c e   ▪   M o u n t  V e r n o n ,  W a s h i n g t o n  9 8 2 7 3  
o f f i c e  3 6 0 - 4 1 6 - 1 3 2 0   ▪   p d s @ c o . s k a g i t . w a . u s   ▪   w w w . s k a g i t c o u n t y . n e t / p l a n n i n g  

 
November 29, 2023 
 
 
Sean and Tania Petersen 
17057 Brunswick Street 
Mount Vernon, WA 98237 
 
 
RE:   Clarification to Second Request for Additional Information Letter, #PL23-0268   

 
Dear Sean and Tania: 
 
Thanks for reaching out regarding the clarification of items mentioned in the request for additional 
information letter sent on November 21, 2023. The outstanding items are focused on mitigating noise from 
commercial activities and creating a visual barrier for the commercial space from neighboring residences and 
public right-of-way (ROW). 
 

1. Noise Mitigation: According to SCC 14.16.730(4)(a)(v), home-based businesses must not create 
noise beyond the norm for a residential area. Please provide an updated project narrative 
specifying measures to mitigate noise (e.g., noise suppression systems, barriers) 
 
Per WAC 173-60-040, the maximum allowable noise pollution in a residential neighborhood for 
business at a residential property line is 57 dBA. Attached is the code section for your 
information. Please demonstrate that the proposed activities meet this criterion for noise or 
how noise reduction can be achieved. Methods, for example are shielding, paneling or 
landscaping. Another option is running mechanical devices all indoors to control noise. 
Ventilation requirements would be required for exhaust ventilation for S-1 automotive repair. 
See 2018 IMC 404.1. Below is a screenshot of the code section for reference.  

 
 
In buildings used for the repair of automobiles, each repair stall shall be equipped with an 
exhaust extension duct, extending to the outside of the building. Exhaust extension ducts over 
10 feet in length shall mechanically exhaust at least 300 cfm. Connected offices and waiting 
rooms shall be supplied with conditioned air under positive pressure. For more specific 
information about these methods, please contact Randy Johnson, CBO. He is available by email 
at randyj@co.skagit.wa.us or 360-416-1321.   
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2. Screening/Landscaping: Attached is the submitted site plan where the screening/landscaping is 

required. This is identified by the red bubble markings. Examples of fencing for screening 
purposes can include treated lumber, composite materials, metal, etcetera.  Plantings can 
include hedge varieties such as Leeland Cyprus, as listed in the planting sketch received on 
11/16, in addition to arborvitae tree varieties. I recommend consulting with your landscape 
contractor or nursery about recommended plants that will serve the purpose of screening. The 
purpose of this requirement is to create a visual barrier from neighboring properties and public 
roadway of commercial use. As mentioned in the previous communication, kindly submit a 
revised, accurately scaled plan. This plan should delineate the building locations, utilities, 
easements, and details regarding the proposed landscape materials, including the types, 
quantities, and sizes of plants. You may utilize the original site plan submitted with the 
application and clearly indicate where the proposed planting or fencing will be implemented 
based on the location identified in the attached site plan. Please note that landscaping is not 
required in the middle of the yard, just the areas identified in the site plan provided with this 
letter.  
 

The requested information needs to be received by our department no later than March 20, 2024. If you 
require additional time please submit a written request by February 28, 2023, for a three-month extension 
to submit the requested information. Once the information received regarding noise and screening is 
received and meets the criteria described, the review of the project can continue.  
 
If you have any questions regarding this matter, please contact me at (360) 416-2030 or by email at 
taras@co.skagit.wa.us.  
 
