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AFTER RECORDING REFURN TO:

SKAGIT COUNTY HEARING EXAMINER

302 SOUTH FIRST STREET ..

MOUNT VERNON, WA 98273

DOCUMENT TITLE: ORDER ON SPECIAL USE APPLICATION SU 00 0045
HEARING OFFICER: SKAGIT COUN:._;"'%‘“f:__.HEARING EXAMINER

APPLICANT: DOUGLAS WEDIN |

ASSESSOR PARCELNO: P37662

ABBREVIATED LEGAL DESCRIPTION: Iocated at 10538 South Third Street, Sedro

Woolley, WA; within Section 25, Township 35 North Range 4 East, W.M., Skagit
County, Washington. %




SKAGIT COUNTY HEARING EXAMINER
STATE OF WASHINGTON

n the Matter of the Application of

Existing Farm, at 10538 S Third Street,
Sedro Woolley N

)

D.UGLAS J WEDIN ) SU 00-0045
)

For a Spec1a1 Use Perrmt to Allow the ) Findings of Fact,

" Operationof Home Occupatlons on an ) Conclusions of Law,

) And Decision
)
)

THIS MATTER an apphcatlon for a Special Use Permit, came on regularly for
public hearing on May. 31 2000, after due notice. The Planning and Permit Center was
represented by Brandon: llack Douglas Wedin appeared for himself. Members of the
Public were given an opportunlty to be heard

Testimony was taken exhlblts Were adm1tted and argument was made. On the
basis thereof, the following is entered |

FINDINGS OF FACT

| 1. Douglas J. Wedin (appllcant) seeks approval for home occupations on his
farm, an existing enterprise encompassing about 73 acres located at 10538 S Third
Street, south of the City limits of Sedro Woolley "

2. The property is located within a portlon of Sec 25 T35N R4E, W.M. South
Third Street runs along the eastern property line. State H1ghway #9 cuts slices across the
parcel near the western boundary. The south property line is bordered by Hart Slough
(also known as Bately Slough). A portion of the north boundary is ‘along Morris Road.
The Comprehensive Plan designates the area as Agncultural—Natural Resource Land.
It is not within the Sedro Woolley Urban Growth Area. . o

3. The farm contains about five acres of developed bu1ld1ng area W1th
approximately 25,000 square feet of buildings. The existing farmhonse is in the ,
northeast, about 90 feet south of Morris Road and about 80 feet west of Thlrd Street
The access is off of South Third. - -

4. Potable water is provided to the parcel from PUD #1. There are two septtc |
systems on site, one for the residence and the other associated with the farm ofﬁce e
building. R,

5. In the past the farm was a dairy, but it is now an organic vegetable farm, called I
the Walled Garden. The present farm operation includes seasonal on-site sales of -
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7 6. The proposed home occupations would use existing accessory structures The
ﬁrst of these is to operate a wood worklng shop in the old milking parlor and to sell the
5-?'51tems made --such as planter boxes, picnic tables, and bird houses -- to persons who come
“to the farm to buy produce. No 1ndependent off-site promotion of this enterprise is
1ntended

7 The other proposal is to use a second accessory building (the machine shed) as
ashop for auto. preparatlon The concept of the auto preparation effort is to confine all
work activities within the building. No cars would be stored or otherwise parked out of
doors. The pubhc would not be invited in. There would be no car sales on the site. The
work would primarily involve auto detailing and upholstery work, with some minor
mechanical work and body preparatron

8. Essentlally the auto detalllng operation would work in conjunction with the
applicant’s auto sales busmess (W G: Motors located at 807 Trail Road within the City of
Sedro Woolley). Some of the 1nventory of the sales lot comes from auctions, banks and
- insurance companies. The 1ntent10n is to ‘bring a portion of this inventory to the farm for
farm employees to work on in thelr spare t1me and during the winter.

