
BOARD OF COUNTY COMMISSIONERS 
COUNTY OF KITTITAS 

STATE OF WASHINGTON 

CONDITIONAL USE PERMIT 
APPROVAL 

MCINTOSH CONDITIONAL USE PERMIT (CU-14-00004) 

RESOLUTION 

NO. 2015- I I ~ 

"VHEREAS, according to Kittitas County Code Title 15A, relating to Hearings and Title 17.60A 
Conditional Uses, an open record hearing was held by the Kittitas County Hearing Examiner on 
June 25, 2015 for the purpose of considering a conditional use pennit lmown as the McIntosh 
Small Scale Event Center CU-14-00004 and described as follows: 

A conditional use permit to allow for the operation of a small scale event facility 
conducting more than eight events a year. The subject parcels are approximately 50 
acres in total size and are zoned Agriculture 20. The su~ject property is accessed off 
Highway 97 and located approximately 5 miles northwest of Ellensburg at 7820 Highway 
97, in a portion of Section 8, Tl8N, R18E, WM in Kittitas County, bearing Assessor's 
map numbers 18-18-08020-0002, 18-18-08000-0002, and 18-18-08020-0003. 
Proponents: Scott and Gayle McIntosh, landowners. 

"VHEREAS, public testimony was heard in favor of the proposal; and, 

WHEREAS, due notice of the bearing had been given as required by law, and the necessary 
inquiry ha been made into the publlc interest to be served by uch 1I e; and, 

WHEREAS, the Hearing Examiner recommended approval of said proposed conditional use and 
permit; and, 

WHEREAS, a closed record public hearing was held by the Board of County Commissioners on 
July 21, 2015 to consider the Hearing Examiner's recommendation on this matter; and, 

WHEREAS, the Kittitas County Board of Commissioners make the following FINDINGS OF FACT 

AND CONCLUSIONS OF LA W, concerning said proposed conditional use permit: 



FINDINGS OF FACT 

1. Scott and Gayle McIntosh, landowners have submitted a conditional use pennit application for a 
small scale event facility conducting more than eight events a year. The subject property is 
approximately 50 acres in size and is zoned Agriculture 20. This is listed in the table under KCC 
Title 17.15.060 as a conditional use for the zone. 

2. This proposal is on three parcels located approximately 5 miles northwest of Ellensburg at 
7820 Highway 97, in a portion of Section 8, T18N, RI8E, WM in Kittitas County, bearing 
Assessor's map numbers 18-18-08020-0002, 18-18-08000-0002, and 18-18-08020-0003. The 
site is accessed from State Route US 97; it is a permitted commercial access at milepost 
138.89 allowing for up to 100 daily trips. 

3. Site Information: 

Total Property Size: 
Total project size: 
Number of Lots: 
Domestic Water: 
Sewage Disposal: 
Power/Electricity: 
Fire Protection: 
hTigation District 

4. Site Characteristics: 

60 acres 
50 Acres 
3; no new lots are being proposed 
Existing residential 
Existing Septic System (480 gpd capacity) 
Kittitas County PUD 
Kittitas Valley Fire and Rescue (Fire District 2) 
Kittitas Reclamation District 

North: 
South: 
East: 
West: 

Private Residential Fanning and Grazing 
Private Residential Farming and Grazing 
Private Residential Fanning and Grazing 
Private Residential Farming and Grazing 

5. Site Characteristics: The subject property is generally flat pashlre land with perimeter and 
occasional internal concentrations of deciduous trees and brush. 

6. The Comprehensive Plan designation is "Rural Working" 

7. The subject property is zoned "Agriculhrre 20"; Small Scale Event Facilities with more 
than eight (8) events occurring within a calendar year are a conditional use in the zone 
(KCC 17.15.060). 

8. The conditional use pennit application was submitted to Community Development 
Services (CDS) on October 7, 2014. The application was deemed incomplete on October 
24,2014 and additional in!" i:mation was reqne led. A revised application was submitted on 
January 27tb 2015 and sub equently deemed c mp1ete on Marth 9th

, 2015. The N lice of 
AppJicalien for the conditional u e permit and the utilization of the optional DNS process 
was Il1c:uled and published on March 161

\ 2015. This notice was published in the official 
county newspaper of record (Ellensburg Daily Record) as well as the Northern Kittitas 



County Tribune and was mailed to jurisdictional government agencies, adjacent property 
owners and other interested pm1ies . In accordance with Kittitas County Code 15A.03.110, 
this project was accurately posted with the "Land Use Action" sign as provided by 
Community Development Services. The Affidavit of Posting was signed by the applicant 
and rehlrned to the planner on March 10th

, 2015 and is included as part of the record. The 
last day to submit written comments was OIl March 31 st, 2015. 