Sincerely, 
 

 
 
Tara Satushek, AICP  
Senior Planner – Current Planning 
Enclosures:  

• WAC 173-60-040 

• Site plan noting areas requiring screening 
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SKAGIT COUNTY PLANNING AND DEVELOPMENT SERVICES 
MITIGATED DETERMINATION OF NONSIGNIFICANCE (MDNS) 

For  
SNT Racing 

File # PL23-0268 
 
 

PROJECT DESCRIPTION:  Notice is hereby given that on April 15 2024, Skagit County Planning and 
Development Services approved the State Environmental Policy Act (SEPA) checklist review in 
conjunction with #PL23-0268 to allow a motorcycle repair business as a Type 3 Home-Based Business 
pursuant to SCC 14.16.300(4)(i). The proposed business will operate out of an existing 2,500 square foot 
storage building and will be run by the property owners with no additional employees. The proposed 
business hours are Monday - Friday, 8:00 AM - 5:00 PM. The motorcycles will be dropped off at the site 
and stored within the building. No outside storage is proposed. The proposed project is located within the 
Rural Intermediate (RI) zoning/comprehensive plan designated area as indicated in the Skagit County 
Comprehensive Plan and associated maps adopted July 5, 2016, and as thereafter amended.  
 
Proponent:  Sean and Tania Peterson (SNT Racing LLC), 17057 Brunswick Street, Mount Vernon, WA 
98273 
 
Property Owner: SNT Racing LLC, 17057 Brunswick Street, Mount Vernon, WA 98273 
     
Project Location: The project is located at 17057 Brunswick Street, Mount Vernon 98273, within the 
southwest quarter of Section 12, Township 34N, Range 3E W.M., situated within Skagit County, 
Washington. (P21597).   
 
Lead Agency: Skagit County Planning and Development Services. 
 
The lead agency for this proposal has determined that it does not have a probable significant adverse 
impact on the environment.  An environmental impact statement (EIS) is not required under RCW 
43.21C.030 (2) (C).  This decision was made after review of a completed environmental checklist and 
other information on file with the lead agency.  This information is available to the public on request.  
This determination is subject to the mitigated measures as identified below and shall be deemed 
conditions of approval of the land use and/or permit pursuant to Skagit County Code 16.12.  Such 
conditions are considered binding and may not be altered by subsequent decisions unless a threshold 
determination is re-issued. 
 
1. The applicant shall comply with Northwest Clean Air Agency (NWCAA) requirements.   
2. The applicant shall comply with the provisions of Chapter 14.32 of the Skagit County Code, the 

Skagit County Stormwater Management Ordinance, as it relates to increased runoff resulting from 
additional impervious surfaces.  Best Management practices shall be utilized throughout the life of 
the project. 

3. The applicant shall comply with the provisions of Chapter 14.34 of the Skagit County Code 
(Flood Damage Prevention). Specifically, the applicant must comply with the requirements of 
SCC 14.34.150 and obtain floodproofing certification. This may be obtained as part of the relevant 
building permit process.  

4. Mechanical ventilation in accordance with the 2021 International Mechanical Code must be 
provided and be approved by the Skagit County’s Building Department. This may be obtained as 
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part of the relevant building permit process.  
4.   The applicant shall comply with Fire Code Standards. 
5.  The applicant shall comply with all relevant provisions of 14.24 of the Skagit County Code 

(Skagit County Critical Areas Ordinance).   
6.  The proposal must comply with all applicable requirements of Skagit County Code 14.16 and 

specifically SCC 14.16.300 (RI) and 14.16.730 (Home Based Business).  
7.  All motorcycle repairs and testing must be conducted indoors within the proposed workshop.  
8.  At all times when work is being undertaken or motorcycles are being tested, all doors and 

openings to the workshop must be closed.  
9.  No motorcycles, parts, or any associated materials associated with motorcycle repairs and 

testing are permitted to be stored outside of the workshop.  
10.  Noise levels shall not exceed max noise levels specified in WAC 173-60-040 at any time. 
11.  Landscaping must be installed along the south-eastern, southern, and south-western boundaries 

in accordance with the concept landscape plan received March 19 2024 (prepared by Travis 
Powell, Boulder Creek). All landscaping must be of Type 3 in accordance with SCC 
14.16.830(4)(c) and must be installed to achieve a 6ft tall effective visual screen along the 
boundaries elected for landscaping in the concept plan received March 19 2024. Landscaping 
within 30 feet of the driveway must not impair the sight vision between 30 inches and 8 feet 
from the ground.  

12.  Boundary landscaping must be maintained as long as the business is in operation.  
13.  The operation must comply with performance standards outlined in SCC 14.16.840.  
 