9. The farm is a state certlﬁed organlc farm, carrying on a “Community
Supported Agricultural” (CSA) program that includes three laborer positions based on a
forty-hour a week work schedule. The purpose of seeking to establish the home
occupations is to augment the agricultural business Wrth additional work opportunities in
order to support these CSA employees throughout the year

10. The Staff characterizes the proposal as 1nvolvmg home occupatlons To
quality as such, under the zoning code’s definition (SCC 14. 04 03 0(40)), the activities
must meet the following criteria:

a. Is carried on by a member or members of a famlly res1d1ng in the
dwelling and may include up to three (3) additional employees

b. Is clearly incidental and secondary to the t use of the property for
dwelling purposes;

c. The business activity may be conducted n other than the dwellmg,
d. Has no outside storage nor other exterior mdlcatlon of the home
occupation or variation from the residential character of the property
with the exception of one sign not to exceed four (4) square feet; .
e. 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;
f. Does not create a level of parking demand beyond that whlch s’ nermal
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« - 11. Under Skagit County Code (SCC) 14.04.150(2)(m), Home Occupations -
requlre a special use permit received from the Hearing Examiner within designated
Agncultural—Natural Resource Lands.

12 SCC 14.04.150(3)(d) requires consideration of the following elements in
evaluatlng a spe01a1 use application.’

-;(1) Conformlty to the Comprehensive Plan in respect to the compatibility
.~ withexisting and future land use and circulation;
(11) “The zoning of the subject property and surroundrng properties and
~the conformance of the application to the zoning ordinance;
“(1id) Automoblle or truck traffic and parking and its effect on surrounding
comrnunlty,
(iv) Noise, odors heat vibration, air and water pollution potential of the
proposed use
(v) Intrusron of prlvacy,
(vi) Design of srte and structures as to possible effects on the
neighborhood; -~
(v11) In addition to pos31ble effects on the ne1 ghborhood in wh1ch the use
(vii1) Potential effeets regardrng the general public health, safety and
general welfare.

13. The Staff Report thoroughly analyze‘z's&“tﬁeﬁpfoposal against the definitional

- criteria and the special use approval criteria and concludes that, with approprlate
conditions, it would comply with all of them. The Exammer concurs in this analysis and
adopts it. o 5

14. The proposed home occupations would be ent1re1y W1th1n the footprint of
existing buildings. Their conduct on site, as conditioned, Would not change the
appearance of the property at all. ;

15. The surrounding area is currently agricultural in nature There are scattered
residential sites along South Third Street and Morris Road. The proposed home
occupat1ons would maintain compatibility with the neighborhood. -No'i 1ncrease 1n trafﬁc
parking, noise or other adverse environmental impacts are likely.

16. A Determination of Non-Significance (DNS) under the State Envrrenrnental
Policy Act (SEPA) was issued on March 9. 2000. The DNS was not appealed A A

17. While environmentally benign, the operations would further the econonnc
development goals of the Comprehensive Plan. ' b

18. The application was reviewed by various County agencies: They responded
as follows: Public Works -- no comments, approval recommended
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Water Resource Division (Planning) -- pre-existing well should be limited
to agricultural use; comply with WAC 173-60 (noise limits)
Environmental Health Specialist -- laborers should use office area septic
o system only.
" Health Department -~ hazardous wastes should be disposed off in
accordance with WAC 173-303 (dangerous wastes). Collect
wash water from car detailing in a closed loop or discharge to
a sanitary sewer. Discharge to a treatment system requires
.. _Ecology approval, pursuant to RCW 90.48.080.
Fn'e Marshall -- obtain building permits to convert the use of existing
S bu11d1ngs The occupancy will have to be reclassified depending
upon the activities carried out. A woodworking facility will
- tequire dust collection and, if over 2,500 square feet, fire
spnnklers
All of the agency suggestlons made can be accommodated within conditions of approval.

