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Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 

 

Exhibit 1 

 
To:    Walla Walla County Hearing Examiner 

From:   Lauren Prentice, Principal Planner 

Date Prepared:  March 7, 2019 

Hearing Date:  March 11, 2019 

RE: Agenda Item #2 – File Number CUP18-008 – Conditional use permit for 
Cold Creek Ranch Event Center 

 
 
Background and Summary of Proposal 
Mori and Ione Struve live at 2329 Wallula Avenue and have proposed to develop one acre in their 
pasture for use as an “agriculture/Old West” themed Type II Wedding and Event Center. There will 
be no buildings used for the events, the Struve’s propose to use historic wagons, buggies, farm 
implements and an existing barn as aesthetic backdrops.  They also intend to allow event attendees 
to use rooms within their home for dressing and preparation. Parking would be grass.  
 
The site is located generally at 2329 Wallula Avenue (APN 350727310012). Cold Creek bisects the 
10-acre property; the one-acre event center will be located south of the creek. Access to the event 
center will be the same as the existing pasture and residence which crosses Cold Creek.   
 
The conditional use permit application was submitted on September 19, 2018.   
 
Recommendation 
Staff recommends that the Hearing Examiner approve conditional use permit CUP18-008, subject to 
the recommended conditions of approval on Page 7. 
 
General Information 
Property Owner(s):   Mori and Ione Struve 

Applicant:  Mori and Ione Struve 

Tax parcel #:   350727310012 

Location:   2329 Wallula Avenue 

Zoning and Land Use: The zoning is Agriculture Residential 10-acres (AR-10) and the 
Comprehensive Plan land use designation is Agriculture Residential.  This is 
one of the County’s resource zones which is considered to be agricultural 
land of long-term commercial significance. 

 
Transportation and Land Use 
Access 
The applicant proposes to utilize two existing gravel driveways.  The Walla Walla County Public 
Works Department submitted comments (Exhibit 6) which state that the applicant will need to 
obtain an access permit and upgrade existing accesses to comply with the County’s Road Design 
Standards.  The first 20-feet of each access must be paved to reduce track-out and damage to the 
County road. 
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Neighborhood Characteristics 
The surrounding uses are a mix of rural residences and agricultural uses.  The nearest residences 
are about 800-1000 feet from the proposed event area.  The College Place Urban Growth Area is 
located about one third mile south of the property. 
 
Site Characteristics 
The subject property is zoned AR-10.  It is developed with a single-family residence, built in the 
1990’s, and detached accessory buildings.  The property is about 10-acres and is bisected by Cold 
Creek.  The north property line is Wallula Avenue, a public road.  The existing residence and 
accessory buildings are all located south of Cold Creek, as is the proposed event area.  Access to the 
residence and property south of the creek includes a culvert which was recently replaced.  There is 
no alternative access which would not require crossing Cold Creek.  The applicant explains (Exhibit 
2: Written Statement, Page 1) that the current use of the property is primarily residential, which 
would continue, as well as some small-scale agricultural uses.  The Struve’s grow grapes, have 
chickens on the property, leasing pasture for horses and maintain a 5,000 square foot food plot. 
 
Traffic Impacts 
The Walla Walla County Public Works Department did not submit comments related to traffic 
impacts or request a traffic impact analysis (TIA).  The applicant has requested approval to operate 
a Type II Wedding and Event Center.  WWCC 17.21.030 allows for a Type II facility to have more 
than 24 events per year and/or more than 100 guests/attendees per event, and/or have expanded 
hours (longer than 10AM to 10PM).  The applicant did not state in their application how many 
events they will host per year or how many attendees there will be so it is not known exactly how 
much traffic will be generated.   
 
Hours of Operation 
The applicants state in the SEPA Environmental Checklist (Exhibit 4, Page 8) that their hours of 
operation will be 10 AM to 10 PM in spring, summer, and fall.  Staff recommends that a condition of 
approval be included limiting the operations to these hours. 
 
Parking 
The applicants indicate on their site plan (Exhibit 3) that parking will be contained, along with the 
outdoor event area, within a one-acre pasture area.  They did not explain how much of this will be 
parking and how much will be used for other event activities.  Walla Walla County does not have a 
specific minimum parking requirement set for this type of facility.   
 
