Staff Report to the Weber County Board of Adjustment

Weber County Planning Division

Application Information

Application Request: Consideration and action on an appeal of an administrative decision, by the Weber County
Planning Division, to issue a Land Use Permit for parcel #22-010-0001, (located at 3788 E
4100 N, Liberty) owned by Richard Ralph & Rulon Kent Jones. The allegation is that the
Planning Division erred in its decision to issue this Land Use Permit.

Agenda Date: Thursday, August 25, 2011

Applicant: Bret Barry

File Number: i BOA 2011-04

Property Information
Approximate Address: 3788 East 4100 North, Liberty

Project Area: 6.15 Acres
Zoning: Agricultural Valley-3 Zone (AV-3)
Existing Land Use: Residential and Agriculture
Proposed Land Use: Expand Agricultural Use
Parcel ID: 22-010-0001
Township, Range, Section: T7N, R1E, Section 20
Adjacent Land Use
North:  Residential South:  Residential
East: Residential West: Residential
Staff Information
Report Presenter: Scott Mendoza
smendoza@co.weber.ut.us
801-399-8769
Report Reviewer: RS

= Weber County Zoning Ordinance Chapter 29 (Board of Adjustment)

= Weber County Zoning Ordinance Chapter 1 (General Provisions/Definitions)

= Weber County Zoning Ordinance Chapter 5B (Agricultural Valley - 3)

= Weber County Zoning Ordinance Chapter 23 {Supplementary and Qualifying Regulations)

Description and Appellant Request

On June 27, 2011 the Weber County Planning Division reviewed a Land Use Permit Application and subsequently issued a
permit for, what has been interpreted by the Planning Staff to be, an agricultural use on a parcel located at 3788 E 4100 N
in Liberty, Utah. See Map #1, on page 6 of 7, for approximate location. The Planning Division’s decision to issue this Land
Use Permit was based on information presented, and its compliance with the development standards found in the Zoning
Ordinance, e.g., use type, structure setbacks, and structure height; however, it is being appealed to the Board of
Adjustment for several stated reasons ranging from the Planning Staff's misapplication of the Zoning Ordinance to
incomplete and inaccurate information being provided by the Land Use Permit applicant.

Chapter 29 (Board of Adjustment) of the Weber County Zoning Ordinance states that one of the duties and powers of the
Board is “To hear and decide appeals where, it is alleged by the appellant that, there is error in any order, requirement,
decision, or refusal made in the enforcement of this Ordinance.” The appellant, Mr. Bret Barry in this case, is requesting
that the Board of Adjustment consider his appeal and cause the rescission of the Land Use Permit in question. See Exhibit A
for appellant’s letter to the Board of Adjustment. See Exhibit B for the Land Use Permit.



Parcel Information and Proposed Use

The agricultural parcel (Tax ID# 22-010-0001) for which the Land Use Permit was issued, is owned by Richard Ralph and
Rulon Kent Jones. It consists of approximately 6.15 acres and lies within the Agricultural Valley — 3 (AV-3) Zone which lists
“agriculture” as a permitted use.

During the third week of June (2011) an authorized representative, of the landowners, submitted a Land Use Permit
Application, a site plan, and a written narrative that describes the subject property and the proposed land use. See Exhibits
¢, D, and E respectively.

As described in the narrative, attached as Exhibit E, the Jones’ have proposed to expand their current agricultural activities
by utilizing an existing (1200 sq.ft.) agricultural building for meat cutting/preparation. [t has been represented that the
building will only be used for cutting/preparing meat (elk) that is a product of this farm operation and not for slaughtering,
butchering, or custom cutting other animals that have been raised and/or harvested from other sources, e.g., other
livestock operations or a hunter’s wild game. It has also been represented that there would be a limited number of animals
(approximately 100) cut and prepared during the fall months only.

Land Use Permit Issuance

In issuing the Land Use Permit, the Planning Division relied on information provided by the Jones, the Weber County Zoning
Ordinance, and Utah State Code. The specific zoning ordinances that apply to the Jones’ application are Chapter 1 {General
_Provisions/Definitions); Chapter 5B (Agricultural Valley - 3), due to the fact that the Jones’ property lies within the

Agricultural Valley — 3 Zone; and Chapter 23 (Supplementary and Qualifying Regulations), due to the structure’s size.

Chapter 5B states that “agriculture is the preferred use in Agricultural Valley, AV-3. All agricultural operations shall be
permitted at any time, including the operation of farm machinery and no agricultural use shall be subject to restriction
because it interferes with other uses permitted in the zone.” It lists “agriculture” as a permitted use and Chapter 1 defines
“agriculture” and an “agricultural parcel” in the following ways:

AGRICULTURE: Use of land for primarily farming and related purposes such as pastures, farms, dairies,
horticulture, animal husbandry, and crop production, but not the keeping or raising of domestic pets, nor
any agricultural industry or business such as fruit packing plants, fur farms, animal hospitals or similar
uses.

AGRICULTURAL PARCEL: A single parcel of land, at least 5.0 acres in area if vacant, or 5.25 acres with a
residential dwelling unit. This definition needs to be fulfilled in order to qualify for the agricultural building
exemption.

The parcel owned by the Jones’ meets the definition of an “agricultural parcel” and it is the Planning Division’s
interpretation that the proposed use is “agriculture” (“primarily farming” and a “related purpose”); therefore, it is
permitted.

The following describes the rationale behind the Planning Staff’s decision to issue the Land Use Permit:

1. Acomplete Land Use Permit Application Packet, certified to be true and correct, was submitted.

2. The Jones property site plan, submitted as a part of their packet, represented that the subject building is in
compliance with the development standards found in the Zoning Ordinance, e.g., use type, structure setbacks, and
structure height.

3. After consideration was given to the Weber County Zoning Ordinance, the proposed use was interpreted to be
“agriculture” which is a permitted use in the AV-3 Zone. -

Due to the County’s definition of “agriculture” being quite broad, i.e., agriculture is “primarily farming and related
purposes”, the Planning Staff referred to Utah State Code for more specific information. The following is the Utah
State Code definition of “agriculture”:

“Agriculture” means the science and art of the production of plants and animals useful to man including the
preparation of plants and animals for human use and disposal by marketing or otherwise.

4. The Planning Staff considered the proposed “meat cutting” activity to be a part of the “preparation” as included in
the above Utah State Code definition of “agriculture”. Due to the inclusion of the word “preparation”, the
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Planning Staff referred to Utah State Code for more specific information. The following is the Utah State Code
definition of “prepared” and “process”:

"prepared” means slaughtered, canned, salted, stuffed, rendered, boned, cut up, or otherwise manufactured
or processed.

"process™ means to cut, grind, manufacture, compound, smoke, intermix, or prepare meat or poultry products.

Even though the Utah State Code includes “slaughter” in its definition of “prepared”, the Planning Staff
determined that the proposed use was not a “slaughterhouse” due to the lack of activities customarily involved
with “slaughtering”. The proposed use (meat cutting building) will not include customary activities such as
stunning or causing the animals to become unconscious/insensible, exsanguination (the killing of the animal)
skinning, removal of internal organs, or rendering waste materials. See Exhibit H for examples of the slaughtering
process. The following is the Utah State Code definition of “slaughter”:

"Slaughter” means:

(a) the killing of an animal in a humane manner including skinning or dressing; or

(b) the process of performing any of the specified acts in preparing an animal for human consumption.

Livestock (animals) is undoubtedly a product of agriculture; therefore, the Planning Staff, prior to issuing the Land
Use Permit, was able to verify that “domesticated elk” are specifically listed and considered to be “livestock”
according to the State of Utah. The following is the Utah State Code definition of “livestock” and “domesticated
elk” as referenced:

" jvestock” means cattle, sheep, goats, swine, horses, mules, poultry, domesticated elk as defined in Section 4-
39-102, or any other domestic animal or domestic furbearer raised or kept for profit.