19. Concerns about thls apphcatmn were expressed by the Friends of Skagit
County. The Friends were concemed with the involvement of non-family members and
charactenzed the operations as a. sem1~1ndependent businesses which are not really home

20. According to the apphcatlon matenals however, the proposed activities
would, in fact, be family operated and limited to no more that three employees total.
The intent is not to establish separate 1ndependent busmesses but rather to provide work
opportunities that will improve the ability to sustain the primary agricultural business on
the property. The Examiner is persuaded that. adverse nnpacts can be effectively
eliminated by conditions of approval so that no unwanted cumula‘nve effects are likely to
result. o 5

21. Any conclusion herein which may be deernedaﬁndmg 1s hereby adopted as

CONCLUSIONS OF LAW

1. The Hearing Examiner has jurisdiction over the partles and the sub] ect matter
of this proceeding. SCC 14.04.150(2)(m). ‘ -

2. The requirements of SEPA have been complied with.

3. For the Examiner, classifying the proposed activities as spec1al -use. home |
occupations is something of a conceptual reach, but he defers to the Staff in this 1nstance

The performance standards set forth in the zoning code’s deﬁmtlon will all be met See
SCC 14.04.030(40). T

PETE—S

4. The proposal, as conditioned, is consistent with the approval ontorla for a o s

special use permit. SCC 14.04.150(3)(d). ”mﬂi',”l,"’g”’ﬂ”'l"”m”’"ﬂw‘l
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5. The following conditions should be imposed;

~ . 1. The applicant shall obtain all necessary land use approvals.

2. Any future development of this parcel will require critical areas review

and may require a wetland assessment.

3 The permit shall be void if not started within one year of the date of

thrs decrsron

4 AII hazardous wastes from the woodshop and auto detailing shop must
be drsposed of n accordance with WAC 173-303 “Dangerous Waste
Regulatron‘s |

5. The Wash water irom the car detailing operation must either be
collected into a.closed loop system or be drscharged into a sanitary
sewer. If d1scharge into a treatment system is proposed, the
Department of Ecology must approve the treatment and drainfield per
RCW 90.48.080. - .

6. The activities authorrzed hereby shall be carried on by the applicant or
residents of the property. No more that three (3) employees shall be
associated with these activities. CLE

7. Should the activities come to exceed the limitations of SCC 14.04.030
(40), they may be required to be relocated ‘Further review by the Planning
and Permit Center will be necessary if any major change occurs in the
intensity of the use outline in the apphcatron T

8. If the use 1s abandoned for a perrod one (1) year the Specral Use
Permit shall be void. y

9. The app11car1t 1s allowed to have one sign, not to exceed four square
feet in size. 5

10. The hours of operation shall be limited to 8 amthrou ® N

11. There shall be no outside appearance of the auto detail'irri,, ork

12. There shall be no outside storage of materials related to erther the
wood working shop or the auto detailing operation. No vehicles
associated with the auto detailing operation shall be parked or stored out =y
of doors. y
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13. There shall be no sign or advertising in any way referring to auto-
repair, detailing or maintenance.

== 14. The employees shall be required to use the restroom facilities within
. the shop area.

~" 15, Prior to the start of the operations, the applicant shall meet with the
--:-g;‘Skaglt County Fire Marshal and the Skagit County Building Official to
. ".insure that the buildings involved meet current code requirements and to
determme what, if any, remodeling or structural updates need to be
_2_5.;-performed to the structures for the permitted uses. Any new building
"‘”perrnlts requlred shall be obtained.

16. Approprlate provisions for dust control and sprinkler systems shall be
made, as requlred by bulldmg and fire safety officials.

17. The apphcant shall comply with Chapter 173-160 WAC (noise
control).  * .~

19. All automotive act1v1tles on site shall be associated with W.G. Motors
inventory or with the apphcant’s personal vehicles. No members of the
general public shall be allowed to obtam auto services at the site.

6. Any finding herein which may be dge;peg:_ef gbnclusmn is hereby adopted as

such.

DECISION |

The requested Special Use Permit is approved subj ect to the COIldlthIlS set forth
in Conclusion 5 above. 'y

Wick Dufford, Hearmg E\kammer L
Date of Action: July 13, 2000 "
Copies Transmitted to Applicant: July 13, 2000

Attachment: Staff Report
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SKAGIT COUNTY PLANNING AND PERMIT CENTER

FINDINGS OF FACT
HEARINGAUTHORITY | SKAGIT COUNTY HEARING EXAMINER
| HEARING DATE MAY 31, 2000
APPLICATION UMBER SPECIAL USE REQUEST PL00-0045
APPLICANT: e DOUGLAS J. WEDIN
ADDRESS: 10538 S. THIRD STREET