Natural Environment and Critical Areas 
A summary of the natural environment on the site and in the general vicinity is included in the 
SEPA Environmental Checklist (Exhibit 4).  The property is generally flat.  Cold Creek, a fish and 
wildlife habitat area, bisects the property; access to the site will be via two existing gravel 
driveways which cross Cold Creek. 
 
Critical Areas 

The following mapped critical areas are located within or adjacent to the project area: fish and 

wildlife habitat area, seismic hazard areas, critical aquifer recharge area.  The event site is bordered 

on the north side by Cold Creek, which is a fish and wildlife habitat conservation area regulated 

under Walla Walla County Code (WWCC) Chapter 18.08.  WWCC 18.08.650 (Table 8) requires a 50-

foot minimum streamside buffer, measured from the ordinary high watermark.  The applicant has 

not proposed any specific development within the buffer, although the driveways which will be 

used to access the site cross the creek. 
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There are not expected to be any significant impacts to critical areas as a result of this proposal that 

cannot be mitigated by the requirements of the County’s Critical Area Ordinance (CAO) – WWCC 

Chapter 18.08. 

 

Utilities 
Stormwater 
The applicant will also have to comply with Walla Walla County’s stormwater regulations as 
applicable.  No new buildings will be built, and new impervious surfaces would be limited.  The 
Public Works Department did not submit specific comments relating to stormwater but did review 
the CUP application, and SEPA materials, and recommended approval of the CUP. 
 
Wastewater Disposal 
The applicant states in the Environmental Checklist that they will use portable bathrooms (Exhibit 
4, Page 4).  These are not shown on the site plan.  The applicant also states in the CUP application 
(Exhibit 2: Written Statement Page 2) that they will allow attendees to use “rooms” in the house, 
which presumably would include restrooms.  The house is served by an on-site septic system. The 
Health Department did not submit specific comments but did review the CUP application, and SEPA 
materials, and recommend approval of the CUP. 
 
Water 
There is a well on site which currently provides potable and irrigation water.  The applicant states 
in the CUP application (Exhibit 2: Written Statement Page 2) that they will “submit to Walla Walla 
County Health Department for well capacity review.”  The Health Department did not submit 
specific comments but did review the CUP application, and SEPA materials, and recommend 
approval of the CUP. 
 
SEPA Review and Notice 
On November 13, 2019, a Notice of Application (Exhibit 5) was issued via the optional SEPA 
Determination of Non-Significance (ODNS) process with a 14-day comment period.   
 
On February 22, 2019, a Final SEPA Determination of Non-Significance (DNS) was issued by the 
Director of the Walla Walla County Community Development Department, the County’s SEPA 
Responsible Official (Exhibit 8). No appeals of the SEPA determination have been filed.   
 
The Notice of Application and DNS were distributed to consulting agencies by email. 
 
Public Hearing Notice 
A Notice of Public Hearing (Exhibit 9) was published in the Walla Walla Union Bulletin, Tri-City 
Herald, and on the County website on March 1, 2019.  The notice was mailed to property owners 
within 500 feet of the site on February 27.  
 
Agencies Contacted 
As shown in Exhibit 5, application materials were distributed to the following agencies for review 
and comment.   

• Walla Walla Valley Metropolitan Planning Organization (WWVMPO) 
• Confederated Tribes of the Umatilla Indian Reservation (CTUIR) 
• Walla Walla County Public Works Department 
• Walla Walla County Building Official/Fire Marshal 
• Walla Walla County Environmental Health 
• Walla Walla County Sheriff 
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• Washington State Department of Ecology (Ecology) 
• Washington State Department of Archaeology and Historic Preservation (DAHP) 
• Washington State Department of Fish and Wildlife (WDFW) 
• Washington State Department of Natural Resources (DNR) 
• Fire District No. 4 
• College Place Schools 

 
Comments were submitted from the Department of Ecology (Ecology) and the Walla Walla County 
Public Works Department (Exhibits 6-7).  No other agencies submitted comments although the 
County’s Environmental Health Division and the County’s Building Official/Fire Marshal notified 
planning staff via the County’s permit/project tracking system that reviewed the SEPA and CUP 
materials and they would recommend approval of the conditional use permit. 
 
