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LAND USE ELEMENT

I. INTRODUCTION
SCOPE AND ROLE OF THE LAND USE ELEMENT

The purpose of the Land Use Element is to correlate all land use issues into a set of
coherent development policies for the private lands in the unincorporated area of the
county. The goals, policies, and actions of the element relate directly to other elements
and issues addressed in the General Plan. Although all general plan elements carry
equal weight, the land use element is generally considered the most representative of
the general plan, and in practice, is the most visible and often-used element. Mono
County's first Land Use Element was adopted in 1968 and last updated in 1993. This
element supersedes and replaces the 1993 document.

The county's Master Environmental Assessment (MEA) summarizes existing land uses
in the county, and outlines the plans, policies, and regulations currently affecting land
use in the county. The Issues section of this element identifies and analyzes
opportunities and constraints which influence the future development potential of the
county's unincorporated areas. The Issues section first addresses countywide issues
and then focuses on issues that are applicable to individual community areas in the
county. The Policy section establishes directives to guide growth, development and use
of land in the unincorporated area through the year 2020; it also addresses countywide
policies as well as policies for specific community areas.

LEGAL FRAMEWORK

Government Code 8§ 65302(a) requires that the land use element designate the proposed
general distribution, general location, and extent of land use in the county for housing,
business, industry, and open space, including agriculture, natural resources, recreation
and enjoyment of scenic beauty, education, public buildings and grounds, solid and
liquid waste disposal facilities, and other categories of public and private uses of the
land. In addition, the land use element is required to include standards of population
density and building intensity recommended for the territory covered by the plan, and
to identify areas subject to flooding and areas zoned for timberland production (TPZ
lands).

Each required issue is addressed in this element, to the extent that it is relevant in this
context. Otherwise it is discussed in other elements as follows:

e Distribution of housing, business, and industry. (See the Housing and Land Use
Sections of the MEA.)

e Distribution of open space, including agricultural lands. (See the Land Use
Section of the MEA.)

e Distribution of mineral resources and provisions for their continued availability.
(See the Mineral Resources Section of the MEA, and the Conservation/ Open
Space Element, "Mineral Resource Policies.”)

e Distribution of recreational facilities and opportunities. (See the Outdoor
Recreation Section of the MEA, and the Conservation/ Open Space Element,
"Outdoor Recreation Policies.”)

e Location of education facilities. (See the Community Services and Facilities
Section of the MEA.
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e Location of public buildings and grounds. (See the Community Services and
Facilities Section of the MEA.)

e Location of future solid and liquid waste facilities. (See the Community Services
and Facilities Section of the MEA, and the Mono County Integrated Solid Waste
Management Plan.)

o Identification of areas subject to flooding. (See the Flood Hazards Section of the
MEA, and the Safety Element, "Flood Hazard Policies.”)

e Identification of existing Timberland Production Zone (TPZ) lands. (Currently,
there is no TPZ land designated in Mono County.)

AREA PLANS

In addition to the countywide Land Use Element, land use in community areas is
governed by Area Plans. Area Plans possess the same regulatory authority as the
countywide land use policies, serving to further refine those policies to address the
needs of a particular community or area. An Area Plan must be internally consistent
with the county General Plan, but need not address all the general plan issues required
by Government Code Section 65302, as long as the county General Plan satisfies those
requirements.

Area Plans have been adopted for every major population center in the county with the
exception of Paradise. Those policies are included in this land use element, and are
considered when reviewing development proposals in those areas. General
environmental information for the Area Plans is contained in the county's Master
Environmental Assessment (MEA).

SPECIFIC PLANS

Specific Plans are intended to function as implementation mechanisms for the General
Plan and as a standard-setting mechanism for detailed land use designation,
subdivisions, and use permits. A specific plan must be consistent with the General Plan
and, once adopted, becomes a part of the General Plan. Mono County currently has a
number of adopted Specific Plans: the Conway Ranch development in Mono Basin,
Lakeridge Ranch in Crowley Lake/ Hilton Creek, Arcularius Ranch in the Upper Owens
Area, and the Tioga Lodge in Lee Vining. The land use policies for some of these
documents are summarized in this element.

AIRPORT LAND USE PLANS

Land use in the area adjacent to public airports is governed by Airport Land Use Plans
(ALUPs). An Airport Land Use Plan was adopted in 1986 by the Airport Land Use
Commission for the Mammoth Lakes Airport (renamed Mammoth Yosemite Airport). As
part of the current General Plan update, Airport Land Use Plans have been developed
for the Lee Vining and Bridgeport (Bryant Field) airports. Land use policies for each of
the airports are included in this element.

-2
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. ISSUES/ OPPORTUNITIES/ CONSTRAINTS

This section identifies and analyzes issues, opportunities and constraints which affect
the future development potential of the county's unincorporated areas. This section also
summarizes the issues, opportunities, and constraints pertaining to land use in each of
the Area Plan areas, and for the Bridgeport and Lee Vining Airport Land Use Plans
(ALUPs). Many of the environmental constraints governing development are addressed
in the Conservation/ Open Space Element; this section of the Land Use Element
summarizes those concerns in light of their relevance to the development of land use
policies. Issues pertaining to the Conway Ranch Specific Plan and the Mammoth Lakes
Airport Land Use Plan are discussed in detail in those documents.

COUNTYWIDE ISSUES/ OPPORTUNITIES/ CONSTRAINTS

1. Certain areas of the county are experiencing increasing development pressures;
Antelope Valley from the Gardnerville/ Carson City area, Chalfant from the
Bishop area, and the Long Valley communities from the Mammoth area.
Although the countywide growth rate over the next 20 years will probably be
close to that projected by the State Department of Finance (1.3% annual average
during the 1980s and 1990s), and the unincorporated area will probably
continue to house approximately 50% of the total county population, the
population distribution in the wunincorporated areas may shift over that
timeframe from the population distribution recorded in 1980.

2. Many county residents do not work in the community in which they live.
Residents in the Antelope Valley commute to work in Bridgeport and in
Gardnerville, Minden, and Carson City in Nevada; residents of the Tri-Valley
area commute to work in Bishop; and residents of Long Valley, June Lake, and
Benton commute to work in Mammoth Lakes. Bridgeport is the only
unincorporated community with a large portion of its residents working in the
community. The separation between jobs and housing may continue in the
future due to the nature of the county's economy and the limited potential for
future economic expansion in many areas of the county.

3. The present trend toward separation of jobs and housing could be affected in the
future by the development of additional ski areas or other large scale
development, such as mining. For example, the development of additional alpine
ski areas beyond the planned buildout of Mammoth Mountain, June Mountain,
and the development of Sherwin Bowl would require associated urban
development to support the ski area development. The maximum population at
one time resulting from buildout of all existing and proposed ski areas or similar
large-scale development projects could be accommodated, theoretically, by
developing Long Valley, Swall Meadows, the Tri-Valley area, and the Mono Basin
area to their current projected buildout capacities. However, accommodating a
large ski area population in those areas is probably not feasible; it would
increase traffic and associated impacts substantially, and the economic viability
of new ski areas would depend on developing support facilities closer to the ski
areas. Similar impacts to local infrastructure and to the environment would
result from other large scale development. Such impacts would be analyzed in
detail during the environmental review process for a proposed project.

The expansion of existing communities or the development of new communities
is currently limited by land ownership; acquiring the land necessary for
development would require working with the Forest Service or BLM to designate
lands for a land trade or purchase and could be a costly and time-consuming
process. Acquiring land from LADWP is limited by the City of Los Angeles'

11-3
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charter which prohibits the selling of water rights on their land. In effect, this
means that any land released by LADWP for community development must be
served by an existing community water system.

4. Land use within the unincorporated area of Mono County is highly constrained
by land ownership. Approximately 94% of the land in the county is publicly
owned; 88% is federally owned; and the remainder is owned by the state of
California, the Los Angeles Department of Water and Power, or Native American
tribal groups. The majority of private land within the county is concentrated in
community areas, with the remainder dispersed throughout the county in small
parcels. Within existing community boundaries, some communities have limited
land available for additional development; expansion of some communities
beyond existing boundaries is limited by the public ownership of surrounding
lands. Development of new communities throughout the county is limited by the
lack of large concentrations of private lands outside of existing communities;
those parcels of private land that are large enough for development are in many
cases agricultural lands and are not available for development.

5. Mono LAFCO policies discourage the designation of land for urban expansion
before there is a demonstrated need for such expansion; these policies also
promote the expansion of existing communities instead of the development of
new communities.

6. Land use planning in the county is fragmented due to the pattern of land
ownership. The federal land management agencies have planning authority on
federal lands; the Town has planning authority for the incorporated area; and
state agencies have planning authority on state lands. The County has only
limited environmental authority on the federally owned lands managed by the
Forest Service and the BLM; i.e., for minerals development, the County is the
lead agency for compliance with the requirements of SMARA (Surface Mining
and Reclamation Act). The County has planning authority on LADWP lands and
any development on those lands must comply with CEQA and the County's
environmental review process. Development on LADWP lands is a key issue
since much of the land that LADWP owns is environmentally sensitive; e.g.,
wetlands and critical wildlife habitat.

7. Land use patterns in the county are influenced by land ownership and
topography. Residential and commercial uses are generally concentrated in
small communities located in the valleys; the valley floors are generally used for
grazing and croplands; mining, grazing, and timber harvesting generally occur in
the mountains; and recreational uses are dispersed throughout the county.
Existing land use patterns countywide could be affected by Forest Service and
BLM policies on land exchanges, by future proposals for land banking or land
conservation, by potential new town developments, and by LAFCO and General
Plan policies concerning agricultural preservation and community expansion.

Existing land use patterns could be changed by "new town" developments
located outside of existing communities. A few parcels of private land
throughout the county are large enough to be developed in this manner,
although infrastructure and service costs could be prohibitively high in some
areas. In addition, many of the large parcels of privately owned land in the
county are used for agriculture.

Additional issues that could affect land use patterns within and adjacent to
community areas include the potential for redevelopment, the potential for
mixed use development, existing land division patterns, and the existing land
use designation.

11-4
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The availability and cost of infrastructure (water, sewer, fire protection, and
roads) influences development patterns throughout the county. Most of the land
available for residential development requires septic systems and individual
wells. Some areas of the county have small community water systems but still
require individual septic systems; other areas have community sewer systems
but require individual wells. Only three unincorporated communities,
Bridgeport, Lee Vining, and June Lake, have both community water and sewer
systems serving individual parcels. These parcels are typically ready for
immediate development without additional infrastructure costs. Infrastructure
costs for sewer and water systems in some areas of the county, such as the Long
Valley communities, are currently rising as wells are running dry and deeper
replacement wells are being drilled at considerable expense.

Water quality requirements are affecting both community water and sewer
systems and individual homeowners. Recent changes in the Lahontan Regional
Water Quality Control Board's water quality regulations have set a maximum of
two dwelling units per acre in areas which have community water systems but
which require individual septic systems. As a result, the minimum lot size in
such situations is slightly over 20,000 square feet. The minimum lot size when
both individual septic and water systems are required is 40,000 square feet. In
some areas in the county where individual lots are 7,500 square feet, these
requirements make it necessary to have more than one lot to build a house.

The lack of improved roads throughout the county also affects the potential for
development. The main thoroughfares in the county are US 395, US 6, and State
Routes 120, 158, 167, 108, and 89. Each of the community areas has a road
system; some of these roads are improved, some are not. Some roads in
community areas are included in the county road system; some are not. Those
that are not are often unimproved. Outside community areas, numerous single-
lane and two-lane dirt and gravel roads exist as a result of mining and logging
activity. Many of these roads are used by off-road vehicles.

There is a countywide need for additional land designated for industrial uses,
particularly for those industrial uses that are land intensive, visually
obtrusive/ offensive, and potentially noisy or dirty; e.g., wood lots, lumber yards
and other materials storage areas, batch plants, areas for heavy equipment
storage, etc. Most of these uses will be localized and concentrated in a specific
area; the county lacks feasible sites for extensive heavy industrial development
due to environmental constraints and distance from population centers and
supplies.

There is also a need to designate a site for a household hazardous waste transfer
facility in the Mammoth vicinity. Such a facility would require about 1/ 4-acre of
land, and should be close enough to town for easy use by residents, have
convenient access for transfer trucks, and be a safe area for storage of
hazardous materials.

The county's Regional Planning Advisory Committees and community planning
groups have generally expressed a desire to maintain the rural recreational
attributes of the county, to preserve the small town character of existing
communities, and to protect the county's natural resources. The overall attitude
is that growth should be contained in and adjacent to existing communities,
that agricultural lands should be protected for their open space value, that the
protection of scenic resources is a critical concern, and that the use and
development of resources should be regulated in a manner that allows for
development but that protects the resource.

11-5
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11. The presence of significant environmental concerns will have a critical effect on
future development and land use in the county. Environmental concerns focus
on natural resources, cultural resources and natural hazards. A key issue
affecting development in the county is the conservation of a variety of natural
resources, including wetlands, special status species (both plants and animals)
and special habitats, wildlife habitat (in some places critical), fisheries and
aquatic habitats, visual quality, surface and groundwater resources, cultural
resources, and mineral resources. The presence of significant natural hazards
also affects development. Natural hazards in the county include fault zones,
flood zones, volcanic hazard areas, steep slopes, fire hazard areas, debris flow
areas, and avalanche-prone areas. Information on the county's environmental
resources and natural hazards is contained in the MEA, along with maps
showing the location of those resources and hazards.

12. Economic concerns focus on the need for development projects to "pay their own
way" and on the need to provide for local economic growth. Most of the services
and infrastructure in the county are provided either by the County or local
Special Districts. All of these agencies have been hard hit by lower property tax
revenues and increasing service demands. The County must ensure that
development does not adversely impact service agencies.

There is also a need to provide for local economic growth by creating jobs for
local residents. Many of the county's residents are unable to work in the
community in which they reside and many of the area's younger residents must
leave the area in order to find work. Lack of year-round employment in the
tourist and recreation industry — the dominant industry in the county — is the
primary cause of employment instability. How to plan for and encourage a
diversified economic base in order to provide stability in the job market is a
concern, as is the need to maintain a balance between economic growth and
environmental concerns.

ISSUES/ OPPORTUNITIES/ CONSTRAINTS FOR COMMUNITY AREAS

This section lists issues and constraints which apply to specific planning areas
throughout the county. These issues are in addition to the general countywide issues,
opportunities, and constraints discussed above.

ANTELOPE VALLEY

1.

There is a significant amount of privately owned high-quality agricultural land in
the Antelope Valley. There is a desire to maintain this land in agricultural uses in
order to preserve the area's scenic qualities. Increasing development pressures
could affect the use of the agricultural land in the Valley.

Residents in the Antelope Valley are interested in preserving the existing rural
character of the communities and the Valley as a whole.

The BLM, in its Resource Management Plan, has identified privately owned land in
the Valley for potential acquisition and has identified a smaller amount of federal
land for disposal into private ownership. Residents of the area are concerned about
a potential loss of private land and would like to implement a policy of no net loss of
private land in the Valley.

There is the potential to enhance the natural resource-based recreational
opportunities in the area, particularly by developing additional recreational facilities
and opportunities at Topaz Lake. In planning for additional recreation at Topaz
Lake, there is a need to designate a boat launching area to provide boat access

11-6
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within California and to designate restricted boating areas to protect critical water
bird nesting and rearing habitat. The Walker River Irrigation District is currently
working cooperatively with other agencies to develop a recreation management plan
for Topaz Lake.

Much of the Valley is in the floodplain of the Walker River and may also contain
wetlands.

Sewage disposal may become a constraint to additional development in existing
community areas. Currently, individual septic systems are in use throughout the
Valley.

There is substantial local interest in protecting the surface and groundwater
resource in the Valley.

Seismic hazards are situated in several areas of the Valley, including along the
western portion of the US 395 corridor.

There is a need to preserve critical deer migration corridors and winter habitat,
particularly along the western portion of the US 395 corridor.

SONORA PASS

The primary issue within the Sonora Junction Planning Area is the continued
successful integration of private property use with activities such as recreation and
military operations associated with the USMC Mountain Warfare Training Center.
There is an opportunity to develop policies that ensure there will be minimal or no
impact from military training or operations that occur near private land, and if
impacts were to occur, to provide for their disclosure.

SWAUGER CREEK

1.

The central concern in the Swauger Creek area is regulating development, including
residential land uses, in order to preserve the natural resources in the area.
Residents in the area are also interested in preserving and enhancing wildland
recreational and research values in the surrounding area.

The open space environment of the area should be recognized as a valid natural
resource, and its enjoyment a form of recreation in the true sense of the word. The
landowners of the area recognize that this natural environment, its peace, quiet, low
density, and natural surroundings are some of the values that brought them to this
area, and that the preservation of viewsheds in general, and of certain specific
visual groups in particular, is an important component of a land use plan for the
area. The landowners feel themselves to be the trustees of the resource values of the
area, and as such, to be responsible to future generations for the quality of their
stewardship.

BRIDGEPORT VALLEY

1.

There is a significant amount of high-quality agricultural land in the Bridgeport
Valley, all of which is privately owned. There is a desire to maintain this land in
agricultural uses in order to preserve the scenic qualities of the land. Much of the
agricultural land may include wetlands; a wetlands delineation study has been
completed for portions of the Valley. There is a need to address potential impacts to
surface waters from grazing and irrigation and associated impacts to fisheries and
wildlife.

There is local interest in preserving the small town character of Bridgeport.

-7
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There is an opportunity to enhance the recreational opportunities available at
Bridgeport Reservoir and to protect the wetlands and associated natural resources
in the surrounding area. When considering recreational opportunities at the
Reservoir, there is a need to designate restricted boating areas to protect critical
water bird nesting and rearing areas.

There is an interest in protecting the groundwater resource in the Valley.

There is a need to expand PUD services to accommodate the local and recreational
demands of the surrounding area (particularly sewage disposal).

There is an interest in maintaining desirable water conditions in Bridgeport
Reservoir, the East Walker River and its tributaries (e.g., reservoir level, in-stream
flow and water quality).

MONO BASIN

1.

The extremely limited private land base throughout Mono Basin and especially in
Lee Vining limits potential community expansion in the area. In Lee Vining, there is
some potential for land exchanges or purchases either with the USFS or the LADWP.

Residents of Lee Vining would like to see some affordable housing developed in the
area, either rental units or single-family units.

Residents of Mono City are concerned about the expansion of their community
beyond the current limits of the subdivision. They are concerned about possible
impacts to visual quality and to the deer herd in the area. The impacts from
increased traffic levels are also a concern.

Both in Lee Vining and Mono City there are some concerns about the water supply
systems. The Mono City system has enough to supply the lots in the existing
subdivision but not to supply additional development beyond that level. The Lee
Vining Public Utility District (PUD) is currently in the process of improving its
supply in order to serve additional development and to meet new water quality
standards established by the state.

JUNE LAKE

1.

Issues for the June Lake Area are discussed in the June Lake 2010: June Lake
Area Plan.

MAMMOTH VICINITY

Preservation of visual resources, especially in the US 395 viewshed, is a key
concern. US 395 from the Benton Crossing Road to the intersection with SR 203 is
a state-designated scenic highway. The visual corridor along US 395 has been
identified in both the county General Plan and the Inyo National Forest Land and
Resource Management Plan as an important viewshed for the traveling public.

The Town has a current need for additional land designated for land intensive
industrial uses and for affordable housing. Industrial uses such as wood lots,
lumber yards and other materials storage areas, areas for heavy equipment storage,
etc. typically do not require large structures, may be visually obtrusive/ offensive,
and may be potentially noisy or dirty. There is an opportunity for the Town and the
County to work together on regional affordable housing needs. The Town and
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County are also considering an appropriate site for a household hazardous waste
transfer facility in the area.

3. The Town of Mammoth Lakes currently has an insufficient water supply to support
the level of growth established in the Town's General Plan. Future activities to
obtain additional water supplies from areas outside of the Town's boundaries may
impact resources and values on those lands.

4. There is very little privately owned land in the Mammoth Vicinity Plan area.
Significant parcels of private land occur along Hot Creek and in the valley west of
Crowley Lake. The LADWP owns large parcels of land in the Casa Diablo/ Hot Creek
area, at the Whitmore recreational area, and adjacent to Crowley Lake. The LADWP
has no formal planning documents for those lands.

5. The Mammoth Lakes Airport Land Use Plan (ALUP) establishes a comprehensive
land use plan which defines the type and pattern of future development on private
and public lands in the Airport Land Use Planning Area. The plan was prepared
jointly by the Airport Land Use Commission and the Inyo National Forest, and is
more specific than either the county General Plan or the Inyo National Forest Land
and Resource Management Plan.

6. The Mono Local Agency Formation Commission (LAFCO) has adopted a sphere of
influence for the Town which is coterminous with the existing Town boundaries.
Two conditional sphere areas were also designated which may be activated if and
when certain conditions are met. These conditional sphere areas consist of an area
adjacent to the northeast portion of the Town where future recreational development
is planned, and an area of less than 300 acres situated at the Mammoth Yosemite
Airport. The County has transferred ownership of the airport to the Town. The
conditional sphere areas contain sensitive wildlife resources (i.e., mule deer and
sage grouse habitat).

UPPER OWENS

1. All landowners agree that agricultural uses, including aquaculture, should be
continued. There appears to be support for continuing current grazing management
practices; some landowners are fencing riparian areas, those who are not have
observed no problems caused by grazing. Some landowners question the long-term
viability of grazing the area due to the high market value of privately owned land,
coupled with the low cash flow generated by agriculture; the value of the area for
domestic water purposes may also constrain future grazing. Other landowners
believe agriculture can be viable well into the future. There appears to be a
consensus among the private landowners that agricultural uses are compatible with
the recreational use of the area.

2. Some landowners believe that the unique recreational value of the Upper Owens is
more valuable than the potential recreational value that could be created by ski area
expansion between Mammoth and June. These unique environmental and
recreational attributes of the area need to be recognized and considered when
reviewing development projects that could impact the area. Some landowners
believe that there is a growing need for winter access to the area. The majority of the
landowners believe the area should focus on resort rather than community
development. Resort development shall be of the type that attracts people for a
limited time, not the type that promotes year-round occupancy. Some landowners
believe that the historical land uses of agriculture, recreational fishing and
aquaculture should take precedence over any new land use. There appears to be
less use of the river by some landowners for fishing purposes.
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3. There is a growing need for winter security. Vandalism occurs in the winter and at
times during hunting season. If urbanization occurs, the demand for urban services
will increase, and urban/rural conflicts will result. There is currently no plowed
winter access to the area, and no phone or electrical service to some of the
properties. The area also lacks structural fire protection and other similar services.

4. There is considerable concern that fluctuating flows from the Mono Basin will
impact the Upper Owens fishery and riparian areas, and that decreased flows have
inhibited fish from traveling upstream from Crowley Lake. Upper Owens landowners
believe that it is imperative that consistent flows be maintained from East Portal to
Crowley. There is some concern that resort visitors may impact the water resource.

5. There is a considerable concern that water transfer projects from the Upper Owens
and/ or its watershed will negatively impact the area. There is concern about
development of a fish hatchery at Big Springs; the Board of Supervisors has formally
opposed such a proposal. There is also concern about the direct and indirect
impacts that future ski area development may have on the area.

6. The Upper Owens area provides sensitive habitat for mule deer, bald and golden
eagles, and numerous other wildlife species.

LONG VALLEY

1. There is a desire to develop a self-sufficient community in the Long Valley area and
to avoid being perceived solely as a "bedroom™ community for Mammoth.

2. There is a need to provide services and commercial uses for residents. Existing
services, such as water supply and fire protection, need to be upgraded in order to
provide for additional development. Crowley Lake/ Hilton Creek may need a
community water system sometime in the future. There is an opportunity to
consolidate existing service entities, such as several mutual water systems, the
Birchim Community Services District, and the Hilton Creek Community Services
District, in order to provide more cost-effective and efficient services. Long Valley
residents are also interested in revitalizing community-oriented commercial uses in
Crowley Lake/ Hilton Creek, such as a small cafe, and in providing some
professional offices, such as a medical/ dental office and a lawyer's office.

3. In order to support the additional services and commercial uses desired by
residents, there is local interest in providing some additional employment in the
area, potentially including some light manufacturing.

4. There is a desire to provide additional recreational development at Crowley Lake and
throughout the area. There is a need, when considering additional recreational
development at Crowley Lake, to designate restricted boating areas to protect critical
water bird nesting and rearing habitat. Within the communities, particularly
Crowley Lake/ Hilton Creek, there is a desire to develop additional neighborhood
parks and a trail system connecting the parks and the communities.

5. The Long Valley area includes important wildlife habitat; i.e., mule deer migration
corridors.

WHEELER CREST

1. The main concern in the Wheeler Crest area is preserving the aesthetic beauty and
tranquility of the area while still allowing for development of the many privately
owned parcels in the area. The focus of development is to be single-family
residential development.
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2.

3.

The Wheeler Crest area contains vital deer wintering and migration habitat.

There is a need to minimize the effects of additional single-family and Accessory
Dwelling Unit development on deer and wildlife corridors while facilitating the
maintenance of a structure’s defensible space for wildland fire protection purposes.

TRI-VALLEY BENTON/HAMMIL/CHALFANT)

1.

oo

9.

The proliferation of residential development in the Tri-Valley is inherently
incompatible near agricultural areas and may compromise ongoing agricultural
operations.

There is a desire to maintain and enhance agricultural uses in the Tri-Valley.

The Tri-Valley area is experiencing increasing pressure for residential development.
Residents in the Tri-Valley are concerned about that pressure and would like to
retain the current rural-residential character of the area.

Parts of the Tri-Valley area are subject to flooding.

Winter closure of SR 120 hinders access and safety to and from the Tri-Valley area.

Limited turnout lanes in community areas along US 6 and the need for passing
lanes create safety issues in the Tri-Valley area.

There is a need to make US 6 in Mono County a daytime headlights-on area.

Limited public transportation in the Tri-Valley makes it difficult for residents to
access County services.

Future growth could compromise water quality along with water quantity; local
residents are currently reporting a continued lowering of the water table.

10. Mono County emergency services are limited and far away from the remote location

of the Tri-Valley.

11. Children are transported out of the county to attend middle and high school; local

schools are needed.