- SEDRO WOOLLEY, WA. 98284

PROJECT LOCATION: Located at 10538 S. Third Street, Sedro Woolley, WA.
within a portion of Section 25, Townsh1p 35N Range 4 East W.M. Skagit County,
Washington. A

PROJECT DESCRIPTION: Spec1al Use request PL0O0-0045 to allow the operation of a
home occupation on an existing farm. The proposal is to augment the existing farm
economy by providing two (2) additional supportive work opportunities on site for the
farm workers. The proposal is to utilize two of the ex1stmg buildings on site, one for a
woodshop, and one for an auto preparation shop, : Wh1ch the employees could work in
during the off season and down time. o :

ASSESSOR’S ACCOUNT NUMBER: 350425-0- 002-0008 P37662

ZONING:  The subject parcel is located within an Agncultural zonmg district.
COMPREHENSIVE PLAN: The Comprehensive Plan and assomated maps
adopted June 1, 1997 designates the area as Agncultural-Natural Resouroe Land (Ag—

NRL).

LEGAL DESCRIPTION: That portion of the Northeast Y4 of the southwest Vi lymg
west of the State Highway designated as extended 3™ street; the Northwest Y-of the -
southwest 4 and that portion of government Lot 4 lying Northerly of Hart’s slough (also
known as Bately slough), except therefrom Northern Pacific Ra1lway right- of—way,

And except therefrom that portion conveyed to State of Washington for H1ghway 1 -A by |
deed recorded September 20, 1957 under Auditor’s file #556308; and that portion of: . -
Government lot 3 lying Northerly of Hart’s slough and Westerly of the State nghway
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‘:"':i_RECOMMENDATION The Planning and Permit Center recommends approval of the

—_ re quest w1th conditions.

'EXHIBITS

1. Staff ﬁndmgs 1-14
2. Application dated January 28, 2000
3. Site Plan.
4, Assessors sectlon map
5. Letter of completeness dated February 4, 2000
6. Notice of Development application published February 10, 2000
7.

Determ1nat1on of Nonsrgmﬁcance published March 9, 2000

CORRESPONDENCEE"@--

1. Letter received February 25 2000 from Gerald Steel, Friends of Skagit County, in
opposition of the proposal. * -

2. Letter received March 1, 2000 from Gerald Steel, Friends of Skagit County, in
opposition of the proposal o

- 3. Letter received March 16, 2000 from Gerald Steel, Friends of Skagit County, in

opposition of the proposal.

' STAFF FINDINGS:

1. The subject property is zoned Agricultui‘al'"éhd'l:he"Comprehensrve Plan and
associated maps adopted June 1, 1997 des1gnate the area as Agricultural Natural
Resource Land (Ag-NRL). The application was determined to be complete on
February 4, 2000 and is vested under the Comprehenswe Plan and zoning
regulations in effect at that time. A letter of completeness Was 1ssued as per
Section 14.01.033 (2) of the Skagit County Code. iy

2. A Notice of Development Application was posted on the subjeet property and
published in a newspaper of general circulation on February 10 2000 as requlred
by Section 14.01.040(2) of Skagit County Code.

3. The application has been reviewed in accordance with the State Env1r0nmental
Policy Act guidelines (WAC 197-11 and RCW 43.21C). A Determination of
Nonsignificance (DNS) was issued on March 9, 2000 and became effective” . * .-
following the fifteen-day comment period and the fifteen-day appeal perlod
ending on March 24, 2000. There were no conditions placed on the threshold
determination. Py

4. The subject parcel was reviewed with the respect to the Skagit County Crrtrcal
Areas Ordinance 14.06 of the Skagit County Code. Staff comments indicated that
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the only mapped critical area was a small wetland greater than 200 feet from the
_,,.g.proposed project site. A site visit confirmed the presence of the Wetland Staff

. footprint and the wetland is greater than 200 feet from the proposed project site,
‘-f-*'crrtrcal area review is approved for this project only. Any future development on

.this parcel may require a wetland assessment.