Public Comments 
We received public comments from one neighboring property owner regarding access, but he later 
notified staff that he wanted to withdraw his comments (Exhibits 10-11).  No other comments have 
been received. 
 
Comprehensive Plan  
Pursuant to Walla Walla County Code Section 17.40.020E, all proposed conditional use permits for 
sites located in the County shall be reviewed to ensure compatibility with the Walla Walla County 
Comprehensive Plan.  Goal RL-22 of the Comprehensive Plan states that the County should 
“maintain the current quality of life for County residents, while maximizing on the opportunity to 
make efficient use of resource land and improve the economic base of the County.”  Policy RL-56 
states that “certain limited recreational and community-oriented cultural land use should be 
allowed in three of the zones comprising the designated agricultural resource lands,” including the 
AR-10 district. 
 
Applicable Statutes/Codes 
Under WWCC 17.16.014, ‘Wedding and Event Center, Type II’ is classified as a conditional use in all 

zoning districts.  “Wedding and Event Center, Type II” is defined in WWCC 17.21.030 as “…one that 

would have more than twenty-four events per year and/or more than one hundred 

guests/attendees per event, and/or have expanded hours different than between 10:00 a.m. and 

10:00 p.m.”  Wedding and Event Centers must comply with the development standards in WWCC 

Chapter 17.21 – Development Standards – Wedding and Event Centers; applicable design standards 

are listed below. 

 

17.21.040 - Design standards.  
Wedding and event centers in commercial zoning districts do not need to meet standards D-E, 

unless abutting a residential district.  

A. Occupancy. Occupancy at events is subject to parking and building occupancy 

limitations.  

B. Noise. Noise originating from the site shall be buffered to the maximum extent possible 

and be minimized to serve the needs of the facility while limiting impacts to adjacent 

parcels. Noise levels must also comply with Chapter 9.20, Noise Regulations.  

C. Lighting. Exterior lighting shall be directed and shielded in a manner which minimizes 

its visibility at the site's boundaries. Exterior lighting shall not be used in such a 

manner that it produces glare on public streets and neighboring residential properties. 
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Any temporary lighting associated with a specific event shall comply with these 

standards and shall be removed within twenty-four hours of the end of the event.  

D. Exterior Screening. A site-obscuring fence or wall shall be provided around the 

perimeter of either the entire parcel or the area proposed to accommodate outdoor 

events, parking areas and driveways. This requirement may be waived by the decision 

maker if adjoining parcels are at least one hundred yards from the proposed area, or 

where topography or other conditions eliminate light impacts to other properties.  

E. Setbacks. All outdoor developed event areas, including stages, buildings, parking areas, 

and tents, shall maintain a minimum fifty-foot setback from property lines.  

 
WWCC 17.21.040 requires a minimum setback for outdoor developed event areas and parking 
areas of 50 feet from any property line.  The code does not require that driveways meet the same 
50-foot setback. 
 
WWCC 17.21.050 provides additional standards for event centers, which are a non-agricultural 
use, located in agricultural zones. Under Subsection B, event centers may be allowed in an 
agricultural zone as a non-agricultural accessory use if certain criteria are met. 
 

17.21.050B. If the parcel does not meet the criteria in (A), a wedding and event center may be 
permitted as a non-agricultural accessory use if it meets (1) (2) and (3) of this section.  
1) The facility shall support, promote, or sustain agricultural operations and production and 

meet the requirements of WAC 365-196-815(3)(c)(iii)(B).  

2) The facility must have no adverse effect upon the continued and compatible use of 

agricultural land either within or adjacent to the site.  

3) The wedding and event center must be accessory to agricultural activities occurring on site. 

 
The applicant did not directly respond to each of these criteria in the submitted application 
materials.  But they did explain in their written statement (Exhibit 2) that they intend to develop 
the facility with an “Agriculture/Old West” theme.   They further explain that “historic wagons, 
buggies, farm implements, and the barn will be used as aesthetic backdrops.”  According to the 
written statement, the outdoor event and parking area will be one-acre, which is consistent with 
size and scale limitations of WAC 365-196-815(3)(c)(iii)(B) (and WWCC 17.21.050B1). 
 

