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STAFF REPORT 
CONDITIONAL USE PERMIT FOR  

YWCA NORTH CENTRAL WASHINGTON HOUSING 
 (CUP-19-04) 

 
TO:  City of Wenatchee Hearing Examiner 
FROM: City of Wenatchee Community Development Department 
RE: Public hearing for CUP-19-04 
DATE:  June 18, 2019 
 
1. REQUESTED ACTION 
 
Requested Action: Conduct a public hearing on an application for a Conditional Use Permit 
submitted by YWCA North Central Washington (“YWCA”) to provide housing on an existing 
residential property located at 524 Okanogan Avenue.    
 
2. SITE INFORMATION  
 
Applicant:   Jenny Pratt, Executive Director of YWCA North Central Washington 
Owner:    Leslie and Jamie Cope 
Location:  524 Okanogan Avenue and identified by Assessor’s Parcel No.: 22-

20-10-740-135 
Zoning District:   Residential Moderate (RM) and Mixed Residential Corridor (MRC)  
Comp. Plan Designation: RM and MRC  
 
Project Description: The City of Wenatchee received a Conditional Use Permit (CUP) 
application for the YWCA to provide housing at 524 Okanogan Avenue. The existing single-family 
residence was constructed in 1920 and was nominated to the Wenatchee Register of Historic 
Places in 1999 and remains listed. The residence was most recently used as a bed and breakfast 
by previous property owners from the late 1990s until 2016. The property includes the primary 
residence with eight bedrooms, a separate studio apartment, and a two-car garage. The 
application notes that the garage may also be converted to a second studio apartment at a later 
date. The proposed conversion of the garage is addressed in condition of approval #2.  
 
The YWCA proposes to lease the property to residents, providing a combination of permanent 
housing, transitional housing, and supportive housing. The YWCA is not proposing any 
emergency shelter use of the property. The application states that a maximum of 10 households 
will occupy the property, based on the number of bedrooms in the primary residence and an 
additional two studio apartments on site. For reference, a “household” may be a single woman or 
a woman with children. Four off-street parking spaces are identified on the site plan in the 
application, located north of the existing residence, adjacent to the driveway. Other than the 
planned addition of a second studio apartment, the only other site improvement proposed is 
additional privacy fencing on the southern property line. Additional detail regarding use of the 
residence and proposed operations is available in Attachment A.     
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The proposed use and related activities meet the definition of “humanitarian service and shelter 
facilities,” as described in WCC Chapter 10.08, Definitions. These types of facilities require a 
Conditional Use Permit in the Mixed Residential Corridor (MRC) overlay district (WCC Section 
10.10.020, District use chart). 
 
Site Characteristics and Surrounding Properties: The property is within the Residential 
Moderate (RM) zoning district and the Mixed Residential Corridor (MRC) overlay district. The 
property has access from both Okanogan Avenue to the east and the alley to the west and the 
driveway between these access points is shared with the adjacent property owner at 520 
Okanogan Avenue. The alley provides the primary vehicle access to the site. Sidewalks along 
Okanogan Avenue provide pedestrian access. Single-family uses, primarily built in the first half of 
the 20th century, surround the property to the north, east, south, and west. At the north end of the 
block, on the west side of Okanogan Avenue, is housing operated by the Women’s Resource 
Center. At the south end of the block, on the east side of Okanogan Avenue, is the Wenatchee 
Brethren Baptist Church.  
 
Figure 1. Aerial image of proposed project 

 
 
Site Permitting History: The residence was nominated and listed to the Wenatchee Register of 
Historic Places as a residential property of architectural significance in 1999. In 2003, a Special 
Valuation of property taxes was approved by the Historic Preservation Board related to eligible 
rehabilitation expenses.  
 
  

Subject Property 
(524 Okanogan 

Avenue) 
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3. APPLICABLE POLICIES AND DEVELOPMENT REGULATIONS 
 
The proposed action is subject to land use policies and provisions of the City of Wenatchee Urban 
Area Comprehensive Plan and zoning and development regulations of the Wenatchee City Code. 
 
Wenatchee Urban Area Comprehensive Plan 
In addition to the general goals and policies of the Growth Management Act and Wenatchee 
Urban Area Comprehensive Plan which state growth shall take place where adequate public 
facilities exist and are able to serve existing and future growth, the following goals and policies 
are relevant to this application: 
 
Transportation Element 
Goal 5. Parking – Establish parking to be highly utilized, efficient, and safe, while promoting 
community appearance and alternative modes of transportation.  