12. Access to public lands that surround the Tri-Valley is a critical component of the

rural sense of community.

13. There is a desire to continue to promote the intersection of US 6 and SR 120 as the

community’s commercial core and service center.

BENTON HOT SPRINGS VALLEY

Benton Hot Springs Valley, located on SR 120 west of Benton, includes the town of
Benton Hot Springs. The majority of land in the valley, including the entire townsite,
is owned by one landowner. Benton Hot Springs is the oldest town in Mono County
and contains several historic structures that the landowner wishes to preserve and
protect.

The valley itself is used for agricultural purposes, primarily livestock grazing. The
landowner wishes to retain this use in order to preserve the open space and scenic
values of the land. In addition, several ponds and springs in the area provide
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habitat for a variety of wildlife, particularly migratory waterfowl. The landowner
wishes to improve habitat for wildlife.

3. The majority of land in the valley, including the townsite, is within the 100-year
floodplain and is subject to periodic flooding.

OASIS

1. Oasis, located in the extreme southeastern corner of the county, includes privately

owned lands that are used for agriculture, primarily alfalfa production. This area is
isolated from the rest of the county by the White Mountains. Access is on SR 168,
which runs north through Westgard Pass from Big Pine in Inyo County to connect
with SR 266, which connects to routes in Nevada.

BRIDGEPORT & LEE VINING AIRPORT LAND USE PLANNING AREAS

The following briefly summarizes the major issues, opportunities and constraints
concerning land use and airport operations in the Lee Vining and Bridgeport airport
planning areas.

1.

Airport operations inherently present certain risks to the general welfare of the
public and residents within the airport vicinity, particularly within the area called
the airport Safety Zone. The Safety Zone consists of:

a. The primary surface, runway and clear zones (see Figure 1: Airport Clear Zone);

b. The area underlying the runway approach and transitional surfaces (see Figure
2: Civil Airport Imaginary Surfaces); and

c. The area within the primary traffic pattern (see Figures 3 & 4: Primary Traffic
Patterns).

Since aircraft align with the approach/ departure surface, transitional surface and
clear zone when landing or taking off on runways, these areas carry the highest
volume of air traffic. Aircraft change power settings to take off or land in this area,
so they have a tendency to have more problems within these zones. The convergence
of aircraft landing and taking off within these narrow areas also intensifies the noise
levels in these zones.

The clear zone, which is located immediately at the end of the runway, is
particularly subject to these safety and noise factors. The limits of the clear zone are
shown schematically on Figure 1. The clear zone is the most critical zone in which
aircraft operations might affect the safety of people and property in the airport
environs.

The impact of aircraft noise associated with airport operations is an obvious factor
in determining land use compatibility within the planning area. A noise impact
analysis has been prepared for the Bryant Field Airport Master Plan, and noise
readings have been taken for the Lee Vining Airport. Noise activity directly related to
Bryant Field and Lee Vining airports does not extend much beyond the area of the
airport property (see Figures 5 & 6). Consistent with the Mammoth/June Lake
Airport Land Use Plan, this plan assumes that 55 dB CNEL is the maximum
acceptable noise exposure level for residential uses, without soundproofing.

At Bryant Field Airport, the 55 dB CNEL contour projects partially into the
residential area to the east of the airport. The airport noise impact to this area is
infrequent and intermittent, and therefore not significant; this same area
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experiences greater and more frequent noise impacts from the adjacent highway
traffic on SR 182. A drastic increase in airport activity could cause the impact to
become significant in the future. No residential development or other sensitive noise
receptors presently exist or are planned adjacent to the Lee Vining Airport.

Due to the inherent risks presented by airport activities, some land uses need to be
restricted in certain airport zones. Neither Bryant Field nor the Lee Vining airport is
situated in a manner that significantly conflicts with existing land use. Several
structures are located within the clear zone of Bryant Field, and a number of
residential structures are located in the Bryant Field approach surface. The County
has actively pursued acquisition of buildings/ property in the clear zone.

The prevalence of USFS and City of Los Angeles land ownership in the vicinity of the
Lee Vining Airport limits potential future land use conflicts in the Lee Vining Airport
planning area.

The location of Bryant Field within an area surrounded by agricultural lands, the
Bridgeport Reservoir and wetlands limit the development potential and associated
conflicts with airport operations. With the exception of several existing structures,
the developed portions of Bridgeport are not within the airport's clear zone, although
a number of structures are located at the end of the approach/ departure surface.
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FIGURE 01: AIRPORT CLEAR ZONE AND IMAGINARY SURFACES
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FIGURE 02: CIVIL AIRPORT IMAGINARY SURFACES
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FIGURE 03: BRYANT FIELD AIRPORT PRIMARY TRAFFIC PATTERN
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FIGURE 04:

LEE VINING AIRPORT PRIMARY TRAFFIC PATTERN
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FIGURE 05:

BRYANT FIELD AIRPORT EXISTING NOISE CONTOURS
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LEE VINING AIRPORT EXISTING NOISE CONTOURS

FIGURE 06:
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FIGURE 07: BRYANT FIELD AIRPORT IMAGINARY SURFACES
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LEE VINING AIRPORT IMAGINARY SURFACES
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FIGURE 09: BRYANT FIELD AIRPORT PLANNING BOUNDARY
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FIGURE 10: LEE VINING AIRPORT PLANNING BOUNDARY
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I11. POLICIES
INTRODUCTION

This section presents policies which apply to private lands in the unincorporated area of
the county. It first presents policies that apply to all private land in the unincorporated
area. It then presents policies for each of the community areas in the county; i.e.,
Antelope Valley, Swauger Creek/ Devil's Gate, Bridgeport Valley, Bodie Hills area, Mono
Basin (Mono City and Lee Vining), June Lake, the Upper Owens area, the Mammoth
Vicinity, Long Valley, Wheeler Crest, Tri-Valley, the Benton Hot Springs area and Oasis.
Policies for Antelope Valley, Swauger Creek/ Devil's Gate, Bridgeport Valley, Mono
Basin, the Upper Owens area, the Benton Hot Springs area and Oasis were developed
by the local Regional Planning Advisory Committees or community planning groups.
Policies for the remaining community areas are summaries of policies from the
appropriate Area Plan. Some of the Land Use Policies in this section summarize policies
contained in other elements of the county General Plan. Implementation measures for
those policies are found in the referenced General Plan Element.

This section also contains the land use policies from the Conway Ranch Specific Plan
and from the Airport Land Use Plans for the Mammoth Yosemite Airport, the Lee Vining
Airport, and the Bridgeport Airport (Bryant Field).

NOTE: Land use policies in this Element should be reviewed in conjunction with the
following policies and regulations: policies in other General Plan Elements (i.e.,
Housing, Conservation/ Open Space, Noise, Safety, Circulation, and Hazardous
Waste Management); applicable sections of the Mono County Code (e.g., Land
Use Regulations, Noise Ordinance, Grading Ordinance, Subdivision
Ordinance); applicable state policies and regulations (e.g., Lahontan Regional
Water Quality Control Board Basin Plan, Great Basin Unified Air Pollution
Control District Air Quality Plan, Caltrans planning documents, etc.); and
applicable federal policies and regulations (e.g., Clean Water Act, TEA 21,
USFS planning documents, Bureau of Land Management planning documents,
etc.).

It should also be noted that County “... development policies and standards
shall be viewed as minimum requirements; development should strive to
exceed those minimums whenever reasonably feasible. County staff may
require project modifications as necessary to implement this policy” (Mono
County Land Use Element, Policy 10).

COUNTYWIDE LAND USE POLICIES

GOAL: Maintain and enhance the environmental and economic integrity of Mono
County while providing for the land use needs of residents and visitors.

Objective A

Accommodate future growth in a manner that preserves and protects the area's scenic,
agricultural, natural, cultural and recreational resources and that is consistent with the
capacities of public facilities and services.

Policy 1: Contain growth in and adjacent to existing community areas.
Action 1.1: Encourage infill development in existing communities and

subdivisions. New residential subdivision should occur within or
immediately adjacent to existing community areas. New residential
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development outside existing community areas and subdivisions should
be limited to an overall density of one unit per 40 acres, plus an
Accessory Dwelling Unit.

Action 1.2: New residential development for permanent year-round
residents should be concentrated in existing community areas.

Action 1.3: Provide sufficient land to accommodate the expansion of
community areas, including sites for affordable housing.

Action 1.4: Support the exchange of public lands into private ownership
for community expansion purposes if consistent with General Plan
policies.

Action 1.5: Future development projects with the potential to induce
substantial growth or concentration of population, or to substantially
alter the use and density on a parcel or parcels, shall assess potential
impacts prior to project approval. The analysis shall:

a. be funded by the applicant;

b. be prepared by a qualified person under the direction of Mono
County;

c. describe the existing conditions in the general project vicinity;

d. describe the growth-inducing impacts of the proposed
development, including impacts on services, infrastructure, and
traffic; and

e. recommend project alternatives or measures to avoid or mitigate
the identified impacts to a level of non-significance.

Mitigation measures shall be included in the project plans and
specifications and shall be made a condition of approval for the project.
Projects having significant growth inducing impacts, or which
substantially alter the use and density on a parcel, may only be approved
if a statement of overriding considerations is made through the EIR
process.

Action 1.6: Evaluate proposed amendments to the Land Use Maps based
on the land use designation criteria listed in the Land Use Designation
section of this element.

Policy 2: Assure that adequate public services and infrastructure are available
to serve planned development.

Action 2.1: Require that necessary services and facilities, including
utility lines, are available or will be provided as a condition of approval
for proposed projects.

Action 2.2: Require that new development projects adjacent to existing
communities be annexed into existing service districts, where feasible.

Action 2.3: Through permit conditions and mitigation measures, require
development projects to fund the public services and infrastructure costs
of the development. In accordance with state law (Government Code §
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53077), such exactions shall not exceed the benefits derived from the
project.

Policy 3: Designate most lands outside of existing community areas for low
intensity uses (e.g., open space, agricultural, resource management). Higher
intensity wuses (e.g., industrial, resource extraction, large-scale resort
development) may be permitted outside of existing community areas if it can be
demonstrated that the use cannot be accommodated in existing community
areas, that the use is incompatible with existing community uses, or that the
use directly relies on the availability of unique on-site resources. Higher
intensity uses shall not adversely impact the area's scenic, recreational, cultural
and natural resources.

Action 3.1: Proposals for higher intensity uses outside of community
areas, including mining operations, shall be addressed through the
Specific Plan or PUD process. Such development may be allowed through
a Specific Plan or PUD provided that at a minimum, the following
findings can be made:

a. Permanent open space preservation is provided;

b. The development would not adversely affect existing or potential
farming, ranching, or recreational operations;

c. Development is clustered, concentrated or located to avoid
adverse impacts to cultural resources;

d. Development is clustered, concentrated or located to maintain the
visual quality of the area;

e. Adequate public services and infrastructure for the proposed
development are available or will be made available;

f. The development protects and is compatible with the surrounding
natural environment and rural character of the area;

g. Housing is limited to that necessary to maintain the development;
and

h. The development avoids or mitigates potential significant
environmental impacts as required by Mono County General Plan
policies and the California Environmental Quality Act (CEQA).

Action 3.2: Development applications for higher intensity uses outside of
community areas shall include an assessment of the potential significant
environmental impacts as required by General Plan policies.

Action 3.3: Proposals for development on federal lands shall address 1)
impacts to nearby communities, including impacts to services and
infrastructure, and 2) potential environmental impacts of the project and
measures to avoid or mitigate the impact.

Policy 4: Avoid the juxtaposition of incompatible land uses.
Action 4.1: The compatibility of adjacent uses (e.g., noise, traffic, type of

development) shall be a major factor in determining land use
designations for private property.
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Action 4.2: Proposed projects that may include potentially incompatible
land uses, or that may be incompatible with surrounding land uses,
shall provide project alternatives or mitigation measures to reduce the
potential impacts to a level of non-significance.

Action 4.3: Utilize the Specific Plan or Area Plan process, where
appropriate, for large projects that may include potentially incompatible
land uses, or that may be incompatible with surrounding land uses.

Policy 5: Regulate future development in a manner that minimizes visual
impacts to the natural environment, to community areas, and to cultural
resources and recreational areas.

Action 5.1: Implement the Visual Resource policies in the Conservation/
Open Space Element.

Policy 6: Develop standards and siting criteria for the placement of group homes,
juvenile facilities, schools and similar facilities.

Action 6.1: A use permit is required for group homes, juvenile facilities,
schools and similar facilities. The fiscal and socioeconomic impacts of the
project and proposed mitigation measures or project alternatives to
address the impacts shall be addressed in the use permit.

Policy 7: Maintain or enhance the integrity of critical wildlife habitat in the
county by limiting development in those areas and requiring mitigation in
conformance to CEQA and this General Plan. Examples of critical wildlife
habitat include, but are not limited to: key winter ranges, holding areas,
migration routes, and fawning areas for mule deer; habitat for other big game
species; leks, and winter and summer range for sage grouse; fisheries and
associated habitat; and riparian and wetland habitat.

Action 7.1: Implement policies contained in the Conservation/ Open
Space Element and appropriate Area Plans.

Policy 8: Regulate resource extraction in a manner that maintains
environmental quality.

Action 8.1: Consider applications for mining exploration and geothermal
exploration activities only in areas designated for Resource Management,
Open Space, or Agriculture.

Action 8.2: Mining operations, geothermal operations, small-scale
hydroelectric generation facilities, wind and solar energy generation
facilities and similar resource extraction activities may be permitted only
in areas designated Resource Extraction. Saleable minerals operations
(e.g., aggregate mining) may also be permitted in areas designated
Agriculture.

Action 8.3: In areas where the existing General Plan land use designation
is inconsistent with Action 8.2 above, applications for mining operations,
geothermal operations, small-scale hydroelectric generation facilities,
wind and solar energy generation facilities, or similar resource extraction
activities may require a General Plan Amendment.

Action 8.4: Regulate mineral extraction activities in a manner consistent
with the Mineral Resource Policies of the Conservation/ Open Space
Element.
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Action 8.5: Regulate geothermal development and other energy
development projects in a manner consistent with the Energy Resources
Policies in the Conservation/ Open Space Element.

Action 8.6: Existing mining operations, geothermal operations, and other
existing resource extraction operations shall be designated Resource
Extraction. Existing saleable materials operations (e.g., aggregate mining)
in agricultural areas shall be designated Resource Extraction. Once these
sites have been exhausted and reclaimed, the land use designation shall
be revised to reflect the planned future land use.

Action 8.7: Regulate timber production activities on private lands in a
manner consistent with policies in the Conservation/ Open Space
Element.

Policy 9: Development activity in the Bodie area shall be compatible with the
cultural, historic, and natural values of the area.

Action 9.1: Development projects, including mining operations (but not
exploration activities), in the Bodie area shall require a Specific Plan or
Area Plan. The Specific Plan or Area Plan should focus on ensuring that
the development project complies with Policy 9 above. The Specific Plan
or Area Plan for a mining operation shall also specify post-mining land
uses and requirements for those land uses.

Action 9.2: Designate the Bodie area with the Specific Plan/ Area Plan
designation in this Land Use Element. Until the Specific Plan or Area
Plan is adopted, the area shall be administered in accordance with the
directives of the Resource Management land use designation.

Policy 10: In order to protect the area's exceptional natural resources, cultural
resources, recreational values and quality of life, and to ensure that future
development is of the highest quality, development policies and standards shall
be viewed as minimum requirements; development should strive to exceed those
minimums whenever reasonably feasible. County staff may require project
modifications as necessary to implement this policy.

Action 10.1: During preapplication and application processing, County
staff and, when applicable, staff from applicable federal, state, and local
agencies, shall work with applicants for specific plans, general plan and
land use redesignations, tract and parcel maps, use permits, variances,
director review permits, mergers, lot line adjustments, reclamation plans,
building permits, grading permits and other applicable permits to ensure
that the proposed development is of the highest quality and is consistent
with or, when reasonably feasible, exceeds General Plan policies and
implementing standards.

Policy 11: Coordinate planning efforts with applicable federal, state, and local
agencies.
Action 11.1: The County shall coordinate its planning activities with the
planning activities of other public agencies in Mono County; i.e.,
applicable Special Districts, resource agencies, and the Town of
Mammoth Lakes.

Policy 12: For parcels with different designations on different portions of the
parcel, the lower intensity designation shall prevail until a tentative map is
approved for the parcel.
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Objective B

Provide a balanced and functional mix of land uses.

Policy 1: Designate adequate sites for a variety of land uses in order to provide
for the land use needs of community areas.

Objective C

Action 1.1: Establish Area Plan boundaries and associated policies in this
element. Transfer the land use designations of existing Area Plans into
the designations used in this element.

Action 1.2: Update the Area Plans for the Antelope Valley, Swauger
Creek/ Devil's Gate, Bridgeport Valley, Bodie Hills, Mono Basin, June
Lake, the Upper Owens area, the Mammoth Vicinity, Long Valley, the
Wheeler Crest, the Tri-Valley communities, the Benton Hot Springs
Valley, and Oasis on an as-needed basis, with the assistance of
applicable Community and Regional Planning Advisory Committees.

Action 1.3: Regulate the subdivision of land within community areas in a
manner consistent with applicable area land use goals and policies.

Provide for the housing needs of all resident income groups, and of part time residents

and visitors.

Policy 1: Designate adequate sites for a variety of residential development in
each community area.

Action 1.1: Designate areas for high density residential development only
in existing community areas. High density residential development
should be located in areas with convenient access to employment,
shopping, recreation, and transportation, including public transit.

Action 1.2: Residential development outside of existing community areas
should be of a low overall density. Higher density residential development
in certain locations may be permitted through clustering and transferring
densities.

Policy 2: Provide for affordable housing.

Action 2.1: Encourage the provision of a variety of rental housing in
community areas.

Action 2.2: Implement policies in the county Housing Element pertaining
to the provision of affordable housing.

Policy 3: Designate a sufficient amount of land for a variety of lodging facilities.

Objective D

Action 3.1: Designate suitable areas in communities as "Commercial
Lodging.”

Action 3.2: Designate suitable areas outside of communities as "Rural
Resort.”

Provide for commercial development to serve both residents and visitors.

Policy 1: Concentrate commercial development within existing communities.
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Action 1.1: Designate a sufficient amount of commercial land within
communities to serve the needs of residents and visitors.

Policy 2: Commercial uses should be developed in a compact manner;
commercial core areas should be established/ retained in each community area,
and revitalized where applicable.

Action 2.1: Orient new commercial development in a manner that
promotes pedestrian use. Avoid strip commercial development.

Policy 3: Provide for adequate access and parking in commercial areas, including
facilities for pedestrians, non-motorized vehicles, automobiles, public transit
vehicles, and service vehicles.

Action 3.1: Implement policies in the Circulation Element pertaining to
the provision of facilities for parking, non-motorized transportation, and
transit.

Policy 4: Allow for the integration of small-scale commercial uses with associated
residential uses, such as employee housing.

Action 4.1: Where appropriate, designate land "Mixed Use" (MU) to allow
for a mix of residential and compatible commercial uses.

Objective E
Provide for industrial land uses which are economically beneficial to the area and which
are compatible with the environment.

Policy 1: Provide for local industrial land use needs.
Action 1.1: Designate a sufficient amount of land in appropriate
community areas to meet local industrial land use needs (e.g., wood lots,
equipment storage, etc.). Local industrial land use areas should be
outside of residential areas.

Policy 2: Provide for light industrial uses (e.g., light manufacturing, assembly
work, etc.) that do not create significant environmental impacts.
Action 2.1: Designate suitable areas for light industrial uses. Criteria
used to judge the suitability of a site for industrial uses shall include,
but not be limited to, the following:

a. Adequate access exists for industrial land uses;

b. Industrial development on the site would be compatible with
surrounding land uses (e.g., noise levels, fumes, traffic levels);

c. Industrial development on the site would not significantly impact
existing or potential farming, ranching, or recreational operations;

d. Adequate public services and infrastructure for industrial
development are available or could be provided;

e. Development on the site could be clustered, concentrated,
located, or screened to maintain the visual quality of the area.
Screening may be achieved through the use of fences, vegetation,
topographical features, berms, etc.; and
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f. Development on the site would avoid potential significant
environmental impacts or those impacts could be mitigated as
required by Mono County General Plan policies and the California
Environmental Quality Act (CEQA).

Objective F
Protect open space and agricultural lands from conversion to and encroachment of
developed community uses.

Policy 1: Protect lands currently in agricultural production.
Action 1.1: Designate large parcels in agricultural use as "Agriculture.”

Action 1.2: Assign the Agriculture designation to lands designated as
Agriculture in this element.

Action 1.3: Implement policies in the Conservation/ Open Space Element.

Policy 2: Preserve and protect open space in order to protect natural and
cultural resources and to provide for a variety of recreational opportunities.

Action 2.1: Implement policies contained in the Conservation/ Open
Space Element.

Action 2.2: Designate undeveloped lands owned by out-of-county
agencies such as the Los Angeles Department of Water and Power
(LADWP), and the Walker River Irrigation District (WRID), or by utility
entities such as Sierra Pacific Power Company, and Southern California
Edison (SCE) as "Open Space" ("OS"™) or "Agriculture"™ ("A") in this
element. Exceptions to this policy may include lands adjacent to
community areas needed for community wuses, or lands outside
community areas needed for public purposes.

Action 2.3: Designate California Department of Fish and Game lands as
"Open Space.”

Action 2.4: Amend the Land Development Regulations (LDR) to include a
definition of "site disturbance” and to include standards for site
disturbance in various land use designations.

Objective G
Prevent the exposure of people and property to unreasonable risks by limiting
development on hazardous lands.

Policy 1: Restrict development in areas which are constrained by natural
hazards, including but not limited to, flood, fire, geologic hazards, and avalanche
hazards.

Action 1.1: Limit the intensity of development in hazard areas through
the assignment of appropriate land use designation.

Action 1.2: Avoid intensive development outside existing fire protection
districts, unless an appropriate fire protection entity is established as a
condition of project approval.

Action 1.3: Implement the provisions of the Safety Element.
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Objective H
Maintain and enhance the local economy.

Policy 1: Land use designations shall provide sufficient land for the economic
development of community areas.

Policy 2: Assess the economic costs and benefits of proposed development
projects.

Action 2.1: Future development projects with the potential to have
significant local socioeconomic impacts shall provide a fiscal impacts
analysis. The analysis shall:

be funded by the applicant;

b. be prepared by a qualified person under the direction of Mono
County;

c. include a market analysis documenting:
e the demand for such a project over a reasonable timeframe;

e the projected direct and indirect revenues generated by the
project within the general project vicinity, over a reasonable
timeframe;

e the projected direct and indirect costs associated with the
service demands generated by the project, its employees, and
operations during the anticipated project lifetime;

e the projected short-term and long-term economic costs and
benefits resulting from the project over its life span; and

e phasing from initial construction to a point following
termination of use or closure, if applicable;

d. analyze applicable significant socioeconomic implications of the
project, such as employee housing, jobs generation, impacts on
crime rates, impacts on schools, hospitals and other community
facilities and services, effects of termination or closure of the
project (where applicable) and changes in the quality of life
resulting from the proposed project; and

e. recommend project alternatives or measures to avoid or mitigate
economic impacts.

Mitigation measures shall be included in the project plans and
specifications and shall be made a condition of approval for the project.
Projects having significant socioeconomic impacts may be approved only
if a statement of overriding considerations is made through the EIR
process.

Action 2.2: In determining the significance of the environmental impacts
of a development proposal, consider the relationship of the potential
economic and social changes to the potential environmental changes
resulting from the project.

Policy 3: Ensure that future development does not significantly impact
governmental service providers.

Action 3.1: Impose permit conditions and mitigation measures that offset
the impacts of development on governmental services and infrastructure
(i.e., county services and other local service providers). Such conditions
and mitigation measures shall also address impacts to county services
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and other local service providers from future development which occurs
in the incorporated area. Affected county services include, but are not
limited to, the following:

a. Social Services,

b. Health Services, including Mental Health Services,

c. Libraries,

d. Justice System, including Courts, District Attorney and Public

Defender, Sheriff, and Probation departments,
. Regional Parks and Recreation,
f. General Administration and Finance

In accordance with state law (Government Code § 53077), these
exactions will not exceed the benefits derived from the project.

Policy 4: Develop strategies to improve the county's economic climate.

Action 4.1: Appoint a countywide advisory task force, or several such
community groups, to advise the Board of Supervisors on economic
development plans and projects.

Action 4.2: The Task Force shall develop a countywide Economic
Development Plan, or several such plans for community areas.

Action 4.3: Work with applicable entities to encourage economic
development projects in appropriate areas.

Action 4.4: Pursue state and federal funds and private funding for
economic development projects.

Action 4.5: Promote economic development that is consistent with
General Plan goals and objectives relating to land use, open space, and
conservation of natural resources.

Action 4.6: Develop a multi-year Capital Improvement Program to
respond to long-range infrastructure needs for existing and future
community development.

Policy 5: Promote diversification and continued growth of the county's economic

base.

Objective |

Action 5.1: Encourage and promote the preservation and expansion of the
county's tourist and recreation-based economy.

Action 5.2: Support the retention and expansion of all viable retail trade,
consumer, and business establishments.

Action 5.3: Promote the continued growth of compatible industry on sites
designated for industry and commerce.

Action 5.4: Concentrate development in existing communities in order to
facilitate community economic growth.

Maintain an up-to-date and legally adequate land use system and General Plan.

Policy 1: Periodically review and update General Plan documents.

Action 1.1: Conduct a thorough review and update of General Plan
documents every 5 years, or as required by state Law.
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Action 1.2: Annually review the county General Plan, Area and Specific
Plans, and the Master Environmental Assessment (MEA), and update as
needed with the assistance of the Community and Regional Planning
Advisory Committees. Provide a report to the Board of Supervisors in
accordance with Government Code § 65400 (b).

Policy 2: Ensure consistency among General Plan documents and the County
Code.

Action 2.1: Initiate necessary land development regulation amendments
to ensure consistency with the provisions of the General Plan.

Action 2.2: Utilize Community and Regional Planning Advisory
Committees to conduct necessary land use redesignation studies.