The Lead Agency previously issued a comment period for this proposal under the Optional DNS 
process outlined under WAC 197-11-355. 
 
You may appeal this threshold determination in accordance with Skagit County Code 14.06 and 16.12 and 
then by filing such with the Skagit County Planning and Development Services for service to the SEPA 
responsible official within fourteen (14) calendar days after the date of the threshold determination.  
   
Appeals must be submitted no later than: May 2, 2024 
 
RESPONSIBLE OFFICIAL:  Director of Planning and Development Services 
CONTACT PERSON:   Angus Bevan, Senior Planner   
MAILING ADDRESS:  1800 Continental Place, Mount Vernon, WA 98273. 
PHONE: (360) 416-1320 
 
Date: April 15, 2024  Signature Angus Bevan          . 
                           On behalf of Jack Moore  
   Planning and Development Services Director 
 
cc:  WDOE, Public Works, NW Clean Air Agency, Fire Marshal, Stormwater and Critical area review 
staff, Water Resources, WSDF&W, Skagit River Systems Coop, DAHP, Upper Skagit Indian Tribe, 
Samish Indian Nation, Samish Indian Nation, Skagit Public Utility District, Skagit Dike, Drainage, and 
Irrigation District 19, Applicant, Parties of Record 
 
Date Transmitted to Skagit Valley Herald: April 16, 2024 
 

Date Published in Skagit Valley Herald: April 18, 2024 
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NOTICE OF PUBLIC HEARING 

THE SKAGIT COUNTY HEARING EXAMINER WILL HOLD A PUBLIC HEARING ON 

23, August, 2024 beginning at 9:00 A.M, using remote access technology. A hearing room will also 

be made available on 23 August, 2024 in the Board of County Commissioners Hearing Room, 1800 

Continental Place, Mount Vernon, Washington for the following:  

PUBLIC HEARING: 

Special Use Permit PL23-0268 

The proposal is to use the land for the purpose of a Type 3 Home-Based Business as a motorcycle 

repair business. The proposed business will operate out of an existing 2,500 square foot storage 

building and will be run by the property owners with no additional employees. Operating hours will 

be Monday to Friday 8am to 5pm. Motorcycles will be dropped off at the site and stored within the 

building. No outside storage is proposed. The subject site is located within the Rural Intermediate 

(RI) zoning/comprehensive plan designated areas.  

LOCATION OF PROPOSED DEVELOPMENT: 

The proposed project is located within a portion of the property described as parcel number 

P21597. The project is located at 17057 Brunswick Street, Mount Vernon 98273, within the 

southwest quarter of Section 12, Township 34N, Range 3E W.M. 

Applicant: Sean and Tania Peterson (SNT Racing LLC) 

SKAGIT COUNTY PLANNING AND DEVELOPMENT SERVICES 

1800 CONTINENTAL PLACE 

MOUNT VERNON, WASHINGTON 98273 

360-416-1320 

 

Hearings are now being held hybrid, meaning in-person and virtual (via Zoom). To participate in the 

public hearing virtually you can call +1(253)215-8782, US (Tacoma), or +1(719)359-4580 US, 

Meeting ID: 812 7077 5954# US (Passcode: 728120), or to join via video please visit: 

https://us06web.zoom.us/j/81270775954?pwd=YzdwSmxLeXp6cDdCbmFXK0ZSVWNRdz09  

Log in information is also available on the Hearing Examiner website located at 

www.skagitcounty.net under the “Department Directory,” “Hearing Examiner.”  

If you would like to speak at the hearing, please contact the Hearing Examiner Clerk at email 

HEhearings@co.skagit.wa.us or Kristen Stubben at (360) 416-1103, email kristens@co.skagit.wa.us 

to sign up. 

Comments must be received by Planning and Development Services no later than 4:30 PM 

Tuesday, August 22, 2023, or be presented at the public hearing. Email comments may be 

submitted with the PDS website under the current legal notices tab or to the Office of the Hearing 

Examiner. 