Policy 4: Reduce parking requirements for appropriate types of projects (e.g. affordable 
housing or senior housing); and onsite amenities such as bike racks, interior bike storage 
and showers for employees, or where employers provide employee incentives for 
alternative modes of transportation for commuting.  

 
Housing Element 
Goal 2. Housing Equity – Promote diversity in neighborhoods throughout the urban area. The 
types of diversity should include, but are not limited to, mixed-income, mixed-generational, mixed-
race, mixed-ethnicity, and mixed-physical-ability populations. Seek to develop a built environment 
that affords all residents equal access to civic, educational, economic, and social opportunities. 

Policy 1: Strive to increase class, race, and age integration by equitably dispersing 
affordable housing opportunities. Discourage neighborhood segregation and the isolation 
of special needs populations.    

 
Wenatchee City Code 
Wenatchee City Code sections which apply to this project are described below. 
 
Definitions and District Use Chart 
Wenatchee City Code (WCC) Section 10.08.075, “H,” defines “humanitarian service and shelter 
facility” to mean: 

The use of a structure for the provision of relief to disadvantaged persons, whether for 
compensation or not, of a spiritual, material, or medical nature. Such services may include 
any or all of the following: emergency care, including lodging, meals, and other temporal 
items; religious services; professional counseling; rehabilitation of trade skills; food 
storage and dispensing; and medical assistance.  

 
WCC Section 10.10.020, District Use Chart, requires a Conditional Use Permit for humanitarian 
service and shelter facilities in the MRC overlay district. While this use is not permitted in the RM 
zoning district, WCC Section 10.40.010 states that where there are discrepancies between the 
underlying zoning district and the overlay, the standards of the overlay govern.  
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Conditional Use Permit Requirements and Criteria 
All conditional use permit applications must meet the general requirements in WCC 10.65.050 
and be evaluated by WCC 10.65.060 “General Criteria.” Additionally, the following specific 
provisions of WCC Section 10.65.160, Humanitarian service and shelter facility, are applicable.  
 
Shorelines, Resource Lands and Critical Areas  
The subject site is outside of the 200' shoreline jurisdiction and is not identified within the current 
critical area maps used by the City.   
 
4. PUBLIC NOTICE AND ENVIRONMENTAL REVIEW 
 
Table 1. Procedural Steps and Dates 
Application Submitted: May 10, 2019 

Determination of 
Completeness: 

May 24, 2019 
 

Notice of Application: Notice was mailed to property owners/taxpayers within 350 feet 
of the subject property, posted on the subject property, and 
referred to relevant agencies on May 28, 2019.  

Notice of Public Hearing: Notice was mailed to property owners/taxpayers within 350 feet 
of the subject property on June 13, 2019 and published in the 
Wenatchee World newspaper on June 14, 2019.   

Public Hearing: The public hearing is scheduled for June 25, 2019 at 3:00p.m. 
at Wenatchee City Hall, Council Chambers, 301 Yakima Street, 
Wenatchee, WA. 

 
The public and relevant agencies have been given an opportunity to comment on the proposal. 
No comment letters were received as of the writing of this report. One letter of support from the 
Wenatchee Brethren Baptist Church was received as a part of the application materials 
(Attachment A).  
 
Environmental Review includes State Environmental Policy Act (SEPA): The application is 
categorically exempt from the State Environmental Policy Act (SEPA), pursuant to WAC 197-11-
800(6)(b)(i), which exempts land use decisions for activities conducted within an existing building. 
 
5. PROJECT ANALYSIS 
 
In review of this proposal it is important to consider the goals and policies of the Comprehensive 
Plan, applicable codes, public and agency comments, any identified environmental concerns, and 
state and federal requirements. Identified below is planning staff’s analysis and consistency 
review for the subject application. 
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Comprehensive Plan consistency analysis:  
This application proposes to use the existing residence for a combination of permanent housing, 
transitional housing, and supportive housing. These residential uses are supported by the 
Housing Element of the Comprehensive Plan, which identifies the need for a wide variety of 
housing types to serve all incomes and needs.  
 