9. Kittitas County acted as the lead agency for the SEP A Enviromnental Checklist; a 
Mitigated Determination of Non-Significance (MDNS) was issued for this project on June 
11 til, 201 5. The appeal perio 1 for Uli SEPA detennination ended on June 25 th

, 2015 at 
5:00 p.m. No appeals were filed. 

10. The proposal is consistent with the goals and policies of the Kittitas County Comprehensive 
Plan. 

11 . An administrative critical area site analysis was completed by staff in compliance with Title 
17 A: Critical Areas . Critical areas have been identified on the site; however the conditional 
use pennit proposes to use existing structures and development. Condition #2 stipulates that 
any modifications, development, or constmction is subject to enviromnental review and must 
comply with all appropriate Federal, State, and Local codes, laws and regulations. 

12. This proposal is consistent with the Kittitas County Zoning Code as proposed under KCC 
17.15 .060 Small Scale Event Facilities with more than eight (8) events occl.ming within a 
calendar year, a conditional use for the Agriculture 20 zone. 

13. This proposal is consistent with the Kittitas County Zoning Code for Conditional Uses. The 
proposed conditional use will be adequately served by rural levels of service. As 
conditioned, staff finds the proposal is 1) desirable to public convenience, 2) will not be 
detrimental to public health, safety or welfare, 3) is not economically detrimental to the 
public, and 4) is adequately serviced by public facilities . 

14. As conditioned, the proposal is consistent with the provisions of the Kittitas County Roads 
and Bridges Code (KCC Title 12). 

15 . As conditioned, the proposal is consistent with the provisions of the Kittitas County Water 
and Sewer Code (KCC Title 13). 

16. As conditioned, the proposal IS consistent with the provlslOns of the Kittitas County 
Building Code (KCC 14.04). 

17. As conditioned, the proposal is consistent with the provisions ofthe Kittitas County Zoning 
Code (KCC Title 17) . 

18. As conditioned, the proposal is consistent with the provisions of the Kittitas Enviromnental 
Policy Code (KCC Title 17 A). 



19 . As conditioned, the proposal is consistent with the provisions of the Kittitas County Fire 
and Life Safety Code (KCC Title 20) . 

20. The foll owing gencie provided comments during the comment peri d; Kittitas Otulty 

Public Worl s, Wa hingtoo t(-).te D"parlment of Transp rtation, Kilt ita COllJ1ty Public 
Health Department Washington ta e epartment of Health, Kittitas County Fire Marshal, 
Kittitas Valley Fire & Rescue, Washington State Department of Ecology, Ki ttitas C unly 
Building Department, and the Kittitas Reclamation District. These comm nt · have be n 
included in the index file record and were considered when prepaling the recommended 
conditions for this proposal. 

21. Brad Manney provided comments during the comment period. These comments have been 
included in the index file record and were considered when preparing the recommended 
conditions for this proposal. 

22. An open record public hearing after due legal notice was held on June 25, 2015. 

23. The entire Planning Staff file was admitted into the record at the public hearing. 

24. The following exhibits were admitted into the record: 

24.1 Exhibit 1. Receipts-1 017120 14 
24.2 Exhibit 2. SEP A Checklist 101712014 
24.3 Exhibit 3. Conditional Use Pennit Application 101712014 
24.4 Exhibit 4. Request for Additional Information 10/2412014 
24.5 Exhibit 5. SEPA Checklist Revised 1/27/2015 
24.6 Exhibit 6. Conditional Use Application Revised 1127/2015 
24.7 Exhibit 7. Application Correspondence 3/2015 
24.8 Exhibit 8. Deem Complete 3/9/2015 
24.9 Exhibit 9. Prior Surveys 
24.1 0 Exhibit 10. Site Visit Photographs 31 13/2015 
24.11 Exhibit 11. Planner's Analysis and Assessment Maps and Documentation 3/13/2015 
24.12 Exhibit 12. Affidavit of Posting and Location Map 3110/2015 
24.13 Exhibit 13. Notice of Application and Public and Mailing Documentation 3116/2015 
24.14 Exhibit 14. Comments - Washington State Department of Health 3116/2015 
24 .15 Exhibit 15 . Comments - Kittitas Reclamation District 3116/2015 
24.16 Exhibit 16. Comments - Brad Manney 311712015 
24.17 Exhibit 17. Comments - Kittitas Valley Fire & Rescue 3119/2015 
24.18 Exhibit 18. Comments - KC Fire Marshal 3/27/2015 
24.19 Exhibit 19. Comments - KC Building Department 3/27/2015 
24.20 Exhibit 20. Comments - KC Department of Public Health 3/27/2015 
24.21 Exhibit 21. Comments - KC Department of Public Works 3/3112015 
24.22 Exhibit 22. Comments - Washington State Department of Transportation 3/3112015 
24.23 Exhibit 23 . Transmittal of Comments 41712015 
24.24 Exhibit 24. Transmittal of Comments Email 417/2015 
24.25 Exhibit 25. COlmnents - Washington State Department of Ecology 3/26/2015 