WAC 365-196-815(3)(c)(iii)(B) Nonagricultural accessory uses and activities as long as they are 
consistent with the size, scale, and intensity of the existing agricultural use of the property and 
the existing buildings on the site. Nonagricultural accessory uses and activities, including new 
buildings, parking, or supportive uses, shall not be located outside the general area already 
developed for buildings and residential uses and shall not otherwise convert more than one acre 
of agricultural land to nonagricultural uses. 

 

Chapter 17.40, Conditional Uses 
Section 17.40.020 states that a conditional use permit shall be approved, approved with conditions, 
or denied based on the following criteria. 
 
A. That the use will not endanger the public health or safety;  

Staff Conclusion: The proposal will have to meet all applicable local, state and federal safety 
standards. The Walla Walla County Public Works and Environmental Health Departments, as well 
as the County Fire Marshal/Building Official, all received copies of the application materials, with 
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a request for comments.  Only Public Works submitted comments; no other questions or issues 
were noted that would serve as a basis to deny the pending application.    
 

B. That the use will not generate significant nuisance conditions such as noise, dust, glare, 
vibration;  
Staff Conclusion:  It is the opinion of staff that this project will is not likely to generate significant 
nuisance conditions if the applicant complies with the screening, lighting, setback, and noise 
standards in WWCC Chapter 17.21 and the hours of operation are limited. 
 

C. That the use meets all required conditions and standards set forth in the district where it 
proposes to locate;  
Staff Conclusion: The proposed use is subject to applicable building and zoning regulations.  It 
appears from the application that the proposal will be consistent with the standards for wedding 
and event centers.  The applicant will have to comply with applicable conditions of WWCC Chapter 
18.08 – Critical Area Protection. 
 

D. That the location and character of the use is compatible and consistent with the character of the 
area in which it is to be located;  
Staff Conclusion: The applicant presents that the proposal is consistent and in character with the 
surrounding agricultural and residential uses.  The Hearing Examiner may want to place a limit 
on the number or size of events to ensure that the operations will be compatible with the 
agriculture residential area. 
 

E. That the use is in conformance with the Comprehensive Plan; and 
Staff Conclusion: If developed in accordance with the requirements of WWCC Chapter 17.21 and 
WAC 365-196-815(3)(c)(iii)(B), it is likely that the facility will be in conformance with the 
Comprehensive Plan.  The applicant intends to support or promote the County’s agricultural 
economy by selecting a theme and setting that is related to agriculture.  The proposal is consistent 
with goal RL-22 and Policy RL-56 as described on Page 4 of this report. 
 

F. That the use will be supported by adequate public facilities or services.  
Staff Conclusion: Application materials were distributing to public facilities and service agencies 
such as Fire District 4, College Place Public Schools, Walla Walla County Public Works and the 
Walla Walla County Sheriff and none of these agencies objected to the application. 
 

Recommended Conditions of Approval 
1. Pursuant to Walla Walla County Code Section 17.40.025, the action for which the conditional 

use permit is required shall begin within one year of approval unless extended for up to one 
year by the Director.  Failure to begin such action within the time limits specified shall void 
approval of the conditional use. 

2. Before construction, the applicant must first obtain any \ other associated permit(s) or 
approvals required by the County or any other governmental agency or regulatory authority 
with jurisdiction over a particular aspect of the project.  Any conditions of approval or 
requirements imposed as part of such permits or approvals shall be are hereby incorporated as 
Conditions of Approval for this permit.  

3. The applicant must obtain an access permit and upgrade existing accesses to comply with Walla 
Walla County Road Design Standards (Road Design Standards) R-05 and R-06.  The first 20 feet 
of each access shall be paved with hot mix asphalt (HMA) to reduce track-out and damage to the 
county road.  

4. Lighting: Exterior lighting must comply with WWCC 17.21.040C.  Lighting shall be directed and 
shielded in a manner which minimizes its visibility at the site’s boundaries and prevents glare 
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on public streets and neighboring residential properties.  Any temporary lighting shall be 
removed within 24 hours of the end of the event.  

5. Screening: Screening must be provided as required by WWCC 17.21.040D. 
6. Parking: No parking by guests, vendors, employees or residents of the subject property will be 

allowed off-site or on County roads.  The applicant shall comply ADA parking requirements and 
shall submit a final parking plan to the Director for approval prior to operations. 