Action 2.3: Initiate an update to the county Subdivision Regulations and
update as necessary.

Action 2.4: Prepare and update as necessary Airport Land Use Plans for
the Bridgeport, Lee Vining, and Mammoth Yosemite airports.

Action 2.5: Projects approved prior to implementing Action 2.1 above
shall include a finding that the proposed use is consistent with the land
use designation assigned in this element.

Policy 3: Ensure consistency among General Plan documents and planning
documents of other agencies.

Action 3.1: Review and comment on planning and environmental
documents of other agencies to ensure consistency and coordination with
the policies of the General Plan.

Action 3.2: Conduct an annual review of all capital improvement projects
proposed by the County and Special Districts in the unincorporated area
of the county to ensure compatibility with General Plan directives.

Policy 4: Implement programs identified in this General Plan.

Action 4.1: Prepare and update as necessary other ordinances and
regulations necessary to implement this General Plan.

Action 4.2: Promote the use of interagency agreements and cooperation in
implementing the General Plan.

Action 4.3: Seek funding to implement the General Plan.

Action 4.4: Maintain an active code enforcement and environmental
monitoring program, supported with active citation and penal authority.

Objective J
Maintain compatibility and minimize conflict between Mono County’s existing military
installations and adjacent land uses.

Policy 1: Notify the United States Armed Forces when development projects or
substantial General Plan Amendments may affect operations of the Mountain
Warfare Training Center.

11-34
Land Use Element —2013



LAND USE ELEMENT

Action 1.1: Create a local notification process by which the branches of
the United States Armed Forces will be notified whenever a development
project or substantial General Plan Amendment occurs within 1,000 feet
of a military installation, special-use airspace, or low-level flight path.

Action 1.2: Provide a public forum for representatives of the military to
keep the public informed about their current and future operations.

Action 1.3: Monitor military encroachment issues and consider additional
measures as necessary, including the approval of a Military Influence
Area and related property disclosures.

Policy 2: Consider impacts of development projects on the Lincoln Military
Housing complex in Coleville.

Action 2.1: Create a local notification process by which the branches of
the United States Armed Forces will be notified whenever a development
project or substantial General Plan Amendment occurs within 1,000 feet
of the Lincoln Military Housing complex.

Action 2.2: Consider the existing development, infrastructure, and
environmental impacts of the Lincoln Military Housing complex when
conducting long-term planning efforts in the Antelope Valley.

Action 2.3: Work with appropriate agencies to maintain current
understanding of future development plans for Lincoln Military Housing
complex so those plans might be considered a part of long-term planning
efforts in the Antelope Valley.

Policy 3: Increase recognition of military operations within the county.

Action 3.1: Consider requiring real estate disclosures of military presence
and joint operations associated with the Marine Corps Mountain Warfare
Center for affected private properties within the county.

Action 3.2: Develop informational materials that educate residents and
prospective buyers about military operations and their presence in the
area.
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PLANNING AREA LAND USE POLICIES
ANTELOPE VALLEY

GOAL: Provide for orderly growth in the Antelope Valley in a manner that retains
the rural environment, and protects the area’s scenic, recreational, agricultural,
and natural resources.

Objective A
Guide future development to occur in and adjacent to Walker, Coleville, and Topaz.

Policy 1: Discourage subdivisions into six parcels or more outside of community
areas.

Action 1.1: Designate land outside of community areas and the US 395
corridor! for Agriculture or Resource Management.

Action 1.2: Maintain large minimum parcel sizes outside of community
areas and the US 395 corridor.

Action 1.3: Limit the type and intensity of development in flood plain
areas.

Action 1.4: Prior to accepting a development application in potential
wetland areas, require that the applicant obtain necessary permits from
the U.S. Army Corps of Engineers.

Policy 2: Provide for a mix of residential, commercial, recreational, institutional,
and light industrial land uses within defined community areas, in a manner
consistent with the overall goal for the Antelope Valley.

Action 2.1: Designate a sufficient amount of land to accommodate tourist
and community commercial needs within existing community areas.

Action 2.2: Designate a sufficient amount of land to meet the housing
and lodging needs of Antelope Valley's residents and visitors.

Action 2.3: Designate suitable lands for light industrial uses within
community areas. Designated light industrial use areas should be limited
to community serving industrial uses that will have no adverse
environmental impacts. All industrial development must be compatible
with surrounding land uses.

Action 2.4: Designate suitable lands for community recreational and
institutional uses within community areas.

Policy 3: Along the US 395 corridor between existing communities, provide for
limited development that is compatible with natural constraints and the Valley's
scenic qualities.

IThe US 395 corridor is defined as the area in the Antelope Valley, outside of
communities, along both sides of US 395, between the West Walker River to the east of
US 395 and the sloping terrain to the west of US 395.
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Action 3.1: Establish a design review process and standards for
development in the US 395 corridor.

Action 3.2: Require projects within fault hazard zones to submit a
geologic report prepared by a registered geologist. Such reports should
focus on locating existing faults, evaluating their historic activity, and
determining the level of risk they present to the proposed development.
Report recommendations should address measures to reduce risk to
acceptable levels. All such reports shall be prepared in sufficient detail to
meet the criteria and policies of the State Mining and Geology Board.

Action 3.3: Maintain the large lot residential nature of the US 395
corridor.

Action 3.4: Uses of a greater intensity than rural residential may be
permitted in the US 395 corridor if it is demonstrated that they comply
with the following standards:

a. The project shall not exceed the noise standards for rural
residential uses as defined in the Mono County Noise Ordinance,
nor increase substantially the ambient noise levels for adjoining
areas. Projects having potential noise impacts shall provide a
noise impact study which identifies potential noise impacts, and
proposes project alternatives or mitigation measures to mitigate
the potential impacts.

b. The project shall not violate applicable ambient air quality
standards of the Great Basin Unified Air Pollution Control
District, contribute substantially to an existing or projected air
quality violation, or expose residents or wildlife to substantial
pollution concentrations. Projects having potential air quality
impacts shall provide an air quality impact study which identifies
potential impacts, and proposes project alternatives or measures
to mitigate the potential impacts.

c. The project shall comply with the requirements of the Mono
County Land Clearing, Earthwork and Drainage Facilities
Ordinance and the Pollution of Waters Ordinance, as well as with
the requirements of the Lahontan Regional Water Quality Control
Board. The project shall not substantially degrade water quality;
substantially degrade or deplete groundwater resources;
contaminate a public water supply; interfere substantially with
groundwater recharge; involve the use, production or disposal of
materials which pose a hazard to people or animal or plant
populations in the area affected; or cause substantial flooding,
erosion, or siltation. Projects having potential for such water-
related impacts shall provide a water resource impact study
which identifies potential impacts, and proposes project
alternatives or measures to mitigate the potential impacts.

d. The project shall not have a substantial, demonstrable negative
aesthetic effect, and must comply with the design review
standards established in accordance with Action 3.1, Policy 3.
Projects having potential visual impacts shall provide a visual
impact study which identifies potential visual effects, and
proposes project alternatives or measures to mitigate the
potential impacts.
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e. The project shall not interfere substantially with the movement of
any resident or migratory fish or wildlife species, nor
substantially diminish habitat for fish, wildlife or plants. Projects
having potential fish and wildlife impacts shall provide an impact
study which identifies potential fish and wildlife impacts, and
proposes project alternatives or measures to mitigate the
potential impacts.

f. The project shall not conflict with established or planned
recreational uses of the area.

Policy 4: Retain the existing privately owned land base in the Antelope Valley.

Action 4.1: Support a policy of no net loss of private land in the Antelope
Valley.

Action 4.2: Oppose private land acquisitions by federal agencies within
the Antelope Valley unless comparable land in the region is made
available for disposal to private ownership. Exceptions to this policy may
be considered if the land acquisitions are consistent with the overall goal
for the Antelope Valley.

Action 4.3: Facilitate acquisition of BLM administered public lands south
of the county landfill, east of Eastside Lane, and north of Walker, for
community expansion, in a manner consistent with the overall goal for
the Antelope Valley.

Policy 5: Encourage the use of alternative energy and communications
innovations.

Objective B

Action 5.1: Mobile or satellite-based communication sources may be
substituted for conventional land-based sources in satisfying land
development conditions.

Parcels that will not have conventional land-based sources extended to
the property shall have that information prominently noticed on the map.

All conventional communication lines subsequently installed shall be
underground.

Action 5.2: Alternative energy (e.g., solar, wind, water, etc.) systems may
be substituted for conventional power in satisfying land development
conditions except where existing power lines are within one mile of a
proposed land division, in which case extending conventional power lines
will be a condition of approval. All conventional power lines shall be
underground.

Parcels that will not have conventional power lines extended to the
property shall have that information prominently noticed on the map.

Action 5.3: Proposed parcels that have existing street frontage with
existing power lines along either side of that street frontage shall not be
conditioned with bringing conventional power across the street or onto
the property.

Maintain the scenic, agricultural, and natural resource values in the Valley.
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Policy 1: Maintain and enhance scenic resources in the Antelope Valley.

Action 1.1: In order to protect and enhance important scenic resources
and scenic highway corridors, designate such areas in the Antelope
Valley for Open Space, Agriculture, or Resource Management.

Action 1.2: Encourage private landowners with visually significant
property to grant or sell a conservation easement to a land conservation
organization to protect the land as open space.

Action 1.3: Continue to use land use designations and subdivision
regulations to preserve open space for scenic purposes.

Action 1.4: Conserve scenic highway corridors by maintaining and
expanding large lot land use designations in areas within view of scenic
highways.

Policy 2: Preserve the agricultural lands and natural resource lands in the
Antelope Valley.

Action 2.1: Designate existing agricultural lands for agricultural use in
the Land Use Element, and initiate associated district Land Use
Designations and Land Development Regulations amendments.

Action 2.2: In accordance with the California Environmental Quality Act
(CEQA), require the preparation of an Environmental Impact Report (EIR)
for projects that may convert agricultural lands to other uses.

Action 2.3: Encourage agricultural land owners to utilize the property tax
incentives for agricultural land provided for in the county's Williamson
Act program.

Action 2.4: Inform owners of critical wildlife habitat areas of the potential
for open space easements to protect such areas and of the potential for
property tax adjustments.

Policy 3: Work with appropriate agencies to manage water resources in a
manner that protects natural, agricultural and recreational resources in the
Antelope Valley.

Action 3.1: Consider establishing a Groundwater Management District to
manage the groundwater resources of the Antelope Valley.

Action 3.2: Work with the Lahontan RWQCB and other appropriate
agencies to require appropriate actions to ensure that future
development does not degrade water quality in the area.

Action 3.3: Work with the Walker River Irrigation District, adjacent
Nevada Counties, and other appropriate agencies in developing a water
management plan for Topaz Reservoir.

Policy 4: Ensure that an adequate water supply exists for new development
projects.

Action 4.1: As a condition of approval, require development projects to
demonstrate that sufficient water exists to serve both domestic and fire
flow needs of the development and that use of the water will not deplete
or degrade water supplies in the surrounding area.
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Policy 5: Work with appropriate agencies to manage fish and wildlife resources
within the Antelope Valley.

Policy 6: Preserve rural character of lands within the Antelope Valley

Action 6.1: Allow the storage of heavy equipment on parcels greater than
five acres in the Antelope Valley for personal on-site use or community
benefit.

Objective C
Maintain and enhance natural resource based recreational opportunities in the Valley
and the surrounding area.

Policy 1: Work with appropriate agencies to maintain or improve natural
resource base needed for recreational opportunities in the Antelope Valley and
vicinity.

Policy 2: Work with appropriate agencies to initiate recreational facility
development in environmentally suitable areas.

Action 2.1: Work with the Walker River Irrigation District and other
appropriate agencies to develop a recreation management plan for Topaz
Lake. Potential issues to address in the plan include:

a. Provision of a designated boat launch area to provide boat access
within California; and

b. Creation of restricted boating areas to provide protected water
bird nesting and rearing habitats at the south end of the
reservoir.

PLANNING AREA LAND USE POLICIES

SONORA JUNCTION - GOAL

Provide for orderly growth in the Sonora Junction area in a manner that recognizes the
established military, residential and recreational uses, and reduces potential conflicts
between those uses.

OBJECTIVE A
Protect the established military uses in the Sonora Junction area from encroachment

Policy 1: Follow state guidelines relating to the notification of military when
development projects and/ or substantive General Plan Amendments may affect
base operations.

Action 1.1: Create a local notification process by which the branches of
the United States Armed Forces will be notified whenever a development
project or substantial General Plan Amendment occurs within 1,000 feet
of a military installation, Special Use Airspace, or low-level flight path.

Action 1.2: Amend permit review processes to include analysis of a

project’s proximity to military installations, special use airspace and low-
level flight paths.

OBJECTIVE B

11-40
Land Use Element —2013



LAND USE ELEMENT

Encourage and facilitate the continued use of the Sonora Junction Area for recreational
uses such as hiking, skiing, fishing and snowmobiling

Policy 1: Support the continued development and use of the Bridgeport Winter
Recreation Area (BWRA).

Action 1.1: Where possible, facilitate improvements that will enhance the
winter recreation opportunities at Sonora Junction, including the
creation of suitable parking areas and restrooms.

Action 1.2: Collaborate with the USFS and other agencies to minimize
environmental impacts while retaining the recreational benefits of the
BWRA.

Policy 2: Support efforts to enhance recreation opportunities in the Sonora
Junction Area.

Action 2.1: Where possible, facilitate the placement of recreational
signage throughout the Sonora Junction Area that notifies users of the
multi-use nature of the region.

OBJECTIVE C

Safeguard against potential impacts to sage grouse in all development activities.

Policy 1: Consider the location of sage grouse habitat and leks when processing
development applications.

Action 1.1: Include in the project review process a step to identify current
sage grouse habitat and lek activity in the area.

Policy 2: Work with landowners and recreational users to mitigate potential
impacts to sage grouse.

Action 2.1: Create a list of sage-grouse mitigations that can be forwarded
to property owners with prime sage grouse habitat when building or
planning permits are applied for.

Action 2.2: Educate users of the area about the condition of the sage
grouse near Sonora Junction through signage and handouts that
encourage prudent use and reduce potential impact to the sage grouse.

SWAUGER CREEK

GOAL: Distribute and regulate residential land uses in a manner that minimizes
impacts to natural resources, supports low-impact recreational uses on wildlands,
and preserves and enhances agricultural resources and wildland recreational and
research values in areas adjacent to rural residential uses.

Objective A
Provide for a sensitive pattern of future land development.

Policy 1: Future subdivisions in the planning area should recognize the inherent
limitations of the land and the environment when determining appropriate
parcel size and uses.
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Action 1.1: Encourage minimum parcel sizes within the planning area
based upon the sustainable carrying capacity of the land. The
sustainable carrying capacity is to be formulated based upon Natural
Resource Inventory maps and site visits by Area Planning Group
members.

Action 1.2: Unless otherwise determined based on Action 1.1, encourage
a minimum parcel size of 40 acres within the planning area.

Action 1.3: Review Land Use Designations and Land Development
Regulations of all private lands within the area and adjust as necessary
to ensure consistency with these policies.

Action 1.4: In assigning land use designations and indicate the minimum
parcel size.

Action 1.5: Encourage consolidation of undersized parcels and/or land
trades of same with public and private agencies interested in
preservation of habitat (i.e., Nature Conservancy).

Action 1.6: Maintain liaison with USFS with regard to land trades that
may affect planning.

Policy 2: Minimize the impacts of development.

Action 2.1: Encourage sustainable agricultural uses, both commercial
and private through lobbying efforts and possible tax incentives.

Action 2.2: Restrict construction or improvement of roads within the
planning area to the minimum necessary for access under the planned
land use. Layout and construction of roads will be controlled by Natural
Resource Inventory maps and site visits by Area Planning Group
members.

Policy 3: Agricultural uses should be assigned an agricultural land use
designation.

Policy 4: Forest clearing or cutting in old growth stands on west- or south-facing
slopes on private lands shall not be permitted without careful demonstration of
reforestation potentials for similar vegetation.

Policy 5: Encourage fence design to facilitate the migration and movement of
wildlife, with particular attention given to deer migration routes and protection
from highway traffic.

Policy 6: Preserve the rural and wilderness character while allowing cottage
industries and agricultural uses.

Action 6.1: Restrict location and size of all signs, in conformance to the
county Sign Regulations.

Action 6.2: Restrict commercial uses to those compatible with the goals
and objectives for the area (examples of incompatible uses include trailer
and mobile- home parks, service stations, mini marts, landfills.
Compatible uses would include agriculture, small recreational touring
facilities, etc.).
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Objective B
Protect visual resources in the planning area.

Policy 1: Future development shall be sited and designed to be in scale and
compatible with the surrounding natural environment.

Action 1.1: Develop design guidelines which ensure a minimum
architectural standard that is compatible with the visual and scenic
environment.

Action 1.2: Consider establishing a Design Review District for Swauger
Canyon, in accordance with the provisions of the Land Development
Regulations (LDR).

Action 1.3: Adopt the design guidelines for the Design Review District as
part of CC&Rs and attach to deeds on all properties within the Design
Review District.

Action 1.4: Encourage SCE/ Verizon to develop an overall plan for the
underground installation of all utilities within the planning area.

Policy 2: Protect areas identified as open viewsheds or significant viewsheds.

Action 2.1: Work with the Area Planning Group to identify open
viewsheds and significant viewsheds and to develop specific design
guidelines for those parcels.

Action 2.2: Assign Scenic Combining Land Use Designations and Land
Development Regulations to such areas to protect scenic values.

Action 2.3: Parcels identified as having greater than 50% of their area
within an open viewshed should be restricted to a minimum lot size of 80
acres.

Objective C
Maintain existing air quality throughout the planning area and discourage any action
that could degrade that standard.

Policy 1: Maintain clear and pristine air quality in the planning area.

Action 1.1: Require all woodstoves installed in the area to be certified EPA
Phase II, in conformance to policies in the Public Health/ Air Quality
section of the Conservation/ Open Space Element.

Action 1.2: Encourage use of renewable energy sources (wind, solar,
hydro). Consult with appropriate agencies concerning tax incentive
programs for the development of domestic renewable energy sources.

Policy 2: Minimize impacts of construction on air quality.

Action 2.1: Construction pads should be designed to minimize areas
disturbed and construction-related traffic shall be restricted to limited
and predefined access routes.

Action 2.2: Once construction is consolidated to the building site and
adjacent regraded or otherwise disturbed lands are released from
construction activities, revegetation and rehabilitation efforts shall be
implemented, using appropriate seed mixtures or other suitable means
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such as jute mats or erosion-control netting. Within the area, perennial
rye-grass mixtures have proved effective with proper site preparation,
and seed sources are available.

Policy 3: Minimize impacts of roads on air quality.

Action 3.1: Development of new private roads should be limited to those
necessary for access to private residences; shall comply with the Mono
County Fire Safe Regulations; should consider how to minimize visual
impact; the type of construction (drainage, culverts, road bases and
finishes) should minimize dust and erosion problems. Construction on
designated wet meadow areas should be prohibited.

Action 3.2: Discourage new general public travel roads throughout the
planning area.

Action 3.3: Restrict the speed limits on all secondary roads to 25 mph.

Objective D
Improve water quality and maintain the existing stream-flow regime, in order for
residents and visitors to enjoy a high quality of life.

Policy 1: Development shall demonstrate adequate service availability, including
water supply, sewage disposal, and utilities, in a manner sensitive to the
existing natural environment. The inability to demonstrate the availability of
services, such as adequate sewage disposal, is sufficient reason for development
to be prohibited altogether.

Policy 2: Consider mapping of all permanent and ephemeral surface water
sources within the planning area

Policy 3: Approve parcels of adequate size and location so that septic tank
discharges and the various chemicals that development brings into an area do
not contaminate either surface or ground water. Large parcel size and limited
number of dwellings per parcel will help to ensure a high quality of water.

All existing and proposed building sites should be meticulously examined for
septic tank and leach field suitability. Septic installations should not be
permitted in wet meadow areas, in areas with a high water table, or on slopes in
excess of 45%.

Policy 4: No net increase in runoff should be permitted. Future development
projects shall provide a drainage and erosion control plan which complies with
standards established by the Department of Public Works.

Policy 5: Alternate methods of sewage treatment which are more compatible to
the area than septic tanks, such as composting toilets, should be considered.

Objective E
Maintain and enhance wilderness habitat through conservation of energy.

Policy 1: Reduce overall consumption of all nonrenewable forms of energy,
through conservation and use of renewable sources.

Action 1.1: All residential parcels shall be mapped for solar access sites.
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Action 1.2: Use of superinsulation and passive solar construction for
space heating in all structures should be encouraged through the use of
tax or fee incentives.

Action 1.3: Non-solar building sites should be required to wuse
superinsulation techniques to reduce heating loads and costs.

Action 1.4: Wood stoves should be of maximum efficiency currently
available (within 5% of greatest available efficiency).

Action 1.5: Domestic water heating should be augmented through the use
of:

a. Batch solar heaters (or preheaters) on solar sites,

b. Use of instantaneous water heaters (gas or electric) that will
eliminate standing losses.

Action 1.6: A schedule of Energy Incentives should be formulated, in
conjunction with Mono County, to implement this policy.

Policy 2: Encourage responsible production of renewable forms of energy.

Action 2.1: Promote use of renewable energy through tax and fee
incentives, as in Policy 1.

Action 2.2: Discourage out-of-area sale of energy produced by any means.

Action 2.3: The Area Planning Group may develop a regional reforestation
plan using only native tree species.

Objective F
Protect the recreational values in the area.

Policy 1: Establish area-wide pedestrian access to the waters of Swauger Creek;
this has been accomplished in the Swauger Canyon area through the use of
public easements, and should be extended to other areas if not already done.

Action 1.1: Fishing access to all sections of Swauger Creek should be
encouraged on public and private lands.

Policy 2: Promote the safety of area residents and visitors.

Action 2.1: Consider amending Chapter 10.64, Firearm Discharge, of the
Mono County Code to include private lands in the residential portion of
the Swauger Creek Planning Area as a prohibited area for firearms
discharge.

BRIDGEPORT VALLEY

GOAL: Provide for orderly growth in the Bridgeport Valley in a manner that
retains the small town character, and protects the area's scenic, recreational,
agricultural, and natural resources.
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Objective A
Guide future development to occur on existing private lands in Bridgeport Townsite,
east of Bridgeport Reservoir, in the Evans Tract, and at Twin Lakes.

Policy 1: Carefully evaluate subdivisions outside of the existing community area.
Consideration should be given to assigning large minimum parcel sizes in the

VaIIey2.

Action 1.1: Assign agricultural land use designation to the valley and the
upland areas surrounding the valley. Minimum parcel sizes shall be
determined through the land use designation process.

Policy 2: Limit future subdivisions outside the community area to large lots (1 -
acre minimum). Lot sizes for subdivisions which infill the community should
reflect existing lot sizes, patterns, development, neighborhood character, and the
availability of community sewer and water.
Policy 3: Designate land presently in agricultural use as "Agriculture,” and
establish a Development Credits Program, including voluntary Transfer of
Development Rights provisions, which will encourage clustering development
away from irrigated land.
Action 3.1: Assign development credits to agricultural lands in the
Bridgeport Valley on a per parcel bases in a manner consistent with
Table 1 of the Tri-Valley Goals.
Action 3.2: Parcels created consistent with the Development Credit
Program shall consist of a minimum of one acre. Parcels should be sited
as follows:
a. Adjacent to existing residential development (if feasible).

b. A buffer may be required in consultation with adjacent
agricultural landowners.

c. Avoiding steep slopes and fault hazard areas.
d. Avoiding wetlands and areas subject to flooding.

e. Away from visually sensitive areas, such as ridgelines or along
scenic highways.

f. Minimizing impacts to migrating deer.
g. Minimizing impacts to cultural resource sites.

h. Proximate to existing access and utilities (if feasible).

2The "community area" in the Bridgeport Planning Area includes the Bridgeport
Townsite, the private lands east of Bridgeport Reservoir, the Evans Tract, Rancheria,
and Twin Lakes. The "Valley" area includes the flat meadow area bounded to the east by
US 395 and to the west and south by the upland areas. The "Valley" area also includes
the flat meadow area north of US 395 and west of the reservoir.
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i. On soils of sufficient structural and sanitary waste disposal
capabilities.

Policy 4: Carefully evaluate the exchange of federal lands for community
expansion in order to ensure consistency with the Bridgeport Valley land use
goal.

Policy 5: Discourage tract housing developments. The term "tract housing" shall
be defined in the Land Development Regulations.

Policy 6: Designate a limited amount of land to provide for local industrial land
use needs.

Objective B
Maintain the scenic, agricultural, and natural resource values in the Bridgeport Valley.

Policy 1: Preserve agricultural lands and wetlands.

Action 1.1: Work with appropriate agencies to manage water resources in
the Valley in a manner that will protect the natural and recreational
values of the water resource and associated resources (wildlife, riparian,
etc.)

Policy 2: Consider establishing a Groundwater Management District to manage
the groundwater resource.

Policy 3: Support designation of US 395 as a National Forest Scenic Byway.

Objective C
Maintain and enhance natural resource-based recreational opportunities in the
Bridgeport Valley.

Policy 1: Work with appropriate agencies to manage Bridgeport Reservoir in a
manner that protects the natural resources in the area and provides additional
recreational opportunities.

Policy 2: Work with appropriate agencies and groups to develop and implement a
management plan for the Travertine Hot Springs.

Policy 3: Work with appropriate agencies to improve dispersed recreational
opportunities (picnicking, camping, snowmobiling, cross country skiing, biking,
etc.) with information signs and maps, restrooms, bike lanes, etc.

BRIDGEPORT AREA WETLANDS POLICIES

GOAL: Preserve and enhance wetland functions and values, including wildlife and
plant habitat, beneficial livestock forage value, water quality benefits, and
aesthetic and recreational values, while providing for orderly growth and an
efficient, coordinated permitting process.

Objective A
Guide development in the Bridgeport Valley so that no net loss of wetlands functions
and values or acreage results from development activities.
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Policy 1: Work with the U.S. Army Corps of Engineers to establish procedures
for the processing of building and development proposals in or adjacent to

wetlands3 areas in the Bridgeport Valley.