24.26 Exhibit 26. Request for Additional Infonnation 4/8/2015 
24.27 Exhibit 27. Transmittal of Comments Revised Email 4/8/20 15 
24.28 Exhibit 28. Kittitas County Code Chapter 5.20 
24.29 Exhibit 29. Notice of Order to Correct Violation 3/27/2015 
24.30 Exhibit 30. Original Transportation Concurrency Application 3116/2015 
24.31 Exhibit 31. Transmittal of Comments Supplement 4/8/2015 
24.32 Exhibit 32. Correspondence RE request for additional Information 4/17/2015 
24.33 Exhibit 33. Requested Infonnation 4/22/2015 
24.34 Exhibit 34. COlTespondence RE request for additional Information 4/2712015 
24.35 Exhibit 35. Mitigated Determination of Non-Significance and Notice ofSEPA 

Action and Public Hearing Documentation 611112015 
24.36 Exhibit 36. Transportation Concurrency and Correspondence 6/2015 
24.37 Exhibit 37. Staffs Power Point Presentation 
24.38 Exhibit 38. Site photographs submitted by applicant 
24.39 Exhibit 39. Site photographs submitted by applicant 
24.40 Exhibit 40. Site photographs submitted by applicant 
24.41 Exhibit 41. Site photographs submitted by applicant 
24.23 Exhibit 42. Site photographs submitted by applicant 

25. The Kittitas County COlmnunity Development Services DepaIiment recommended 
approval of this permit, subject to the recommended conditions of approval. 

26. Appearing and testifying on behalf of the applicant was Jeff Slothower. Mr. Slothower 
testified that he is an agent authorized to appear and speak on behalf of the propeliy owner 
and applicants. Mr. Slothower indicated that no rodeos would be conducted on the site in 
order to avoid concerns of Washington State DepaIiment of Transportation regarding 
trailers lining up on the highway. He indicated that all of the proposed Conditions of 
Approval were acceptable with a slight modification to proposed Condition of Approval #7 
and clarification of Conditions#27-30. 

27. Staff and the applicant agreed to the intended interpretation of Proposed Conditions of 
Approval 27-30. Regarding Proposed Conditions of Approval #7, Mr. Slothower suggested 
that the language after "Chapter 9 .45" could be deleted. 

28. The applicant also agreed that there are Washington Administrative Code noise 
requirements that apply to the applicant's uses of this property. Those are found in WAC 
173-60. 

29 . The applicant agreed that there would be no parking allowed on Highway 97 or within the 
Washington State Department of Transportation right of way. The applicant agreed that all 
parking would occur on site. 

30. Mr. Slothower indicated that there would be no food preparation on site and all food would 
be brought in by caterers. There would be no lodging on site. 

31. The applicant understood Proposed Conditions of Approval 28, 29, and 30. The 
tmderstanding is that if there is no approved fire sprinlder system for the structure on the 
property, that the maximum attendance at the facility, whether guests are inside or outside, 
is 100 persons. 



32. Regarding Proposed Condition of Approva129, if U1ere is an approved fire sprinkler system 
instalJed within the existing lrl.lcture, then the maximum attendance of guests at the site, 
whether inside or outside is 300 persons. 

33. For events in which there will be more than 300 guests, Proposed Condition of Approval 
#30 requires the applicant to comply with IZittitas County Code Chapter 5.20 regarding 
special event permits. 

34. Mr. Slothower indicated that there are approximately 4 to 6 acres on the subject propeliy 
that are available for vehicle parking. 

35. Mr. Slothower, on behalf of the applicant, acknowledged that KCC 1 7.60A.100 allows the 
Ki ttitas County Board of mmiss ioners to conduct a hearing to revol e or a Idl tionally 
condi tion a Condition Use Permit upon celiain ·onditions. n.e of tbo e c nditiol1s is that 
the use permitted by the Conditional Use Pennit "is detrimental to the public health, safety, 
or welfare or constitutes a nuisance." (KCC I 7.60A. lOO)(6) . 

36. Testifying from the public in favor of the project were the following individuals: 

36.1 John Gardner. Mr. Gardner resides across the street from the subject property and was 
in favor of this proj ect; 

36.2 Mark McCracken. Mr. McCracken is the Manager of a local Les Schwab tire facility 
and testified that this site would be ideal for employee retreats or other corporate events. 

