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The purpose of this addendum is to clarify a few points in my staff report and to provide
additional information regarding my determination that the Angels Gun Club is a legal,
nonconforming use.
Hearing Procedure/Parties
First I would like to address a procedural issue. This issue will be addressed in a public
hearing. Pursuant to the Planning Commission Hearing Procedures, the appellant, Mr. Tryon or
his representative, is provided 15 minutes for his presentation. Following that, the Angels Gun
Club (club), who is a party in the appeal since it is the club’s property and operation that is at
issue, should be provided with 15 minutes to present its argument. Following the club’s
presentation the remainder of the hearing process should proceed as outlined in the
Procedures, with the addition of the ability of the club to provide rebuttal after any rebuttal by
staff. It is the appellant’s right to go last in any rebuttal.
Definition/Use of Terms
The second issue deals with the definition and inconsistency with the terms used in the zoning
ordinance. Section 17.06.1852 defines “target shooting organizations” as
The use of property with stationary or mobile targets are provided for repetitive firing of
projectiles for target practice by an organization. These provisions do not apply to strictly
private uses.
However, where the use is listed under the Recreation zone district, it is identified as “Target and
shooting ranges.” I believe that it is undisputed that the club is operating a target shooting range
on the three parcels in question, and that this use is consistent with the definition provided above.
Furthermore, all three of the parcels owned and operated by the club are part of the target and
shooting range. The main part of the facility lies on APN 64-006-008 (parcel 008). This includes
the trap shooting stations, club house and the pistol range. The rifle range lies on APN 64-005031 (parcel 031). Spent shot from the trap shooting facility falls on APN 64-006-007. Again, there
does not seem to be any dispute that all three parcels constitute the club property and is a part of
the target and shooting range.
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Effective Date that a Target and Shooting Range Became Nonconforming
The zoning of 008 is Recreation (REC), which only allows a target and shooting range by
conditional use permit (CUP). This provision went into effect in 2000 (which will be discussed in
more detail below). If this were a new use, it could be considered through the use permit process.
Parcels 007 and 031 are zoned Unclassified (U) and General Commercial-Planned DevelopmentMobile Home (C2-PD-MH), respectively. Neither of these zones permit a target and shooting
range either by right or by use permit. The use could only be allowed as a legal nonconforming
use on these two parcels, and only as a legal non-conforming use on 008 unless a CUP were
issued.
The 1986 zoning ordinance established the provision that all structures and land uses must be
permitted in the zone in which it is located (17.04.010). This is the “permissive zoning ordinance”
provision that if a use is not listed either under the permitted uses or conditional uses of the zone,
then the use is not permitted. Target and shooting organizations/ranges were not listed in any
zone; therefore, arguably, this was not a permitted use in any zone as of the effective date of the
ordinance in 1986 unless the use was established prior to the adoption of 17.04.010. The 1986
effective date applies to parcels 007 and 031. The use as a target and shooting range on these
two parcels can only continue if they were established prior to 1986. However, this is not the case
for parcel 008.
As noted in the staff report, the requirement for a CUP for a target and shooting range was added
to the REC zone by Ordinance 2624 in 2000. In reviewing the record for this ordinance
amendment it was discovered that prior to the amendment, shooting ranges were considered a
component of “fishing, hunting clubs/preserves”, which was not defined in the code but was a
permitted use in the REC zone. (The use of the word club vs. preserve differed between zones,
but appears to have been used interchangeably.) Target shooting was considered as a part of the
broader use classification of fishing/hunting preserves. It did not, however, actually require that
hunting or fishing occur, but the discharge of firearms, whether at stationary or moving targets,
was a similar use and permitted under the use description of “fishing/hunting preserve.”
The 2000 ordinance amendment, separating “target shooting” as a use from “fishing, hunting
clubs/preserves”, came out of a complaint about hunting on agricultural land adjacent to a rural
residential subdivision. Memoranda from Planning staff to the Deputy Director and to the Planning
Commission indicate that while reviewing uses compatible with agricultural preserves, staff
determined that certain outdoor recreational activities which were formerly taken for granted as
components of broader uses needed to be defined and included in the list of conditional uses for
different zones. Please see Attachments 1-3. This resulted in the addition of target and shooting
ranges being added as a separate conditional use in the REC zone as opposed to remaining a
component of a permitted-by-right “fishing, hunting preserve”.
The 1986 version of the code allowed “fishing, hunting preserve” as a use permitted by right (Sec.
17.46.020.H) in the REC zone. The gun club had been used as a “fishing, hunting preserve” since
the 1940s, specifically as a target shooting range. Therefore, the target and shooting range
became a nonconforming use with the adoption of Ord. 2624 in 2000.
Determination if a use is a legal, nonconforming use
There is a two-step process for determining if a use is legal, nonconforming under the County’s
zoning ordinance. First, it must have been established prior to the change in the zoning code that
prohibited the use or required a CUP. Secondly, there must have been no expansion of the use
since the adoption of the code that prohibited the use. Each of these requirements will be
discussed below.
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Use of the Parcels for a Target and Shooting Range
The Planning Commission must determine if the parcels were used as a target and shooting range
on each parcel in order to make a determination that the club has a right to continue that use.
There is no dispute that each of the parcels is currently being used as a part of a shooting range.
Firing of shotguns, rifles and pistols occurs on parcels 008 and 031. Spent shot falls onto parcel
007. The question is whether this was occurring prior to 2000 (parcel 008) and 1986 (parcels 007
and 031), respectively. Photographic evidence and sworn testimony clearly demonstrates that the
club was operating the trap shooting and pistol range on 008 prior to 2000. Testimony also
indicates that the club was operating a shooting range on 008 since 1947.
The only component of the range occurring on 007 is that this parcel is where spent shot from the
trap shooting falls. It is assumed that if trap shooting was occurring on 008 in the same manner as
it is today prior to 1986 then the shot has been falling on that parcel since trap shooting has
begun. Again, testimony from the club president indicates that the trap range has been in the
same alignment since at least 1972.
The use of parcel 031 for shooting range purposes is less clear. No aerial images are available
dating back to 1986, however, again, the gun club president again stated, in a telephone
conversation with the Planning Director on March 11, 2019 that he had used the rifle range in its
current location since the mid-1970s. Minutes from the gun club meetings indicate that the range
was constructed sometime between Oct. 1977 and Apr. 1979. (See attachment 4.) Barring
conflicting testimony, staff believes that this also demonstrates that the use of 031 for the shooting
range predates 1986.
Expansion of the Use
The primary issue with this appeal is whether the gun club has expanded the use since it became
a prohibited use in 1986 on parcels 007 and 031 or in 2000 for parcel 008. This is discussed in
depth in the original determination made by the Director. The purpose of this hearing is to
determine if the Commission concurs with that determination or whether it should be reversed.
The three sections of the code that address nonconforming uses are 17.04.010, 17.92.010 and
17.92.020. For ease of reference, these sections are provided below:
17.04.010 - Restriction on building construction and land use.
A. No building or structure shall be constructed, nor any land use commenced, enlarged or
altered unless it is permitted in the zone in which the land is located.
B. No building, structure or use of land shall commence, be altered, or enlarged unless it
meets the requirements of the zone in which the land is located.
C. A legally existing nonconforming use or structure may be expanded or enlarged upon
approval of a conditional use permit pursuant to Chapter 17.82 and 17.90.