Action 1.1: Seek a regional permit from the U.S. Army Corps of Engineers
that incorporates the mitigation strategy and process specified in these
policies.

Policy 2: Work with willing landowners, agencies and applicants to establish a
Bridgeport land bank to be used as mitigation for those areas where on-site
mitigation is not feasible.

Action 2.1: Investigate potential sites for mitigation bank enhancement
including:

a. The East Walker River and its floodplain, which offers an
excellent opportunity for enhancement of high-quality riparian
habitat and fisheries habitat.

b. The Robinson Creek outwash plain, which offers an opportunity
for vegetation enhancement and possible connection to extended
habitat corridors.

c. Aurora Canyon, which offers an opportunity for enhancement of
limited riparian areas within a few yards of the creek.

d. The pond area at the intersection of US 395 and SR 182 (in the
Airport Clear Zone), which offers an opportunity for marsh
development.

Action 2.2: Investigate potential sites for a mitigation bank for the
creation of wetlands, including:

a. lIrrigation-induced wetlands that could be permanently converted
to wetlands.

b. Upland areas where a reliable water source could be applied to
convert the area to wetlands.

Action 2.3: Contact public and private landowners in the Valley,
including the Walker River Irrigation District (WRID), for potential sites
and interest in participating in a mitigation bank.

Action 2.4: Establish a Wetlands Mitigation Bank Technical Advisory
Committee (TAC) for the Bridgeport Valley. This group should include a
representative from applicable agencies (e.g., Corps of Engineers, EPA,

3These policies pertain to “jurisdictional wetlands"; i.e., those areas subject to Section 404 of the
Clean Water Act, which requires a permit for the discharge of dredged or filled materials into
waters of the U.S. including wetlands. Under a Memorandum of Agreement with the
Environmental Protection Agency, the U.S. Army Corps of Engineers is responsible for
determining wetland jurisdiction and issuing permits; the Soil Conservation Service may, in the
future, become responsible for determining wetland jurisdiction on intensively managed
agricultural lands.
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FWS, SCS, DFG, RWQCB, and Mono County) and a representative of the
following:

a.

C.

d.

Landowners in an area where wetland impacts will occur and
mitigation will be required on a case-by-case basis.

Landowners or the managing entity of the area where the
mitigation bank will be located.

Bridgeport Agricultural Property Owners.

U.S. Board of Water Commissioners.

Policy 3: Work to establish The Land Bank for the Bridgeport Valley.

Action 3.1: The Land Bank shall be established as follows:

a.

The goals of the mitigation bank shall be to enhance or create
self-sustaining functional ecosystems, providing equal functions
and values to those impacted by development.

The life of the bank shall be 20 years from its inception. After the
original 20 years, the life of the bank shall be renewed on 20-year
cycles as needed, barring any significant changes in regulations,
natural conditions or catastrophes.

Parcels eligible to contribute to the bank shall be illustrated on a
map.

Mitigation sites incorporated into the land bank shall be
developed and managed in accordance with a management plan
prepared with the assistance of the Wetlands Mitigation Bank
Technical Advisory Committee (TAC) established for the
Bridgeport Valley. The TAC shall assist in the design and
implementation of a management plan for the bank. This plan
shall include specific debiting and crediting procedures for the
bank and shall detail remedial action responsibilities.

The Corps shall require periodic inspections conducted with
assistance from the TAC to identify whether the mitigation site is
in compliance with the management plan.

The management plan shall identify an appropriate methodology
to assess pre- and post-mitigation functional values, in order to
establish bank credits and debits. To the extent possible, this
methodology will be quantitative.

The management plan shall specify the methodology which will be
used to protect the enhanced or created wetlands in 20-year
cycles. This may include conservation/open space easements,
deed restrictions, transfer of the property to a tax-paying
conservation organization or agency, or other appropriate
methods.

Action 3.2: Seek funding to support land bank projects in the Bridgeport
Valley, including but not limited to, grants, loans or other potential
funding from Soil Conservation Service, Grants for sewage effluent
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treatment, EPA, U.S. Fish and Wildlife Service, Resources Agency, and
Ducks Unlimited.

Objective B
Maintain and enhance wetland habitat values and functions with willing landowners in
the Bridgeport Valley.

Policy 1: Work with participating ranchers in the area to manage their land bank
using one or more of the following methods/ techniques:

o fire;

e rest;

e technology;
e money;

e labor;

o beneficial grazing practices;
e living organisms;

e human creativity; and / or
s animal impacts.

Action 1.1: If grazing practices beneficial to wetlands are to be utilized,
the grazing practices shall be specified in a grazing management plan
approved by the SCS in consultation with the TAC.

Action 1.2: Investigate the use of sewage effluent for wetland restoration,
creation, or enhancement purposes.

Policy 2: Work with developers to provide buffer zones around wetland areas
adjacent to the developed areas

Policy 3: Work with public agencies and interested local groups to develop and
post informational and educational signs around wetlands areas on public
lands.

Policy 4: Work with interested local groups willing to participate (either
financially or with donations of labor) with willing landowners in the protection
or enhancement of wetlands.

Policy 5: Restrict public and animal (e.g., cattle) access as necessary to land
bank riparian areas during times of nesting or other critical periods in the life
cycles of wildlife or fish.

Objective C

At the request of the landowner, reevaluate the jurisdictional status of sites proposed
for development which are located in irrigated areas in the Bridgeport Valley when and
where irrigation water is no longer applied.

Policy 1: Ensure that accurate and adequate data are collected to permit a
reevaluation of wetland status for irrigation-induced wetlands that will meet
federal delineation standards.

Action 1.1: The following additional conditions shall apply to altering the
irrigation regime, acquiring data, and seeking a reevaluation of
jurisdictional status:

a. Areas shall be reevaluated only where a definite project proposal
exists.
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BODIE HILLS

The entire area of the proposed project will be reevaluated.

The existing topography in the vicinity of the subject area should
not be altered without contacting the U.S. Army Corps of
Engineers.

During the time of reevaluation, livestock may be excluded as
necessary (in consultation with the SCS) to allow plant species to
be identified and catalogued. Cattle exclosures in representative
areas may be necessary for monitoring or evaluation.

Reevaluation should begin no later than May 1. Water table levels
should be monitored throughout the early growing season by
means of pits or piezometer wells, and vegetation should be
studied at a time that may vary from mid-May to July, depending
upon weather.

Data should be acquired at locations on both sides of apparent
wetland boundaries. The locations of piezometer wells or other
tests of soil conditions (for example, a,a-dipyridil test for reducing
conditions) should be representative of the entire subject area.
Methodologies in the current jurisdictional wetland manual will
be used to define wetlands.

As per the new National Technical Committee on Hydric Soils
(NTCHS) criteria for hydric soils, poorly drained areas with soil
permeability less than 6.0 inches/hour (such as most of
Bridgeport Valley) would be determined to meet the mandatory
soils and hydrology criteria for jurisdictional wetlands if the water
table remains within 1.5 feet of the surface for at least two weeks
during the growing season.

Action 1.2: Reevaluations of jurisdictional status of proposed project sites
located in irrigated areas shall be performed by a qualified professional
under the direction of the County and in consultation with the Soil
Conservation Service and the U.S. Army Corps of Engineers. The work
shall be funded by the project applicant.

GOAL: Protect and enhance Bodie Hills Planning Area resources that complement
the Bodie Experience.

Objective A

Protect the visual characteristics of the Bodie Hills that contribute to the Bodie
Experience, and ensure that any development allowed is compatible with the existing
rural and historic landscape.

Policy 1: Structures proposed on private lands within the Bodie Hills Planning

Area shall

be constructed in accordance with the minimum development

standards found in the Mono County General Plan Visual Resource Policies.
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Action 1.1: Develop design guidelines for residential, commercial, and
industrial development projects. At a minimum, the following
development standards (from the Visual Resource Policies) shall apply:

a.

Projects should not dominate the natural environment, and
should complement existing community character; the scale,
design, and siting of a project should be appropriate for the
setting;

Building mass should be varied and should be appropriate for the
surrounding community or area. Facades in commercial districts
should be varied;

Project siting and structural design should be sensitive to the
climate, topography, and lighting of the surrounding
environment;

The design, color, and building materials for structures, fences,
and signs shall be compatible with the natural environment
and/or surrounding community;

Visually offensive land uses shall be adequately screened through
the use of landscaping, fencing, contour grading, or other
appropriate measures;

The visual impacts of parking areas shall be minimized through
the use of landscaping, covered parking, siting which screens the
parking from view, or other appropriate measures;

Signs shall comply with the county's Sign Regulations;

Standardized commercial structures, designs, and materials shall
not be allowed (e.g., a "McDonalds" shall be designed with
materials and finishes that harmonize with the surrounding
area);

Industrial areas shall be as compact as possible;

Exterior lighting shall be shielded and indirect and shall be
minimized to that necessary for security and safety;

All new utilities shall be installed underground, in conformance to
applicable provisions of the Land Development Regulations (LDR);

Existing roads shall be utilized whenever possible. Construction
of new roads should be avoided except where essential for health
and safety;

. Earthwork, grading, and vegetative removals shall be minimized;

All site disturbances shall be revegetated with a mix of indigenous
species native to the site (based upon a pre-project species
survey). A landscaping plan shall be submitted and approved for
all projects.

BLM Resource Management Plan Decision:
Manage the main travel corridors into the Bodie Bowl to conform to Visual
Resource Management (VRM) Il standards.
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Objective B
Maximize fire protection within the Bodie Hills Planning Area, including both prevention
and suppression.

Policy 1: Actively support fire prevention efforts on public and private lands.

Action 1.1: BLM shall install and maintain Fire Danger Rating signs on
SR 270 and on Cottonwood Canyon Road. State Parks shall change the
fire rating as needed.

Action 1.2: All campfires within the Bodie Hills Planning Area (including
the ACEC) shall require a valid campfire permit issued by BLM, USFS,
Cal Fire (formerly the California Department of Forestry and Fire
Protection) or State Parks. All campfires shall be in accordance with
existing fire restrictions during the summer fire season.

Action 1.3: Require new development to comply with the Mono County
Fire Safe Regulations (Chapter 22).

BLM RMP Decision:
Employ full fire suppression techniques against all wildfires.

Objective C
Reduce vandalism within the Bodie Hills Planning Area.

Policy 1: Recognize and support visitor education as the primary deterrent to
vandalism. To help reduce vandalism, the BLM, State Parks and the County
should continue to educate the public about the cultural, historic, and natural
values of Bodie SHP and the Bodie Hills.

Action 1.1: The BLM shall work with State Parks to develop interpretive
kiosks or panels along the roads into Bodie to foster a better appreciation
of the cultural, historic, and natural values of the Bodie Hills. The
verbiage shall be positive and include references to respecting private
lands within the area.

Action 1.2: Appropriate agencies shall patrol the Bodie Hills during
special permitted events and times of high visitor use, such as hunting
season, making visitor contacts and establishing a presence in the area.

Objective D
Maintain a high level of air quality in the Bodie Hills Planning Area.

Policy 1: Activities permitted in the Bodie Hills Planning Area shall meet ambient
air quality standards.

Action 1.1: The proponent of any project that may adversely impact air
quality shall obtain an air quality permit or clearance from the Great
Basin Air Pollution Control District.

Action 1.2: Any project that may generate excessive levels of dust shall be
required to use dust control measures approved by Great Basin APCD.

Action 1.3: Future development projects shall comply with the public
health and safety policies of the Mono County General Plan, including
requirements for future development projects to avoid impacts to air
quality or mitigate impacts to a level of non-significance, unless a
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statement of overriding considerations is made through the EIR process
(Conservation/ Open Space Element, Public Health & Safety Policies,
Goal I, Objective A, Policy 3). In addition, future development projects
with the potential to significantly impact air quality shall assess potential
impacts prior to project approval in conformance to the requirements of
public health and safety policies (Conservation/ Open Space Element,
Public Health & Safety Policies, Goal I, Objective A, Action 3.1).

Policy 2: Mono County and State Parks shall continue to seek and implement
methods to reduce the dust problems on the county roads within the Bodie Hills
Planning Area approaching the ACEC.

Action 2.1: Pave SR 270 to the cattle guard at the edge of the Bodie Bowl.
Turn it over to Caltrans for maintenance.

Action 2.2: Pave Cottonwood Canyon Road.

Objective E
Provide for the health and safety of visitors and the environment.

Policy 1: Visitor safety within the Bodie Hills Planning Area is a priority.

Action 1.1: Provide for the health and safety of Bodie visitors consistent
with established ordinances and regulations of the BLM, State Parks and
Mono County.

Objective F
Recreational uses that do not interfere with the Bodie Experience may be permitted.

Policy 1: Permit development of visitor services outside the ACEC to
accommodate visitors to the Park. This development should be consistent with,
and not threaten, the historic resources at Bodie.

Action 1.1: To provide for visitor service development that facilitates the
Bodie Experience and provides dispersed recreational activities Mono
County may assign Rural Resort land use designations to appropriate
private property.

Action 1.2: The BLM shall designate lands suitable for a visitor center
and associated services.

Policy 2: Special and recreational events (trail rides, cattle drives, bike rides,
filming, etc.) on public lands in the Bodie Hills Planning Area shall be
considered on a case by case basis. Events shall be monitored so that they do
not detract from the Bodie Experience.

BLM RMP Decision:

Enhance dispersed recreation opportunities such as off-highway vehicle touring,
primitive camping, mountain biking, snowmobiling, hunting, fishing, cross-
country skiing, sightseeing and environmental interpretation.

Objective G
Provide services that will enhance the Bodie Experience.

Policy 1: Interpretive, directional, and other signing within the Bodie Hills
Planning Area should be provided to educate and inform visitors. The number of
signs should be kept to a minimum. Signs should be strategically placed to
avoid detracting from the scenic values of the Bodie Hills Planning Area and the
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Bodie Experience. The messages should be stated in positive terms and address
public and private lands.

Action 1.1: The BLM should work with State Parks to develop interpretive
kiosks or panels along the roads into Bodie to foster a better appreciation
of the area's values, and thereby lessen the threat of vandalism. The
verbiage should be of a positive nature ("Bodie is a Special Area . . .").

Action 1.2: Caltrans and Mono County should develop scenic turnouts on
SR 270 and Cottonwood Canyon Road. Some interpretive information
should be provided, with multi-lingual information or use of international
symbols.

Action 1.3: BLM shall place signs on all secondary routes within the
Bodie Hills Planning Area. Signs should describe the routes, particularly
those crossing both public and private lands, and highlight the need for
the public to respect private property.

BLM RMP Decision:
Develop an activity plan for recreational use in the area. Incorporate an
interpretive element to highlight wildlife, geologic and cultural values.

Objective H

Any economic and resource development projects on public lands shall be conducted in
a manner that protects the historic and scenic values in the Bodie Hills Planning Area,
and that does detract from the Bodie Experience.

Policy 1: Any commercial or concessionaire development on public lands should
complement or enhance the Bodie Experience.

Policy 2: Concessionaires may be considered for solving transportation problems
associated with the State Park, such as providing shuttle services or alternative
access such as horses.

Policy 3: Grazing on public lands within the Bodie Hills shall be guided by the
BLM Bishop RMP and the Coordinated Resource Management Plans (CRMPs).

BLM RMP Decisions:

Use the existing Coordinated Resource Management Planning (CRMP) process to
identify and implement vehicle route closures to protect sensitive plants or deer
or sage grouse habitats; to manage grazing; and to attain DPC and stream
improvement goals.

Stabilize and restore selected stream reaches throughout the Bodie Hills to
improve riparian and aquatic habitat quality. Monitor water quality to determine
the impacts of recreation, grazing and mining activities.

Enhance wildlife habitat and watershed conditions, and attain Desired Plant
Community prescriptions.

Policy 4: Wildlife habitat management on public lands shall be guided by the
BLM's Bishop RMP and the CRMPs.

Policy 5: Mining on valid, existing claims on public lands shall be allowed,
subject to existing law.

Policy 6: On public lands (where existing BLM policy allows) project proponents
shall pay for administrative, study, monitoring and reclamation costs of projects.
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Policy 7: An economic or fiscal impact analysis should be completed and utilized
in the decision-making process along with the NEPA document for any major
project proposal on public lands.

Objective |

Allow for agriculture, resource management activities, and rural resort uses on private
lands in the Bodie Hills Planning Area that do not detract from the Bodie Experience.

Policy 1: Grazing on private lands within the Bodie Hills Planning Area is an
historic use. Mono County supports the continued agricultural use of private
lands within the Bodie Hills.

Action 1.1: Assign Agricultural land use designations to private property
in the Bodie Hills Planning Area.

Action 1.2: Assign Development Credits to property with an agricultural
land use designation in the Bodie Hills Planning Area based upon a per
parcel bases, as follows:

a.

For parcels which total 10 acres or less, one development credit
shall be assigned.

For parcels which total 40 acres or less, one development credit
shall be assigned for each 10 acres.

For parcels which total more than 40 acres, four development
credits shall be assigned for the first 40 acres, and one additional
development credit shall be assigned for each additional 40 acres,
or portion thereof greater than 10 acres.

The assigned credits shall be reflected on Mono County's Land
Use Maps. As an example, a 650-acre parcel would qualify for 20
development credits, and would be designated Agriculture, 20
Development Credits (AG 20dc).

Each development credit permits the construction of one single-
family residence. Development credits may be transferred to
parcels as small as one acre in size. Development credit parcels
should be clustered as follows:

1. Adjacent to existing residential development (if feasible).
2. With a buffer established in consultation with adjacent
agricultural landowners.

3. To avoid steep slopes and fault hazard areas.

4. To avoid wetlands and areas subject to flooding.

5. Away from visually sensitive areas, such as ridgelines or
along scenic highways.

6. To minimize impacts to wildlife, including migrating deer.

7. Tominimize impacts to cultural resource sites.

8. Proximate to existing access and utilities (if feasible).

9. On soils of sufficient structural and sanitary waste

disposal capabilities.

Policy 2: Wildlife management on private land shall be guided by the provisions
of the Mono County Land Use Designation, the Mono County Land Development
Regulations, and the policies of the Mono County General Plan
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Policy 3: Mineral resource activities on private lands may be permitted subject to
established laws.

Action 3.1: Mineral Resource extraction or exploration projects shall
comply with requirements of the California Surface Mining and
Reclamation Act (SMARA); the Mineral Resource Policies of the Mono
County General Plan; the Resource Extraction District, Reclamation
Ordinance, and Mining Operations Ordinance of the Mono County Code;
and applicable environmental requirements, including the California
Environmental Quality Act (CEQA).

Policy 4: Proponents shall bear the costs for project environmental studies,
mitigation monitoring, permit processing and reclamation, in accordance with
the Mono County General Plan, Mono County Environmental Handbook, and
implementing ordinances and resolutions.

Policy 5: An economic or fiscal impact analysis may be required for projects
having potential adverse fiscal impacts.

Action 5.1: Require applicable development projects to comply with Mono
County General Plan Land Use policies which require assessments of the
economic costs and benefits of a project (Land Use Element, Objective H,
Policy 2 and Action 2.1).

MONO BASIN

GOAL: Provide for the orderly growth of Mono Basin communities in a manner
that retains the small town character, coincides with infrastructure expansion,
facilitates economic and community development, and protects the area's scenic,
recreational, and natural resources.

Objective A
Direct future development to occur in and adjacent to Lee Vining.
Policy 1: Obtain lands necessary for the orderly expansion of Lee Vining.

Action 1.1: Work with appropriate agencies to provide for developable
lands adjacent to Lee Vining.

Action 1.2: Designate lands adjacent to Lee Vining for community
expansion in the Land Use Element.

Policy 2: Future development should coincide with infrastructure and service
capability expansion.

Action 2.1: Support and assist the Lee Vining PUD in securing sufficient
water for community growth.

Action 2.2: Require development projects to obtain "will-serve™ letters
from applicable service agencies.

Objective B
Encourage infill development of Mono City prior to considering development on adjacent
lands.
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Policy 1: Existing lots at Mono City should be developed before adjacent lands
are considered for development.

Policy 2: If necessary, obtain lands for the orderly expansion of Mono City.

Action 2.1: Request the BLM to designate lands adjacent to Mono City for
potential future land disposal, when and if demand for additional
development warrants such disposal.

Policy 3: Future development should coincide with infrastructure and service
capability expansion.

Objective C
Maintain the scenic, recreational, and natural attributes of areas outside Lee Vining
and Mono City.

Policy 1: Ensure that future development outside existing communities is
compatible with the scenic, recreational, and natural attributes of the area.

Action 1.1: Provide for low intensity uses (e.g., low density residential
uses) outside of Lee Vining and Mono City. Higher intensity uses (e.g.,
limited commercial, industrial, and resource extraction) may be
permitted if it can be demonstrated that the wuse cannot be
accommodated in existing community areas, that the use is incompatible
with existing community uses, or that the use directly relies on the
availability of unique on-site resources. Higher intensity uses should not
adversely impact the area's scenic, recreational, and natural resources.

Action 1.2: Require preparation of a Specific Plan and EIR for
subdivisions of 30 parcels or more that are not within or adjacent to Lee
Vining or Mono City.

Action 1.3: Require preparation of a Specific Plan or PUD for development
projects proposed on federal exchange lands (parcel maps are exempt
from this requirement).

Action 1.4: Periodically review the Conway Ranch Specific Plan and any
other future specific plans in the Mono Basin.

Objective D
Guide development to provide for community needs.

Policy 1: Encourage the development of affordable housing, including rental
units.

Policy 2: Provide a site for limited industrial uses, including road yards, heavy
equipment storage, and similar uses, within or adjacent to Lee Vining.

Action 2.1: Consider relocating visually offensive land uses, such as road
yards, to the designated industrial site.

Policy 3: Focus commercial development within or adjacent to Lee Vining.

Policy 4: Provide a community center in Lee Vining.
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JUNE LAKE

Policies and Actions for June Lake are contained in the June Lake 2010: June Lake
Area Plan, adopted in 1991.

GOAL: That June Lake ultimately develop into a moderately sized, self-contained,
year-round community.

Objective A
Promote the expansion of the June Lake Loop's privately owned land base to
accommodate planned community growth.

Objective B
Promote well-planned and functional community development that retains June Lake's
mountain community character and tourist-oriented economy.

Objective C
Contain growth in and adjacent to existing developed areas, and retain open space
buffers around each area.

Objective D

Balance the rate of development throughout the separate neighborhood areas. Where
prudent and feasible, balance the rate of development in new areas and the rate of infill
and redevelopment in established areas.

Objective E
Utilize Land Use designations to stimulate redevelopment in depressed areas, to limit
and phase-out incompatible uses, and to guide June Lake's future.

Objective F
Protect existing and future property owners and minimize the possibility of future land
ownership/ use conflicts through the building and planning permit processes.

Objective G
Meet the land needs of the commercial/ industrial uses.

Objective H
Balance the development of recreational facilities with the adequate provision of public
amenities, employee and visitor housing, infrastructure and circulation facilities.

Objective |
Maintain the June Lake Village as the Loop's Commercial Core by providing a wide-
range of commercial and residential uses in a pedestrian-oriented atmosphere.

Objective J

Through the Specific Plan Processes, develop the West Village/ Rodeo Grounds into a
well-coordinated resort area that provides a balance of resident and visitor housing in
close proximity to recreational facilities and other activity centers

Objective K

Retain the Down Canyon's single-family residential character while providing for
additional commercial development along SR 158 and pockets of higher density
residential uses.
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MAMMOTH VICINITY

GOAL: Maintain and enhance the scenic, recreational, and environmental
integrity of the Mammoth vicinity.

Objective A
Maintain and enhance scenic resources in the Mammoth vicinity.

Policy 1: Future development activity in the Mammoth vicinity shall avoid
potential significant visual impacts or mitigate impacts to a level of non-
significance, unless a statement of overriding considerations is made through
the EIR process.

Action 1.1: Future development projects with the potential to have a
substantial, demonstrable negative aesthetic effect shall provide a visual
impact analysis prior to project approval. Examples of a substantial,
demonstrable negative aesthetic effect include:

a. Reflective materials;

b. Excessive height and/ or bulk;

c. Standardized designs which are utilized to promote specific
commercial activities and which are not in harmony with the
community atmosphere; and

d. Architectural designs and features which are incongruous to the
community or area and/or which significantly detract from the
natural attractiveness of the community or its surroundings.

The analysis shall:
a. be funded by the applicant;

b. be prepared by a qualified person under the direction of Mono
County;

c. assess the visual environment in the general project vicinity;

d. describe the impacts of the proposed development upon views
and scenic qualities within the project site and on surrounding
areas; and

e. recommend project alternatives or measures to avoid or mitigate
visual impacts.

Mitigation measures shall be included in the project plans and
specifications and shall be made a condition of approval for the project.

Policy 2: Future development shall be sited and designed in a manner that
preserves the scenic vistas presently viewed from US 395.

Action 2.1: Assign Scenic Combining designations along US 395 in order
to minimize the impacts of development in the US 395 viewshed.
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Action 2.2: Designate undeveloped LADWP lands as "Open Space" in
order to protect the scenic resources on those lands.

Action 2.3: Continue to enforce the visual resource policies in the
Mammoth Lakes Airport Land Use Plan.

Action 2.4: Require any expansion of existing visually offensive land uses
within the US 395 viewshed to be adequately landscaped or otherwise
screened.

Policy 3: Restore visually degraded areas when possible.

Action 3.1: Work with agencies and organizations owning or managing
existing uses in the US 395 viewshed to mitigate the adverse visual
impacts of those uses; e.g., by painting, landscaping, or otherwise
screening the use.

Action 3.2: Investigate the potential of relocating existing visually
incompatible uses in the US 395 viewshed.

Action 3.3: In conformance to the Mammoth Lakes Airport Land Use
Plan, promote reclamation of existing quarry sites, including surface
restoration and revegetation, following exhaustion of the mineral
resource.

Policy 4: Coordinate scenic resource policies in the Mammoth vicinity with USFS
and BLM visual policies and objectives.

Action 4.1: Work with the USFS and BLM on development projects on
their lands to ensure that potential adverse visual impacts are fully
mitigated.

Objective B
Provide for the land use needs of both the incorporated and unincorporated areas.

Policy 1: Contain growth in and adjacent to existing developed areas.