37. No member of the public testified in opposition to the project. 

38. Any Conclusion of Law that is more correctly a Finding of Fact is hereby incorporated as 
such by this reference. 

1. The Hearing Examiner has been granted authority to render this recommended decision. 

2. As conditioned, the development meets the goals, policies and implementation 
recommendations as set forth in the Kittitas County Comprehensive Plan. 

3. As conditioned, this proposal is consistent with applicable federal, state, and local laws and 
regulations. 

4. Public use and interest will be served by approval of this proposal. 

5. As conditioned, the proposal is consistent with Kittitas COlmty Code Title 17 Zoning, Title 
17 A Critical Areas, Title 14.04 Building Code and Title 12 Roads and Bridges. 

6. As conditioned, the proposal does confonn to the standards specified in IZittitas County 
Code. 

7. As conditioned, the use will comply with all required perfonnance standards as specified in 
Kittitas County Code. 

8. Any Finding of Fact that is more cOlTectly a Conclusion of Law is hereby incorporated as 
such by this reference. 



9. The Board of County Commissioners finds that additional conditions are Dot necessary to 
protect the public's interest. 

, 2015 at Ellensburg, Washington. 

BOARD OF COUNTY COMMISSIONERS 
KJTT AS COUNTY, WASHINGTON 

,J 

APPROVED AS TO FORM: 

Greg Zempel WSBA #19125 



Exhibit 
A 

KITTITAS COUNTY 
LAND USE HEARING EXAMINER 

IN THE MATTER OF ) 
) 
) 
) 

RECOMMENDED FINDINGS OF 
FACT, CONCLUSIONS OF 

CU -14-00004 
McIntosh 

LA W, DECISION AND 
CONDITIONS OF APPROVAL 

THIS MATTER having come on for hearing in front of the Kittitas County Hearing Examiner on 
June 25, 2015, (he I-Tearing Examiner having taken evidence hereby submits the following 
Reoommended Findings of Fact, Conclusions of Law, Decision and Condi tiol' s of Approval as 
follows: 

I. RECOMMENDED FINDINGS OF FACT 

1. Scott and Gayle McIntosh have submitted a conditional use permit application for a small scale 
event facility conducting more than eight events a year. The subject property is approximately 
50 acres in size and is zoned Agriculture 20. This is listed in the table under KCC Title 
17.I5.0GO as a conditional use for the zone. 

2. Th is proposal ison three parcels located ~pproximately 5 miles northwest or Ellensburg at 
7820 Highway 97, in a pOl'lion of Sec lion 8, TI8N, R ISE, WM in Kittitas County, bearing 
Asses or's map numbers 18-18-08020·0002, 18- 18-08000-0002, and 18-18..Q8020-0001. The 
sire is a~cessed from Sto te ROllte U.S 97. '111 is is a permitted commercial access at milepost 
138.89 allowing for lip to 100 daily trips. 

3. Site Information: 
Total Property Size: 
Total project size: 
Number of Lots: 
Domestic Water: 
Sewage Disposal: 
Power/Electricity: 
Fire Protection: 
Irrigation District: 

GO acres 
50 Acres 
3; no new lots are being proposed 
Existing residential 
Existing Septic System (480 gpd capacity) 
Kittitas County PUD 
Kittitas Valley Fire and Rescue (Fire District 2) 
Kittitas Reclamation District 

4. Site Charactelistics: 
Nol'th: Private Residential Farming and Grazing 
South: Private Residential Farming and Grazing 
Easl: Private Residential Farming and Grazing 
West: Private Residential Fanning and Grazing 
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5. Site Characteli stics: The subject property is generally flat pasture land with perimeter and 
occasional internal concentrations of dec iduous trees and brush. 

6. The Comprehensive Plan designation is "Rural Working" 

7. The subject property is zoned "Agricul ture 20". Small Scale Event Facilities with more Lhan 
eight (8) events OCCUlTing within a calendar year are a conditional use in this zone (KeC 
17.1 5.060) 

8. The conditional use permit application was submitted to Community Development Services 
(CDS) on October 7.20 t4. The application was deemed incomplete on October 24, 201 4 and 
additional informa tion w.as requested. A revised application was submitted 011 January 27'\ 
20] 5 and subsequently deeml!ld complete on March 911',2015. The Notice of Application for 
t11e conditional lise pen1'lit and Lhe utilization of the optional DNS process was mai led and 
lJubl is1~¢d on M~II'ch l6'h,2015. This notice was published in the officiaJ county newspaper of 
reGbrd (ElleAsburg Daily Record) as welI as the NOI'thcm Kittitas County Tribune and was 
mailed to jurisdictional governmenl agencies, adjacent ptoperty owners and other interested 
parties. In accordance with Kitti tas COlllity Code 15A.03 .1 1 0, this project was ·acclll-ately 
posted witl1 the "Land Use Action" sign as provided by Community Development Services. 
The Affidavit of Po sling was signed by the applicant and tetu'l11ed to the plannc( on March 10'\ 
20 1S and is incl,uded as part of the record as Ex.hibit "J 2". The last day· to submit written 
comments was on March 31 s

', 2015. 