Staff Contact: Angus Bevan, Senior Planner 
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From: Mikki Drake
To: HEhearings
Subject: Friday’s hearing regarding SnT LLC
Date: Tuesday, August 20, 2024 6:50:00 PM

Hello, 

As a former neighbor & someone who has known the Peterson family for 16+ years I would
like to write a letter on their behalf for Friday’s upcoming hearing. 

I have known Sean & Tania for 16 years. For as long as I have known them, Sean has been a
mechanic. While in the years that I lived next to them in Glenhaven & the times I frequented
their home, they were not operating business, he was still always working on something. His
bike, his kids, etc. Noise was never an issue. 

What I have witnessed since they moved & opened SnT is a hard working family that is well
loved through our Skagit County. If you know someone who has any sort of recreational
vehicle, they likely know Sean & Tania or know someone who does. His reputation as a
mechanic is superb. I have visited their home & new location on more than one occasion. The
shop is kept clean, there never seems to be much traffic & noise? It has never disturbed a
conversation sitting outside with Tania. 

While I do not know the full extent of this issue nor do I live in their neighborhood, I do know
that Sean is a respectful, hardworking citizen who deserves to keep his business. I know that
this area is mixed with business & residential nearby. I know that SnT is a positive impact on
Skagit County. 

I hope that you are able to share these thoughts Friday with those present as I will be unable to
attend in person. 

Thank you, 

Mikki Valentine Drake 
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From: ChiefAbel
To: Kristen Stubben
Subject: Hearing for Special Use Permit PL23-0268
Date: Tuesday, August 20, 2024 5:40:06 PM

To whom it may concern:

My name is Abel Castilleja. My wife Janet and I reside at 17116 Avon Street, Mount Vernon
WA 98273.  Our house is directly behind 17057 Brunswick Street where Sean and Tanya
Peterson are requesting a permit to operate a motorcycle repair shop.  We have lived at this
address for over three years.  During this time we have found Sean and Tanya very good
neighbors.  They run a very clean business. There are never any junk bikes or debris on the
outside of their shop.  Noise has never been a problem.  There is more noise coming from the
two busy streets by our house.  Sean and Tanya appear to be providing a very good service to
our community. We support their application for a permit to run their business at this address.
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To whom it may concern,                                                                                       August 21, 2024 

 

I wanted to write on behalf of Sean Peterson who has a motorcycle repair shop SNT at 17057 
Brunswick Street in Mt. Vernon. Sean is well respected in his industry. Sean worked as a mechanic 
at Skagit Powersports for 15 years. He had a longstanding dream to own his own shop and provide 
honest service at a fair price well below the Skagit Powersports shop rates. Sean and his wife 
purchased a property zoned commercial and the dream came to fruition.  

 

Sean works countless hours as the need for his services is so great. He repairs motorcycles, four 
wheelers and Jet Ski’s. His business is affordable for customers trying to navigate this economy. 
Sean has also donated his time and service every Thursday at Hannegan Speedway for decades. He 
mentors kids including my son who took an interest in this career. Thanks to Sean, my son can now 
work on his own dirt bikes. I thank him for working to give his family and the community everything 
he has. His small business is an amazing way to serve and impact the community in which we live. 
SNT generates revenue that converts into local taxes into our community which leads to 
improvements in schools and parks just to name a few. I wish I could be there on Friday to show my 
support, but I am unable to.  

 

 

                                                                         

 

                                                                                                                              Thank you for your time, 

 

                                                                                                                                         Leslie Watts 
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From: Ed Hruby
To: HEhearings
Subject: PL23-0268
Date: Thursday, August 22, 2024 2:39:20 PM

We would like to submit this in our support of SNT Race Shop, located at 17057 Brunswick St., Mt.
Vernon, WA.

As small business owners ourselves we understand the importance of these entities and the
hardship of keeping these legitimate companies lucrative in this day and age.

As customers and friends of the Peterson’s we are aware of their purpose and reasoning for
purchasing the property on Brunswick Street years ago– to live and run a small business, which
previous owners had done, and, what was advertise to them as a continuance.  Their passion for
entrepreneurship should not be deterred by the overwhelming cost and hassle of having to evacuate
the shop that they spent time and money on to create their own.  The cost to lease of another
building could potentially shut down just another small business in Skagit County.