The subJ ect property is located within a designated A10 flood hazard zone as
1dent1ﬁed by FEMA on Flood Insurance Rate Map (FIRM) 530151 0255 D with
the effectlve date of September 29, 1989.

The subj ect property 1s approximately 73 +/- acres in size located to the south of
the City Limits of Sedro Woolley. The east property line fronts on South Third
Street and a p portion of the north property line is bordered by Morris Road. There
is an abandoned railroad right -of-way which runs north and south through the
property along the eastern p portion of the parcel, and State Route #9 makes up the
westerly border of the parcel with only a small portion of the property
(approximately 6 acres) located on the west side of State Route #9. The south
property line is bordered by Hart Slough The farm contains approximately five
buildings. The existing farmhouse is located along the northeast portion of the
parcel, approximately 90 feet off of Morris Road and approximately 80 feet off of
South Third Street. The access'is taken off of South Third Street. The existing
farm was previously a dairy farm and has now been converted into an organic
vegetable farm. The parcel is serviced water from Public Utility District #1 and
will use an existing well on site for the agricultural watering. There are two
existing septic systems on site, one associated Wrth the res1dence and one
associated with the farm office building. e

The surrounding area is currently agrrcultural in nature The majority of the
surrounding area exists as open agricultural fields W1th scattered residential sites
along South Third Street and Morris Road. - y

The applicant is requesting a Special Use Permit to allow the operation of a home
occupation in the existing accessory structures. The parcel is currently berng used
as an organic vegetable farm, which allows for the seasonal’ salesof produce on
site. The proposal is to operate a wood working shop within one. of the exrstlng
accessory structures and an auto preparation area within an ex1st1ng rnac"_ff",_ e;:shed,

in order to keep the farm workers busy during slower times and the. winter .
months. The applicant has indicated that they will construct items such as planter
boxes, picnic tables, bird houses, etc. and offer the items for sale to interested - |
parties that come to the site for produce. Skagit County Code Section 14:04. 150
(2)(m) outlines Home Occupations as a special use permit before the Heanng

Examiner with in lands designated as Agricultural Natural Resource Lands.
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The applicant has included an automotive detailing operation as part of this

_-proposal. The applicant operates an auto sales lot (WG Motors) at 807 Trail |
" _~Road, within the City of Sedro Woolley, and obtains some of the inventory
- through various sources such as auto auctions, banks and insurance companies.

" “The appllcant would like to be able to bring home some of the inventory and have

10.

11.

12.

13,

the workers perform minor maintenance and detailing to the automobiles in their
*.spare time and during the winter months. This portion of the proposal will not be
open f to the public and there will be no sales or advertising associated with this

part of’ the farm. The proposal 1s to utilize the exiting machine shop on site and
have the Workers perform minor work to the vehicles prior to the vehicles being
relocated for sale off site. The work will not include auto body work and will be
limited to detalhng, minor repair work, such as oil change and tune up, and some
upholstery work. “There will be no outside storage of the vehicles and this portion
of the proposal Wlll not: prov1de services to the public. Staff has outlined this
portion of the apphcants proposal for clarification purposes and to condition the
approval recommendatlon to not exceed the outlined work proposed for this part
of the farm. IaCy

The application was rev1ewe(_1_ by the Skaglt County Department of Public Works.

Public Works had no comments or concerns with the project proposal and
recommended approval.

The Water Resource division of Skagrt County Planning and Permit Center
reviewed this application. Water Resources indicated that the applicant shall
comply with WAC 173-160 “Noise Comphance” and that the pre- ex1st1ng well
shall be for agricultural use only. b

The apphcatlon was routed to Skagit County Enwronmental Health Specialist for
review. Environmental Health indicated that there isa separate septic system at
the office area and that as long as this system is. used by the laborers rather than
the house system, there are no concerns with the proposal

The Health Department indicated that all hazardous Wastes :Erorn the woodshop
and auto detailing shop must be disposed of in accordance W1th WAC 173-303
“Dangerous Waste Regulations”. The Health Department further 1nd10ated that
the wash water from the car detailing operation must either be colIected 1nt0 a
closed loop system or be discharged into a sanitary sewer. If they y want to .
discharge into a treatment system, Ecology must approve the treatment and

drainfield per RCW 90.48.080.