9. K ittitns County acted as the kad agencyf.or the SEPA Environmental Checklist. A Mitigated 
Determination afNon-S ignificance (MDNS) was issued for this project on June 111h, 20 15. 
The appea l period tor thi's SEPA-determination ended on June 2S II

" 2015 at 5:00 p,.m. No 
appeals were filed. 

10. The proposal is consistent with the goals and policies of the Kittitas County Comprehensive 
Plan. 

11. An administrative critica l area site analysis was completed by sijlff in compliance with Title 
17 A: Critical Areas. Cri ti cal areas have been identified on the site. However the conditional 
lI$e penuit proposes to lise existing stt'llclures and development. Recommended Condition #3 
provides that any future mod ification$, development, or construction is subject 'to 
.envil'onmellta l review and must comply with all appropriate Federal, State, and Local codes, 
laws and regulations. 

12. This proposal is consistent with the Kittitas County Zoning Code as proposed under KCC 
17.15.060 Small Scale Event Facilities with more than eight (8) events occurring within a 
calendar year. 

13. This proposal is consistent with the Kittitas County Zoning Code for Conditional Uses. The 
proposed conditional use will be adequately served by rural levels of service. As conditioned, 
the Hearing Examiner finds the proposal is 1) desirable to public convenience; 2) will110t be 
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detrimental to public health, safety or welfare; 3) is not economically detrimental to the public; 
and 4) is adequately serviced by public facilities. 

14. As conditioned, the proposal is consistent with the provisions of the Kittitas County Roads and 
Bridges Code (KCC Title 12). 

15. As conditioned, the proposal is consistent with the provisions of the Kittitas County Water and 
Sewer Code (KCC Title 13). 

16. As conditioned, the proposal is consistent with the provisions of the Kittitas County Building 
Code (KCC 14.04). 

17. As conditioned, the proposal is consistent with the provisions of the Kittitas County Zoning 
Code (KCC Title 17). 

18. As conditioned, the proposal is consistent with the provisions of the Kittitas Environmental 
Policy Code (KCC Title 17 A). 

19. As conditioned, the proposal is consistent with the provisions of the Kittitas County Fire and 
Life Safety Code (KCC Title 20). 

20. The following agencies provided comments during the comment period: Kittitas County Public 
Works, Washington State Department of Transportation, Kittitas County Public Health 
Department, Washington State Department ofI-Iealth, Kittitas County Fire Marshal, Kittitas 
Valley Fire & Rescue, Washington State Department of Ecology, Kittitas County Building 
Department, and the Kittitas Reclamation District. These comments have been included as 
hearing exhibits and were considered when preparing the recommended conditions for this 
proposal. 

21. Brad Manney provided comment during the comment period. This comment has been included 
as a hearing exhibit and was considered when preparing the recommended conditions for this 
proposal. 

22. An open record public hearing after due legal notice was held on June 25, 2015. 

23. The entire Planning Staff file was admitted into the record at the public hearing. 

24. The following exhibits were admitted into the record: 
24.1 Exhibit 1. Receipts -10/7/2014 
24.2 Exhibit 2. SEPA Checklist 10/712014 
24.3 Exhibit 3. Conditional Use Pel111it Application 10/7/2014 
24.4 Exhibit 4. Request for Additional h1fonnation 10124/2014 
24.5 Exhibit 5. SEPA Checklist Revised 112712015 
24.6 Exhibit 6. Conditional Use Application Revised 1127/2015 
24.7 Exhibit 7. Application Conespondence 3/2015 
24.8 Exhibit 8. Deem Complete 3/9/2015 
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24.9 
24.10 
24.11 
24.12 
24.13 
24.14 
24.15 
24.16 
24.17 
24.18 
24.19 
24.20. 
24.21 
24 .22 
24.23 
24.24 
24.25 
24.26 
24.27 
24.28 
24.29 
24.30 
24.31 
24.32 
24.33 
24.34 
24.35 