7. Building/Fire: Compliance with building and fire code is required.   
8. Health Department: The Applicant shall satisfy all requirements for water availability, food 

service permitting, and sewage disposal. 
9. Compliance with the Type II wedding event center development standards in Chapter 17.21 is 

required. 
10. Hours of Operation:  The hours of operation of the facility will be limited to 10 AM to 10 PM.  All 

event activities (including clean up) will be limited to these hours. 
11. The action for which the conditional use permit is required shall begin within one year of 

approval unless extended for up to one year by the director.  Failure to begin such action within 
the time limits shall void approval of the permit. 

12. Prior to operation, the applicants shall provide the Community Development Department with 
written confirmation at all conditions of this permit have been met. 

13. Pursuant to WWCC 17.60.010, at any time during the life of the permits, the Director of 
Community Development may revoke the permit if the applicants are not in compliance with 
any of the conditions, or required permits are not in compliance. 

14. Pursuant to Walla Walla County Code Section 14.13.110, at any time during the life of the 
permit, the Community Development Department Director may ask the Hearing Examiner to 
revoke the permit if the project is not in compliance with any of the conditions of approval 
and/or required permits. 

15. Future changes in operations, plans, or additions will require an amendment, approved by the 
County’s Hearing Examiner, to the conditional use permit pursuant to Walla Walla County Code 
Section 14.03.050.   

 
Attached Exhibits 

2. Conditional Use Permit application (CUP18-008) and attached documents including Exhibit A 
(Written Statement), property legal description 

3. Site Plan 
4. SEPA Checklist dated 9/7/2018 (SEPA18-025) 
5. Notice of Application (ODNS) and publishing, posting, and mailing affidavits  
6. Comments from Joy Bader, Walla Walla County Public Works Department, dated 11/20/2018 
7. Letter from Department of Ecology Eastern Regional Office dated 11/28/2018 
8. SEPA Final Determination of Non-Significance issued 2/22/2019 
9. Notice of Public Hearing and publishing, posting, and mailing affidavits 
10. Public comment letter from Richard Bughi dated 3/4/2019 
11. Public comment letter from Richard Bughi dated 3/6/2019 
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Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 

 
File No. CUP18-008 

SEPA18-025 
 

NOTICE OF APPLICATION / ODNS 
 
Notice is hereby given on this date, 11/13/2018, that the application/proposal described in this 
notice has been filed with the Walla Walla County Community Development Department (CDD). The 
application/proposal may be reviewed at the CDD office at 310 W Poplar St., Suite 200, Walla Walla, 
WA 99362. All interested persons and parties may comment on the application, appeal rights are 
outlined in Walla Walla County Code Chapter 14.11 
 
The CDD is using the optional threshold determination process under the State Environmental 
Policy Act (SEPA) authorized by WAC 197-11-355. The application comment period may be the 
only opportunity to comment on the environmental impacts of the proposal.  A copy of the SEPA 
determination on the proposal may be obtained upon request.  The proposal may include 
mitigation measures under applicable codes, and the project review process may incorporate or 
require mitigation measures regardless of whether an environmental impact statement is prepared. 
The SEPA Responsible Official has preliminarily determined that the proposal is: 

[   ]  categorically exempt under SEPA 
[X]  subject to SEPA threshold determination requirements and the responsible official 
expects to issue the following determination: Determination of Non Significance (DNS). 

 
The following identified existing environmental documents are hereby incorporated by reference, 
and all or part of the documents may be used to evaluate the application/proposal: 

• SEPA Checklist dated 9/7/2018 (SEPA18-025) 
• Conditional Use Permit application (CUP18-008) and attached documents including 

Exhibit A (Written Statement), property legal description, and Site Plan 
 
These documents are located at the office of the CDD at 310 W Poplar St., Suite 200, Walla Walla, 
WA, and shall be made available for public review during all applicable comment periods on the 
application/proposal. Preliminary determinations and information contained herein shall not bind 
the County and are subject to continuing review and modification. 