The application was routed to the Skagit County F1re Marshall for rev1ew The
Fire Marshall commented as follows: EN

“If the Special Use Permit is granted for this project I want to make it
clear to the applicant that it may still require building perm1ts to convert
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14.

the existing buildings from the AG to some other use. The mechanical
work on cars may require that the building be reclassified as an S-3
occupancy. If surface preparation of cars involves spray painting or if
“._ cutting and welding operations are involved, then the building may need to
- bereclassified as an H-4. A wood working shop is classified as an F-1
occupancy. A woodworking facility requires dust collection to keep
_-quantities below the explosive mixture of dust in air, and a wood working

'iShep over 2,500 square feet requires fire sprinklers.”

The Flre Marshall further indicated that the applicant should plan on
_;_5-_imakmg an appomtment w1th him and either Al Jongsma or Corey Schmidt

requlred to meet the current code requirements for this proj ect

This apphcatlon is bemg con51dered as a Home Occupation. A Home Occupation
requiring a Special Use Perrmt must comply with the following criteria as
provided in Section’ 14 04 030 (40) of the Skagit County Code.

a. Is carried on by a member or members of a family residing in the dwelling

and may include up to three (3) additional employees;

Employees: The applicant has mdlcated that the home occupation will be family
operated and include no more than three (3) employees outside of those res1d1ng
on site. The applicant has indicatéd that the farm is a state certified organic farm
and are carrying on a “Community Supported Agrlcultural (CSA)” program that
includes three (3) labor positions based on a forty-hour a week work schedule.
Staff notes that the home occupation proposal will be limited to no more than
three (3) employees and the auto detailing portlen of the proposal shall also be
limited to no more than the same three (3) employees Staff also notes that more
employees will be allowed for the operation of the’ farm practlces on site but only
for the farm practices. S -

b. Is clearly incidental and secondary to the use of the property for dwelling
purposes; y

Secondary to the use of the property: The residential use of the s1te 1s actually
listed in Skagit County Code Section 14.04.112 as being accessory to agncultural
use with in an area designated as Agricultural Natural Resource Lands.- “The -
primary use of the site is for the agricultural operation that currently ex1sts and the
proposed home occupation will be incidental and secondary to the use of the
property for dwelling and agricultural purposes. Lo

C. The business activity may be conducted in other than the dwellmg, &

Business may be conducted in another building: If the Special Use Permit i 1s
approved, the wood shop operation would be conducted in side of an accessory
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structure on site. The structure was previously the milking parlor that was used .
by the previous dairy operation. The auto detailing will also be conducted in a

" ~separate accessory structure on site. This structure was previously the on farm
. machine shop for the previous dairy operation and was utilized for the repair and
. -’”‘?‘-»-*'malntenance of farm equ1pment and implements.

d Has no outside storage nor other exterior indication of the home
R E occupauon or variation from the residential character of the property with
the except1on of one sign not to exceed four (4) square feet;

No outsuie storage The applicant has indicated that there will be no outside
storage or other extenor indication of the home occupation. The farm currently
caters to the pubhc for the seasonal sales of agricultural produce that are grown on
site and it is ant101pated that the patrons that come to purchase produce may want

to also purchase some of the wood products from the wood shop. The applicant

has indicated that there are- empty barns on site that can be converted to hold the
auto inventory out of the Slght of public view, if needed, therefore there will be no
outside storage nor extenor indication of the auto prepa;ratlon activities on site.

At th1s time there are no plans for the placement of signage on site but at such a

in size as limited by Skagit: County Code Section 14.04.030(40).