The Transportation Element addresses reduced parking requirements for special categories of 
housing, where appropriate. In this case, the YWCA has provided documentation of reduced 
parking needs, based on past vehicle use and storage at similar housing projects, and the 
availability of pedestrian and bicycle facilities in the area. The YWCA notes that approximately 
one in fourteen clients maintains a personal vehicle on site. Applying that formula to this site, 
approximately one to two vehicles may be expected to be parked on site. With regards to 
alternative transportation, there is a sidewalk on both the east and west sides of Okanogan 
Avenue and a transit stop less than 100 feet from the subject property. The application proposes 
four parking spaces, which is sufficient to provide parking for both residents and visiting support 
staff. The lease agreement between the YWCA and individual residents does not permit personal 
visits on the property.  
 
Wenatchee City Code consistency analysis: 
 
Conditional Use Permit Requirements and Criteria 
The proposed use, a humanitarian service and shelter facility, in an existing building with limited 
site improvements, may be permitted by Conditional Use Permit in the MRC overlay district. The 
general criteria for conditional use permits in WCC Section 10.65.060 requires that the proposal 
is compatible with adjacent uses and will protect the character of the surrounding area, will not 
result in the creation of nuisances to the public and/or nearby properties and existing uses, and 
will not result in undue adverse impacts affecting the public health, safety, and welfare.  
 
The YWCA operations described in the application details a program to maintain the property in 
a condition that does not cause any adverse impacts to the existing residential area. The property 
will be visited daily by case management staff, who will also be available on-call at all hours of 
the day, the yard will be maintained by through a contracted maintenance service, and the 
residents assist in the maintenance of the residence. The application describes a “good neighbor 
behavior” model for the residents that has been applied to all YWCA housing, and will also be 
applied to this project. This model encourages behaviors such as clean and sober living, quiet 
times between 9:00pm and 7:00am, cleaning up the property, and no illegal activities. The 
application materials (Attachment A) may be reviewed for additional detail on the proposed 
operations.    
 
The project is also subject to specific conditional use permit criteria for humanitarian service and 
shelter facilities, provided in WCC Section 10.65.160: 
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(1) Use within the residential high (RH) zoning district shall be limited to existing vacant 
buildings, provided no more than 50 percent of the original floor area may be demolished 
for reuse. 
Project compliance: The property is located within the RM zoning district and this 
requirement is not applicable.  
 

(2) All setback requirements of the district in which the facility is proposed shall be observed. 
Project compliance: The application is for a use within an existing building with no new 
buildings proposed and this requirement is not applicable.  
 

(3) Parking needs shall be evaluated by the hearing examiner consistent with Chapter 10.60 
WCC, as amended. 
Project compliance: Parking requirements for humanitarian service and shelter facilities 
are not specified in Chapter 10.60, and may be determined as a part of the approval of 
the Conditional Use Permit. The YWCA has provided documentation of their parking 
needs, based on past vehicle use and storage at similar housing projects. The YWCA 
notes that approximately one in fourteen clients maintains a personal vehicle on site. 
Applying that formula to this site, approximately one to two vehicles may be expected to 
be parked on site. Alternative modes of transportation are supported by the sidewalk on 
both the east and west sides of Okanogan Avenue and a transit stop less than 100 feet 
from the subject property. The application proposes four parking spaces, which is 
sufficient to provide parking for both residents and visiting support staff. The lease 
agreement between the YWCA and individual residents does not permit personal visits on 
the property.  
 

(4) Landscaping and Screening. The development shall comply with Chapter 10.62 WCC, 
Landscaping and Screening, as amended. 
Project compliance: This application is not subject to WCC Chapter 10.62, as a change in 
use in an existing building where there is no associated new construction or remodel 
valued at more than 50 percent of the assessed building valuation.  

 
V. RECOMMENDATION 
 
As conditioned below, this application does not appear to be detrimental to the general public 
health, safety or welfare and meets the basic intent and criteria associated with Title 10 of the 
Wenatchee City Code. Staff recommends approval of CUP-19-04 subject to the following findings 
of fact, conclusions of law, and suggested conditions: 
 
This recommendation is based on the following findings of fact: 

1. An application was submitted by Jenny Pratt, of YWCA North Central Washington, on May 
10, 2019 for a Conditional Use Permit to provide housing in a humanitarian service and 
shelter facility on an existing residential property located at 524 Okanogan Avenue (APN: 
22-20-10-740-135). 
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2. The application has been processed as a Type III quasi-judicial review for conditional use 
permits pursuant to WCC Section 13.09.050; a public hearing is required for the 
application and is scheduled to occur on June 25, 2019. 

3. The subject property is located within the Residential Moderate (RM) zoning district and 
Mixed Residential Corridor (MRC) overlay district.   