1. Applicant/Property Owner:  STRUVE, MORI & IONE; 2329 WALLULA AVE; WALLA WALLA 
WA, 99362 

2. Application filing date: 9/19/2018 
3. Date that application was determined to be substantially complete:  10/17/2018 
4. Location and description of proposed action:  Cold Creek Ranch Event Center – develop one 

acre in an existing pasture area into an “agriculture/Old West” themed Wedding and Event 
Center.  There will be no buildings used for the events, the applicant proposes to use 
historic wagons, buggies, farm implements and an existing barn as aesthetic backdrops.  
Parking will be grass.  The site is located generally at 2329 WALLULA AVE (APN 
350727310012).  Cold Creek bisects the 10-acre property; the one-acre event center will be 
located south of the creek.  Access to the event center will be the same as the existing 
pasture and residence which crosses Cold Creek. 

5. Comprehensive plan map designation for the location:  Agriculture Residential 
6. Zoning map designation for the location: Agriculture Residential 10-acres 
7. Application Type: Conditional Use Permit, SEPA Review 
8. Other Required Permits:  None Identified 
9. Development Regulations: WWCC Chapter 17.21 – Development Standards – Wedding and 

Event Centers; WWCC Chapter 17.40 – Conditional Uses; WWCC Chapter 18.08 – Critical 
Areas Protection. 

10. Comments on this application must be submitted in writing to the CDD at 310 W Poplar St., 
Suite 200, Walla Walla, WA 99362. Any person desiring to submit written comments 
concerning an application, or desiring to receive notification of the final decision concerning 
the proposal as expeditiously as possible after the issuance of decision, may submit the 
comments or requests for decisions to the Department within fourteen days following the 
date of final publication of the notice of application. Comments must be received by the 
Department before 5:00 PM on the following date:  November 29, 2018. 

11. A public hearing will be held on this proposal; but it has not been scheduled yet. 
12. The decision on this application will be made by the Walla Walla County Hearing Examiner. 

 
For additional information please contact the CDD at 310 W Poplar St., Suite 200, Walla Walla, WA 
99362; 509-524-2610; commdev@co.walla-walla.wa.us.   
 
Staff Contact: Lauren Prentice, Principal Planner, 509-524-2620.   
 
This Notice of Application is required by RCW 36.70B.110 and Walla Walla County Code 14.07.080. 

mailto:commdev@co.walla-walla.wa.us
lprentice
Typewritten Text
Exhibit 5

lprentice
Typewritten Text



 
 

 
Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 
 

 
 

Certificate of Notification 
 
File Number: CUP18-009 
Site Location: Attalia/Wallula 
Type of Notice:  Notice of Application ODNS 
Review Level/Type:  Level 3 
 
Proof of Publishing 
I certify under penalty of perjury under the laws of the State of Washington that the 
content of the above form of notice was published 

   in the Union Bulletin on the following date: 11/15/2018 

   in the Waitsburg Times on the following date: 11/15/2018 

   on the CDD website on the following date: 11/13/2018 

 

 
Lauren Prentice  
Printed Name 

 
_____________________________ 
Signature 

 
3/6/2019  
Date

 
Proof of Posting 
I certify under penalty of perjury under the laws of the State of posted 

   on site: 11/13/2018 by Don Sims 

 

Lauren Prentice  
Printed Name 
 
 

 
_____________________________ 
Signature 
 

3/6/2019  
Date

Proof of Mailing 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  

 Emailed to the SEPA Register on: 11/13/2018 

 Emailed to consulting agencies on: 11/13/2018, including:  DAHP, DNR, Ecology, County 
PWD, County EH, WWVMPO, County Building Official/Fire Marshal, Fire District 4, CTUIR, 
WDFW, College Place Schools, Walla Walla County Sheriff 

 

 

Lauren Prentice 
Printed Name 

_____________________________ 
Signature 

3/6/2019 
Date

 



990 Navion Lane    PO Box 813    Walla Walla, WA 99362-0254    Phone (509) 524-2710    Fax (509) 524-2738 

Address/Project:   2329 Wallula Ave 
Date:    Nov 20, 2018 
Reviewer:   Joy Bader, 524-2733 
Subject:   Wedding/Event Center 
 
Comments 
 

1. Obtain an access permit and upgrade existing accesses to comply with Walla Walla County Road 
Design Standards (Road Design Standards) R-05 and R-06. The first 20 feet of each access shall be 
paved with hot mix asphalt (HMA) to reduce track-out and damage to the county road.  