We know the two to be respectful neighbors who are always there to help anyone out- especially
those in close vicinity.  They take pride in their property, neighborhood and their business.

We appreciate your time.

 

Ed Hruby – NW Concrete & Construction

Tracy Hruby – Tower Vending, Incorporated

 

-- 
Ed Hruby
NW Concrete and Construction
360-224-1913
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From: DEBBIE SANCHEZ
To: HEhearings
Subject: Public Hearing PL23-0268
Date: Thursday, August 22, 2024 12:43:48 PM

Hello I was planning on attending the meeting but will not be able to
attend.  I would however like to have my comments read/seen for
special use permit PL-23-0268.  Thank you.
Known Facts:

111 This is not a new company, so they were aware of the business
licensing and permits needed for their motorcycle repair shop.

111 They did not require the needed permits to move their
motorcycle business to the new location.

111 They had motorcycles running up and down the street what
makes anyone think they will continue to do this.

111 They did not get the permit to move their mobile home onto the
property which they also knew they needed.

All these violations show everyone how they conduct business and
get around the permit process.  They did not come forward on their
own for these permits but were turned in for these violations and
only then were forced to go about the legal way for permits. The
violations I listed are only the ones I am aware of and not any that
they may have done. This goes to show the character of how the
business will be run no matter the codes you place since they did not
even follow the ones, we all must follow. Since they did not follow
the rules on obtaining the needed permits knowing that they would
need them I have know doubt that they will end up bending any rules
you set.  
The businesses that were currently located in our neighborhood
were already in place when we bought our house so we do not have
any right to say anything about those but adding a loud motorcycle
repair place to our neighborhood would definitely lower our property
value and quickly grow out of control.  In the past they did have
motorcyles running up and down the streets, setting outside, people
hanging out there with the motorcyles.  
There were 2 other business that tried to get a permit (Doggie Day
Care and Weddings) that were turned down in our neighberhood.  I
am sure none of you would want this type or business in your
neighborhood.
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Thank you.
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From: Mason Brooks
To: HEhearings
Subject: S&T race shop
Date: Wednesday, August 21, 2024 6:28:05 AM

To whom it may concern,

My name is Mason R. Brooks, I live at 13078 Beaver Lake Rd, Mt. Vernon, WA 98273.

I'm writing this letter on behalf on Sean and Tania Peterson of S&T race shop, A family
owned and operated small business serving a majority of the Skagit County community with
quality mechanical services of powersport equipment. 

I've lived within Skagit county for 20+ years, and I've been riding dirtbikes at Walker Valley
ORV park for a majority of those years. 

If you were to walk through the parking lot on a Saturday morning and ask local riders,
weather it be dirtbike, ATV, UTV, If they know of S&T Race Shop, 9 out of 10 would
Answer YES. 

I believe it would be difficult to find a another local business that better represents the moral
values of honesty and quality service.

Besides going above and beyond to serve their customers Sean and Tania take pride in the
sense of community that is Skagit County, donating personal time to various organizations
locally for the improvement of our community and the people living in it.

S&T Race Shop is a local, family owned, and honest small business, built by lifetime citizens
of Skagit county. In a time when small locally owned businesses have the odds stacked against
them financially, we as the Skagit County community need to support businesses like S&T.

I believe it would be a detrimental loss to the community if S&T is unable to continue serving
Skagit county as they have for many years. 

We need more people and local businesses in this community with the same moral values of
the Peterson's and S&T Race Shop.

Thank you for your time.
Sincerely,

Mason R. Brooks
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From: Olin, Cecil L
To: HEhearings
Subject: Special Use Permit PL23-0268
Date: Wednesday, August 21, 2024 7:33:35 AM

I am for letting this business operate in Skagit county. The owner of this business is a great
owner and has great customer service. They provide a service that is needed in the county, I
own older motorcycles that the dealerships will not work on. If this shop is forced to close me
and a lot of Skagit County residents will be forced to take our business out of the county.
Thank you.

Cecil Olin
Cell 360-815-2535
Office 360-527-8333
15730 Peterson RD Burlington, WA 98233
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