€. Does not create a level of electrical interference, line voltage fluctuation,
noise, vibration, smoke, dust, odors, heat glare, traffic and other
environmental impacts beyonc},_thgt whlg_:h 1s common to a residential area;

Electrical interference: There is no indication. tﬁat the proposal will cause any
electrical interference, line voltage fluctuation;, noise, vibration, smoke, dust,
odors, heat, glare, traffic or other env1ronmenta1 1mpacts beyond that which is
common to an agricultural area. The applicant has indicated that the noise,
vibration and emission levels would not exceed normal farm operatlon levels.

f. Does not create a level of parking demand beyond that . “hlch 1s normal to
a residential area. :

The applicant has indicated that the existing access to the 31te Wouid be ut111zed to
service the home occupation. There is adequate area within the ex1st1ng dnveway

to provide for customer parking. The applicant has indicated that the. parking and
potential aesthetic impacts are appropriately and reasonably dealt W1th and there.

will no increase in public traffic that would negatively impact the nelghborhood

The applicant further indicated that the farm roadway system will remain intact

and will not be increased nor altered in anyway. No additional parking w111 result
nor shall be needed, from the operation of the proposed home occupatlon

ummrmumumumnumuwwmmmimuguum
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- It should be noted that the intent of this category of special uses is to allow home .

_based businesses to operate with the above noted limitations. When the business

-+ grows beyond the criteria established above and conditions included in any

' approval, the business shall relocate in a zoning classification which would permit
- the activity.

14. &:MSCCHOI‘I 14 04 150 Unclassified Special Uses of the Skagit County Code indicates
| that certam 1tems will be reviewed when approvmg or denying Special Use
perm1ts Those 1tems are as follows:

A. Conform1ty to the Comprehensive Plan in respect to the compatibility with
ex1st1ng and future land use and circulation.

The Skagit County Comprehenswe Plan does not specifically provide policies that
either support or oppose the proposed project. However, Chapter 12 of the Skagit
County Comprehens1ve Plan adopted June 1, 1997 titled the “Economic
Development Elemen outhnes a sectlon t1t1ed “Employment”. Goal A of this
the changmg mcome needs of Skaglt County residents. Also under this Chapter,
“objective #17 lists: i

A-1: Facilitate the crea,tmn and retention of famﬂy wage jobs to meet the
needs and demands of Skagit County Households. And, |

A-2: Encourage diverse job options' and entrepreneurial opportunities for
persons interested in full-time and part t1me employment or desiring to own their
own business. And, :

A-3: Encourage educational opportumues for residents of all ages to
develop and upgrade skills required for employment advancement and
entrepreneurship. o

Policy 1.3 of Chapter 12 states: -
Home occupatlons that are con31stent with the charactefr of ad301mng

B. The zoning of the subject property and surroundmg prOpemes and the
conformance of the application with the Zoning Ordlnanoe

The subject parcel is zoned Agricultural Natural Resource Land ( A_-

as surrounding parcels. Per section 14.04.150 (2)(m) Unclassified’ Spemal*Uses of
the Skagit County Code, Home Occupations require a Special Use penmt m
Agricultural Natural Resource Zones. &

C. Automobile or truck traffic and parking and its effect on surroundmg |
community.

g e
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The proposed project will generate traffic that is typical of a single-family -

_residence and should have little effect on the surrounding community. The

- ~applicant has indicated that the existing access to the residence would be utilized

"~ toservice the home occupation. The applicant has indicated that the public would
7 e coming to the site to purchase organic produce grown on site and will be able

to look over the wood crafted products produced in the wood shop. Those items

- would be available for purchase. There is adequate room on site for parking and

*'the proposal will create no demand beyond that which already exists from the
farm operatron

D. Nolse odors heat, vibration, air and water pollution potent1a1 of the
proposed use

No odors, heat v1bratron air and water pollution potential associated with the
proposed project will rmpact the adJ acent property owners provided the site is
maintained. The farm operatron 1s existing and any noise impact generated by the
farm will be common noise associated with an agricultural use. The applicant has
1nd10ated that the norse and emlss1on levels will not exceed the normal farm
however, given the locat1or1 of the structures on site, the proximity of surrounding
residences, and the types of. act1v1t1es associated with the proposal, the impact will
be insignificant and fit in with the normal noise associated with an agricultural
operation. Further, the apphcant has indicated that any wastes generated from the
auto maintenance will be disposed of at an approved County dumpsite.