Action 1.1: Prohibit subdivisions into six lots or more in the
unincorporated area of the Mammoth vicinity, except in areas designated
for Specific Plans or PUDs; minor parcel maps of four lots or less may be
considered if consistent with Mammoth vicinity policies.

Action 1.2: Support exchange of federal lands into the private sector for
community expansion only if it can be demonstrated that there is a need
for such expansion, that the community infrastructure can support the
expansion, and that potential significant environmental effects can be
avoided or mitigated.

Action 1.3: When and if additional ski area development is proposed for
the San Joaquin Ridge, this plan should be updated to address concerns
raised by that development.

Action 1.4: Work with the Town of Mammoth Lakes to address regional
housing needs.

Policy 2: Provide for industrial land use needs.
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Action 2.1: Limited industrial uses may be allowed at the Old Elementary
school site, in conformance to the Mammoth Lakes Airport Land Use
Plan.

Action 2.2: Amend the Mammoth Lakes Airport Land Use Plan to allow
only resource extraction uses at the existing quarry on private land
within the planning area and recommend the same policy for other
existing quarries in the planning area.

Action 2.3: Work with the Town of Mammoth Lakes to identify and
designate an appropriate site for land intensive industrial uses and a
household hazardous waste transfer facility within the Town's sphere of
influence boundary.

Policy 3: Future development projects shall avoid potential significant
environmental impacts or mitigate impacts to a level of non-significance, unless
a statement of overriding concerns is made through the EIR process.

Action 3.1: Future development projects with the potential to have
significant environmental impacts shall assess the impact(s) and
recommend project alternatives and/or mitigation measures prior to
project approval, in the manner required by General Plan policies.

Policy 4: Provide additional regional recreational facilities.

Action 4.1: Study the feasibility of expanding the existing recreational
facilities at Whitmore.

Action 4.2: Develop additional interpretive sites in the area, such as the
proposed geothermal interpretive center, as funding becomes available.

Policy 5: Encourage the continued use of Hot Creek and the Upper Owens River
for fishing purposes.

Action 5.1: Development plans for these areas shall preserve the integrity
of the fishery. Implement the policies in this element which pertain to the
Upper Owens River.

Action 5.2: Establish a Hot Creek Buffer Zone. Development within that
zone shall require a finding that all identified environmental impacts of
the project are reduced to less than significant levels by the permit
conditions.

Objective C
Preserve and enhance natural resources in the Mammoth vicinity.

Policy 1: Maintain or enhance the integrity of key wildlife habitat in the area by
limiting development in the area. Examples of key habitat include, but are not
limited to: key winter ranges, holding areas, migration routes, and fawning areas
for mule deer; leks, and winter and summer range for sage grouse; and
waterfowl habitat at Crowley Lake, Laurel Pond, and along the Owens River.

Action 1.1: Implement policies in the Conservation/ Open Space Element.
Policy 2: Maintain or enhance the integrity of fisheries in the planning area.

Action 2.1: Support the DFG's Trout Enhancement Plan for the
Mammoth area.
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Action 2.2: Manage riparian areas to maintain high-quality habitat for
fish, especially in threatened and endangered species waters, wild trout
waters, and the meadow reaches of streams.

Policy 3: Preserve, maintain and enhance surface and groundwater resources in
the planning area.

Action 3.1: Require projects which could adversely impact water
resources, including down-gradient water resources, to avoid or mitigate
effects to a point where clearly no significant effects would occur.

Action 3.2: Work with the appropriate agencies to develop and
implement a comprehensive management plan for Crowley Lake and the
downstream areas of the aqueduct system. The management plan should
ensure that the aqueduct system is managed in a manner that protects
the ecological values of the Long Valley and the downstream areas of the
aqueduct system.

Action 3.3: Develop a Special Area Management Plan4 in cooperation
with the Corp of Engineers for wetlands in Long Valley.

Policy 4: Regulate geothermal and mining and reclamation activities in the
Mammoth vicinity in a manner that retains the scenic, recreational, and
environmental integrity of the Mammoth vicinity.

Action 4.1: All geothermal, mining and reclamation activities shall comply
with the policies of the county's Conservation/ Open Space Element and
the county's Reclamation Ordinance.

Action 4.2: Geothermal and mineral extraction activities shall be allowed
only in areas designated Resource Extraction; exploratory activities shall
be allowed only in areas designated Resource Management, Open Space,
or Agriculture.

UPPER OWENS RIVER

GOAL: Retain the existing rural character and environmental resources of the
Upper Owens Area.

Objective A

Protect the unique natural setting, ecology, riparian corridor and fishery, wildlife,
recreational and agricultural resources of the Upper Owens by limiting the types and
intensity of development in the area.

Policy 1: Limit development in the area to guest ranches, related commercial
uses, agricultural uses and support residential uses.

Action 1.1: In this element, designate the privately owned property of the
Upper Owens area as Agriculture, Open Space, Specific Plan or Resource
Management.

4A Special Area Management Plan is a set of policies developed cooperatively with the
U.S. Army Corps of Engineers to address local wetland development issues.
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Action 1.2: Assign Agriculture, Open Space, or Specific Plan designation
to the privately owned property of the Upper Owens area in a manner
consistent with Action 1.1.

Action 1.3: Require the preparation of a specific plan for projects of more
than 30 units. Such projects shall provide a fiscal impact analysis that
assesses the impacts of the project on local service agencies, and a
market study that analyzes the market demand for such a development.

Action 1.4: A use permit or a Specific Plan (SP) shall be required for
residential, guest ranch or commercial development that exceeds one
unit per parcel. Projects proposing several units constructed over a
period of time may apply for a single use permit. Certain uses, such as
employee housing, may be exempted from these requirements following
redesignation of properties (see Action 1.2 above).

Policy 2: Limit winter residential occupancy to that which is associated with
minimum security and maintenance requirements.

Action 2.1: New residential subdivisions for permanent residents, unless
associated with existing guest ranches or agricultural operations, shall
not be permitted. Residential subdivisions proposed to provide housing
for the resort/ranch owners, guests, managers, and employees may be
permitted.

Action 2.2: Study the financial impacts, feasibility, and mechanisms for
providing winter access to the area.

Policy 3: Restrict development in a manner that preserves the environmental
quality of the area.

Action 3.1: Based wupon existing resource information, estimate
thresholds for maintaining the area's environmental quality; thresholds
should address air quality, viewsheds, water quality, noise environment,
traffic, and wildlife habitats. The type and intensity of permitted
development should not exceed the estimated thresholds. Development
projects proposed prior to the establishment of these thresholds should
address these issues in project environmental assessments.

Action 3.2: Development projects that may have significant
environmental impacts shall assess potential impact(s), determine if they
exceed estimated environmental thresholds, and recommend project
alternatives and/ or mitigation measures prior to project approval, in the
manner required by General Plan policies and CEQA.

Action 3.3: Development projects shall avoid potential significant
environmental impacts or mitigate impacts to a level of non-significance,
unless the benefits of the proposed project outweigh the unavoidable
adverse environmental effects, and an appropriate statement of
overriding considerations is made through the EIR process.

Action 3.4: Future development shall be sited and designed to avoid
disturbing the scenic quality of the area. Leapfrog development shall be
discouraged. The use of bright colors and reflective materials shall be
avoided, and buildings should wutilize natural screening, such as
topographic features and vegetative cover, to avoid detracting from open
vistas. Construction in open meadow areas and on ridgelines should be
avoided. Buildings shall be low profile, and in no instance exceed 35 feet
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in height. Utility lines shall be installed underground where
environmentally feasible.

Policy 4: Facilitate input from area residents on local planning issues.

Action 4.1: Establish an Upper Owens Planning Advisory Committee
consisting of area landowners to review and comment on planning and
environmental projects having the potential to impact the area.

Objective B
Protect the water resources of the Upper Owens Area.

Policy 1: Ensure that direct and indirect impacts of development projects on the
water resources of the Upper Owens Area are avoided or mitigated to a point
where clearly no significant effects would occur.

Action 1.1: Oppose development of a fish hatchery at Big Springs, unless
it can be demonstrated that there will clearly be no significant adverse
effects on the area's water and fishery resources.

Action 1.2: Oppose water transfer projects that could affect the Upper
Owens Watershed —such as the development of the Dry Creek Wellfield -
unless it is demonstrated that there will clearly be no significant adverse
effects on the area's water resources.

Action 1.3: Require development within the Upper Owens Area to avoid or
mitigate impacts to local water resources to a point where clearly no
significant adverse effects would occur.

Action 1.4: Require development to set back 50 feet from the top of the
bank of natural waterways, and to comply with other stream, riparian
and wetland area setback requirements of federal and state agencies.

Action 1.5: Request that potential impacts to the Upper Owens River be
thoroughly considered in applicable environmental studies.

Action 1.6: Require projects with the potential to impact the water
resources of the Upper Owens area to conduct long-term water
monitoring programs in order to ensure the maintenance of the area's
water quality and quantity.

Policy 2: Preserve the Upper Owens River water resources and riparian corridor.

Action 2.1: Work with local landowners to develop coordinated strategies
for preserving the integrity of the Upper Owens River corridor, including
the riparian corridor, downstream to Crowley Lake. Stream preservation
options and techniques — such as conservation easements, transfer of
development rights, fencing, enhancement of water quality and the sale
of sensitive land to conservation organizations —should be considered.

Action 2.2: Work with local landowners to manage access to the river in a
manner that preserves the integrity of the riparian corridor and the
fishery.

Action 2.3: Promote sound grazing management in accordance with the
Conservation/ Open Space Element,  Agriculture/ Grazing/ Timber
policies, Goal I, Objective C.
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Objective C
Promote the continuation of agricultural uses, including aquaculture uses that are
compatible with the rural recreational and open space values of the area.

Policy 1: Allow for the continuation and reasonable expansion of agricultural
uses, including grazing and aquaculture uses, in a manner consistent with the
environmental and recreational values of the area.

Action 1.1: Designate lands wused for agricultural purposes as
“Agriculture” to ensure consistency with the General Plan.

Action 1.2: Require development to be sited in a manner that avoids
interference with existing ranching operations and livestock and wildlife
movement.

LONG VALLEY

GOAL: Maintain the rural residential character of the Long Valley communities
(i.e., Long Valley, McGee Creek, Crowley Lake/ Hilton Creek, Aspen Springs, and
Sunny Slopes) in a manner that provides for commercial uses to serve community
needs, and that protects the area's visual, recreational, and natural resources.

Objective A
Ensure adequate public services (e.g., fire protection, school facilities) and
infrastructure (e.g., water supply, sewage treatment, utilities) for the area.

Policy 1: Future development should coincide with infrastructure and service
capability and expansion.

Action 1.1: Require development projects to obtain "will-serve"” letters
from applicable service agencies.

Action 1.2: Evaluate the cumulative impact of all new development on
public services, public facilities and the environment.

Action 1.3: For areas not served by a water system, future development
projects shall be required to demonstrate, prior to permit issuance, that
sufficient water exists to serve both domestic and fire flow needs of the
development and that use of that water will not deplete or degrade water
supplies on adjacent properties, or adversely impact water supplies for
natural resources.

Policy 2: Encourage the timely expansion of special district facilities, including
provisions for a satellite fire station in the Sunny Slopes area, water treatment
facilities, television service, etc.

Action 2.1: Study the feasibility and desirability of consolidating service
provision in the Long Valley area, as suggested in the Sphere of Influence
Reports prepared by Mono LAFCO for the Birchim Community Services
District (Sunny Slopes) and the Hilton Creek Community Services
District (Crowley Lake/ Hilton Creek).

Action 2.2: Study the feasibility and desirability of developing a
community water system for the Crowley Lake/ Hilton Creek area.

Objective B
Maintain the quality and livability of community areas.
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Policy 1: Preserve and enhance existing single-family residential uses.

Action 1.1: Future residential development in community areas shall
have a minimum lot size of 15,000 sq. ft. except for areas adjacent to
existing development with lot sizes of 7,500-10,000 square feet, where
the minimum lot size may be 10,000 square feet if individual septic
disposal systems are not required.

Action 1.2: Through the provision of density bonuses, encourage
clustering of residential units in areas designated for low density
residential uses for sites of two acres or more.

Policy 2: Future development projects shall avoid potential significant
environmental impacts or mitigate impacts to a level of non-significance, unless
a statement of overriding considerations is made through the EIR process.

Action 2.1: Future development projects with the potential to have
significant environmental impacts shall assess the impact(s) and
recommend project alternatives and/or mitigation measures prior to
project approval, in the manner required by General Plan policies.

Action 2.2: Study the feasibility and desirability of establishing a Design
Review District and associated design review standards in the planning
area.

Policy 3: Prevent incompatible adjacent land uses.

Action 3.1: Require adequate buffering (e.g., landscaping, physical
barriers) to protect residential areas from non-residential, incompatible
land uses.

Action 3.2: Provide adequate private open space in all residential areas
and developments.

Action 3.3: Require higher density residential development to be
compatible with the surrounding area and to provide sufficient open
space.

Action 3.4: Encourage the development of higher density development
within walking distance of the commercial area in Crowley Lake/ Hilton
Creek.

Objective C
Provide for commercial development which supplies the area with convenient and
necessary goods and services.

Policy 1: Provide adequate land for existing and future commercial needs.

Action 1.1: Designate a sufficient amount of land to accommodate tourist
and community commercial needs.

Action 1.2: Cluster commercial development in order to create a
commercial core area ("village center™) in Crowley Lake/ Hilton Creek.

Action 1.3: Mixed uses (commercial and residential) may be allowed,
provided these uses do not adversely affect the basic rural residential
character of the area.
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Action 1.4: For the existing mixed use areas in the Long Valley
communities, adopt the Mixed Use (“MU”) land use designation, defined
as follows:

This designation provides for a wide range of resident and visitor oriented
residential and commercial uses, including business, professional and
retail uses. The designation also allows for the construction of mixed use
buildings. All commercial development in the Long Valley communities,
including that in the Mixed Use designation, shall comply with the
commercial development performance standards contained in the Long
Valley Area Plan.

Permitted Uses: Examples of permitted uses include recreational uses,
commercial lodging, professional services, business services, small-scale
community-oriented retail operations, food services, and residential uses.

Building Intensity: Minimum lot size is 10,000 square feet except for
hotels, motels, condominiums, townhouses, and similar uses the
minimum lot size is 20,000 square feet. Maximum building intensity is
15 dwelling units per acre for multiple-family residential units including
apartments and condominiums. Motels may not exceed a maximum
density of 40 units per acre.

Policy 2: Promote improvements in community commercial areas to increase
their attractiveness and to rejuvenate existing commercial uses.

Action 2.1: All commercial development shall comply with the following
commercial development performance standards:

a. All commercial development shall comply with Objective B, Policy
2 and Action 2.1 of this Plan, which require avoidance or
mitigation of any potential significant environmental impacts,
unless a statement of overriding considerations is made.

b. The project must comply with the design review standards
established in accordance with Objective B, Policy 2, Action 2.2.
Exterior signs and lighting shall be considered in the design
review standards.

c. The project shall not exceed a sustained or intermittent noise
level of 60 dBA.

d. The project shall supply adequate access, parking and loading
areas.

e. Exterior signs shall comply with the Mono County Sign
Regulations.

f. Uses involving or producing noxious fumes or odors shall not be
permitted unless fumes or odors are treated or diffused prior to
release from the generating source.

g. Operations using and storing noxious chemicals including but
not limited to pesticides and herbicides, other than those
packaged for resale, or large volumes of solvents or flammable
liquids, will not be allowed.
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Policy 3: Encourage the development of professional uses (e.g., clinic, doctor's
office, law office) in the Crowley Lake/ Hilton Creek commercial core, to provide
for the needs of residents.

Policy 4: Allow the continuation of home occupations (as defined in the Mono
County Land Development Regulations) which are not in conflict with
surrounding uses.

Objective D
Provide for light industrial uses which supply the community with convenient and
necessary services (e.g., material and equipment storage, wood lots, automotive repair).

Policy 1: Permit development of clean small-scale light industrial uses which
provide local year-round employment, serve local needs tending to make the
area industrially self-sufficient, and are environmentally compatible to the area.

Action 1.1: Designate a sufficient amount of land to accommodate light
industrial needs.

Action 1.2: Pursue the acquisition of suitable public land for the remote
placement of incompatible industrial uses.
Objective E
Provide for recreational and open space uses in and around the Long Valley planning
area.

Policy 1: Ensure the preservation of open space in the planning area.

Action 1.1: Require in-filling of areas designated for residential,
commercial, and industrial uses prior to allowing conversion of
agricultural land or public open space.

Action 1.2: Designate lands owned by the LADWP for open space.

Policy 2: Discourage the extension of public and private facilities, especially
roads, into open space or agricultural land.

Policy 3: Encourage recreational uses and activities in all seasons.

Action 3.1: Support increased all season recreational use of Crowley
Lake.

Action 3.2: Encourage the California Fish and Game Commission, with
the cooperation of the LADWP, to extend the fishing season at Crowley
Lake until November 15.

Action 3.3: In cooperation with the LADWP, encourage recreational
development at Crowley Lake, including development of winter use ski
trails, a winter campground/trailer park, water skiing, sailing, and
concessions.

Policy 4: Maintain and increase recreational facilities for residents.
Action 4.1: Designate sites for neighborhood parks. Each park is
encouraged to provide a multiple recreational setting with input from the

service area population as to facilities, activities and design.

Action 4.2: Continue to promote multiple use of Whitmore Park in
response to regional needs.
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Action 4.3: Study the feasibility of developing bike paths/trail system
throughout the area, including methods of funding such a system.

Policy 5: Ensure that those using recreation facilities contribute to the cost of
providing and maintaining facilities.

Policy 6: Ensure that recreational facilities are compatible with adjacent land
uses, the maintenance of environmental quality and the protection of property
rights.

Action 6.1: Require all new development proposals to provide public
access and rights of way to public open space, in conformance to the
provisions of the Subdivision Map Act.

Objective F

Promote complementary and compatible uses of adjoining BLM, USFS, and LADWP

lands.
Policy 1: Encourage a systematic prioritized land exchange policy to discourage
development of isolated and remote private parcels; to discourage development
of private parcels subject to public safety hazards; to discourage development of
private parcels indispensable to sound natural resource management; to
minimize long-term county and special district service costs; and to encourage
acquisition of public lands for public facility and private uses.

Action 1.1: Identify those private parcels which by reason of their remote,
isolated or hazard prone location could be considered for trade to public
agencies.

Action 1.2: Identify those public parcels which by reason of their location
could house otherwise incompatible public facilities or private uses (e.g.,
light industrial) and which should be considered for acquisition.

Action 1.3: Request the BLM to designate lands adjacent to community
areas for potential future land disposal.

WHEELER CREST

GOAL: Retain, as nearly as possible, the character and quality of life presently
enjoyed in the community through the year 2010.

Objective A
Prevent incompatible or conflicting uses within the Wheeler Crest community.

Policy 1: The timing and location of new residential developments shall be
directed to areas with existing services or adjacent to areas with existing services
(i.e., fire protection, water supply, sewage and utilities).

Action 1.1: In-fill, to the greatest extent possible, developed private land
to the residential densities specified in this plan (i.e., Estate Residential
designation, one-acre minimum lot size). Overall densities for areas
outside existing developed areas shall not exceed one unit per two acres
(Estate Residential designation, two acre minimum lot size). As specified
in the Plan EIR and other Plan policies, larger minimum lot sizes may be
appropriate for sensitive resource areas.
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Action 1.2: Require developers, at time of application submittal, to
demonstrate adequate service availability (water supply, fire flow,
sewage/ septic, utilities).

Action 1.3: If any extension of services will be required for a proposed
project, an economic analysis, including projected public costs, shall be
required.

Action 1.4: Consider, and mitigate, the cumulative impact of any new
development prior to project approval.

Action 1.5: The residential density of any proposed project shall be
consistent with surrounding densities as built.

Action 1.6: Petition the Board of Supervisors to establish a development
fee and/ or land bank for community uses.

Policy 2: Residential development shall have a minimum impact on the
environment.

Action 2.1: Adequate open space shall be provided as part of any
proposed development.

Action 2.2: Preserve adequate solar access for all existing and proposed
development.

Action 2.3: Discourage installation of street lights unless necessary for
safety reasons.

Action 2.4: Place all utilities underground unless the geology will not
allow it.

Action 2.5: Develop design review standards indicating desired
architectural type and outside treatments that will harmonize with the
rural character of the area.

Action 2.6: In order to preserve the brilliant night sky quality of the
Wheeler Crest area, adopt a "dark sky" ordinance to restrict local night
lighting.

Action 2.7: In order to better preserve continuous open areas for deer and
wildlife use, and to facilitate maintenance of a residential structure's
defensible space for wildland fire protection purposes, encourage
Accessory Dwelling Units be attached to the primary dwelling.

Policy 3: Retain the rural residential character of the entire study area.

Action 3.1: Permit only single-family residential and related accessory
structures. Bed-and-breakfast establishments shall also be permitted on
parcels of 100 acres or greater, if designed to be compatible with existing
residential uses, and if the undeveloped portion of the parcel remains as
open space or agricultural use in perpetuity.

Action 3.2: General commercial uses are neither compatible, nor needed,
within the residential area, and shall be prohibited. Bed-and-breakfast
establishments shall be exempt from this provision, as detailed in Action
3.1.
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Action 3.3: Permit small-scale agricultural uses (including the keeping of
animals for personal use) within the mandate of the county requirements
for the ER designation, or more-restrictive CC&Rs, as applicable.

Action 3.4: Avoid community strife by respecting current, more-restrictive
CC&Rs, as well as county land use designations.

Action 3.5: Consider amending the Land Development Regulations or this
Plan in order to further restrict the intensity of animal use in residential
areas.

Policy 4: Encourage a diversity of architectural styles that reflect a rural
residential lifestyle.

Action 4.1: Permit and encourage innovative construction techniques, as
long as permitted by local ordinance and building codes (i.e.,
passive/ active solar design).

Policy 5: Encourage the transfer of privately owned, environmentally sensitive or
isolated land within the Wheeler Crest planning area.

Objective B

Action 5.1: Identify parcels incompatible for private use by virtue of
location and/or environmental sensitivity (i.e., avalanche area, deer
migration route, etc.).

Action 5.2: Coordinate with the USFS or BLM to exchange public land
that is more suitable for private ownership.

Preserve the value of land dedicated or deeded for community services, natural

resources or

recreation use as development occurs in the planning area (parks,

community centers, equestrian trails, ski trails, hiking trails, tennis courts, deer
migration corridors, etc.).

Policy 1: When utilities are installed in new residential areas, ensure that they
are adequate for future local needs and are compatible with the rural residential
flavor of the planning area.

Policy 2: Provide sites and/ or facilities to accommodate a variety of community
activities.

Action 2.1: Closely regulate any proposed community facility to ensure
compatibility with rural residential and open space uses.

Action 2.2: As necessary, provide an environmental impact analysis of all
proposed community facilities.

Action 2.3: Evaluate and improve, if necessary, all utilities to adequately
serve community facilities.

Action 2.4: Provide incentives to encourage private parties to contribute
toward necessary community facilities.

Policy 3: Guarantee that improvements for community use will increase the
attractiveness of the use, and that the use will be compatible with residential
uses and surrounding resource values.

11-72
Land Use Element —2013



LAND USE ELEMENT

Action 3.1: Buffer all community use from residential uses with a
combination of open space, plantings, and physical barriers.

Action 3.2: Evaluate traffic, safety and air quality impacts of all proposed
community facilities.

Action 3.3: Buffer new developments from deer corridors or other key
wildlife habitats using a combination of open space, plantings and
physical barriers.

Objective C
Provide for recreational and open space uses in and around the Wheeler Crest area.

Policy 1: Preserve adequate open space rangeland to protect movement of
wildlife, cattle and pack stock.

Action 1.1: Monitor and discourage the conversion of viable agricultural
land.

Policy 2: Prevent the intrusion of development into rangelands, with special
attention to protecting range vegetation and water supply.

Action 2.1: Discourage extensions of public and private facilities,
especially roads, into open space rangeland as defined by California
Department of Fish and Game, BLM, and USFS.

Policy 3: Provide for recreational and aesthetic open space in and around the
Wheeler Crest planning area.

Action 3.1: Utilize Quimby Act fees to finance park and recreation
development. Capture currently available state and federal monies
allocated for these purposes.

Policy 4: Ensure that recreational facilities are compatible with land uses,
maintain environmental quality and protect property rights.

Action 4.1: Recreational needs should be considered in the planning and
development of circulation and transportation improvements.

Action 4.2: Maintain and enhance recreation opportunities.

Policy 5: That existing National Forest and BLM lands surrounding the
community be retained in public ownership or be utilized for community
purposes.

Action 5.1: Coordinate all planning and development activities adjacent to
public lands with the affected public entity.

Action 5.2: Assist in the preservation of valuable deer habitat by
establishing a land bank, or other mechanisms, to retain migration
corridors.

Action 5.3: Coordinate with public agencies to preserve and enhance
natural stream courses.

Action 5.4: Consider requiring a fire safety buffer between public land

and any new development.
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Action 5.5: Assign Open Space designation for surrounding LADWP
lands.

Policy 6: That isolated public lands within the study area be exchanged for
private lands better suited for watershed protection and other public purposes.

Action 6.1: Identify and designate those lands which, by reason of their
remote, isolated, or hazardous location, should be exchanged.

Policy 7: Encourage sound management and utilization of public lands to benefit
local recreational and energy needs.

Action 7.1: Any proposed hydroelectric facilities shall be consistent with
the goals of this plan.

Objective D
Ensure adequate public services (e.g., fire protection) and infrastructure (e.g., water
supply, sewage treatment, utilities) for the area.

Policy 1: Ensure that necessary public facilities are planned for as new
residential development is proposed. Ensure that adequate land, in appropriate
locations, is set aside for public facilities.

Action 1.1: The Mono County Health Department and the Wheeler Crest
Community Services District shall evaluate, as the community expands,
the need for community water systems in the planning area.

Action 1.2: Maximize groundwater recharge by protecting natural
drainage areas and encouraging their preservation as open space.

Action 1.3: Require utilization of all water saving devices at building
construction.

Policy 2: Necessary public facilities shall be located and designed to be
compatible with surrounding land uses.