4. The Wenatchee Urban Area Comprehensive Plan land use designations are RM and 
MRC. 

5. Humanitarian service and shelter facilities are permitted as a Conditional Use in the MRC.   
6. The applicant is Jenny Pratt, Executive Director of YWCA North Central Washington. 
7. The property owners are Leslie and Jamie Cope, P.O. Box 8291, Ketchikan, AK 99901. 
8. The proposal is consistent with the goals and policies of the Wenatchee Urban Area 

Comprehensive Plan. This application proposes to use the existing residence for a 
combination of permanent housing, transitional housing, and supportive housing. These 
residential uses are supported by the Housing Element of the Comprehensive Plan, which 
identifies the need for a wide variety of housing types to serve all incomes and needs. The 
Transportation Element recommends reduced parking requirements for special categories 
of housing and the YWCA has documented a reduced need for parking on site. 

9. The proposal is consistent with the provisions of Wenatchee City Code Title 10, Zoning. 
The proposed use, a humanitarian service and shelter facility, in an existing building with 
limited site improvements, may be permitted by Conditional Use Permit in the MRC 
overlay district. The YWCA operations detail a program to maintain the property in a 
condition that does not cause any adverse impacts to the existing residential area. The 
property will be visited daily by case management staff, who will also be available on-call 
at all hours of the day, the yard will be maintained by through a contracted maintenance 
service, and the residents assist in the maintenance of the residence. Residents of this 
housing project will be subject to a “good neighbor behavior” model that has been used 
successfully at other YWCA housing projects.  

10. The application is categorically exempt from the State Environmental Policy Act (SEPA), 
pursuant to WAC 197-11-800(6)(b)(i), which exempts land use decisions for activities 
conducted within an existing building. 

11. The Wenatchee Hearing Examiner conducted a public hearing on June 25, 2019.  
12. Any Conclusion of Law that is more correctly a Finding of Fact is hereby incorporated as 

such by this reference. 
 

This recommendation is based upon the following suggested conclusions: 
1. The City of Wenatchee Hearing Examiner has been granted the authority to render this 

decision pursuant to WCC 1.09.070.  
2. As conditioned, the proposal is consistent with the intent, purposes, and regulations of the 

Wenatchee City Code and Comprehensive Plan. 
3. As conditioned, this proposal meets the general and specific conditional use criteria for 

WCC Section 10.65.160, Humanitarian service and shelter facility. 
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4. The conditional use permit will run with the land. 
5. As conditioned, this proposal is consistent with applicable federal and state laws and 

regulations. 
6. Comments from the reviewing agencies have been considered and addressed where 

appropriate. 
7. As conditioned, the proposal will not be significantly detrimental to the public health, safety 

and welfare; diminish the value of nearby property or improvements; or disturb persons in 
the use of property unless the conditional use is a public necessity. 

8. As conditioned, the proposal has been designed to minimize adverse effects on 
neighboring properties, to include at minimum the effects of lighting, transportation, noise, 
odor, dust, and appearance. 

9. The conditions of approval are the minimum necessary to ensure the proposal will comply 
with all applicable laws and regulations. 

10. All conditions place upon the proposed use are conditions that are measurable and can 
be enforced and monitored. 

11. Public use and interests will be served by approval of this proposal. 
12. Any Finding of Fact that is more correctly a Conclusion of Law is hereby incorporated as 

such by this reference. 
 
This recommendation is based upon the following suggested Conditions of Approval:   
1. The project shall proceed in substantial conformance with the plans and application 

materials on file and submitted on May 10, 2019, except as amended by the conditions 
herein. Any substantial change to the operations or resident capacity as described in the 
application or substantial change to the site plan will require an amendment to this 
Conditional Use Permit.   

2. The conversion of the two-car garage to a dwelling unit will require approval of a building 
permit. No additional parking for the additional dwelling unit is required.  

3. The applicant is responsible for compliance with all applicable local, state and federal rules 
and regulations, and must obtain all appropriate permits and approvals. 

4. The property owner shall maintain compliance with the standards of WCC Title 10, Zoning 
and conditions of the conditional use permit at all times. Violation of the terms of the permit 
and/or requirements of the WCC not expressly modified by the permit shall be processed 
as a violation pursuant to WCC Chapter 13.13, Enforcement and Penalties. 

 
Attachments: 
 
A. Application materials  



Attachment A, 

Application materials received May 10, 2019 
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