24.36 
24.37 
24.38 
24.39 
24.40 
24.41 
24.42 

Exhibit 9. Prior Surveys 
Exhibit 10. Site Visit Photographs 3/13/2015 
Exhibit 11. Planner's Analysis and Assessment Maps and Documentation 311312015 
Exhibit 12. Affidavit of Posting and Location Map 311 0/20 15 
Exhibit 13. Notice of Application and Public and Mailing Documentation 3116/2015 
Exhibit 14. Comments - Washington State Department of Health 3116/2015 
Exhibit 15. Comments - Kittitas Reclamation District 3116/2015 
Exhibit 16. Comments - Brad Manney 3117/2015 
Exhibit 17. Comments - Kittitas Valley Fire & Rescue 3119/2015 
Exhibit 18. Comments - KC Fire Marshal 3127/2015 
Exhibit 19. Comments - KC Building Department 3127/2015 
Exhibit 20. Comments - KC Departmcnt of Public Health 3/27/2015 
Exhibit 21. Comments - KC Dcpartment of Public Works 3/31/2015 
Exhibit 22. Comments - Washington State Department of Transportation 3/31/2015 
Exhibit 23. Transmittal of Comments 41712015 
Exhibit 24. Transmittal ofComll1ents Email 4/7/2015 
Exhibit 25. Comments - Washington State Department of Ecology 3126/2015 
Exhibit 26. Request for Additional Information 4/8/2015 
Exhibit 27. Transmittal ofCOl11l11ents Revised Email 4/8/2015 
Exhibit 28. Kittitas County Code Chapter 5.20 
Exhibit 29. Notice of Order to Correct Violation 3/2712015 
Exhibit 30. Original Transportation Concurrency Application 311612015 
Exhibit 31. Transmi ttal of Comments Supplement 4/812015 
Exhibit 32. Correspondence RE request for additional Information 4/17/2015 
Exhibit 33. Requested Information 4/22/2015 
Exhibit 34. Correspondence RE request for additional Information 4127/2015 
Exhibit 35. Mitigated Determination of Non-Significance and Notice of SEPA 
Action and Public Hearing Documentation 611112015 
Exhibit 36. Transportation Concurrency and Correspondence 6/2015 
Exhibit 37. Staffs Power Point Presentation 
Exhibit 38. Site photographs submitted by applicant 
Exhibit 39. Site photographs submitted by applicant 
Exhibit 40. Site photographs submitted by applicant 
Exhibit 41. Site photographs submitted by applicant 
Exhibit 42. Site photographs submitted by applicant 

25 . The Kittitas County Community Development Services recommended approval of this permit, 
subject to the recommended conditions of approval. 

26.. Appearing and testifying on behalf of the applicant was Jeff Slothower. Mr. Slothower testified 
tha t he is an agent authorized to appear and speak on behalf of the property owner and 
applicants. Mr. Slothower indicated that no rodeos would be conducted on the site in order to 
fl void ooncems 0f Washington Srale Depclrtment o f~ransportati oll regarding trailers lining LIp 
on the high\vny. He indicated that all o f lite proposed C011d itions of Approva l wel'(~ acceptable 
wi th a s \.ight mod ifica tion to proposed Conditiol1 of A pproval #7 and c larification of Conditions 
#27-3.0. 
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27. Staff and the applicant agreed to the intended interpretation of Proposed Conditions of 
Approval 27-30 . Regarding Proposed Conditions of Approval #7, Mr. Slothower suggested that 
the language after "Chapter 9.45" could be deleted. 

28. The applicant also agreed that there are Washington Administrative Code noise requirements 
that apply to the applicant's uses of this property. Those are found in WAC 173-60. 

29 . The applicant agreed that there would be no parking allowed on Highway 97 or within the 
Washington State Department of Transportation right of way. The applicant agreed that all 
parking would occm on site. 

30. Mr. Slothower indicated that there would be no rood preparation on site and all food would be 
brought in by caterers. There would be no lodging on site. 

31. Tile ilPpl icatlt understood Proposed Condition of Approval 28, 29 and 30. The understmiding is 
tha t i r Iherc is no nppro\(ed Fire sprin kler :,;ystCl11 for the structure 011 the property, that Ihe 
maxi mum attendance at the faci lity, whelher guests are inside or outside, is 100 persons. 

32. Regarding Proposed Conditioll of Approval 29, if there is an approved fi re sprinkler system 
insta lled \-"Hllin the eX isting slnlcture-, then the maximum attendance of guests .at (he site, 
whe.lher ins'ide or oll tside, is 300 persons. 

33. For events in which there will be more than 300 guests, Proposed Condition of Approval #30 
requires the applicant to comply with Kittitas County Code Chapter 5.20 regarding special 
event permits. 

34. Mr. Slothower indicated that there nre approximately 4 to 6 acres on the subject property that 
are available for vehicle parking. 

35. Mr. Slothower, on behalf of the applicant, acknowledged that KCC 17.60A.l 00 allows the 
Kittitas COUllty Board of Commissioner to COlldllCl a hearing to revoke or add itionally 
condition a Condition Use Permit upon certain conditions. One of those condi tions is that the 
lfse permitted by the Co.ndi tional Use Permit "is detrimental to the public health, safety, or 
welfare or constitutes a nuisance ." (KCC 17 .60A.l 00)(6). 