Action 2.1: All proposed public facilities shall provide sufficient buffering
to protect residential areas from noise and visual impact.

Action 2.2: Provide adequate parking, snow storage, underground
utilities, etc., in accord with the nature and function of the facility.

Objective E
Provide for a quality residential life by maintaining and improving the existing housing
stock while ensuring that housing needs of the entire community are being met.

Policy 1: Conserve, by maintaining or rehabilitating, the planning area's housing
stock.

Action 1.1: Allow alternative housing construction modes, as long as
these conform architecturally to existing homes (i.e., modular,
manufactured, etc.) and retain the rural-residential character.

Policy 2: Improve the supply of buildable land by encouraging land exchanges of
undevelopable parcels in wet meadow and avalanche-prone areas for more
suitable areas.
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Objective F

Protect and enhance the environmental resources in the area which contribute to the
quality of life and form the basis for the recreation-oriented local economy; i.e., open
space, air and water quality, scenic resources, streams and wildlife.

Policy 1: Protect all year-round streams from encroachment or development that
detracts from their natural beauty

Action 1.1: Witcher and Birch creeks have been identified by the DFG as
locations for the reintroduction of Lahontan cutthroat trout. Require an
environmental analysis for any project that may impact this resource.

Action 1.2: Utilize open space and drainage easements as well as
clustering of major new development as stream preservation tools.

Action 1.3: Adopt erosion control and grading regulations that will
minimize removal of natural vegetation to help prevent downstream
sedimentation.

Action 1.4: Prohibit artificial redirection of water courses, especially
Lower Rock Creek, Witcher Creek and Birch Creek.

Action 1.5: Maintain and preserve existing vegetation and habitat along
stream courses.

Policy 2: Preserve clean surface and groundwater resources.

Action 2.1: Maximize groundwater recharge by protecting natural
drainage areas. Ensure their preservation by leaving them in open space.

Action 2.2: Monitor groundwater levels and quality and consider
initiation of a groundwater management plan to ensure protection of the
resource.

Action 2.3: Cooperate and coordinate with Lahontan Regional Water
Quality Control Board in protecting the area's water resources. This may
include requirement of on-site sedimentation control devices.

Action 2.4: Promote water conservation through the use of native and/ or
drought resistant plantings.

Policy 3: Protect wildlife and native plants, especially rare and endangered
species.

Action 3.1: Create a list of known or potential rare and endangered plants
that may exist within the study area. Retain the expertise of the
California Native Plant Society.

Action 3.2: Require an environmental analysis for any proposed land use
located in areas that are known habitats for rare and endangered wildlife
or flora. The analysis would study the effects of the proposed
development upon this resource and how adverse impacts would be
mitigated.

Action 3.3: The entire planning area is either within or in close proximity
to valuable deer migration routes. Thus all projects, other than homes on
subdivided lots, shall assess and mitigate to the greatest degree possible,
the impacts of development on this resource. Mitigation measures may
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include but not be limited to: clustering; reduction of density; large
minimum lot sizes; prohibiting construction in certain locations;
relocation; contribution to a land bank for alternate routes; fencing of
gardens/ landscaping; protection of special habitat types such as wet
meadows; and building setbacks.

Action 3.4: Restrict off-road vehicle use in areas of environmental
sensitivity (i.e., deer migration and habitat areas).

Action 3.5: Support the DFG's continuing program to reintroduce native
game species (bighorn sheep).

Policy 4: Protect open space and scenic values within and around the
community.

Action 4.1: Require developers/builders to protect views from parcels
which are on the "upper” side of a proposed development. This applies to
any affected property regardless of whether it is inside or outside the
project boundaries.

Action 4.2: Retain areas inappropriate for development (i.e., wet
meadows, avalanche hazard zones) in natural open space.

Action 4.3: Prohibit road extensions into valuable open space areas.

Policy 5: Identify and protect significant historical and archaeological sites from
damage or destruction.

Action 5.1: Any proposed project in an area having potential
archaeological resources shall conduct a site assessment prior to project
approval or any grading activity.

Action 5.2: Cluster or relocate projects away from unique cultural
resources.

Action 5.3: Revise county procedures regarding cultural resources to
assure recordation/ preservation prior to site disturbance.

Policy 6: Develop programs that prevent the harassment of wildlife by domestic
animals.

Action 6.1: Support enforcement of the leash law in the Wheeler Crest
community.

Action 6.2: Support active cooperation of community organizations.

Policy 7: Preserve and protect native vegetation and sizable stands of native

trees.

Objective G

Action 7.1: Work with all federal, state, and local agencies to implement
and maintain tree preservation programs.

Action 7.2: Site plans for all proposed projects, including single-family
homes, shall identify all mature native trees and native plants. The plans
should demonstrate a reasonable attempt to retain as many native trees
and native plants as possible.
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Ensure public safety from the unreasonable risks presented by natural hazards (i.e.,
seismic, avalanche, flood, wildland fire).

Policy 1: Take all feasible steps to reduce the threat to life and property from fire
by implementing effective fire prevention measures.

Action 1.1: Consider requiring expanded fuel breaks and greenbelts
between new development and public lands.

Action 1.2: Where feasible, require two access points (built to current
standards) for all development projects that are easily accessible to all
emergency vehicles.

Action 1.3: Require that vegetation within new developments use native
and drought resistant species.

Action 1.4: Require a minimum of 30 feet between all new residences
unless existing structures make this unfeasible.

Action 1.5: Set up an emergency evacuation plan that is available prior to
a fire breaking out. This could also be used for other natural disasters.

Action 1.6: Propane, gasoline, and other fuel storage should be confined
to peripheral locations to provide a safety buffer from areas of human
occupancy.

Action 1.7: All new development shall comply with all requirements of the
Wheeler Crest Fire Protection District (FPD), as well as existing county
requirements. Fire hydrants, water storage and water lines shall be
provided as necessary to guarantee sufficient fire flow.

Action 1.8: Require a consistent street naming and housing numbering
system for the area and require all names and numbers to be clearly
visible.

Action 1.9: The County, supported by the FPD, shall continue to require
road designs that guarantee adequate width, moderate grades, and wide-
turning radii, so that emergency vehicles can quickly and safely respond
to any call.

Action 1.10: Work with applicable agencies to provide a
secondary/ emergency access route for the Wheeler Crest community (see
Appendix C for emergency access route map).

Policy 2: Establish appropriate siting and development standards in order to
reduce the risks of earthquakes.
Action 2.1: Assist in enforcing state seismic requirements.

Policy 3: Identify avalanche danger areas and protect life and property
accordingly.

Action 3.1: Implement the avalanche policies and mitigation measures in
the Safety Element.

Policy 4: Develop and provide an adequate level of safety-oriented services:
sheriff, paramedic and fire.
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TRI-VALLEY

Action 4.1: Utilize the Sheriffs and Public Works to assist in monitoring
and evacuating procedures during natural disasters.

Action 4.2: Promote increased emergency medical services for the
community.

Action 4.3: Support and monitor compliance of the county's "No
Shooting" ordinance.

GOAL: Preserve the rural and agricultural character of the Tri-Valley area.

Objective A

Integrate compatible residential development into the existing community character in

Benton.

Policy 1: Allow for the continuation of growth in Benton in a manner that
promotes and protects its rural and agricultural character.

Action 1.1: Gross densities for residential development in Benton shall
not exceed two dwelling units per acre. For parcels 40 acres or greater,
clustering shall be encouraged.

Action 1.2: Encourage agricultural landowners to utilize the property-tax
incentives for agricultural land provided for in the county's Williamson
Act program.

Action 1.3: Require new development to provide adequate buffering of
incompatible uses (e.g., landscaping, physical barriers, large setbacks) to
protect agricultural areas from residential and other incompatible land
uses.

Action 1.4 Subdivisions of more than four parcels shall include paved
streets.

Action 1.5: All tract maps shall include an in-depth hydrological study
including flow tests and pressure/ drawdown tests to ensure that there is
an adequate water supply and that there will be no impact on
neighboring wells.

Action 1.6: Discourage installation of streetlights unless necessary for
safety reasons. Encourage shielded light sources whenever possible.

Action 1.7: Permit agricultural uses, including the keeping of animals, in
all land use designations.

Action 1.8: Encourage access and equestrian trails through developments
to public lands.

Policy 2: Prevent the intrusion of development into agricultural areas in order to
protect agricultural resources.

Action 2.1: Monitor and discourage the conversion of viable agricultural
land to non-agricultural uses.
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Action 2.2: Agricultural activities shall have precedence over incompatible
uses/ activities in the Tri-Valley area.

Action 2.3: Carefully evaluate subdivisions outside existing community
areas. Consideration should be given to assigning large minimum parcel
sizes.

Action 2.4: Encourage private landowners with visual, environmental
and agriculturally significant property to grant or sell a conservation
easement to a land conservation organization to protect the land as open
space and/ or agricultural use.

Policy 3: Encourage residential development in areas that will minimize the
impact on the environment.

Action 3.1: Encourage the completion of adequate studies of the flooding
potential throughout the Tri-Valley area.

Action 3.2: Encourage the exchange of environmentally sensitive private
lands for public lands.

Action 3.3: Continue to enforce the provisions of the county's floodplain
combining district in the Tri-Valley area.

Policy 4: Encourage the timing of growth to allow for efficient use of existing
public facilities and services and for adequate planning for additional public
facilities and services.

Action 4.1: Allow additional residential subdivision only when adequate
services (including fire protection, water, and school facilities) are
available or planned for development. The proponent of a residential
subdivision shall include this assessment as part of the environmental
review process.

Action 4.2: To permit the efficient delivery of public services, encourage
residential development in Benton to take place on parcels contiguous to
existing development.

Action 4.3: All tract maps shall include an in-depth hydrological study
including flow tests and pressure/ drawdown tests to ensure that there is
an adequate water supply and that there will be no impact on
neighboring wells.

Action 4.4: New development projects, including subdivisions, shall
comply with fire safe regulations and obtain "will serve" letters from the
White Mountain Fire Protection District.

Action 4.5: Subdivisions and/ or building permits shall not be approved in
areas that are withdrawn and/or not within the White Mountain Fire
Protection District until such areas are brought into the district.

Objective B
Preserve the agricultural character of the Hammil Valley.

Policy 1: Protect agricultural uses from the encroachment of incompatible land
uses.
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Action 1.1: Limit residential development in Hammil Valley in order to
minimize agricultural-residential conflicts.

Action 1.2: Prohibit scattered residential development in Hammil Valley
that would increase agricultural-residential conflicts.

Action 1.3: Encourage agricultural landowners to utilize the property-tax
incentives for agricultural land provided for in the county’s Williamson
Act program.

Action 1.4: All tract maps shall include an in-depth hydrological study
including flow tests and pressure/ drawdown tests to ensure that there is
an adequate water supply and that there will be no impact on
neighboring wells.

Policy 2: Prevent incompatible adjacent land uses.

Action 2.1: Require developers to provide adequate buffering (e.g.,
landscaping, physical barriers, large setbacks) of incompatible uses to
protect agricultural areas from residential and other incompatible land
uses.

Action 2.2: Discourage the extension of public and private facilities,
especially roads, into open space or agricultural land.

Policy 3: Prevent the intrusion of development into agricultural areas in order to
protect agricultural resources.

Action 3.1: Monitor and discourage the conversion of viable agricultural
land to non-agricultural uses.

Action 3.2: Agricultural activities shall have precedence over incompatible
uses/ activities in the Tri-Valley area.

Action 3.3: Encourage private landowners with visual, environmental and
agriculturally significant property to grant or sell a conservation
easement to a land conservation organization to protect the land as open
space and/ or agricultural use.

Policy 4: Encourage the continuation of agricultural production through
implementation of the Development Credits Program.

Action 4.1: Under the Development Credits Program, in the Hammil
Valley:

a. No parcel may be created less than 10 acres in size.

b. One development credit permits the construction of one single-
family residence.

Action 4.2: Consider amending the 10-acre minimum parcel size.

Action 4.3: Prior to project approval, development credits shall be
assigned by the decision-making body having authority to approve or
deny the project. Development credits shall be assigned in accordance
with the total acreage under a single ownership. The total number of
development credits shall be assigned in accordance with the following
rules (see Table 1):
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a. For lands under a single ownership that total 10 acres or less,
one development credit shall be assigned.

b. For lands under a single ownership that total 40 acres or less,
one development credit shall be assigned for each 10 acres.

c. For lands under a single ownership that total more than 40 acres,
four development credits shall be assigned for the first 40 acres,
and one additional development credit shall be assigned for each
additional 40 acres, or portion thereof greater than 10 acres.

Action 4.4: The assigned development credits shall be recorded in a
Development Credits Ledger. The Development Credits Ledger shall be
maintained by the Planning Division.

Action 4.5: One development credit is considered to have been used for
each existing dwelling unit on lands under a single ownership. Those
lands shall be appropriately debited in the Development Credits Ledger.
Accessory Dwelling Units, pursuant to Chapter 16 of the Mono County
Land Development Regulations, shall be permitted and shall not be
considered as a development credit.

Action 4.6: Property owners who own more than 40 acres must submit
and obtain approval of a Master Plan for all the lands under their
ownership prior to the use of any of the development credits assigned to
lands under their ownership.

Action 4.7: Property owners who own a 1/4, 1/4 section or 40 acres or
less need not file a Master Plan and may use their development credits
through the normal county land development procedures. Parcels of forty
acres or less may apply for or be assigned Agricultural or Rural
Residential designation. Development credits shall be debited to the
Development Credits Ledger at the time of project approval.

Action 4.8: The Master Plan shall designate the owner's assignment of
development credits to each parcel under their ownership. Upon approval
of the Master Plan by the decision-making body having authority to
approve or deny the project the development credits shall be assigned to
the parcels as stipulated by the Master Plan. The Development Credits
Ledger shall be posted accordingly.

Action 4.9: The development of parcels that are the subject of a Master
Plan shall comply with all applicable Mono County land use designation
and development requirements. In addition, the decision-making body
having authority to approve or deny the project shall make a finding that
the proposed project is in conformance to the approved Master Plan.

Action 4.10: Wherever feasible, development shall occur on clustered 10-
acre parcels. The location of the residential clusters shall be guided by
the following policies:

a. Residential development shall occur adjacent to existing
residential development, or

b. Residential development shall occur on soils rated Class Il or
poorer by the Soil Conservation Service land use capability
classifications.
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Action 4.11: When the size, location, or configuration of the lands under
a single ownership permits no alternative location for the use of the
assigned development credits other than adjacent to agricultural
operations, the parcels shall be configured to allow the maximum
setback for a building site from the agricultural operation.

Action 4.12: The Master Plan shall designate the phasing of development.

Action 4.13: The Master Plan may be amended utilizing County
procedures for amendment of a General Plan.

Action 4.14: The Master Plan shall designate those lands with no
remaining development credits as "Exclusive Agriculture.”

Action 4.15: Prior to or upon the sale of an "Exclusive Agriculture" parcel
that has no remaining development credits, the seller shall disclose to
the buyer that the parcel has no remaining development credits.

Action 4.16: "Exclusive Agriculture” parcels of 160 or more acres are
permitted one single-family dwelling and one Accessory Dwelling Unit
pursuant to Chapter 16 of the Mono County Land Development
Regulations. When appurtenant to agricultural use, other farm
outbuildings and quarters for farm labor may be permitted.

Action 4.17: Contiguous parcels designated as "Exclusive Agriculture”
that total 160 acres or more may be combined under a single ownership.
The provisions of Actions 2.15 and 2.16 shall then be applied to the
larger parcel.

Action 4.18: When sold, parcels that are the subject of an approved
Master Plan shall retain the number of development credits assigned to
them by the Master Plan and recorded in the Development Credits
Ledger. When sold, parcels that are not the subject of an approved
Master Plan shall be assigned development credits in accordance with
Action 2.3 of the Development Credits Program. The lands that remain
under the ownership of the selling party shall be reassigned development
credits in accordance with Action 2.3 of the Development Credits
Program.

Policy 5: Allow family farming mixed with large farms.

Policy 6: Allow exclusive farm worker housing on parcels that support ongoing
agricultural operations.

Objective C
Integrate additional compatible development into the existing community of Chalfant.

Policy 1: Allow for the continuation of growth in Chalfant in a manner that
promotes and protects its rural and agricultural character.

Action 1.1: Gross densities for residential development in Chalfant shall
not exceed one dwelling unit per acre. For parcels 10 acres or greater,
clustering shall be encouraged.

Action 1.2: Small parcels (less than 10 acres) designated for agricultural
uses contiguous to residential areas, not used primarily for agricultural
purposes, may be considered for redesignation to a residential land use.
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Action 1.3: Roads within subdivisions of more than four parcels shall at a
minimum have a hard surface such as decomposed granite (DG).

Action 1.4: Discourage the installation of streetlights unless necessary for
safety reasons. Encourage shielded light sources whenever possible.

Action 1.5: Permit small-scale agricultural uses, including the keeping of
animals for personal use, in all land use designations, within the
mandate of the county requirements for the Estate Residential (ER)
designation.

Policy 2: Encourage residential development in areas that will minimize the
impact on the environment.

Action 2.1: Encourage the completion of adequate studies of the flooding
potential throughout the Tri-Valley area.
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TABLE 01: DEVELOPMENT CREDIT ASSIGNMENTS

Nominal Parcel Actual Parcel Development
Size (Acres) Size (Acres) Credits
10 0.1-19.4 1
20 19.5-29.4 2
30 29.5-39.4 3
40 39.5-49.4 4
50 49.5-89.4 5
90 89.5-129.4 6
130 129.5-169.4 7
170 169.5-209.4 8
210 209.5-249.4 9
250 249.5-289.4 10
290 289.5-329.4 11
330 329.5-369.4 12
370 369.5-409.4 13
410 409.5-449.4 14
450 449.5-489.4 15
490 489.5-529.4 16
530 529.5-569.4 17
570 569.5-609.4 18
610 609.5-649.4 19
650 649.5-689.4 20
690 689.5-729.4 21
730 729.5-769.4 22
770 769.5-809.4 23
810 809.5-849.4 24
850 849.5-889.4 25
890 889.5-929.4 26
930 929.5-969.4 27
970 969.5-1009.4 28
1010 1009.5-1049.4 29
1050 1049.5-1089.4 30
1090 1089.5-1129.4 31
1130 1129.5-1169.4 32
1170 1169.5-1209.4 33
1210 1209.5-1249.4 34
1250 1249.5-1289.4 35
1290 1289.5 36
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Action 2.2: Encourage the exchange of environmentally sensitive private
lands for public lands.

Action 2.3: Continue to enforce the provisions of the county's Floodplain
Combining District in the Tri-Valley area.

Action 2.4: All tract maps shall include an in-depth hydrological study
including flow tests and pressure/ drawdown tests to ensure that there is
an adequate water supply and that there will be no impact on
neighboring wells.

Policy 3: Encourage residential land use patterns in Chalfant that permit the
efficient delivery of public services.

Action 3.1: Encourage residential development in Chalfant to take place
on parcels contiguous to existing development.

Policy 4: Encourage the timing of growth that will allow for efficient use of
existing public facilities and for adequate planning for additional public
facilities.
Action 4.1: Allow additional residential subdivision only when adequate
services (including fire protection, water, and school facilities) are
available or planned for development. The proponent of a residential
subdivision shall include this assessment as part of the environmental
review process.
Action 4.2: New development projects and subdivisions shall comply with
fire safe regulations and obtain "will-serve" letters from the Chalfant
Valley Fire Department.
Objective D
Provide adequate commercial and public facilities and improved access to county
services to serve visitors and residents in the Tri-Valley.
Policy 1: Designate adequate lands compatible with the rural character of the
Tri-Valley along US 6 and SR 120 in Benton and Chalfant for small-scale
commercial uses that serve the communities.
Policy 2: Allow only agriculture-related commercial uses in Hammil Valley.
Policy 3: Prevent the establishment of regional commercial facilities.

Policy 4: In Benton, encourage the establishment of commercial enterprises
oriented toward providing services to highway travelers.

Policy 5: Allow the continuation of home businesses in the area.

Policy 6: Promote safer traveling on US 6.
Action 6.1: Create passing lanes on US 6 on the Matthew grade.
Action 6.2: Promote opening of SR 120 year round.
Action 6.3: Promote turnout lanes into housing and business areas.
Action 6.4: Promote a rest stop north of Benton.
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Action 6.5: Encourage reduced speed in community areas and speed
enforcement in communities.

Action 6.6: Work with agencies to provide enhanced public transportation
from the Tri-Valley area to county services.

Action 6.7: Install information kiosks at key locations to provide
information for visitors and locals.

Action 6.8: Encourage Caltrans to install “open range” signs in the Tri-
Valley area.

Policy 7: Projects shall evaluate and consider communitywide planning to
promote harmonious and balanced development that protects the rural
character of the Tri-Valley.

Action 7.1: Lands released into private ownership should be deed
restricted prohibiting water exportation off site.

Action 7.2: New projects should provide public access to public lands
through trail easements or dedications. Historical use patterns should be
accommodated.

Policy 8: Encourage the Eastern Sierra Unified School District to provide K-
through-12 education in the Tri-Valley area.

Action 8.1: Encourage the BLM to provide property for school district use.
Action 8.2: Encourage the Eastern Sierra Unified School District to

provide K-through-12 education in the Tri-Valley area.

Objective E
In Benton, encourage the establishment of commercial enterprises oriented toward
providing services to residents as well as tourists and highway travelers.

Policy 1: Define a commercial “core” area with a concentration of shops and
services near the intersection of SR 120 and US 6.

Action 1.1: Develop commercial design guidelines that reflect Benton’s
history, character and scale.

Action 1.2: Pursue grants and other financing opportunities for “main
street” planning and design efforts.

Policy 2: Encourage commercial and community services that enhance the well-
being and quality of life of all Benton residents.

Action 2.1: Improve the communication and energy infrastructure
including development of sustainable resources.

Action 2.2: Explore establishing a local cemetery.
Action 2.3: Explore developing a County social services center.

Policy 3: Revise signage to promote Benton as a destination in its own right.
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Policy 4: Explore the potential for siting and developing rural potable and
wastewater treatment facilities.

Objective F
Protect Natural Resources, and provide for recreational and open-space uses in the Tri-
Valley area.

Policy 1: Utilize the open space provided by federal lands to ensure that the
open-space needs of the community are met and to provide buffer space between
communities.

Action 1.1: Designate appropriate federal lands as public lands. Public
land shall be used for open space or public purposes such as schools,
parks, recreational landing strip, etc.

Action 1.2: Designate a landing strip for agricultural and emergency uses
in Hammil Valley.

Action 1.3: Encourage cluster development in Specific Plans to provide for
publicly accessible open space.

Policy 2: Provide adequate land for the recreational needs of the area.
Action 2.1: Work with government and private property owners to create
an equestrian/recreational trail system in the Tri-Valley area that
addresses the following:
a. Trail(s) from Inyo County line to the Nevada border;

b. Consider expanding trail system into Inyo County; and

c. Trails should be designed to access public lands east and west of
US 6 in as many areas as possible.

Action 2.2: Require new development to allocate sufficient land and
facilities to meet the recreational needs of residents of the development
and to provide for its applicable share of Tri-Valley recreational needs.

Action 2.3: Consider establishing a fee system for all new development
and building permits dedicated to the construction and maintenance of
recreational needs in the Tri-Valley area.
BENTON HOT SPRINGS VALLEY
GOAL: Preserve the historic, rural and agricultural character of the Benton Hot
Springs Valley.
Policy 1: Preserve and restore historic features of Benton Hot Springs.
Action 1.1: Support public use and appreciation of Benton Hot Springs'

historic properties, including the establishment of museums and
exhibits.
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Action 1.2: Encourage and support, as possible, restoration of historic
structures and new construction within the historic town that reinforces
and complements the town's historic design and character.

Action 1.3: Support the landowner's efforts to convert nonconforming
structures (i.e., mobile homes and trailers) into structures that fit with
the historic town character.

Action 1.4: Apply the Historic Building Code to Benton Hot Springs'
historic properties rather than the Uniform Building Code. Support
and/ or approve variances to local, state and federal regulations when
such variances are determined to be environmentally sound and safe and
are consistent with furthering preservation of historic resources.

Policy 2: Maintain the open space and rural character of Benton Hot Springs
meadow.

Action 2.1: Encourage grazing and agricultural uses of Benton Hot
Springs meadow and irrigated pasture lands, as opposed to intensive
development, in order to preserve open-space values.

Action 2.2: Support conservation practices and activities to enhance and
maintain wildlife, livestock, visual, and recreation benefits. If so desired
by the landowner, support conservation and visual easements and tax-
reduction incentives as affordable means for open-space protection.
Determine that farming and ranching activities are appropriate uses and
activities within these undeveloped areas.

Action 2.3: Encourage the clustering of intensive land use and
development activities within and adjacent to the historic town to avoid
significant encroachment on open-space areas.

Action 2.4: Support development of additional water sources and ponds
to enhance habitat for wildlife and livestock.

Action 2.5: Support actions to mitigate flood damage potential within and
adjacent to the historic town.

Policy 3: Encourage uses and businesses that support and complement, or do
not seriously detract from, Benton Hot Springs' historic, hot springs,
agricultural and rural attributes.

Action 3.1: Support using Benton Hot Springs' historic structures for
residential housing and tourism services.

Action 3.2: Provide visitor services, including gas station, store/ market,
food, gift shops, museums and exhibits, lodging, and hot springs access,
within and adjacent to the historic town.

Action 3.3: Encourage agricultural activities, such as aquaculture,
greenhouse gardening, and field crops, in addition to livestock rearing.

Action 3.4: Allow for the development of short-term recreational-vehicle
facilities and recreation special events in areas adjacent to the historic
town and along SR 120.

Action 3.5: Allow single-family residential development (estate residential,
rural residential, and larger lots with five-acre minimums) in locations
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adjacent to existing residential development (Benton Paiute Reservation
and Benton historic town) and outside of open space (agricultural) areas.

Action 3.6: Encourage Benton Hot Springs to annex into the White
Mountain Fire Protection District.

OASIS

GOAL: Protect agricultural and natural resource values in the area.

Objective A
Preserve the agricultural lands and natural resource lands in the Oasis area.