"Domesticated elk” means elk of the genus and species cervus elaphus, held in captivity and domestically
raised for commercial purposes.

13" 2011, Mr. Bret Barry, the owner of a home and property neighboring the proposed use, submitted an

application to the Board of Adjustment requesting the above described appeal. See Exhibit A for Mr. Barry’s letter to the
Board of Adjustment.

Below is a summarized list of issues/concerns that Mr. Barry is bringing to the attention of the Board of Adjustment,
followed by a Planning Staff response:

1. The proposed use is non-compliant with Section 58-3(5) of the Zoning Ordinance because its distance to dwellings on
adjacent properties is not at least two hundred (200) feet and the site includes permanent fences, corrals, chutes,
structures, and other buildings associated with a feeding operation.

5B-3. Permitted Uses Requiring Five (5) Ares Minimum Lot Area

1

Dairy farm and milk processing and sale provided at least fifty (50) percent of milk processed and sold is produced on the premises

Farms devoted to the hatching, raising (including fattening as an incident to raising) of chickens, turkeys, or other fowl, rabbits, fish, frogs or
beaver

Fruit and vegetable storage and packing plant for produce grown on premises.

The keeping and raising of not more than ten (10) hogs more than sixteen (16) weeks old, provided that no person shall feed any such
hog.any market refuse, house refuse, garbage or offal other than that produced on the premises

The raising and grazing of horses, cattle, sheep or goats as part of a farming operation, including the
supplementary or full feeding of such animals provided that such raising and grazing when conducted by a
farmer in conjunction with any livestock feed yard, livestock sales or slaughter house shall:
A.  notexceed a density of twenty-five (25) head per acre of used and;
B.  be carried on during the period of September 15 through April 15 only;
C.  be not closer than two hundred (200) feet to any dwelling, public or semi-public building on an
adjoining parcel of land; and,
D.  notinclude the erection of any permanent fences, corrals, chutes, structures or other buildings
normally associated with a feeding operation



PLANNING STAFF RESPONSE:

Section 5B-3(5) specifically and unambiguously states “the raising and grazing of horses, cattle, sheep or goats”, and then
assigns additional requirements to operations that raise and graze “horses, cattle, sheep, or goats.” This list does not serve
as a list of examples due to the fact that words like “such as”, “for example”, or “not limited to” are not used. Due to this
the Planning Staff concluded that the list was created decidedly and intentionally; therefore, the standards listed in A
through D above only apply to farm operations that involve those specifically listed animals.

Neither the existing and/or proposed use involves the raising and grazing of “horses, cattle, sheep or goats”; therefore,
Section 5B-3(5) does not apply and should not be considered by the Board of Adjustment.

In the event it were interpreted that Section 5B-3(5) did apply, the requirements listed in A through D above would only
apply to the “raising and grazing” area/operation and not to accessory buildings or those uses completely contained within
them. This becomes evident after reading the requirements listed in A through D. For example, requirement A refers to
the number of animals allowed on a per acre basis. One can see how this requirement (and others) applies to the “raising
and grazing” and could not apply to an accessory building.

2. Nothing within the Land Use Permit Packet provided guidelines, plans, or definition of environmental impact, waste
handling or disposal, waste water (septic), harmony with surrounding neighbors and harmony with the purpose of
the residential area.

PLANNING STAFF RESPONSE:

‘The ‘Weber -County. Zoning Ordinance does not require .guidelines, plans, or definitions. of -environmental . impact, waste .

handling or disposal, waste water (septic), or applicant descriptions of how a proposed use is in harmony with surrounding
neighbors or in harmony with the purpose of a residential area. Documentation or proof of culinary and waste water
(septic) approval is required prior to the issuance of a Weber County Building Permit. The required documentation has
been provided by the Weber/Morgan Health Department and has been received by the Weber County Building Inspections
Office.

3. The proposed use is contrary to the public interest and will result in unnecessary hardship to both adjoining
properties and other residents in the area.

PLANNING STAFE RESPONSE:

Mr. Barry would like the Board of Adjustment to find that the proposed use is “contrary to the public interest”; therefore,
rescind or overturn the issuance of the Land Use Permit. He, in his letter to the Board of Adjustment, has quoted the
following language from Chapter 29 (Board of Adjustment) of the Weber County Zoning Ordinance:

To authorize upon appeal in specific cases such variance from the terms of this Ordinance as will not be
contrary to the public interest, where, owing to special conditions a literal enforcement of the provisions of
this Ordinance will result in unnecessary hardship; provided, that the spirit of this Ordinance shall be
preserved and substantial justice done.

This language resides in Section 29-3 (Duties and Powers of the Board) and explains one of approximately thirteen
other duties of the Board of Adjustment; none of which authorize the Board of Adjustment to rescind Land Use
Permits based on whether or not a proposed use is thought to be contrary to public interest. The above language
simply authorizes the Board of Adjustment to hear and grant variances when certain criteria are met. Mr. Barry’s
appeal is not a variance request; therefore, this language does not apply to the appeal and should not be
considered by the Board of Adjustment.

4. There is evidence of a lack of stewardship, care for animals and care for facilities on the property for which the Land
Use Permit was issued.

PLANNING STAFF RESPONSE:

The general condition of property or the lack of stewardship may, in some cases, be addressed through the County’s Zoning
Enforcement; however, a lack of stewardship, in this case, does not apply to the appeal and should not be considered by
the Board of Adjustment.




5. The proposed use is not agriculture but is in fact commercial.

PLANNING STAFF RESPONSE:

The Planning Division Staff relied on information provided by the Jones, the Weber County Zoning Ordinance, and Utah
State Code. After considering these sources, the proposed use was determined to be “agriculture”. Refer to the “Land Use
Permit Issuance” section above.

6. The proposed use is not within the essence of the agriculture ordinance’s (Chapter 5B or AV-3 Zone) sub-sections
listed below nor in compliance (specifically) with the 58-2-3:

5B-2-3. Animals or fowl kept for family food production as an accessory use
5B-2-8. Fruit or vegetable stand for produce grown on the premises only

5B-2-10. Greenhouse and nursery limited to sale of materials produced on premises and with no retail shop
operation

5B-2-14. Private park, playground or recreation area, but not including privately owned commercial amusement business

PLANNING STAFF RESPONSE:

The proposed use has been interpreted to be “agriculture” which is listed as a permitted and entirely separate use allowed
in the AV-3 Zone. Sub-section 5B-2-3 (Animals or fowl for family food production as an accessory use) is intended to allow
animals to be kept on the same property as a single family dwelling which is the main use.

The above listed sub-sections do not regulate agricultural activities; therefore they do not apply to the appeal and should
not be considered by the Board of Adjustment.

7. The operation does not comply with Weber County Ordinance 58-5-4 and 5B-5-5.
PLANNING STAFF RESPONSE:

Sub-sections 5B-5-4 and 5B-5-5 regulate main building height and accessory building height respectively. The buildings
located, on the parcel for which the Land Use Permit has been issued, meet the building height requirements for the
Agricultural Valley — 3 Zone; therefore, these sub-sections do not apply to the appeal and should not be considered by the
Board of Adjustment.

8. The proposed use is subject to Chapter 22C (Conditional Uses) of the Weber County Zoning Ordinance.
PLANNING STAFF RESPONSE: '

The proposed use is not listed as a Conditional Use; therefore, the proposed use is not subject to the Conditional Use
Permit review process. This allegation does not apply to the appeal and should not be considered by the Board of
Adjustment.