E. Intrusion of privacy.

This project will have little chance of 1ntrus1on of prrvacy onto adjacent
properties. The parcel is approximately 70 + acres in size primarily surrounded
by open agricultural fields. The applicant has 1nd10ated that during the summer
months the typical hours of operation will be approx1mate1y 7:00 a.m. to 7:00
p.m. It was also indicated that the operation is prrmarlly seasonal with the
anticipated business being confined to normal daylight | hours. There are several
residences located to the north along Morris Road and a few scattered to the east
along South Third Street however, the applicant has 1ndlcated that there will be no’
more intrusion of privacy onto adjacent properties than what. currently ex1sts

F. Design of site and structures as to possible effects on the nerghorhood

The structures on site are existing agricultural accessory structures that Were R
previously used for a dairy operation. The applicant proposes no expans'i‘qrrﬁtoé“‘”‘?
any of the structures although some minor repair and/or remodeling may be .
required to bring the structures up to current codes. The design of the structures
fit in w1th the surroundmg area and the character of the surrounding area 1s such

m——— 1mmm»tyuum;ummrngnwa )Imm B |
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" G In addition to possible effects on the nelghborhood in which the use is to be |

located, the potential effects on the region shall be considered.

"‘”'There shall be no potential effects on the region. The proposed use is
common to the surrounding area and the design of the structure complies with

L the surrounding neighborhood uses.

-':;:-i-'-;Potentlal effects regarding the general public health, safety, and general
Welfar

There w111 be no negatlve effects on the neighborhood, region, general public
health, safety, or welfare as a result of this project provided the site continues
to be malntamed Tt has been determined that the on-site septic system is large
enough to sustaln such an operation as long as the laborers are required to use
the septic system 1n the office area (previous office area associated with the
previous dairy operatlon)

RECOMMENDATION

Based on the above ﬁndmgs the Planning and Permit Center would
recommend approval of the requested Special Use Permit for the
operation of a Home Occupation, cens1st1ng of a wood working shop and
an Auto detailing area, within the existing accessory structures on site. If
approved, the following shall be cond1t1ons of the approval:

1. The applicant shall obtain aIl neeessary Iand use approvals.

2. Any future development on thls parcel Wﬂl requlre critical areas
review and may require a wetland assessment

3 The permit shall be void if not started w1th1n one year of the date
of this order.

4. All hazardous wastes from the woodshop and auto detalhng shop
must be disposed of in accordance with WAC 1'73 303 “Dangerous
Waste Regulations”. - .

5. The wash water from the car detailing operation must elther be
collected into a closed loop system or be dlscharged into a. samtary
sewer. If discharge into a treatment system is proposed, the o
Department of Ecology must approve the treatment and dramﬁeld
per RCW 90.48.080. = o
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6. There shall be no more than three (3) employees allowed to.be _.
associated with the home occupation, outside of the applicants
listed in the application and/or the residence of the property.

7. Further review will be needed by the Planning and Permit Center if
any major change occurs in the intensity of the use outhned i the
application.

8 I f the use is abandoned for a period of one (1) year, the Special
e Use Permit shall be void.

9 The apphcant is permitted to have a sign, not to exceed 4 square
._..-.ffeet n SIZe

10. The hours of 0perat1on shall be limited to 7:00 a.m. through 7:00
Pl

11. There shall beno out31de appearance of the auto
detailing/ mam‘;enance Work on site.

12.  There shall be no outs1de storage of the vehicles associated with
the detalhng/malntenanee work.

13.  There shall be no S“igns or advert1smg allowed indicating anything
to do with auto repair, detailing, maintenance, etc.

14.  The employees shall be requlredte utilize the restroom facilities,
and associated septic system W1th1n the shop area.

15.  Pror to the start of the operatlon, ‘the apphcant shall meet with the
Skagit County Fire Marshal and the Skaglt County Building
Official to ensure that the buildings meet current code
requirements and to determine what, 1f 'émy, remodehng or
structural updates need to be performed to the structures for the

proposed uses.

16.  The applicant shall comply with WAC 173- 160 “Nmse{" &
Compliance”.

17.  The pre-existing well on site shall be for agricultural useonly

18. All automotive activities on site shall be associated w1th the W G
Motors inventory or applicants personal vehicles. No pubhc shall L
be allowed to utilize the site for auto services. S e
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