Policy 1: Designate existing agricultural lands for agricultural use in the Land
Use Element, and initiate associated redesignation amendments.

Action 1.1: In accordance with the California Environmental Quality Act
(CEQA), require the preparation of an Environmental Impact Report (EIR)
for projects that may convert agricultural lands to other uses.

Action 1.2: Encourage agricultural land owners to utilize the property-tax
incentives for agricultural land provided for in the county's Williamson
Act program.

Action 1.3: Inform owners of critical wildlife habitat areas of the potential
for open-space easements to protect such areas and of the potential for
property-tax adjustments.

CONWAY RANCH SPECIFIC PLAN — LAND USE POLICIES

(Note: The following summarizes the goals and objectives of the Conway Ranch Specific
Plan. Detailed policies and standards are contained in the Specific Plan and should be
consulted.)

GOAL: Create a private resort development that will provide additional lodging,
residential, and recreational facilities within the Mono Basin.

General Land Use Objectives

The basic design principle for the Conway Ranch Specific Plan will be the creation of a
private resort community which has an open ranch-like setting. Building structures will
be low-profile with a unified texture and design compatibility. The design of all
structures will be subordinated to the theme of the ranch and to the natural setting.
The concept of the land use plan is to cluster structures of related form, color and
texture. The expression of building structures will be minimized to avoid the staccato
effect which arises from the placement of individual, isolated, unrelated structures.
Mixed densities and land uses shall be utilized to provide a variety of resort
accommodations and residential development within the planning area. Maximum
number of total residential/ resort units shall not exceed 690 units for an overall
planning area development density of 0.80 units/ acre.

An adequate level of services, facilities and infrastructure shall be provided through the
phased implementation of a public facilities plan.
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The development will provide a flexible plan to accommodate improvements to the open
space elements and changes in lifestyle uses.

Residential Objectives
Provide for a development that is planned as a unified and integrated whole.

Provide for development that incorporates environmental sensitivity into design features
and amenities.

Provide for a variety of housing alternatives.

Provide for a transfer of density and product types from one parcel to another to
accommodate economic fluctuations and market trends, but not to exceed a total of 690
units.

Commercial/ Resort Objectives
Provide for a unified commercial lodging center that will serve as the focal point of the
community.

Provide for development of a commercial core with a range of services, including retail
and service commercial, which will be necessary to meet the specialized needs of the
resort community.

Provide resort accommodations for transient occupancy.

Public Facilities Objectives

Provide adequate public facilities and services such as water supply systems, sewage
facilities, solid waste disposal, fire protection, security, first aid, road maintenance, and
snow removal which will allow the Conway Ranch to function as a largely self-contained
community and thereby minimize the impact on existing service providers and service
levels of the county.

Provide all operational services by the association and the various public utility
companies.

Provide adequate public utility easements during the development phases. The
association shall have the authority to issue subsequent easements if required to meet
future needs.

Recreational Open Space Objectives
Provide recreational amenities which promote the region's reputation for recreation and
strengthen the local economy.

Provide recreational uses which are consistent with the character and open-space goals
of the project.

Provide for uses that can be meshed with the adjoining natural open areas.

Natural Open Space Objectives

Provide for design and construction methods that will protect the natural open areas to
be retained in the Specific Plan.

Provide operational policies, rules, and regulations to protect the wildlife habitat and
existing character of the natural open space areas.

Housing Objectives
Provide a variety of high-quality housing alternatives and associated amenities to
attract a variety of new recreationists and second-home buyers to Mono County.
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Ensure an adequate supply of locally available affordable employee housing.

Ensure that housing structures are sensitively designed to be compatible with the
natural setting.

Circulation Objectives

Provide for a system of primary and secondary private roadways which will safely
accommodate traffic volumes associated with projected land uses and densities.
Establish design and improvement standards for private roadways which will reduce
visual impacts and maintain a semi-rural ("country lane") character.

Provide a system of trails and bike paths to accommodate non-motorized forms of
transportation and recreational uses.

Open Space/ Conservation Objectives
Retain significant portions of the planning area as open space to preserve scenic values
and natural resources.

Ensure the preservation of designated natural open space areas.

Utilize recreation open space to enhance the visual appearance of project development
and create diversified recreation opportunities.

Protect and preserve wildlife habitat.

Protect and preserve surface and groundwater resources.

Maintain air quality and conserve energy resources.

Protect and preserve soil and vegetation resources.

Seismic Safety Objective

Develop a residential resort community that minimizes potential threat to human safety
and physical damage resulting from seismic activity.

Safety Objective

Construct and operate the Conway Ranch project in a manner that minimizes potential
hazards to human safety or property and promotes sound safety practices.

Noise Objective

Minimize noise levels on site to provide a setting which is relaxing and conducive to

creating a quality recreational experience.

Scenic Highways and General Aesthetic Objectives
Preserve the scenic quality of the lands abutting major roads.

Present an overall aesthetically pleasing development which does not degrade the visual
resources of the area.

Recreation Objectives
Develop a year-round destination resort community oriented toward fly fishing, golf,
and other activities, to encourage year-round tourism in Mono County.

Protect and enhance the natural resources of the site to maximize the outdoor
recreational experience and preserve the existing character of the Mono Basin.

Manage a portion of project open space for the provision of specific recreational facilities
to enhance the recreational diversity on the site.
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MAMMOTH YOSEMITE AIRPORT LAND USE PLAN

GOAL: Promote the orderly development of the area surrounding the Mammoth
Yosemite Airport (formerly Mammoth Lakes Airport) in order to protect the
general welfare of the public, enhance the safety of air navigation and traffic, and
maintain the utility and economic viability of the facility.

Objective A
All development in the Airport Land Use Planning Area must comply with the following
general land use provisions:

Policy 1: All non-federal land uses designated for the airport planning area are
subject to the requirements of the Mono County Land Use Designations and
Land Development Requirements except as specifically modified by the Airport
Land Use Plan.

Policy 2: The ALUC must review and approve all proposed private land uses
prior to formal action by jurisdictional agencies. ALUC review will focus on
compatibility with the adopted airport Land Use Plan and compliance with the
safety provisions, height restrictions, and visual and noise standards.

Policy 3: ALUC criteria regarding land use policy are intended to augment and
amend the county General Plan Land Development Regulations and, where
applicable, may be incorporated into the BLM and USFS plans for the planning
area.

Policy 4: The ALUC land use plan and policies will establish the general
parameters for regulation of development within the planning area on non-
federal lands. Each local agency or jurisdiction shall be required to amend its
general plan to incorporate the provisions of the ALUC Land Use Plan and
Policies. Federal agencies may amend applicable land management plans to
conform to the ALUP.

Objective B
The Safety Zone shall be kept free of all unrelated airport land uses.

Policy 1: No permanent structures or other objects projecting above the level of
the primary surface of any runway will be permitted, unless directly related to a
necessary airport operation.

Policy 2: No residential land uses shall be permitted.

Policy 3: No industrial land uses shall be permitted.

Policy 4: No use which may result in short or long-term concentration of people
shall be permitted.

Policy 5: No use which would result in large concentrations of people shall be
permitted.

Objective C
Prevent incompatible land uses in the overflight zone.

Policy 1: The following are considered incompatible land uses within the airport
traffic pattern zone:
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A. Any use which would direct a steady light or flashing light of red, white,
green or amber colors associated with airport operations toward an
aircraft engaged in an initial climb following takeoff or toward a landing
at an airport, unless the use is a FAA approved navigational signal light
or visual approach slope indicator (VASI);

B. Any use which would cause sunlight to be reflected toward an aircraft
engaged in an initial climb following takeoff or toward an aircraft engaged
in a final approach toward a landing at an airport;

C. Any use which would generate large amounts of smoke or steam, that
may be detrimental to the operation of aircraft;

D. Any use which would generate electrical interference that may be
detrimental to the operation of aircraft and/ or instrumentation;

E. Other uses which may affect safe air navigation within this area;
F. Uses which would attract large concentrations of birds;

G. Uses within the primary traffic pattern zone which on a regular basis
would result in concentrations of people exceeding 25 persons per acre.
Particularly unacceptable uses are shopping centers, restaurants,
schools, hospitals, stadiums/arenas, and office complexes, industries
and factories which would exceed the 25 persons per acre requirements;
and

H. Uses or land divisions, which on a regular basis would result in a
concentration of people exceeding 25 persons per acre over a 24-hour
period, or 50 persons per acre over a period of two hours or more within
the primary traffic pattern zone.

Policy 2: Single-family residential or multiple-family uses, or land divisions,
which would result in a density greater than one dwelling unit per acre may be
permitted. Multiple-family projects will be evaluated on an individual basis, with
specific attention given to location and concentration.

Policy 3: The ALUC shall restrict the development of all new non-compatible land
uses.

Policy 4: All land uses or use characteristics which may affect safe air navigation
or which, because of their nature and proximity to an airport, may pose high
risks to the land users shall be avoided/ prohibited in the vicinity of an airport.

Policy 5: All residential uses shall be soundproofed as necessary to achieve
interior annual noise levels attributable to exterior sources not to exceed 45 db
CNEL in any habitable room with windows closed.

Policy 6: Development of Airport Master Plans or Layout Plans, or changes to
existing plans of any public use airport that involves significant changes in land
use, noise sources, or policy changes in size or type of aircraft to use the airport
will, prior to finalizing or modifying the plans, be referred to the ALUC for
consideration, as required by Section 21676 (c) of the PUC.

Policy 7: No hazardous installations such as above-ground oil, gas or chemical
storage facilities, excluding facilities for non-commercial, private domestic or
private agricultural use shall be permitted.
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Policy 8: Except when overriding circumstances exist, a condition for approval of
any project, subdivision, land use redesignation, or land exchange shall be the
subject of the dedication of an aviation easement to the airport. The aviation
easement shall contain and/ or address the following:

A

B.

C.

Right-of-flight at any altitude above acquired easements surface.
Right to cause noise, vibrations, fumes, dust, and fuel particle emissions.

Right of entry to remove, mark or light any structures or growths above
easement surfaces.

Right to prohibit creation of electrical interference, unusual light sources,
and other hazards to aircraft flight.

Policy 9: As a further condition for approval of a residential subdivision or land
trade, except where overriding circumstances exist, require the property owners
to agree to the following:

A

That it is understood by the owners and the owners' successors in
interest that the real property in question lies close to an operating
airport and that the operation of the airport and the landing and takeoff
of aircraft may generate high noise levels.

That the owners shall not initiate or support any action in any court or
before any governmental agency if the purpose of the action is to
interfere with, restrict, or reduce the operation of the airport or the use of
any airport by any aircraft.

That the owners shall not protest or object to the operation of the airport
or the landing or takeoff of aircraft before any court or agency of
government.

The above easement and agreement shall run with the land and shall be
binding upon the owners and subsequent owners of the property.

Policy 10: A buyer notification statement shall be a requirement for the transfer
of title of any property located within the airport's planning boundary. This
statement should indicate that the buyer is aware of the proximity of an airport,
the characteristics of the airport's current and projected activity, and the
likelihood of aircraft overflights of the affected property.

Policy 11: In addition to the above basic policies, all development subject to a
use permit or involved in a land exchange within the planning boundary shall
contain the following provisions.

A

It is understood by the owner that the subject property is within the area
of influence of an airport and the operation of the airport, including
aircraft landings and take-offs may generate high noise levels.

The owner shall not initiate or support any action to interfere with,
restrict, or reduce the operation of the airport by any aircraft. The owner
shall not protest or object to the operation of the airport before any court
or agency of the government.

The above stipulations shall be binding upon any subsequent owners or
successors in interest to the property.
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Objective D
Regulate height of structures and objects in the Airport Planning Area.

Policy 1: No structures or obstructions are permitted within the designated
primary runway surface, approach surfaces or clear zones.

Policy 2: Structures within the ALUC Planning Boundary over 35 feet in height
are permitted only when in conformance to requirements of the Mono County
Land Use Designations and Land Development Regulations and when not in
conflict with any runway surface, approach surface or clear zone.

Policy 3: The ALUC shall review any applicable development proposals and
restrict the erection or growth of objects which penetrate the established airport
height restriction areas.

Policy 4: Rotating beacons, spotlights, or similar aircraft navigation hazards
markers which are not part of airport operations are prohibited within the entire
overflight zone.

Policy 5: Any structure, either within or outside the ALUC Planning Boundary is
not in conformance if it:

A. Penetrates the height restriction surfaces adopted by the ALUC (unless it
is determined not to be a "hazard" by the FAA).

B. Would result in a loss in airport utility, such as causing the usable
length of the runway to be reduced.

C. Would conflict with the VFR airspace used for the airport traffic pattern
of en route navigation to and from the airport.

D. Is determined to be a "hazard" by the FAA.

Objective E
Regulate noise in the Airport Planning Area.

Policy 1: Noise and aviation easements, as necessary, shall be required before
approval of any land trade or approval of any project within the Planning
Boundary.

Policy 2: No residential development is permitted within the 65 dB CNEL
contour. Non-residential development may be permitted within the 65 dB CNEL
contour if structures are soundproofed to limit interior noise levels to 45 dB
CNEL.

Policy 3: The maximum noise exposure considered acceptable for non-residential
land uses without special sound reduction construction is 60 dB CNEL.

Policy 4: The maximum noise exposure considered acceptable for residential
land uses is 55 dB CNEL. All residential structures shall include soundproofing
construction to limit interior noise levels to 45 dBA in any habitable room.

Policy 5: If a noise analysis, including noise monitoring, is conducted for a
particular location and the results indicate that the maximum CNEL will be less
than shown herein, then the lower exposure level may be used for the land use
evaluation at the discretion of the ALUC.
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BRYANT FIELD AND LEE FINING AIRPORT COMPATIBILITY POLICIES & CRITERIA

OVERALL GOAL: Provide for the orderly growth of the Bryant Field/ Lee Vining
Airport and the area surrounding the airport in a manner that safeguards the
general welfare of inhabitants within the vicinity of the airport and the public in
general.

NOISE GOAL: Protect future development within the Bryant Field/Lee Vining
Airport influence area from objectionable airport-related noise by minimizing the
number of people exposed to frequent and/ or high levels of airport noise.

Policy 1: The maximum normally acceptable exterior noise levels for new
residential land uses within the Bryant Field/ Lee Vining Airport land use noise
contours shall be 55 dBA5 CNEL. New residential land uses within the airport
noise contours shall include soundproofing to limit interior noise levels to 45
dBA in any habitable room.

If a noise analysis, including noise monitoring, is conducted for a particular
location and the results indicate that the maximum CNEL will be less than
shown on the Bryant Field/ Lee Vining Noise Contours Compatibility Map in this
plan, then the lower exposure level may be used for the land use evaluation at
the discretion of the Airport Land Use Commission (ALUC).

Policy 2: The maximum noise exposure acceptable for non-residential land
uses without special sound reduction construction within the Bryant Field/ Lee
Vining Airport noise contours is 60 dBA CNEL.

If a noise analysis, including noise monitoring, is conducted for a particular
location and the results indicate that the maximum CNEL will be less than
shown on the Bryant Field/ Lee Vining Noise Contours Compatibility Map in this
plan, then the lower exposure level may be used for the land use evaluation at
the discretion of the Airport Land Use Commission (ALUC).

Policy 3:  Prohibit noise-sensitive land uses (e.g., residential uses, schools,
hospitals) within the 55 dBA CNEL noise contours for Bryant Field/ Lee Vining
Airport.

Policy 4: Require noise and avigation easements 2, as necessary, before
approving any land trade or major development project within the Bryant

! Decibel (dBA) — Environmental noise is measured in units of decibels (dB), on a
logarithmic scale. The dBA, or A-weighted decibel, refers to a scale of noise measurement
that approximates the range of sensitivity of the human ear to sound of different
frequencies. The normal range of hearing extends from about 3 dBA to about 140 dBA. A
10 dBA increase in the level of a continuous noise represents a perceived doubling of
loudness; a 3 dBA increase is barely noticeable to most people. Environmental noise
fluctuates in intensity over time and is typically described as a time averaged noise level.

Community Noise Equivalent Level (CNEL) — The average equivalent A-weighted sound
level during a 24-hour period. Weighting factors are applied that place greater emphasis on
evening sound levels (i.e., 5 decibels are added to noise events occurring between 7 p.m.
and 10 p.m.) and even greater emphasis upon nighttime sound levels (i.e., 10 decibels are
added to noise events occurring between 10 p.m. and 7 a.m.).
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Field/ Lee Vining Airport land use influence area(for more on avigation
easements, see Policy 6 in the Safety policies below).

SAFETY GOAL: Regulate new development in the Bryant Field/ Lee Vining Airport
influence area in a manner that minimizes the risks associated with potential
aircraft accidents by 1) providing for the safety of people and property on the
ground in the case of an aircraft accident near the airport, and 2) enhancing the
chances of survival of the occupants of an aircraft involved in an accident beyond
the immediate runway environment.

Policy 1: Allowable land use densities and intensities within the Bryant Field/
Lee Vining Airport influence area shall be those shown on attached area maps
and described in the applicable land use designation descriptions.

Policy 2: New development and land uses on private land within the Bryant
Field/ Lee Vining Airport influence area shall be restricted to those that are
compatible with the airport operations and facilities described in the Bryant
Field/ Lee Vining Airport Master Plan/ 2020.

Policy 3: New development and land uses within the Bryant Field/ Lee Vining
Airport influence areas shall be consistent with the policies in this plan.
Applications for uses that are determined by planning staff not to be consistent
with these policies shall not be processed unless they are accompanied by an
appropriate proposed amendment to this plan and, if necessary, an appropriate
amendment to the Mono County General Plan.

Policy 4: Actions adopting or amending the Mono County General Plan, Specific
Plans, the Mono County Land Use Regulations, or building regulations which
are applicable to the Bryant Field/ Lee Vining Airport influence area shall be
consistent with the policies in this plan and shall be reviewed by the ALUC.

Policy 5: Undeveloped areas within the Bryant Field/ Lee Vining Airport Runway
Protection Zone shall remain undeveloped and shall be designated as Open
Space in this plan and in the Mono County General Plan Land Use Element.

Policy 6: Restrict new residential subdivisions within the Bryant Field/ Lee
Vining Airport Runway Protection, Inner Approach/ Departure, Inner Turning,
Outer Approach/ Departure and Sideline Zones to a minimum lot size of one
acre. The development of a single-family unit on an existing residential lot less
than an acre in size shall not be subject to these restrictions.

Policy 7: Prohibit highly risk-sensitive projects, particularly schools, hospitals
and other uses in which the mobility of occupants is effectively limited, within
the Bryant Field/ Lee Vining Airport Runway Protection, Inner Approach/
Departure, Outer Approach/ Departure and Sideline Zones. New uses that would
result in a concentration of more than 25 people per acre on a regular basis are
also prohibited; e.g., shopping centers, restaurants, multiple-family residential
units, stadiums/ arenas, office complexes, and heavy industrial uses.

Policy 8: Non airport above-ground storage of highly flammable or hazardous
materials; e.g., oil, gas or chemicals shall be prohibited with the Runway
Protection, Inner Approach/ Departure, Outer Approach/ Departure and Sideline
Zones, except for non-commercial, private domestic, or private agricultural
facilities.

Policy 9: Inform applicants of development projects within the Bryant Field/ Lee
Vining Airport Traffic Pattern Zone of potential land use conflicts and applicable
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restrictions, and ensure that such development does not reasonably restrict
airport operations.

Policy 10: As a condition of approval for any development project or land
exchange within the Bryant Field/ Lee Vining Airport Traffic Pattern Zone,
applicable navigation easements should be dedicated to the airport. Avigation
easements should address the following:

A. Right of flight at any altitude above acquired easement surfaces;
B. Right to cause noise, vibrations, fumes, dust, and fuel particle emissions;

C. Right of entry to remove, mark or light any structures or growth above
easement surfaces;

D. Right to prohibit creation of electrical interference, unusual light sources,
and other hazards to aircraft flight; and

E. Right to prevent erection or growth of all object s above acquired
easement surfaces.

Avigation easements should extend from the ground elevation of the runways
and the defined approach surfaces to that necessary above that elevation
throughout the primary traffic pattern area.

Policy 11: Applicants shall acknowledge, in an enforceable legal document,
such as an avigation easement:

A. That it is understood by the owner(s) and the owners' successors in
interest that the real property in question lies close to an operating
airport and that the operation of the airport and the landing and takeoff
of aircraft may generate high noise levels, which can affect the quiet
enjoyment of the property;

B. That the owner(s) shall not initiate or support any action in any court or
before any governmental agency if the purpose of the action is to
interfere with, restrict, or reduce the operation of the airport, or the use
of the airport by any aircraft;

C. That the owner(s) shall not protest or object to the operation of the
airport or the landing or takeoff of aircraft before any court or agency of
government; and

D. That such easement(s) and/ or agreement(s) shall run with the land and
shall be binding upon the owners and subsequent owners of the

property.
Policy 12: Prohibit incompatible land uses within the Runway Protection Zone.

A. The Runway Protection Zone shall be kept as free as possible of all
unrelated airport land uses and no new permanent structures or other
objects shall project above the level of the primary surface of any
runway, unless the structure/ object is directly related to a necessary
airport operation;

B. Except for minor alterations to existing structures, no new or additional
residential, commercial or industrial land uses shall be permitted within
the Runway Protection Zone; and
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C. No use that would result in a large concentration of people, either on a
short-term or long-term basis, shall be permitted within the Runway
Protection Zone.

AIRSPACE PROTECTION GOAL: Avoid the development of land use conditions
which, by posing hazards to flight, may increase the risk of an accident occurring.
The particular hazards of concern are: 1) airspace obstructions; 2) wildlife
hazards, particularly bird strikes; and 3) land use characteristics that pose other
potential hazards to flight by creating visual or electronic interference with air
navigation.

Policy 1: Within the designated Primary Surface, Approach Surfaces or
Runway Protection Zones, no structure, tree, or other object shall be permitted
to exceed the height limits set forth in Part 77 of the Federal Aviation
Regulations (FAR 77).

Policy 2: Structures over 35 feet in height are permitted within the Bryant
Field/ Lee Vining Airport influence area only when in conformance to
requirements of the Mono County Land Use Regulations, and when not in
conflict with any Primary Surface, Approach Surface, or Runway Protection
Zones.

Policy 3: The height of new development or land uses shall be restricted to that
which will not result in a loss of airport utility; e.g., the height of new
development shall not cause the usable length of the runway to be reduced.

Policy 4: The height of new development or land uses shall be restricted to that
which will not conflict with the VFR airspace used for the airport traffic pattern
for aircraft approaching and departing Bryant Field/ Lee Vining Airport.

Policy 5: No object shall be erected to a height which would result in an increase
in the minimum ceiling or visibility criteria for an existing or proposed
instrument approach procedure.

Policy 6: Prohibit land uses that would attract wildlife hazards, particularly
birds. Land uses that may become artificial attractors for birds and wildlife
include:

Sanitary landfills;

Golf courses with water hazards;

Drainage detention and retention basins;

Wetlands created as mitigation measures;

Landscaping, particularly water features;

Wildlife refuges; and

Agriculture, particularly cereal grains.

The FAArecommends that such land uses be kept at least 10,000 feet from any
runway used by turbine-powered aircraft.

Policy 7: Review development proposals to ensure that the proposed
development does not create visual or electronic hazards to flight. Visual
hazards include distracting lights (particularly lights which may be confused
with runway lights), glare, and sources of smoke. Electronic hazards include any
uses that may interfere with aircraft instruments or radio communication.

The following restrictions regarding potential visual and electronic hazards apply
within the Bryant Field/ Lee Vining Airport influence areas:
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A. Beacons, spot lights, or similar aircraft navigation markers which are not
part of airport operations shall be prohibited. Uses that direct a steady
light, including reflected sunlight, or a flashing light of red, white, green,
or amber colors toward an aircraft engaged in an initial climb following
takeoff, or toward an aircraft engaged in a final approach toward a
landing shall be prohibited, unless the use is an FAA-approved
navigational signal light or visual approach slope indicator (VASI).

B. Outdoor lights shall be shielded so they are not aimed above the horizon.
For projects near the airport, outdoor lighting shall be flight checked at
night to ensure they do not blind pilots during landings and takeoffs.

C. Uses that generate large amounts of smoke or steam that could be
detrimental to the operation of an aircraft shall be prohibited.

D. Uses that generate electrical interference that could be detrimental to the
operation of aircraft and/ or instrumentation shall be prohibited.

11-100
Land Use Element —2013



LAND USE ELEMENT

ALUC PROCEDURAL POLICIES

This chapter delineates the process the Mono County ALUC will use in reviewing local
planning actions for compliance with the policies and criteria in the Bryant Field Airport
Land Use Compatibility Plan.

Actions Requiring Review

Policy 1: The Mono County Airport Land Use Commission shall review the
following planning actions (i.e., the State Aeronautics Act requires mandatory
review of these actions):

A. Mono County General Plan adoptions or amendments;

B. Specific Plan adoptions or amendments if the boundaries of the specific
plan encompass the influence area of the airport;

C. Proposals to adopt or amend Mono County Land Development
Regulations, building regulations, and other land use ordinances and
regulations when those ordinances and regulations have implications for
airport land use noise or safety compatibility;

D. Airport Master Plans;
E. Construction proposals (i.e., layout plans) for new airports; and

F. Airport expansion plans, including construction of a new runway, the
extension or realignment of an existing runway, the acquisition of
runway protection zones or any interest in land for the purpose of the
above, or any airport expansion project which entails amendment of the
Airport Permit issued by the California Department of Transportation.
Agricultural airports are exempt from this requirement; heliports are
subject to this requirement.

Policy 2: Once the Airport Land Use Compatibility Plan is adopted and the
Mono County General Plan is consistent with the Compatibility Plan, Mono
County shall review individual land use development plans for consistency with
the Airport Land Use Compatibility Plan during the County's overall
development review process.

The County's review process must utilize the policies and standards in the
applicable Airport Land Use Compatibility Plan to ensure that the project is
consistent with the Compatibility Plan.

Policy 3: The ALUC shall coordinate with the Humboldt-Toiyabe National Forest
and the Bureau of Land Management to ensure that development on public
lands within the Bryant Field Airport influence area is compatible with the
policies in this plan.