9. The proposed use is subject to Chapter 36 (Design Review) of the Weber County Zoning Ordinance.
PLANNING STAFF RESPONSE:

Chapter 36 provides standards for traffic safety, advertising, landscaping, site layout, and utilities only when associated with
the development of multi-family dwellings, recreation resort uses, public and guasi-public uses, business, commercial, and
manufacturing sites. The proposed use has been interpreted to be an agricultural use; therefore, Chapter 36 does not apply
and should not be considered by the Board of Adjustment.

10. The proposed use is subject to Chapter 41 (Drinking Water Source Protection) of the Weber County Zoning
Ordinance.

PLANNING STAFF RESPONSE:

Chapter 41 provides standards for certain types of activities (including agriculture) when located within Drinking Water
Protection Zones. The parcel and proposed use, for which the Land Use Permit has been issued, is not located within a



Drinking Water Protection Zone; therefore, Chapter 41 does not apply to the proposed use and should not be considered by
the Board of Adjustment. See Map #2, on page 7 of 7, for Drinking Water Protection Zones and subject parcel location.

11. The Jones’ are in violation of Chapter 30 (Land Use Permit, Building Permit and Certificate of Occupancy) of the
Weber County Zoning Ordinance. Construction activities commenced prior to the issuance of a Building Permit.

PLANNING STAFF RESPONSE:

The Jones’ did begin construction prior to the issuance a Building Permit; however, all required information was received
and a Building Permit was issued on (or about}) July 26", 2011.

= |sthe proposed use agriculture?
s Does Section 5B-3(5) of Chapter 5B (Agricultural Valley-3 Zone) apply to the proposed use?
= Do Mr. Barry’s ather listed concerns (2 through 11) apply to the appeal?

A. Appellant’s letter to the Board of Adjustment.

B. Land Use Permit.

C. Weber County Land Use Permit Application.

D. Proposed Site Plan.

E. Jones Narrative Describing Proposed Use.

F. Planning Division Staff Review Notes of Proposed Site Plan.
G. Weber County and Utah State Code Definitions.

H. Examples of Typical Slaughterhouse Procedures.
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Exmprr A '/pg

Dear Weber County Board of Adjustment,

This appeal has been prepared to request a Board of Adjustment hearing and public comment on the
Land Use Permit (LUP64-2011) issued by Weber County for parcel number 220100001 located at 3788 E
4100 N in Liberty, Utah. The parcel is listed under “Jones, Richard Ralph &” on the Land Use Permit.

I, and various neighbors adjoining and in close proximity to the property, believe there are requirements
which may have been overlooked in the approval process which may be due to incomplete and
inaccurate information provided by by Rulon Kent and Garet Kent Jones in their narrative and drawings
submitted with the Weber County Land Use Permit Application. The drawing provided by the Jones’ did

not show the adjacent properties or dwellings.

o | bring your attention to 58-3 of the Weber County zoning ordinances Agriculture Valley Zone
AV-3 titled “5B-3 Permitted Uses Requiring Five (5) Ares Minimum Lot Area specifically points 5

and 6. Please see the permit language below.

B-3 Permisted Uses Requiring Five (5) Ares Minimiini Lot Area =~ =
1. Dairy farm and milk processing and sale provided at least fifty (50) percent of
milk processed and sold is produced on the premises

2. Farms devoted to the hatching, raising (including fattening as an incident to
raising) of chickens, turkeys, or other fowl, rabbits, fish, frogs or beaver

3. Fruit and vegetable storage and packing plant for produce grown on premises.

The keeping and raising of not more than ten (10) hogs more than sixteen (16)
weeks old, provided that no person shall feed any such hog any market refuse,
house refuse, garbage or offal other than that produced on the premises.

P S S

5. The raising and grazing of horses, cattle, sheep or goats as part of a farming
operation, including the supplementary or full feeding of such animals
provided that such raising and grazing when conducted by a farmerin
conjunction with any livestock feed yard, livestock sales or slaughter house

shall:
1. not exceed a density of twenty-five (25) head per acre of used and;
2. be carried on during the period of September 15 through April 15
only; _
3. be not closer than two hundred (200) feet to any dwelling, public or
semi-public building on an adjoining parcel of land; zfr_;d,

4. not include the erection of any permanent fences,‘cormls, chutes,
structures or other buildings normally associated with a feeding

operation

Point 5B-3-5-3 specifically states “be not closer than two hundred (200) feet to any dwelling, public or
semi-public building on an adjoining parcel of land”. The proximity of the home/dwelling on the
adjoining property of Bret Barry at 4221 N 3800 E, Liberty, UT 84310 is Jess than two hundred (200) feet
from the proposed building. The proximity of this adjoining dwelling creates non-compliance with the

ordinance.
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o Additionally, the proximity of the home/dwelling of Clay Poulter, 4170 N 3800 E, Liberty, UT
84310 is also less than two hundred (200} feet from the proposed building.

s  Point 5B-3-5-4 specifically states “not to include the erection of any permanent fences,
corrals, chutes, structures or other buildings normally associated with a feeding operation”.
There are permanent fences, structures and buildings on this site. Thisis also stated in the
“Agricultural Description of Property”. “The handling facility and agricultural storage area is
used to store hay, grain and other farm supplies. Itisalso used to bring the elkinto a
smaller area in the winter to be worked”. [t seems that these buildings create violations of

the ordinance.

« The meat packing slaughter house is contrary to the neighborhood interest. While it may be in
an agricultural zone AV-3, this area has been, for over four decades, a subdivision where
agriculture is practiced for family use. There are certainly no other commercial facilities. The
waste products of blood and offal are a strong attractant to predators. There have been
multiple incidents with animal killings by predators in the area since the elk have been on the
property. We expect the processing of meat would increase predators in the area.

e This facility is not in harmony with the area which is principally family housing on large parcels
and animals are kept as “pets”. Concern for odors from the facility, other pollutants and
disposal of waste products is of great concern. Additionally this will bring more traffic to a very
quiet street with children. Additional traffic and the need for more parking to provide for the
delivery and pickup of elk can also be expected to create undue hardship on neighbors and local

residents.

In summary, we believe the Land Use Permit (LUP64-2011} is nat in compliance with Weber County
Ordinances for Agriculture Property Zone AV-3 and may have been issued because of incomplete and
inaccurate information supplied by the Jones’ on their Weber County Land Use Permit Application.

» Distance to dwellings on adjoining proper‘tiés is not two hundred (200) feet thus notin
compliance with Ordinance 5B-3.

e The site includes permanent fences, corrals, chutes, structures and other buildings normally
associated with a feeding operation thus not in compliance with Ordinance 58-3.

o Nothing within the narrative nor drawings provides guidelines, plans or definition of
Environmental Impact, waste handling and disposal plan, waste water plan, harmony with
surrounding neighbors and harmony with purpose of the residential area.

e Quoting Weber County Board of Adjustment Application Review Document (current as of
05/01/10) page 2 of 5 point 3 “To authorize upon appeal in specific cases such variance from
the terms of this Ordinance as will not be contrary to the public interest, where, owing to
special conditions a literal enforcement of the provisions of the Ordinance will result in
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unnecessary hardship; provided, that the spirit of the Ordinance shall be preserved and
substantial justice done” We submit that the proposed facility is “contrary to the public
interest” and “will result in unnacessary hardship” to both adjoining properties and other

residents in the area.

Thus we request according to point 4 (“to interpret the zoning map and zoning ordinance”) that the
Board of Adjustment hear this appeal which is brought forth by Bret Barry and other local residents.

Sincerely,

Bret Barry

Property Owner
4221 N3800E
Liberty, Utah 84310

~ Attached please find multiple photos of the Jones property where the proposed slaughterhouse meat-
processing facility is intended to be located.

| bring your attention to such inaccurate statements documented by photos:

“Weeds are controlled and the land is replanted when needed.”

Additionally, the Board of Adjustment will see the proximity of the facility to the Barry, Poulter,
McFarland, Tuck and Rohde dwellings.