36. Testifying fro111 the public in favor of the project were the following individuals: 

36.1 John Gardner. Mr. Gardner resides across the street ti'om the subject property and was in 
favor of this project; 

36.2 Mark McCracken. Mr. McCracken is the Manager of a local Les Schwab tire facility and 
testified that this site would be ideal for employee retreats or other corporate events. 

37. No member of the public testified in opposition to the project. 
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38. Any Conclusion of Law that is more con'ectly a Finding of Fact is hereby incorporated as such 
by this reference. 

II. RECOMMENDED CONCLUSIONS OF LAW 

1. The Hearing Examiner has been granted authority to render this recommended decision. 

2. As conditioned, the development meets the goals, policies and implementation 
recommendations as set forth in the Kittitas County Comprehensive Plan. 

3. As conditioned, this proposal is consistent with applicable federal, state, and local laws and 
regulations. 

4. Public use and interest will be served by approval of this proposal. 

5. As conditioned, the proposal is consistent with Kittitas County Code Title 17 Zoning, Title 17 A 
Critical Areas, Title 14.04 Building Code and Title 12 Roads and Bridges. 

6. As conditioned, the proposal does conform to the standards specified in Kittitas County Code. 

7. As conditioned, the use will comply with all required performance standards as specified in 
Kittitas County Code. 

8. Any Finding of Fact that is more correctly a Conclusion of Law is hereby incorporated as such 
by this reference. 

III. RECOMMENDED DECISION 

Based on the above Recommended Findings of Fact and Recommended Conclusions of Law, the 
Hearing Examiner hereby recommends that AppJicatiol1 CU-14-00004 be APPROVED subject to the 
followi ng Recommended Condi tions of Approval. 

IV. RECOMMENDED CONDITIONS OF APPROVAL 

All Conditions of Approval shall apply to the applicant, and the applicant's heirs, Sllccessors in 
interest and assigns. 

1. All conditions imposed herein shall be binding on the "Applicant," which terms shall include 
the owner or owners of the property, heirs, assigns and successors. 

2. The project shall proceed in substantial conformance with the plans and application materials 
on file dated Januaty 27,2015 except as amended by the conditions herein. 
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3. Environm.ental and staLutory review shall be required fOr all fulure development, construction, 
and improvements. The applicant is responsfble for compliance with all applicnble local, state, 
and federal rules, codes, and regulations, and must obtain all appropriate peril1its and approvals. 
Failure to do so may resulL in the revocation of the conditional use pen-nit. 

4. D.eyelopl1lent sha ll occur in substantial conformance with the Sile Plan provided on January 27, 
20\5 to Kittitas COlmty in the conditional use application, Any alterat ions to this site plan shall 
be reviewed by Kitlrtas COllllly prior to !;Onslrllction to 'ensure it still meets the reqllirements of 
all applicable reglllations, 

5, All CUITent and future landowners l11L1st comply with the International Fire Code, 

6. Building permits will be requ ired for any construction or structure not exempted by 2012 mc 
105,2 Work ex: mpt from perh1il. 

7. An annual fire and life safety inspection by the Kittitas County Fire Marshal's office is required 
prior to beginning operations each year. 

8. Events shall meet noise regulations outlined in Kittitas County Code Chapter 9.45, and WAC 
173-60. 

9, The subject property is within or DCaI' designated agricultural lands on which a variety of 
comhlercial activities. Agricultural operations may occur that are not compatible with 
residential or other development for certain periods of limited duration. Commercial 
agricultural operations performed in accordance with County, State and federal laws are not 
subject or legal action as public nuisances, 

10, The on-site sel)llc system will serve a maximul11 of 150 people. Events exceeding 150 attendees 
willl'equire pOl't<lble toi lets and h\ln<1 washing stations at a minimum ratio of 1 unit per each 
additional 75 ,attendees. 

11, Events which are open to the general publ ie exceeding 100 people will require security 
personnel at a rate of 1 per every 100 attendees. 

12. Vehicles with trailers shall be provided parking in the back parking lot. Signage shall be 
provided to indicate this during events. 

13 . All exit doors for structures occupied or utilized during events must be equipped with 
illuminated exit signs as well as "panic hardware". Doors mLlst swing outward from the 
structure. 

14. Fire extinguishers shall be required. The number and location of fire extinguishers shall be 
determined in conjunction with the annual fire inspections. 

15 . If the existing water system is used as a water source, Washington State Department of Health 
approval will be required for a Group A tTansient non-community public water system. 
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16. No flood control structures may be constructed on the project parcels without review and 
approval from Kittitas County and/or other State and Federal agencies. 