 
 
 
 
 
 
 
 
 
P:\Groups\Development\Plat Comments\Cold Creek Event Center\Cold Creek Event Center.doc 
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November 28, 2018 

 
Ms. Lauren Prentice 

Principal Planner 

Walla Walla County Community Development Department 

310 W. Poplar, Suite 200 

Walla Walla, WA 99362 

 

Re:   Cold Creek Ranch Wedding and Event Center, File # SEP18-025; CUP18-008 

 

Dear Ms. Prentice: 

 

Thank you for the opportunity to comment on the Notice of Application and anticipated 

Determination of Nonsignificance regarding the proposal to develop 1 acre in an existing pasture 

area into a “Agriculture-Old West” themed Wedding and Event Center  (Proponent:  Mori and 

Ione Struve).  The Department of Ecology (Ecology) has reviewed the documents and submits 

the following comments: 

 

Water Quality Program-Shannon Adams (509) 329-3610 

 

You must use proper erosion and sediment control practices on the construction site and 

adjacent areas to prevent upland sediments from entering surface water.  Local 

stormwater ordinances will provide specific requirements.  Also, refer to the Stormwater 

Management Manual for Eastern Washington at 

http://www.ecy.wa.gov/programs/wq/stormwater/eastern_manual/manual.html.  All 

ground disturbed by construction activities must be stabilized.  When appropriate, use 

native vegetation typical of the site. 

 

State Environmental Policy Act (SEPA) 

 

Ecology bases comments upon information submitted for review.  As such, they do not 

constitute an exhaustive list of the various authorizations you must obtain, nor legal 

requirements you must fulfill in order to carry out the proposed action. 

 

Please contact the appropriate staff listed above if you have any questions or would like to 

respond to these comments, 

 

Department of Ecology 

Eastern Regional Office 

(Ecology File #:  201806377) 

 

cc:      Mori Struve  

http://www.ecy.wa.gov/programs/wq/stormwater/eastern_manual/manual.html
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Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 

 
File No. CUP18-008 

 
NOTICE OF PUBLIC HEARING 

 
 

File name/number:  Cold Creek Ranch Event Center/CUP18-008 

Application type: Conditional Use Permit 

Applicant/ owner: STRUVE, MORI & IONE; 2329 WALLULA AVE; WALLA WALLA WA, 99362 

Project description: Cold Creek Ranch Event Center – develop one acre in an existing 
pasture area into an “agriculture/Old West” themed Wedding and 
Event Center.  There will be no buildings used for the events, the 
applicant proposes to use historic wagons, buggies, farm 
implements and an existing barn as aesthetic backdrops.  Parking 
will be grass.  The site is located generally at 2329 WALLULA AVE 
(APN 350727310012).  Cold Creek bisects the 10-acre property; the 
one-acre event center will be located south of the creek.  Access to 
the event center will be the same as the existing pasture and 
residence which crosses Cold Creek. 

 
Review process and public comment:  The Hearing Examiner will make a decision within ten 
working days of the public hearing. Written testimony may be submitted prior to or at the public 
hearing on 3/11/2019.  Please indicate your name and address and refer to the file indicated above.  
 
Send written comments to: 

Walla Walla County Community Development Department (CDD) 
c/o Lauren Prentice, Principal Planner 
310 W Poplar St., Suite 200 
Walla Walla, WA 99362 
commdev@co.walla-walla.wa.us  

 

PUBLIC HEARING INFORMATION 
March 11, 2019 at 9:30 AM 

Walla Walla County Public Services Building 
310 W. Poplar Street 

Basement Conference Room 
Walla Walla, WA 99362 

 
THE PUBLIC COMMENT PERIOD ON THIS APPLICATION ENDS AT THE CONCLUSION OF THE   
PUBLIC HEARING. 

Any interested person may comment on this application, receive notice, and participate in any 
hearings. Persons submitting testimony may participate in the public hearing, request a copy of the 
final decision, and have rights to appeal the final decision. You can obtain a copy of the staff report 
from the CDD by contacting the person listed below. 
 
FOR MORE INFORMATION: For more information regarding this application, please contact Lauren 
Prentice, Principal Planner, at 509-524-2610 or commdev@co.walla-walla.wa.us. 
 