Finally, the Board of Adjustment will see the general condition of the property including multiple human
and animal hazards in the “working facilities” thus providing evidence of the lack of stewardship and
care for animals, facilities and land at the Jones property.
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Dear Board of Adjustment,

I respectfully submit additional information to my request for Appeal of the Land Use Permit LUP64-
2011.

In review of the Weber County Ordinances the intended use of the slaughterhouse and/or meat cutting
processing operation which will prepare and provide for the sale of processed meat proposed by Rulon
Kent Jones, Garet Kent Jones and Broadmeouth Ranch (www.utahelkhunt.com) is not agricultural but is
in fact a commercial business operation.

B-1A Agriculture Preferred Use

Agriculture Is ine preferred use in Agricufiural Yailey. AV-3. All agricultural ocsrations shatt be permiitea
at any time. inciuding thie oparaiion of farm machinery and no agriculiural use shali be subject o
24

rasiriction because it intarferas with other uses permifiad in the zone

Though agricultural in nature, the proposed operation does not fit within the parameters of 58-1A
because it is clearly commercial. The generally stated purpose of the operation is to process the meat
from the livestock sold as part of a private hunting business. This proposed extension of the
Broadmouth Ranch (www.utahelkhunt.com) operation will combine a slaughterhouse and/or meat
cutting, packaging, processing operation which will prepare and provide for the sale of processed
livestock within and across state lines and is definitely a commercial to supplement the business of
Rulon Kent Jones and Broadmouth ranch which should be aptly designated as commercial.

Commercial Valley Zones CV-1, CV-

18-B1 Purpose and Inteni

d Commercial Valisy. CV-2 (Ganaral:

Zones is to provide suftable areas for the locaiion of the various tvess of commercial actvity nseasd i
serve the peopie and commearce of the Ogdan Valiey in unincorporatea Weizsr Couniy. if 1S also i
sepzrala into tvo zones usss based upon the 1yos of activily which are comoaiible and complemantary,

o ~ —.-.'-’,a.‘,».-,al' - - PR P '~
as well as intensity of iand uiilization and ac CE330rY UsSe iesqas.

18-B4 Special Regulations



1. Hareinalier spscified Permitied ang Condidenal uses shall o= allowsad oniy when ihs fodowing
condiiions are comgliad with:
1. Al uses shall be iree from excessive odor. dust, smoxe, 0f noise.
2. Inthe CVY-1 (nsignbernosd) Commarciai Zona no eniertainmani, except recordad music

shai be parmitied in cafes, cafetarias, ice crsam parlors, of resiauranis

1. Acar wash shail bs permitied subject to ihe foliowing resirictions:
1. Operaiion or use shall limited 1o the nours beiween 8:00 a.m. and 10:00 g.m. in CV-i
Zones only.

2. Trere shali noi Ds more man for washing cays for a manua! spray car wash in CV-1

Zonas only.

]

Ofi-sireet vehicle siorage required as foflow

w

.1.0ne bay car wash four spacgsin ths approachians..

™~

Two bay car wash. tnree scaces in the apgroach lane for each wash bay

. Three or mare tay car wash. wo SEacas in the approach lane for eacn wash bay

(&)

M

fovl foev2
Manufacture of goods retailed on premises N iC

' Meat Custom cutting and wrapping excluding slaughteringz N C

i |

i i :

i Meat, fish and seafood store p

i ;

i i

As Weber County has specifically designated Weber County Ordinance Commercial Valley Zones CV-1,
CV-2, for the inclusion of businesses relating to meat custom cutting and wrapping in section 18-B5
Uses. This commercial operation is directly suited for location in the CV-1 and CV-2 zones.

The Jones have verbally advised me, as well as others, that the meat which is produced from this
commercial operation will be provided, sold and/or delivered to clients which have procured the meat
through sales of livestock and products from Broadmouth Ranch (www.utahelkhunt.com). Thus this
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operation is to be used as an accessory to the commercial hunting enterprise of Rulon Kent Jones and/or
Broadmouth Ranch and other entities associated with the afore mentioned.

5B-2 Permitted Uses

1. Accessory building or use customaril, incidental to any parmitied or conditionai use

2. Agriculture, agriculturaf experimen station: apiary; aviary; aguarium

»_“

3. Animals or fowi kspt for family fooa production as an accessory usa

As we understand a conditional Land Use permit has been granted due to Weber County Ordinance 58-
2-2 and in following the essence (is that the correct word) of the law that 5B-2-3 clearing states “Animals
or fowl kegt for family food production as an accessory use”

The commercial preparation, cutting, hoxing and shipping of processed livestock within and across state
lines is not within the essence of the ordinance nor in compliance with Ordinance 58-2-3 specifically
“Animals or fow! kept for family production.....”. The intended commercial preparation, cutting, boxing
and shipping of processed livestock can in no way be considered an “accessory use”.

Ordinance 5B-2-8 clearly states “for produce grown on the premises only” Thus the Jones submission
should be considered under the essence of this ordinance.

Ordinance 5B-2-10 clearly states “limited to sale of materials produced on premises and with no retail
shop operation” Thus the Jones submission should be considered under the essence of this ordinance.

Ordinance 5B-2-14 clearly states “but not including privately owned commercial......business” Thus the
Jones submission should be considered under the essence of this ordinance.

5B-3 Permitted Uses Requiring Five (5) Ares Minimurm Lot Area

1. Dairy farm and mik processing and sa's provided at least fifty (50; percent of mik processad ang

soid is produced on the oramisas

2. Farma davoied 10 the hatching. raising tinciudi ing fattaning as an incidan: fo raising; of chickens.
ur<z /3, of otner fowi. rabiis. fish rogs or baaver
3 cang pian
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ofiz’ ovhar inen nal




[6)]

The raising and grazing of horses caing,

= < H b X

e supslema

aiary o full feading of such animals grovidad thar sucs raising and ¢
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3. &= not closear than w0 nundred (200: fze
on an adioining parcei of land; and,

not inciude the erection of any parmanen: fences. corrais, cnui
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buildings normally associaied with a iseding operation

i-puigiic building

oiner

The purpose of the proposed commercial operation does not comply Weber County Ordinance 5B-5-4
and 5B 5} -5. The raised and grazed livestock prowdmg for this business are in fact sold toindividuals as.

* per the terms and conditions on the Broadmouth Ranch website

http://utahelkhunt.com/content/hunts.html in which hunters are “Featuring 100% Guaranteed Elk

Hunts! ” at prices listed on the site.

S5, 90 plus
$488 license

With our traphy hunt,
we guarantee an
opportunity up tc a 340
class buil.

Er s $3,900 plus license

3X6 Bull and 5X5 Buh

$1,900 plus license

$4,900 plus hcense

Please

We also have elk hunts
that we guarantee
specific size bulls, For
the hunter that would
like to choose 3
particular class of bull,
we have bulls up to 600
points., We do not over
hunt our ranches and--
we are at 100%
success for eh<
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The proposed commercial operation of Jones and Broadmouth Ranch may also be considered an
agricultural feed yard operation as defined in Rulon Kent and Garet Kent Jones “Agricultural Description
of Property”. “Elk are bred, grazed, handled (vaccinated and ear tagged) and raised on the property. The
handling facility and agricultural storage area is used to store hay, grain and other farm supplies. It is also
used to bring elk into smaller area in the winter and be worked".

Conditional Uses

22C-1 Purpose and Intent

The purpese of this chapter Is to establish stanaards for iand uses listed in each zone as a conditional
use, and to provide for a reasonable application, review. and approval process for fand uses that are

specified as “conditional.”