17.92.010 - Land use existing prior to the effective date of this title.
The lawful use of land and structures thereon existing on the effective date of the ordinance
codified in this title, or amendments thereto, may be continued although such use does not
conform to the provisions of this title. If such use is discontinued for a period of one year,
any future use of such land or structures thereon will require approval as set forth in Section
17.92.020 of this chapter, except for the following reasons: discontinuance for a period of
one year due to destruction of structures for which a building permit for repairs or
replacements cannot be reasonably issued in that one-year period; discontinuance for a
period of one year due to acts of terrorism or acts of God.
17.92.020 - Enlargement of nonconforming use or building.
Any existing building designed, arranged, or intended for or devoted to a use not permitted
in the district in which such structure is located shall not be enlarged, extended,
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reconstructed, structurally altered or reoccupied unless a permit for such work or
reoccupation is approved by the planning commission. Provided, however, any alteration or
change to any structure associated with a nonconforming use shall be permitted if caused
significantly by any governmental regulation affecting such use. Provided, further, that any
damage or destruction to any structure associated with such nonconforming use is permitted
to be repaired or replaced in substantially the same square footage as originally existed.
Therefore, the question before the Commission in this appeal are as follows:
• Has a structure been constructed or the land use enlarged or altered since 1986 on
parcels 007 and 031 or since 2000 on 008?
• Has the use been discontinued for a period of one year on any of the parcels since the
above years on any of the respective parcels?
• Has any building associated with the gun club been enlarged, extended, reconstructed,
structurally altered or reoccupied on any of the parcels since the above years on any of
the respective parcels?
If the Commission finds, based on evidence in the record or public testimony, that any of the
above has occurred with respect to any of the three parcels, it should grant the appeal with
respect to those parcels, overturning the Planning Director’s determination. The gun club
operations must then cease on the affected parcel(s) unless and until a CUP is approved and
validated by the Planning Commission. If the Commission finds that none of the circumstances
described above has occurred, then the Commission should deny the appeal.
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Attachment 1
Internal Staff Memo Aug. 10, 1999

Attachment 2
Planning Commission Memo Nov. 18, 1999

Attachment 3
Planning Commission Memo Dec. 2, 1999

Attachment 4
Angels Gun Club Minutes
Oct. 10, 1977 and Apr. 9, 1979
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