Walla Walla County complies with ADA; reasonable accommodation provided with 3 days notice. 

mailto:commdev@co.walla-walla.wa.us
mailto:commdev@co.walla-walla.wa.us
mailto:commdev@co.walla-walla.wa.us
mailto:commdev@co.walla-walla.wa.us
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Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 
 

 
 

Certificate of Notification 
 
 
File Number: CUP18-008 
Site Location: Wallula Avenue 
Type of Notice:  Notice of Public Hearing 
Review Level/Type:  Level 3 
 
Proof of Publishing 
I certify under penalty of perjury under the laws of the State of Washington that the 
content of the above form of notice was published 
 

   in the Union Bulletin on the following date: 3/1/2019 

   on the CDD website on the following date: 3/1/2019 

 

 
Lauren Prentice  
Printed Name 

 
_____________________________ 
Signature 

 
3/6/2019  
Date

 
 

 
 

Proof of Mailing 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  
 

 Mailed to parties of record and property owners within 500-feet of the project site (see 
attached list): on 2/27/2019 

 

 

Lauren Prentice 
Printed Name 

_____________________________ 
Signature 

3/6/2019  
Date

 



OWNER NAME IN CARE OF ADDRESS1 CITY STATE ZIPCODE

BUGHI RICHARD J PO BOX 332 CAVE CREEK AZ 85327

CHRISTOFIDES PHILIP MARGOT ARELLANO 121 CASCADE DR WALLA WALLA WA 99362

HOLMES RICHARD D & LEAH R 2105 WALLULA AVE WALLA WALLA WA 99362

LONAI KALMAN 2306 WALLULA AVE WALLA WALLA WA 99362

NELSON LAWRENCE W & DORLA J 2415 WALLULA AVE WALLA WALLA WA 99362

NIMS DANIEL & TRUDEE 2450 WALLULA AVE WALLA WALLA WA 99362

OLSON LARRY W & TERRI 2238 WALLULA AVE WALLA WALLA WA 99362

ROWLEY JOHN N & LYNETTE K 2155 WALLULA AVE WALLA WALLA WA 99362

STRUVE MORI & IONE 2329 WALLULA AVE WALLA WALLA WA 99362

TALBOT JUDITH L 377 CREEKSIDE LANE WALLA WALLA WA 99362

TALBOT MELVIN 2460 WALLULA AVE WALLA WALLA WA 99362

TOMLINSON MARSHALLD ET AL PO BOX 2527 WALLA WALLA WA 99362

WALL ROBERT F & KAREN 41 QUAIL VIEW LN WALLA WALLA WA 99362



Walla Walla CDD                                                      March 4, 2019 
℅ Lauren Prentice, Principal Planner 
310 W Poplar St, Suite 200 
Walla Walla, WA 99362 
 
 
   This letter is being written to address File #CUP18-008 [Cold creek Event Center]. 
 
   My name is Richard Bughi, and I own the driveway off of Wallula Ave that allows 
access to land that I own south of Wallula Ave. There is one easement granted on that 
driveway to John Rowley for access to his home and land south of Wallula Ave. No 
other easement has ever been granted on my driveway. 
   The Struve Application indicates that they plan to use an entrance [#2 on the map], 
located on my driveway, to access their property. The gate that was installed years ago, 
into their pasture from my driveway, was specified to me to be used only for emergency 
situations where their main driveway could not be used. As a good neighbor, I agreed to 
the stipulated use. 
   Consideration for this proposed event center, therefore, should be based on only one 
entrance and exit to the property [ marked #1 on the map]. Entrance # 2 is not legal and 
will not be allowed to be used. 
 
 
Richard Bughi 
bughird@gmail.com 
509 386 5319 
PO Box 332 
Cave Creek, AZ 85327 
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Walla Walla CDD                                                            March 6, 2019 
% Lauren Prentice, Principal Planner 
310 W Poplar St, Suite 200 
Walla Walla, WA 99362 
 
 
This letter is being written to address File # CUP18-008 [Cold Creek Event Center] 
 
   I sent a letter dated March 4, 2019 to express my objection of the use of entrance #2 
to access the proposed event center. After further research on the legality of who can 
use the driveway that accesses entrance #2, I found that I was wrong.  The Struve’s do 
have a legal right to use that driveway, and consequently, I have no issue with the 
proposed event center. Please disregard my letter dated march 4, 2019. 
 
 
Richard Bughi 
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