Conditional uses ars intandsd to ailow greater flaxibility by providing a wider variety of uses in a zone.
while &t the same time aliowing canditions to be apolied, due to their unigue characteristics or potential
impacts on surrounding uses. These may be agprogriaie only in certain locations and/or under specific

cenditions that mitigate potential impzcts. If impacis cannot b2 mitigaisd, the conditional uss may b2

Jeemed incompativls in some araas.

?QC H w’ew Procedure

Aoplications for a conditional use permit shalt be submitied fo the Pla anning Division.

1. An apolication shail includa:

1. Acompleied applicaiion form signed by the property owner or certified agent.

2. An agglication fea. Tt

\'1)

payment of a parual apslication fes, or the sunmitial of ofans for a pre-

submitial review. does not conshiuiz a compleie apgiication.

3 A narralive addressing the Criteria of Issuance 22C-5.

4. Detailed location mag.

5. Dstailed building plans and sife plans spacifications sial be drawn ic scalz inciuding elsetronic
cogiss shovang details and other aponcable zoning reguiremanis as
Chapisr 36 "Design Raview” and Chagier 18C “Ogdzn
Scresning Standaras”

& Accomoanying Gosumenis including warer ang wasis waiss feasibiny 1eftars
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7. Any additional perinent informaiion nesdec 1o adequately describs the proposal.
8. Areguirement that the applicant submit applicable imoact studies or other technicai studias

regaraing grading. drainage. traffic, geologic hazards, etc.
9. For those applications whers no changes are propcsed (0 an existing structurs, the aoplicatio

requiremanis may e modified by ihe Planning Diractor.

In granting a Conditional Use Permit” applications are subject to Weber County Ordinance 22C. Quoting
22C-3 of the ordinance “Applications for a conditional use permit shall be submitted to the Planning
Division. :

1. An application shall include:”. The submission by the Rulon Kent and Garet Kent Jones does not
include all the required items, specifically:

22C-3-1-5 - Detailed building plans and site plan specifications.....and other appllcable zomng

“‘requirements as-which are outlined-in-Chapter 36 “Design Review”- S R e

Citing Chapter 36 “Design Review”:

36-1 Purpose

The purpose and intent of design raview by the Planning Commission is to sacure the ganeral purooses
of this Ordinance and the masisr pian and {o insure that the general dasign, layout and appsarance of
buiidings and structures and the davelopmant of property shall in no case bz such as would impair the
orderly and harmonious development of tfie nsighbarhood or impair invesiment in and occupation of the

neighibcrhood.

It shail not be the intent of ihis Chaprer to restrict or specify the particuiar architectural design proposeq or
to specily the exterior dstaii or design. color, or matarials proposed by the applicant. except as such dstail

is of such magnitude as to afiect the ganeral appearance and compatibility of the deveiopment with its

surroundings or as guided by Chapter 18C, Ogden Valley Architectural and Landscape Ordinance.

Weber County Ordinancd 36-1 Purpose “The purpose and intént of design review by the Planning
commission....” is “to insure that the general design, layout and appearance of buildings and structures
and the development of property shall in no case be such as would impair the orderly and harmonious

development of the neighborhood or impair investment in and occupation of the neighborhood.”

*We the adjoining property owners and neighbor property owners in close proximity submit that the

“appearance of buildings and structures and the development of the property” do impair the orderly



%

and harmonius development of the neighborhood and impair investment in and occupation of the

neighborhood”.

22C-3-1-6 — “Accompanying documents including water and waste water feasibility letters”

22C-3-1-8 — “Arequirement that the applicant submit applicable impact studies or other technical
studies regarding grading, drainage, traffic, geologic hazards, etc.

36-2 Appiication and Review

All apolications for occupancy permits or building permits for all multi-ramily (over 8] dwellings, recraation
resort uses, public and quasi-public usas, businass, commercial and manufaciuring buildings, struciures
and usss and their accessory buildings, shali be accompanied by architeciural elevations and site
development plans to scale, which shall show building locations, major exisrior elevations, exterior
building materiais and color schiemes. landscaping. grominent exisiing treas, ground treatment, fances,
off-streat parking. vshicis and padesirian circulation. adjacent buildings, siraats and property lines, and

exisiing grades and proposed new grades. All plans shall be reviewsa and approved by the Planning

Commission with the axception that small buiidings with & total fooiprint of less than 10.000 sq ft and a
roject area of less than one acre shall be reviewed and approved by ifie Planning Director after meeting
the raquiremems of all agplicabie ordnances. Afl of the above required architectural and site development

glans shall be reviswed and approved prior to the issumng of any iand uss. occugancy or ouilding permit.

Al documents submitied in the agpiication shall be accompanied by & POF file of the respactive
documant. All pians (including but not limited o site plans. architeciurs: slevationssrenderings, eic), and

subssquent submitials and revisions, shiall be accompanied by a fuli scale set of POF. DWF and JPEG

b

According to Weber County Ordinance 36-2 Application and Review:

All applications for....business, commercial and manufacturing buildings, structures and uses and their
accessory buildings, shall be accompanied by architectural elevations and site development plans to
scale, which shall show building locations, major exterior elevations, exteriar building materials and
color schémes, landscaping, prominent existing trees, ground treatment, fences, off-street parking,
vehicle and pedestrian circulation, adjacent buildings, streets and property lines, and existing grades and
proposed new grades. All plans shall be reviewed and approved by the Planning Commission with the
exception that small buildings with a total footprint of less than 10,000 sq ft and a project area of less



than one acre shall be reviewed and approved by the Planning Director after meeting the requirements
of all applicable ordinances.

Additionally:

All documents submitted in the application shall be accompanied by a PDF file of the respective
document. All plans (including but not limited to site plans, architectural elevations/renderings, etc), and
subsequent submittals and revisions, shall be accompanied by a full scale set of PDF, DWF and JPEG files
of the respective plans

Consideration prior to Conditional Land Use Permit is to be given to Weber County Ordinance 36-4
Considerations in Review of Applications, please see below:

3 ..—4 G S e Z'.../'..OUS,!}?“J.LB)N@ \,./igWmO.f_I{}‘pp__i}:c.a_fiQB'_s S L L L T L T UL T L LT AL

The Pianning Gommission and.or the Planning Dirscior shali consider the following matiers, and others

when applicable, in thsir review of apgheations and where the pian is found deficient the pian design shaii

et

be amandead or conditions imposed to mitigate such deficisncies when considering:

i. Considsrations relafing o traffic safety and traffic congsstion:
1. The effsct of the daveloprant on lrafiic conditions on abuting sireels
2. The lavout of the site with respect to locations and dimensions of vehicular and
pedesirian entrances. exits. drives, and walkways
3. The arrangsment and adequacy of off-sirest parking faciliies ta grevent fraffic congaston

The iocation; arrangsmant. and dimensions of truck loading and unioading facilities

A

the case or 2 commerciai or incusirial davalopmeni which includes an on-site

ownsr/zmployeg residential use, all resideniial windows should face away from icading

The circulation paiterns within the boundariss of the davelopment, In the case of a

12N

commercial or indusirial develoomant which includas an on-site ownsaremoloyea

residential uss. a separate ingr;ss,/eg.r-ss may be required, depending on ine size
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adjaceni property signs and the acpearance and harmony with othsr signs and

i

fructures with the project and with adjacent develooman

3. Considerations relating o landscacing:

1.

)

™

The ‘acation, height and materials of walis, fences. hadges and screen plantings fo insuire
harmony with adjacent devslopment, or (o concaal siorage areas. uility instaliations, or
ofer unsightly deveiooment

The pianting of ground cover or other surfacing, such as bark or colored/natural grave!,
as described in item G, to prevent dust and erosion and provide a visual break for the
monoiony of building materials. concrste and asphalt

A minimum landscape space of 10% of the project area shall b provided with
consideration of drought resistant and water conserving landscape materials, or as
required by Chapter 18-C, Ogden Valiey Architectural and Landscape Ordinance

Tie number and type of mature and planted size of ali landscaps plantings

The method of irrigation and aggroximate location of the water meter, point of connection,
sarinkler andior drip irrigation heads. and any blow-out or winisrizing system. Water
conserving methods. such as hubblers and dric systams and electronic timer devices
are encouraged

.