17. Any future oonstruclion, ground dlsttl1'banee. development, or improv~met1ts shall require 
addiliona l ehvi ronll1ental review including l;eview and study of wetlands, streams, and 
'floodplains. 

18. Septic and waste disposal systems must be provided in accordance with all state and local laws 
and in accordance with the occupancy type and levels allowed herein. 

19. The property has an existing permitted commercial approach at milepost 138_89 Right. The 
proponent has indicated that each event may generate 50-75 new trips. The proposedchallge in 
lise for the subject property does not warranl further upgrades to the existing approach. 
However, the conditions of this approach penni! al low ~IP to 100 daily b·ips. Iflhe nlll1'lber of 
daily trips crosses this threshold, as allowed within Kitlitas COllnty guidelines. the applicant is 
required to upgrade the pennit to a Category 11 - Minol' Connection. The fee for a Category II 
connection is currently $1,000, which allows tip lo 1,000 dai ly trips. 

20. No new approaches to US 97 will be allowed. 

21. ObSllllction-frce ingress/egress [(:)1' two-way trafl.ic be-yond the approach shall be required. 
Signuge and parking personnel sball be required tb prevent vehic'l es fr0111 baoking LIP onto US 
97 while entering the fllcilities during events. In the event t'hat the above mensures should prove 
in ufficienL to prevenl backup on US 97, the CUP will be revoked until the prop.onent 
constructs (at Lheir own expense) a right turn lane to facilitate safe ingress and egress. WSDOT 
shall make the determination if the right turn lane is required. 

22. Parl~ ingw i \l not be permitted wrthin WSDOT right-af-way, or along the US 97. Appropriate 
on~s ite pm'king provisions are required dLlrlng events. T he decommissioned roadbed lying 
parallel to US 97 'on the east s id~ of the higlnYay is within WSDOT rightpof~way . All even t 
park.ing sha 11 OCCllr 011 site. 

23. Parking shal l be provided 1'01' al,d designed ill a manor 10 allow fL111 access fo .emergency 
vehicles .a.l all limes, Prior to conduoting any events aULhorized by this permit, a fi xed parking 
plan shall be deve loped by the applicanl and ~pproved by the Kittitas County Fir" Marshal and 
KiLl itas Valley fire and Resclie. 

24. Addressing shall be clearly visible [i'om the road in both directions. 

25. A turn around shall be provided for fire department access in confol111ance with International 
Fire Code (IFC) standards. 

26. Any future development or cOl1strllction done in association with the small scale"cvent facility 
must conform tq the mo.st current version of the Stormwater Management Manua l for Eastern 
Washington. Stol'l11wn ter syslems shall be 'designed to store stormwater generated by a 24-
hour, 25-year storm event. 
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27. Should ground disturbing or other activities related to the proposed use result in the inadvertent 
discovery of cultural or archaeological materials, work shall be stopped in the immediate area 
and COJ1t~ct be made with the WashiT~gton State DARP. Work shall remain slispended until the 
find is assessed ,flud appr0priate consuHation is conducted. Should human remains be 
inadvertently discovered, as dictated by Washington State RCW 27.44.055, work shall be 
immediately halted in the area and contact made with the coroner and local law enforcement in 
the most expeditious manner possible. 

28 . The structure identified on the submitted site plan as the "Rec Center" shall be classified as an 
A-2 Assembly Occupancy and must meet all requirements as such in the 2012 International 
Building Code (ffiC) prior to final approval of the conditional use permit. 

29. Events will be limited to a maximum attendance of 100 persons without an approved and 
inspected fire sprinkler system for the structure. 

30. Events will be limited to a maximum attendance of 300 persons with an approved and inspected 
fire sprinkler system for the structure. 

31. Events which exceed 300 attendees must be permitted in accordance with the provisions of 
Kittitas County Code (KCC) Chapter 5.20 . 

32. All current or future structures and facilities utilized with or during events must meet the 
appropriate version of the IBC and the Intemational Fire Code for the occupancy type and 
levels described above. 

33. Temporary structures erected for events are subject to codes, regulations, and possibly pem1its. 

34. All outdoor lighting shall be shielded and directed do\¥I1ward to minimize the effect to nearby 
residential properties and US 97 . 

35. Any signage for t1lle proposed use will require a sign permit as per KCC 17.70 and may not be 
located ill State or County right of way. 

36. Development and constrLlction practices during building of this project shall only occur 
between the hours of 7 :00 am to 7 :00 pm to minimize the effect of construction noise on nearby 
residential properties. 

Dated this 2"d day of July, 2015. 

iflJI:-~AM~ 
A ew L. Kottkamp 
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