The iocalion, typs. and size of any existing trees over 4" caiiper that ars te be ramovad

Landscape Siandards. Plant sizes af the time of instzilations shali bz as follows:

1. Daciduous irees shall have a minimum frunk size of two {2; inches calipsr.
2. Evergreen traes shall have a minimum height of six {8; fest as measurad from
fop of root oall.

3. All woody shrubs shail have a minimum nsighi or soread of sighteen (18; inchas

depending upon the plant's natural growi: habii, uniass oiherwiss specified.
Plants in five (5} gallon containers will generaity comoly with this standard.

4. Vines shall be five (5) galion minimum siza.

5. Turf grass specigs, if used, shall be nardy to e locai arsa. Application rates
shail be high enough to provide even and uniform coverage within ong (1)
growing season. Turf areas, where erosion is expsctad 1o occur undsr normal

conditions. such as drainage swales, berms andior siopes graater than 30%

shail be planied with s0d or otfier degp-rooiing, waier conssrving olanis i

erosion conirol and soil cansarvation.




7. Ground cover may consist of natural or colored graval, crusnad fock. s

bark or similar types of landscaping matenals.
§. Water conssrving landscaping methods and matenais are recommended and

encouragad.
. Plants usad in conformance with the provisions of this section shali be hardy and capabie
of withstanding the exirames of individual site microclimares. The use of drought tolerant
and native plants is prefarred within areas aporopriata 1o soils and other site conditions.
Al ,'}'rigateci non-turf areas shall be covered with a minimum layer of thres (3} inches of

muich to retain water. inhibit wesd growtn and moderaie soil temperature. Non-porous

material shall nat be placed under muich.
wner of the premisas shall be responsibie for the maintenanca, repair and

«©

Thz o
replacement, within thirty (30) days of removal. of all landscaping matsrials on the site

nt extends beyond the normal

thirty.(30; day ums fimit for repiacemsznt

growing season, replacement shalf ba made ar the beginning of the following growing

5€4a80in.
5 “"\‘
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Considerations relating to buitdings and site layou::
1. Considsration of the ganerai silhousgite and mass of buildings including location of the -

al piant coverags, ail in relationship to adjoining

A

site, glevations. and relation to naiur

huiidings and the neighborhood concept.
Considsration of exterior design and huilding materiais in relation 1o agjoining structures
in height, buix. and area openings. breaks in facads facing on a sirgsi or sirsets. line

Dy

and pitch of roofs, and the arrangsi
ns relating to uiility easemenis. drainage, and othsr enginsering
d surface water drainags

1 The provision within the devalopment for adequiacy of storm and suria

questions:

e -
Considsraiio

S

7

to and through the proparty

and reiention facilities and for u
ent concept pian aporovai associated with any Rezoi

(Q

Considsrations relating to prior developm
Agreemeni, Flanned Commercial or Manufaciuring Rezoning or Fiannad Sesidential Unit

O

Devgiogmeant Approvai:
1 Does any proposed phass or phasing saquence of an 2poroved Concept or Fraiiminary
i independant development units that

velopmeant Flan provide for logica! workabls

fob)

]

wouid function adequately if the r
gpi plan?

i3 this plan or phase thersof a mor

3]

Arg any modificaiions

o

ameanaing tha
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36-5 Conditions

Design approval may include suci other conditions consistent with the considerations of this, and’or any

other Chapter of ifie Webar County Zoning Ordinance. as the Comimission or Planning Director desm

reasonable and necessary under the circumstances to carry out the intani of the Zoning Ordinance.

Consideration should be given to the following per Weber County Ordinance 36-5 Conditions:

Weber County Ordinance - Drinking Water Ordinance 41-1 Purpose and Intent, 41-2 Definitions, 41-3
Establishment of Drinking Water Source Protection Zones, 41-4 |dentification of Public Water Systems
and their Drinking Water Source Protection Zones, 41-5 Allowed Uses, 41-6 Prohibited Uses, 41-7
Sewers within Drinking Water Source Protection Zones and Management Areas, 41-8 Drinking Water
Source Protection Requirements, 41-9 Transition, 41-10 Administration

41-1 Purpose and Intent

The purpose of this ordinance is to ensure the crovision of a safe and sanitary drinking water supply to

the residents of Webzr County who receive water for Sulinary and domestic use from public water
systems in the Counly by the establishment of drinking watsr source profection zonas suirounding the

wellheads and springs for all welis and springs used ty publiz watsr systems in the Counly and by the

designation and regulation of property uses and conditions thai may be maintained within such zonas

41-2 Definitions

When used in this ordinance, the foilowing words and shrasses shail have the meanings given in this
Saction:
Best Management Practices
A practics or combination of praciicas dsierminad tc ba the most effaciive graciicabie means of
concucting a land use activity tc minimize thie potanrial for becaming a podiution source fincluding
fschnological, economic, and institutionai considerations).
Design Standard
Estapiished Siate or National Siandz
of a pciential coniamination source io sras

Secondary Containmani"y. A conirol §

praveni dischargss to ths groundwais:

Drinking Watar Source Protection (DW3SP) Zone



The surface and subsurface area surrounaing a groundwaisr source of drinking waler sugplying a
oublic water system through which contaminanis are raasonably likely to move toward and reach
such groundwatsr sourca.

Groundwater Souice
Any weall, soring, tunnei, adit, or other tindarground opening from or through which groundwater
flows or is pumped from subsurface water-bearing formations.

Poliution Source

Point source dischargas of contaminanis to ground water or poiential discharges of the liquid
forms of "exiremely hazardous substances” which are stored in containers.in excess of
"applicable threshold planning quaniities” as spscified in SARA Title 11l. Examples of possible
pollution sources includs, but are not limited to. the following: storage facilities that store the liquid
forms of extremely hazardous substances, saptic tanks. drain fields, class V underground
rrjecr/on walls, landiilis, cosn dumgs, landfiliing of siudge and septags, manure piles, sal piies,

oit privies, drain linss, and animal fae )hg ‘oparations with more than tén animal Unis.

The following definitions clarify the meaning of "pollution source:”

B

Animal Feeding Operation

A lot or facility where the following condisions are met: animais have been or wili be siabled or
confined and fad or mainiained for a total of ferty-five {45 days or more in any bwelve {12; monin
period, and crops, vegetation forage growih. or post-harvest residues are not susiained ining
normal growing season aver any portion of the fot or facility. Two or more animal fesding

operations under common ownershio are considersd to be a single feeding opsration if sy

=

adjoin each other, if they use & common area, or if they use a common system for the disgosal o
wastes '

Animnal Unit

A unit of measurement for any animat faading operation calculated by adding the following

d fesdar catile muiiiotied by 1.0. plus the number of maiurs

s}

numbers, the numasr of slaughier ai
dairy cattle mufiipliad by 1.4. pius the number of swine weighing aver 55 pounds muliigied oy 0.4.
olus the number of sheep murigiied by 0.7, plus the numbsr of horses multiplied ¢y 2.G

Extramely Hazardous Substances

Those substances which are identified in the See. 302(E£HS: column of the "TITLE 1it LiST OF
LISTS - Consolidated List of Chemicais Subjact io ﬁepfming Under SARA Title 111" 1EPA 560.4-
81-0%1; A cooy of this documsnt may ba obiained from. Ssction 313 Document Lisirioution

Centar. P.O. Box 12505, Cincinnzir. OH 41212,

Hazzardous Wasie
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A waste with progerties ihat maks it dangerous or potential harmiui to hurnan heaith or 1o the
environment

Potentiial Contamination Sourcs

Any tacifity or site, which empicys an activity or procsdure, which may poteniially contaminate
ground watar. A poliution source is also a potsntial contamination source.Such term includes
collection. ireaiment. storage and distrizulion facilities uncler conirol of the operator and used
orimarily in connection with the system. Additionally. ihe rarm includes collection, pretreatment or
storage facilities used primarily in connaction with the system but not under such controi.
Sanitary Landiill

A disposal site where sclid wastes, including out rescibie wastes, or hazardous wastes. are
dispesed of on land by placing earth cover therson.

Sanitary Sawer Line

A pipeline that conngcis a residenice or other buiiding with a sanitary sewer.

Septic Tank/Drain-fisld Systam

A system which is comrﬂ/sed of a saptic tank and a drain fisld which accaots domestic
wasiewaiar from ouildings or Facitities for subsurface f reziment and disposal. By their dasign,

septic tanw/drain field system discharges cannot be conirotied with design standards.

Spring
The ground surface outist of @ naiural underground spring including Soring coliection and coniro:

boxes. valvas. piging and othar aitachimenis.

Storm Waler infiitration Structure

A struciure that Is intended (0 discharge siorm water so that it infiltraiss groundwater.
Underground Siorage Tanks

Underground tanks used for the storage of gas. oil, or other hazardous subsiances.

Wellhead

The physical structure. facility, or davice at the land surfacs from or through which groundgwaier
flows or is pumped from subsurface. water-bezring formarnons.

SARA Title 1]

The Supsrfund Amendment and Resauthorization Act seaction found in 40 CF& 300-302. paraining

fo emeigency ressonse and right-io-know,
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Staie of Utah, Division of Drinking Water as gescrined in R309-600 Source Protection: Drinking

Water Sowurcs Frotection for Grouna-Water Sources and as stated in Ssction 41-3,
Time of Trava! Distance

2 distance inat gmuna‘a‘vaa,r will travel in a spscified tima. This distance is ganarally a function

studies and is approved by the Siats Depariment of Environmanial Quality, Division of Drinking

i

Public Water Sysiem

A system. either publicly or privately owned. provi iding water for human consumption and othia

= Has alleast 15 service conneactions. or

fay Aty
B O8rves an avar:

Secondaf;,r Contammenf

A type of system that is used to provide releass detection prevention, such as ira ays under

coniainers, Hoor curbing or other sysiems dasigned to hold materials or liquids that may

dischargs from containers holding regulatsd subsiances. Exampies includs a doubie-wallad tank,

a double-walisd integral piping system. or a si ngle-walled tank or iniegra! piping system that is

protected by an enciosed concrate vauk, liner, or an impsrvious containment araa.
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[ submit that the Jones are in violation of Weber County Ordinances 30-2 as they have commenced and
continued construction prior to issuance of a written permit by the County Building Official.

Land Use Permit, Building Permit and Certificate of Occupancy

30-2 Building Permit Required

Building Permits as specified by Wehsr County are requirsd for any consiruction, alieration, repair.
remavai. or gccupancy of any structura. Construction shail not be commanced. excapi after the issuance

of a writien cermit by the County Building Official.

30-4 Land Uss Parmit Required

In order fo verify zoning requirements and satbacks for permittad or conditiona usss, no siructure,
inciuding agricuitural siructures, shali ba constructed, changed in use. or aitared, as provided or as
restricted in the Websr County Zoning Ordinance, uniii and unless a Land Use Parmit is aooroved and

issuad by the Planning Director or designaa.

30-6 Permits to Comply with Ordinance

the Building Ofiicial shaif not grant a permit for ihe conswuction or alteration of any buiiding or siruciure if
such construction or afteraiion is in viotation of any provision of inis Grdinance, noc shali any County
Official grant any permii o7 licenss for the use of any vuilding or land if such uss wouid ba in violation of

this Ordinance.

30 7 Powers anr:./ Juzfea of EL,//dm Omc'a!

It shall bz the duty of the Building Official 10 inspact or causs to be inspected all seibacks of ouifdings in

o

ihe course of construction or repair. The Building Official shall assist i ine saforcemani of ali provisions

<

of this Ordinance. Tne Building Official shall not issus any permit uniess the plans of and for the proposed

grection consiruction, reconsiruction, alterarion and use fully conform o alf zoning regulations.
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Total Parcel Area:
= wAddress: 783 E4NDU N

Date TR R . ..
= P wf Planning Commission Page 10of2
ST T ‘ It Printed: s2702011
Wiy Land Use Permit
Permit Number: LUPG4-2011
Applicant Owner
Name: JONES, RICHARD RALPH & Name: JONES, RICHARD RALPH &
Address: 3788 E 4100 N Address: 3788 E 4100 N
WOoRIMNG wWiTH GARET Jore s
Phone: 8i4- 2.0 Phone:
Parcel
Parcel Number: 220100001 Zoning:

(*If Zoned S-1, Ses Specific Height Ragquirements)

**See Diagram on Back Side for Setbacks

Section: Township: Range:
Subdivision: Lot(s):
Repair/Remodel Outbuilding Structure Area Used: 1200

Proposed Structure:
Is Structure > 1,000 Sq. Ft.?

# of Dweliing Units: 1

# of Accessory Bldgs: 5

*If True, Need Certif. Statement
i Ofi-Street Parking Ragd:

Parmit Checklist;

Public by/Right of Use Road?
> 200 ft. from Paved Road?
< 4218 ft. above Sea Level?

Culvert Required?

*Any Work in the Right of Way

Additional Frontage Reqd.?
Meet Zone Arsa & Frontage?

Culinary Water District:

.E__g Wetlands/Flood Zone?  No
No If Yes, Culvert Size:

requires an Excavation Permit
no OR Special Exception? Case #
True Hillside Review Reqd.? No Case #
Private Well  Waste Water System:  Individual

[ssued based on being an agricultural use as discussed with the Staff. Discussion focused on WC definition of

Comments:

agriculturs and State Code. issuancs is also based on reoresantations made on the attached siteplan and narrative.
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Weber County Land Use Permlt Appllcatxon

Appllcatxon submittals are recommended to be submitted with an appointment.
(801) 399-8791. 2380 Washington Blvd. Suite 240, Ogden, UT 84401

Date Submitted / Completed Fees (Office Use) Receipt Number (Office Use)

) Property Owner Contact lnformatxon A

Name - Mailin Address
ﬂUlO/\ KCM Joﬂq : 43¢y TIvie
Phone Fax N H. U‘I' C ’h N
20 346 6621 Lbuty (V1.1
Email Address Preferred Method of Written Comrespondence
(‘u\o.\ @u\ L\e\b\ hoat. om BX] Email [ JFax [ ] Mai

: Authonzed Representatxve Contact Informatlon

Name of Person Authonzed ta Represent the Property Owner(s) Mailirr Address of.ALrtr\ori—z-ed Person
Goaret Keak  —yone IS0 ugedie
dst ¢ ot
Phone Fax Edea 0O+ 84300
[20) 81462
Email Address Preferred Methed of Written Correspondence
q“m} __(\0'\!_; @ ‘{al\daa(ém Email DFax (] Mail
: Property lnformatxon
Address Land Serial Number(s)
3387 ¢ Hioow |
> . 2301000 0]
Eden 430
Subdivision Name Lot Number ) Current Zoning Acreage
e G4
Culinary Water Provider Secondary Water Provider ; Waste Water Provider Frontage
L br\‘v\ I,f‘.‘nbi.‘df\
Detailed Description of Proposed Use/Structure
) Property Own Aft‘ dawt
| (We), fZ-q_/ G A /C \ / G nNe S , depose and say that | (we) am (are} the owner(s) of the property identified in this application

and that the statements herein contained, the information provided in the attached plans and other exhibits are in all respects true and correct to the best of
my (our) dg

(PropentySwner) (Property Owner)

7. ‘( : _ € RHONDA ELLSWORTH P
Subscribed and swom to me this day of W 20 / / ) : NOTARY PUBLIC :
7 ¢ STATE OF JDAHO
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Agricultural Description of Property / !

This 6.15 acre piece of property located on the North West corner of 4100n and 3800e in Liberty
has and will be used for agriculture. Elk are bred, grazed, handled (vaccinated and ear tagged) and
raised on this property. The handling facility and agricultural storage area is used to store hay, grain
and other farm supplies. It is also used to bring the elk into a smaller area in the winter and be worked.
The new calves are ear-tagged and micro-chipped in compliance with the Utah Department of
Agriculture rules. All the animals are vaccinated once a year to maintain health.

The meat cutting building will be used to butcher and package the elk meat for consumption. It
will have a meat grinder to make hamburger, cutting and packaging areas. There will also be freezers to
freeze and store the processed meat.

The property is irrigated with the Liberty secondary water system that is in place. It is irrigated
during the spring and summer months and any excess hay is harvested and stored. Weeds are
controlled and the land is replanted when needed.

There is also an apple orchard, raspberry patch and a garden which are also part of the
agricultural use of the property.
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Exhibit G
/
Definitions y

Weber County Zoning Ordinance

AGRICULTURE

Use of land for primarily farming and related purposes such as pastures, farms, dairies, horticulture,
animal husbandry, and crop production, but not the keeping or raising of domestic pets, nor any
agricultural industry or business such as fruit packing plants, fur farms, animal hospitals or similar uses.

AGRICULTURAL PARCEL
A single parcel of land, at least 5.0 acres in area if vacant, or 5.25 acres with a residential dwelling unit.
This definition needs to be fulfilled in order to qualify for the agricultural building exemption.

Utah State Code

Title 4 - Utah Agricultural Code
Chapier 1 — Short Title and Genera! Provisions
Section 8 = General Definitions

4-1-8. General Definitions

(1) "Agriculture" means the science and art of the production of plants and animals useful to man
including the preparation of plants and animals for human use and disposal by marketing or otherwise.

(2) "Agricultural product” or "product of agriculture” means any product which is derived from
agriculture, including any product derived from aquaculture as defined in Section 4-37-103.

(6) "Livestock" means cattle, sheep, goats, swine, horses, mules, poultry, domesticated elk as defined
in Section 4-39-102, or any other domestic animal or domestic furbearer raised or kept for profit.

Title — Utah Agricultural Code
Chapter 38 — Domesticated Eik Act
Section 102 = Definitions

4-39-102. Definitions

As used in this chapter:

(1) "Domesticated elk" means elk of the genus and species cervus efaphus, held in captivity and
domestically raised for commercial purposes. '

(2) "Domesticated elk facility" means a facility where domesticated elk are raised.

(3) "Domesticated elk product" means any carcass, part of a carcass, hide, meat, meat food product,
antlers, or any part of a domesticated elk.
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Title 4 - Utan Agricultural Code /z,
Chapter 32 ~ Utah Meat and Poukry Products inspacrion and Licensing Act
Section 3 = Definitions

4-32-3. Definitions

(9) "Custom exempt processing" means processing meat or wild game as a service for the person
who owns the meat or wild game and uses the meat and meat food products for the person's own
consumption, including consumption by immediate family members and non-paying guests.

(10) "Custom exempt slaughter":

{a) means slaughtering an animal as a service for the person who owns the animal and uses the meat
and meat products for the person's own consumption, including consumption by immediate family
members and non-paying guests; and

(b) includes farm custom slaughter.

(25) "Meat establishment" means a plant or fixed premises used to:
(a) slaughter animals for human consumption;or
- (b) process meat or poultry products for human consumption.

(38) "Process" means to cut, grind, manufacture, compound, smoke, intermix, or prepare meat or
poultry products.

(40) "Slaughter" means:

(a) the killing of an animal in a humane manner including skinning or dressing: or

(b) the process of performing any of the specified acts in preparing an animal for human
consumption.

Title 17 - Counties
Chapter 41 — Agricuiture and Indusirial Protection Areas
Section 101 — Definitions

17-41-101. Definitions

As used in this chapter:

(2) (a) "Agriculture production” means production for commercial purposes of crops, livestock, and
livestock products.

(b) “Agriculture production" includes the processing or retail marketing of any crops, livestock, and
livestock products when more than 50% of the processed or merchandised products are produced by
the farm operator.
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The slaughterhouse process differs by species and region. /2,.
A typical procedure follows:

Answerbag.com

Animals are received by truck or rail from a ranch, farm, or feedlot.

Animals are herded into holding pens (see Judas goat).

Animals receive a preslaughter inspection.

Animals are rendered insensible (unconscious) by stunning {method varies)

Animals are hung by hind legs on processing line.

A main artery is cut, the animal's blood drains out and it dies.

Animal's hide/skin/plumage is removed.

Carcass is inspected and graded by a government inspector for quality and safety. (by the Food
Safety Inspection Service in the US, and CFIA in Canada) '

Carcass is cut apart and the body parts separated.

Source: www.answerbag.com

Wikipedia

Cattle (mostly steers and heifers, some cows, and even fewer bulls) are received by truck or rail
from a ranch, farm, or feedlot.

Cattle are herded into holding pens.

Cattle are rendered unconscious by applying an electric shock of 300 volts and 2 amps to the
back of the head, effectively stunning the animal,[6] or by use of a captive bolt pistol to the
front of the cow's head (a pneumatic or cartridge-fired captive bolt). Swine can be rendered
unconscious by CO2/inert gas stunning. (This step is prohibited under strict application of Halal
and Kashrut codes.)

Animals are hung upside down by both of their hind legs on the processing line.

The carotid artery and jugular vein are severed with a knife, blood drains, causing death through
exsanguination.

The head is removed, as well as front and rear feet. Prior to hide removal, care is taken to cut
around the digestive tract to prevent fecal contamination later in the process.

The hide/skin is removed by down pullers, side pullers and fisting off the pelt (sheep and goats).
Hides can also be removed by laying the carcase on a cradle and skinning with a knife.

The internal organs are removed and inspected for internal parasites and signs of disease. The
viscera are separated for inspection from the heart and lungs, referred to as the "pluck." Livers
are separated for inspection, tongues are dropped or removed from the head, and the head is
sent down the line on the head hooks or head racks for inspection of the lymph nodes for signs
of systemic disease.

The carcase is inspected by a government inspector for safety. (This inspection is performed by
the Food Safety Inspection Service in the U.S., and Canadian Food Inspection Agency in Canada.)
Carcases are subjected to intervention to reduce levels of bacteria. Common interventions are
steam, hot water, and organic acids.

Carcases (typically cattle and sheep only) can be electrically stimulated to improve meat
tenderness. Carcases are chilled to prevent the growth of microorganisms and to reduce meat
deterioration while the meat awaits distribution.

The chilled carcase is broken down into primal cuts and subprimals for boxed meat unless
customer specifies for intact sides of meat. Beef and horse carcases are always split in half and
then quartered, pork is split into sides only and goat/veal/mutton and lamb is left whole
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The remaining carcase may be further processed to extract any residual traces of meat, usually
termed advanced meat recovery or mechanically separated meat, which may be used for human
or animal consumption.

Waste materials such as bone, lard or tallow, are sent to a rendering plant. Also, lard and tallow
can be used for the production of biodiesel or heating oil.

The wastewater, consisting of blood and fecal matter, generated by the slaughtering process is
sent to a waste water treatment plant.

The meat is transported to distribution centers that then distribute to retail markets.

Source: en.wikipedia.org