Policy 4: The ALUC shall request the Humboldt-Toiyabe National Forest and the
Bureau of Land Management to refer proposed projects that may conflict with
airport operations, such as those that may create dust, smoke, steam or glare,
or attract birds, involve structures of excessive height, or attract concentrations
of people, to the ALUC for review and comment.

Policy 5: Airport-related operations shall be reviewed by the ALUC for

consistency.
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Policy 6: The ALUC shall review CEQA documents on projects in the vicinity of
airports. The ALUC's role in reviewing CEQA documents is not to provide a
formal compatibility determination but to comment on the project to ensure that
the highest level of compatibility is achieved. The ALUC has no authority to
disapprove such projects but may only offer comments on the CEQA document.

The ALUC may also comment on CEQA documents prepared in conjunction with
a project submitted for ALUC review. Again, the ALUC has the authority to make
a compatibility determination for the project itself but may only comment on the
CEQA document.

Project Information

Policy 1: The following information shall be included when a project or action is
submitted to the ALUC for review:

A. A complete copy of the General Plan element, Specific Plan, land use
ordinance or regulation, building regulation, Airport Master Plan, airport
layout plan, or airport expansion plan to be reviewed, including any
figures, maps, attachments or appendices.

B. Acopyofany applicable environmental documentation for the project.
Timing of Review

Policy 1: The ALUC must respond within 60 days of referral to local agency
requests for a consistency determination on plans or projects for which
submittal is mandatory [see in Sections 21675.2(a) and 21676(d) of the State
Aeronautics Act]. The response period does not begin until ALUC staff
determines the project submittal is complete. If the ALUC does not respond
within the 60-day timeframe and the land use proposal involves a general plan,
specific plan, general plan, or building regulation or is a proposed airport master
plan, and the ALUC has an adopted compatibility plan, the proposal is deemed
consistent with the Commission's plan [Section 21676(d)].

Policy 2: ALUC review of projects and plans shall occur prior to the Land
Development Technical Advisory Committee (LDTAC) meeting for the project or
prior to the Planning Commission action on the project if a LDTAC meeting is
not required for the project.

ALUC Staff Responsibilities

Policy 1: ALUC staff shall review project submittals to assess whether the project
is subject to ALUC review and, if so, whether the project submittal is complete. If
additional information is needed, ALUC staff shall notify the project proponent
immediately. Once the project submittal is complete, ALUC staff shall schedule
an ALUC meeting within the required 60-day timeframe. ALUC staff shall
provide a preliminary review of the project to determine compatibility and shall
provide a recommendation to the ALUC in a staff report. The staff report shall be
made available to the ALUC and the project proponent at least five days prior to
the scheduled meeting.

ALUC Action Choices

Policy 1: When determining whether a land use is consistent or inconsistent
with the Bryant Field Airport Land Use Compatibility Plan, the ALUC shall
evaluate the proposal using the policies and criteria in the Bryant Field Airport
Land Use Compatibility Plan.
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Although this plan recognizes the incompatibility of certain land uses in the
airport land use planning area based on noise, safety, and airspace concerns, it
also recognizes that there may be specific situations where a normally
incompatible use may be considered compatible because of terrain, specific
location, or other factors related to the site. After due consideration of applicable
factors, the ALUC may find a normally incompatible land use to be acceptable.
In such cases, the ALUC shall specify why the exception is being granted, and
find that the land use would not create a safety hazard, that airspace would not
be violated, and that extraordinary circumstances related to the site justify the
exception. Exceptions may be granted on a case-by-case basis, and shall not be
generalized to include other sites.

11-103
Land Use Element —2013



MONO COUNTY GENERAL PLAN

IV. LAND USE DESIGNATIONS

LAND USE DESIGNATION CRITERIA

Each and every parcel of land in the unincorporated area of the county has been duly
assigned a land use designation, as depicted in the Land Use Maps contained in Section
VIl of this Land Use Element. Except as otherwise expressly provided by the Land
Development Regulations set forth in Section VI of this Land Use Element, no land may
be developed or used except in the manner permitted by its assigned designation. (See
also Sections 01.060, 02.705, 03.010, and 04.020 of the Land Development
Regulations.) The land use designations described below were applied to private lands
in the county based on an area's suitability for certain uses. Each parcel or area was
analyzed using the following criteria:

e Does the area include natural hazards that limit development, such as flood
zones, Alquist-Priolo zones, unstable soils or steep slopes, etc.?

e Does the area include natural resources that limit development; e.g.,
wetlands, significant habitat, deer migration routes, etc.?

e What are the existing uses in the area?

e Is infrastructure available for development (i.e., sewer, water, roads, fire
protection)?

e What is the existing land division pattern in the area and what are the lot
sizes?

e Does the area have open space value (e.g., visuals, wildlife habitat,
agricultural preservation, cultural resources)?

e What is the community vision for the future of the area?

LAND USE DESIGNATIONS

The maximum population densities listed below were calculated without allowances for
density bonuses. Certain designations in the Mono County Land Use Designations
provide density bonuses of varying percentages based on a variety of criteria, such as
the provision of affordable housing or covered parking. Some Area Plans also provide for
density bonuses if certain criteria are met. In addition, State Housing Law requires
counties to provide density bonuses if a certain percentage of a housing project is
provided for affordable housing. Population densities were calculated for all land use
designations using a population density of 2.51 persons per dwelling unit (1990
Census).

Land use designations shown on the land use maps are based upon an evaluation of
natural, cultural, and social characteristics of the land as well as the countywide land
use policy framework and specific area policies. However, the analyses did not always
include a detailed study of the circumstances and environmental constraints of each
specific parcel. Future detailed evaluation of specific properties may show that an
alternate use is warranted. For this reason, upon proper application, the County will
consider amendments to this plan.

The term "permitted use” as used in the following land use designations refers to a
typical land use that is allowed within a particular land use category; permitted uses
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listed for each land use designation are examples of permitted uses within that
designation. Additional specific uses may be permitted if they are similar to the listed
uses. A permitted use is considered to be consistent with the objectives of the General
Plan. Permitted uses may also be subject to performance or other development
standards in the Mono County Land Development Regulations or applicable area or
specific plans and either ministerial or discretionary approval.

The term "site disturbance"” as used in the following land use designations refers to the
portion of a parcel that has been changed from its natural condition during the process
of development, including but not limited to areas altered by structures, parking areas,
roads and driveways, and graded areas. It does not include areas used for agricultural
operations. Land that has been disturbed but that has subsequently been reclaimed or
revegetated is not counted in the calculation of site disturbance. "Site disturbance"
includes the area considered as lot coverage (structures and impervious surfaces).
Calculations for lot coverage and site disturbance are calculated using gross
coverage/ disturbance for parcels one acre or more in size; parcels under one acre in
size are calculated using net coverage/ disturbance.

Since the County has direct planning authority over only a small percentage of the
lands in the county, the County must work with other land managers to manage the
natural resources in the area in a coordinated and standardized manner, in order to
conserve natural and cultural resources while at the same time providing for
community needs. Although the Land Use Element assigns land use designations to all
of the land within its planning area, the focus of the planning effort is the privately
owned unincorporated lands within the county. Land use designations have been
developed to reflect federal land use designations and to complement the land use
designations used by the Town of Mammoth Lakes.

NOTE: In the following Land Use Designation section, references to mobile home shall
mean manufactured housing, as defined in Section 02.770.
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Rural Residential (RR)

INTENT: The “RR” designation is intended to permit larger-lot single-family
dwelling units with ancillary rural uses in areas away from developed
communities. Small-scale agriculture, including limited commercial agricultural
activities, is permitted.

PERMITTED USES
e Single-family dwelling
e Small scale agriculture
e Accessory buildings and uses’
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Manufactured home used as single-family dwelling 2

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Unit)

e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Art galleries, country clubs and golf courses
e Kennel
e Construction of an accessory building prior to construction of the main building
e Mobile-home parks (see Dev. Standards — Mobile Homes & RV Parks, Ch. 17 €
e Smallscale agriculture, including limited commercial agricultural activities P

DEVELOPMENT STANDARDS
Minimum Parcel Size: 1 acre 4

Minimum District Area: 5 acres

Minimum Lot Dimensions: Width —60°

Depth —100°
Maximum Lot Coverage: 40%
Minimum Setbacks:
Front: 50° Rear: 30 sl Side: 30 sl

Setbacks for Accessory Buildings Used as Barns or Stables

Front: 50° Rear: 30 sl Side: 30 sl
Building Density: 1 du/lot and an Accessory Dwelling Unit 9P (see
Ch. 16, Development Standards - Accessory

Dwelling Units).

Population Density: Maximum population density is 5.02 persons per five acres or
approximately one person per acre.
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Rural Residential (RR) continued

Maximum Building Height: 35 See Table 04.010 for other provisions

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

2. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
county (see Ch. 17, Mobile Homes and RV Parks).

3. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

5. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES
C. Clarification
rp. Recommendation from the Regional Planning Advisory Committee
ap. General Plan addition
sl. State Law requirement
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Estate Residential (ER)

INTENT: The “ER” designation is intended to permit large-lot, single-family
dwelling units with ancillary rural uses in areas adjacent to developed
communities. Small-scale agriculture is permitted.

PERMITTED USES
e Single-family dwelling
e Small scale agriculture
e Accessory buildings and uses?
e Manufactured home used as a single-family dwelling2
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Unit)

e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Art galleries, country clubs and golf courses
e Kennel
e Construction of an accessory building prior to construction of the main building
e Mobile-home parks (see Dev. Standards — Mobile Homes & Mobile-home Parks, Ch.

17)
DEVELOPMENT STANDARDS
Minimum Parcel Size: 1 acre 4
Minimum District Area: 5 acres

Minimum Lot Dimensions: Width —60°

Depth —100°
Maximum Lot Coverage: 40%
Minimum Setbacks:
Front: 50’ Rear: 30° Side: 30’
Building Density: 1 du/lot and a Accessory Dwelling Unit (see Ch.
16, Development Standards — Accessory Dwelling
Units).
Population Density: Maximum population density is 5.02 persons per 5 acres

or approximately one person per acre.

Maximum Building Height: 35> See Table 04.010 for other provisions.
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Estate Residential (ER) continued

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building

2. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must: 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16); or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
County (see Ch. 17, Mobile Homes and RV Parks).

3. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

5. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking

Table 04.010 Building Heights
Table 04.020 Required Yards
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Rural Mobile Home (RMH)

INTENT: The “RMH,” rural mobile home, district is intended to provide for
development in rural areas within the county consistent with developed lifestyles
when mixed uses are determined to be acceptable to the citizens of the RMH area.
The RMH district is further intended to provide for mixed uses such as single-
family residences, mobile homes used as residences, small-scale agriculture and
the keeping of fowl and animals for personal use.

PERMITTED USES
e Single-family dwelling
e Small scale agriculture
e Accessory buildings and uses?
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Mobile home used as a single-family dwelling2 S|

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Unit)

e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Kennel
e Construction of an accessory building prior to construction of the main building
e Mobile-home parks (see Dev. Standards — Mobile Homes & RV Parks, Ch. 17 €

DEVELOPMENT STANDARDS
Minimum Parcel Size: 1 acre 4

Minimum District Area: 5 acres

Minimum Lot Dimensions: Width —60°

Depth —100°

Maximum Lot Coverage: 40%
Minimum Setbacks:
Front: 20° Rear: 108l Side: 10 sV
Setbacks for Accessory Buildings Used as Barns or Stables
Front: 50° Rear: 30 sl Side: 30 sl
Building Density: 1 du/lot and a Accessory Dwelling Unit 9P (see Ch.

16, Development Standards — Accessory Dwelling

uUnits).
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Rural Mobile Home (RMH) continued

Population Density: Maximum population density is 5.02 persons per 5 acres
or approximately one person per acre.

Maximum Building Height: 35° See Table 04.010 for other provisions.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

2. When there are two mobile homes on the same parcel, they must: 1) comply with
the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply with state
standards for a mobile-home park and obtain a use permit from the County (see Ch.
17, Mobile Homes and RV Parks).

3. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

5. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES
C. Clarification
ap. General Plan addition
sl. State Law requirement
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Single-Family Residential (SFR)

INTENT: The “SFR” district is intended to provide for the development of single-
family dwelling units in community areas.

PERMITTED USES
e Single-family dwelling
e Accessory buildings and usesl
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Small-scale agriculture

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Units)

e Manufactured home used as a single-family dwelling? sl
e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Cluster development of single-family dwellings on lots of 3+ acres
e Country clubs and golf courses
e Mobile-home parks (see Dev. Standards — Mobile Homes & RV Parks, Ch. 17) ©
e Construction of an accessory building prior to construction of the main building

DEVELOPMENT STANDARDS
Minimum Lot Size: 7,500 sf3.9

Minimum District Area: 5 acres

Minimum Lot Dimensions: Width —60°
Depth —100°

Maximum Lot Coverage: 40%

Minimum Setbacks:

Front: 20° Rear: 10° Side: 10°

Note: Side yards may be reduced in accordance with Table 04.020, Special Yard
requirements.

Building Density: 1 du/lot and a Accessory Dwelling Unit (see Ch. 16,
Development Standards — Accessory Dwelling Units).

Population Density:
Maximum population density of 15 persons per acre

Maximum Building Height: 35> See Table 04.010 for other provisions.
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Single-Family Residential (SFR) continued

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

2. Provided that the unit is less than 10 years old and meets the criteria set forth in

Section 04.280. When there are two mobile homes on the same parcel, they must 1)

comply with the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply

with state standards for a mobile-home park and obtain a use permit from the

county (see Ch. 17, Mobile Homes and RV Parks).

Densities stated are based upon availability of both community water and sewer.

Uses may have been omitted from the list of those specified, hence the Commission

may find other uses to be similar and not more obnoxious or detrimental to the

public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.

04, Uses not listed as permitted).

5. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

B~ w

6. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.
SEE ALSO
Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 10 Development Standards — Equestrian Overlay District
Table 04.010 Building Heights
Table 04.020 Required Yards
FOOTNOTES
C. Clarification
sl. State Law requirement
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Multi-Family Residential, Low (MFR-L), Moderate (MFR-M), High (MFR-H)

INTENT: The “MFR-L” designation is intended to provide for low-density multi-
family residential development, such as duplexes and triplexes.

The “MFR-M” designation is intended to encourage long-term multi-family
housing by allowing for higher population densities and by not allowing
commercial lodging facilities; i.e., hotels, motels.

The “MFR-H” designation is intended to encourage multi-family units by allowing
for higher population densities and to provide for commercial lodging facilities;
i.e., hotels, motels.

PERMITTED USES
e Single-family dwelling
e Manufactured home used as a single-family dwelling1 — MFR-Lonly €
e Duplexes and triplexes
e Accessory buildings and uses?
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Small-scale agriculture
e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e MFR-L Model units
e None stated for MFR-M and MFR-H

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
MFR-L, MFR-M and MFR-H

o Art galleries

e Quasi-public buildings and uses

e Public utility buildings and structures, not including service yards
e Country clubs and golf courses

e Condominiums, cooperatives, townhomes, cluster developments, apartments
containing four or more units

e Parking lots and parking structures

MFR-H only
e Mobile-home parks (see Dev. Standards — Mobile Homes and RV Parks, Ch.
17)

e Recreational-vehicle parks (see Ch. 17)

e Social care facilities and related integrated professional offices

e Parking lots and parking structures when abutting a commercial district
e Hotels, motels, bed-and-breakfast establishments and dorms

e Transient rentals (fewer than 30 consecutive days) of four or more dwelling
units only

DEVELOPMENT STANDARDS
Minimum Lot Area:
MFR-L

Minimum lot size — 7,500 sf 5
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Multi-Family Residential, Low (MFR-L), Moderate (MFR-M), High (MFR-H)

Single-family residences & duplexes — 7,500 sf

Multiple family — 11,250 sf

Condominiums, cooperatives, townhomes, cluster developments — 2 acres
Schools — 5 acres

MFR-M

Minimum lot size — 10,000 sf°
Condominiums, cooperatives, townhomes, cluster developments — 20,000 sf

MFR-H

Minimum lot size — 7,500 sf
Hotels, resort hotels and motels — 20,000 sf
Condominiums, cooperatives, townhomes, cluster developments — 20,000 sf

MFR-M Lots measuring less than 10,000 sq. ft. shall be limited to single-family
& duplex uses.

Minimum District Area: MFR-M 3 acres
MFR-H 5 acres

Minimum Lot Dimensions: Width — 60’
Depth —100°
MFR-L width for:
« Condominiums, cooperatives, townhomes, cluster developments — 150’
* Schools -200°

Maximum Lot Coverage: MFR-L 40% MFR-M and MFR-H 60%

Minimum Setbacks:
Front: 20’ Rear: 10° Side: 10°
See Table 04.020, Required Yards for other requirements.

Building Density:
MFR-L
1 du/3,750 sq. ft. or 11.6 du/ acre

MFR-M & -H

Condominiums, multiple-family residences and similar uses —15 du/ acre
Density bonuses are available in the MFR-M and MFR-H for affordable housing.
The MFR-M also provides a bonus for enclosed, covered parking. In no case shall
projects containing affordable housing and/ or enclosed, covered parking density
bonuses exceed 26 units/ acre.

1. Density bonuses are available to residential projects at a rate of 25% over
the maximum density or a ratio of one bonus wunit to one
affordable/ employee housing unit, whichever is greater. Density bonuses will
be awarded in a manner consistent with Government Code Section 65915.

2. Units designated as manager/ employee housing unit shall not be counted in
density calculations.
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Multi-Family Residential, Low (MFR-L), Moderate (MFR-M), High (MFR-H)

3. Density bonuses for enclosed, covered parking are available at a rate of one
bonus dwelling unit per two enclosed, covered parking spaces. Projects must
provide enclosed, covered parking for at least 50% of the units to qualify for
bonuses. Density bonuses would be calculated on the surplus of required
covered parking spaces greater than 50%.

MFR-H
Hotels, motels, etc. — 40 units/ acre

Population Density: Maximum population density is 37.6 persons per acre for
mu lti-family dwellings.

Maximum Building Height: 35> See Table 04.010 for other provisions.
Landscaping: Projects subject to use permit shall submit a landscape site plan at

the time of application. A minimum of 5% of the building site shall be
landscaped in the MFR-L designation.

NOTES

1.

5.

Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
county (see Ch. 17, Mobile Homes and RV Parks).

Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

Densities stated are based upon availability of both community water and sewer.
Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).

Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

6. Transitional and Supportive Housing projects are permitted in the same manner as

other residential housing.

SEE ALSO

Land Development Regulations —
Ch. 03 Uses Permitted
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES

C. Clarification
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Mixed Use (MU)

INTENT: The “MU” designation is intended to provide for a wide range of
compatible resident- and visitor-oriented residential and commercial uses,
including business, professional, and retail uses; to provide for efficient use of
land and increased opportunities for affordable housing; to provide a transition
between intensive commercial uses and residential uses; and to be applied to
areas with existing mixed-use development.

MU transitional areas can limit the size of business establishments and restrict
uses incompatible with residential district. Not all areas need contain residential
uses. Commercial uses shall conform to strict standards that prohibit obnoxious
odors, obtrusive light and glare, and excessive noise.

USES PERMITTED
e Single-family dwelling
e Manufactured home used as a single-family dwelling.1 C Manufactured homes
are excluded from June Lake 9P
e Duplexes and triplexes
e Accessory buildings and uses?
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Small-scale agriculture
e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e Residential uses — e.g., condominiums, townhomes, commercial lodging cluster
developments, and apartments

e Retail trade —e.g., food, drug, hardware, apparel, arts and crafts, sporting goods,
bookstores, bakery, florist

e Social care facilities — e.g., medical and dental offices, welfare and charitable
services

e Professional offices - e.g., real estate, financial, insurance, rental and
reservation services, legal services

e Business services —e.g., stenographic and mailing services, general advertising,
business and management consulting

e Recreational activities —e.g., health clubs, dance studios
e Food service establishments —e.g., restaurants, cafes, delicatessens
e Conversion or expansion of existing operations

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e All of the above uses subject to Director Review, if determined to be necessary by
the Community Development director

e Parking lots and parking structures other than required off-street parking when
abutting a commercial district

o Religious and cultural activities —e.g., museums, art galleries, churches

e Small-scale malls, plazas, parks and related pedestrian open space

e Conversion or expansion of existing operations

e Mobile-home parks (see Development Standards — Mobile-home Parks and RV
Parks, Ch. 17) C
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Mixed Use (MU) continued

e Recreational-vehicle parks (see Ch. 17) €

DEVELOPMENT STANDARDS
Minimum Lot Area:

Hotels, resort hotels, motels, & rental cabins — 20,000 sf °
Condominiums, cooperatives, townhouses, cluster developments, and similar

uses (excluding apartments) — 20,000 sf O
All other uses — 10,000 sf®
Areas lacking community water and sewer —one-acre minimum all uses ¢ 'P

Land uses on lots measuring less than 10,000 sq. ft. shall be limited to single-
family residences, duplexes and triplexes.

Minimum District Area: 5 acres
If the land use designation and existing uses of abutting properties are
compatible, a minimum district area of two acres may be considered.

Minimum Lot Dimensions: Width — 60’
Depth — 100

Maximum Lot Coverage: 60%
An additional coverage bonus of 10% (total coverage of 70%) shall be granted to
structures that contain mixed commercial and residential (employee or long-
term rentals) uses; commercial uses with public accommodations; or
commercial uses which front a public pedestrian mall or plaza.

Minimum Setbacks:

Front: 10° Rear: 5’ Side: 0’
Minimum side yard when abutting a residential district is 10 feet. Minimum side
yard on a corner lot is 10 feet.

Building Density: Hotels, resort hotels, motels —40 du/ acre
Apartments, multi-family units, condominiums and similar uses —15 du/ acre

Density for mixed uses on one parcel; e.g., apartment units and motel units, will be
calculated at a proportionate rate. 9P

Density bonuses are available for affordable housing and enclosed, covered parking.
In no case shall projects with affordable housing and/ or parking density bonuses
exceed 26 units per acre for residential units and 60 units per acre for commercial
lodging units.

1. Density bonuses are available to residential and commercial lodging projects at
a rate of 25% over the maximum density or a ratio of one bonus unit to one
affordable/ employee housing unit, whichever is greater. Density bonuses will be
awarded in a manner consistent with Government Code Section 65915.

2. Units designated as manager/ employee housing unit shall not be counted in
density calculations.
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LAND USE ELEMENT

Mixed Use (MU) continued

3. Density bonuses for enclosed, covered parking are available at a rate of one
bonus dwelling unit per two covered parking spaces. Projects must provide
enclosed, covered parking for at least 50% of the units to qualify for bonuses.
Density bonuses would be calculated on the surplus of required covered parking
spaces greater than 50%.

Population Density: Maximum population density is 37.6 persons per
acre for multi-family residential uses.

Maximum Building Height: 35> See Table 04.010 for other provisions.

Landscaping: Projects subject to use permit shall be required to either landscape
per an approved landscape site plan or leave in natural open space (i.e.,
ungraded) all areas not covered by impervious surfaces. Any combination is
acceptable.

Special Regulations:

e A change of business shall be reviewed for compliance with mixed-
use designation.

e The hours of operation shall be limited to the period between 7 a.m.
and 10 p.m.

e Businesses operating within the zone shall not exceed a sustained or
intermittent noise level of 60 dB('—dn/ CNEL).

e Projects shall be reviewed for adverse impacts resulting from exterior
lighting and signs.

e Uses involving or producing noxious fumes or odors shall not be
permitted unless fumes or odors are treated or diffused prior to
release from the generating source.

e Operations using and storing noxious chemicals including but not
limited to pesticides and herbicides, other than those packaged for
resale, large volumes of solvents or flammable liquids, will not be
allowed.

NOTES
1. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must: 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
county (see Ch. 17, Mobile-home and RV Parks). Mobile homes are excluded from
June Lake.
2. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.
Densities stated are based upon availability of both community water and sewer.
Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).
5. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.
. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

B~ w
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Mixed Use (MU) continued

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards

Land Use Element — Antelope Valley Policies, June Lake Policies, and Long Valley
Policies

FOOTNOTES
c. Clarification
rp. Recommendation from the Regional Planning Advisory Committee
ap. General Plan addition
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LAND USE ELEMENT

Commercial Lodging, Moderate (CL-M) and High (CL-H)

INTENT: The “CL-M” designation is intended to provide commercial lodging units
for short-term occupation in or near residential uses.

The “CL-H” designation is intended to provide short-term commercial lodging
units in close proximity to commercial/ recreational centers.

PERMITTED USES
e Single-family dwelling (manufactured homes are not permitted)
e Duplexes and triplexes
e Accessory buildings and uses?
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e Transient rentals (rentals for fewer than 30 consecutive days) of up to three
dwelling units

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Mobile-home parks (see Dev. Standards —Mobile-home and RV Parks, Ch. 17)
e Recreational-vehicle parks (see Ch. 17)

e Condominiums, cooperatives, townhomes, cluster developments, apartments
containing four or more units

e Hotels, motels, lodges, bed-and-breakfast establishments, cabins and other uses
found to be similar by the Commission. Ancillary uses such as limited dining,
lounges and convenience retail, provided the ancillary use does not occupy more
than 25% of the project's habitable space

e Transient rentals (fewer than 30 consecutive days) of four or more dwelling units

e Conversion of five or more apartment units into transient rentals

e Conversion of existing habitable space into ancillary uses

e Parking lots and parking structures other than required off-street parking

e Construction of an accessory building prior to construction of the main building

DEVELOPMENT STANDARDS
Minimum Lot Area:
Hotels, motels, lodges, bed-and-breakfast establishments, rental cabins and

other similar uses — 20,000 sf4
Condominiums, cooperatives, townhouses, cluster developments and similar

uses (excluding apartments) — 20,000 sf 4

All other uses — 10,000 sf4
Land uses on lots measuring less than 10,000 sq. ft. shall be limited to single-
family residences, duplexes and triplexes (mobile homes are not permitted)

Minimum District Area: 3 acres CL-M
5 acres CL-H
If the land use designation and existing uses of abutting properties are
compatible, a minimum district area of two acres may be considered.

Minimum Lot Dimensions: Width —60°, Depth —100°
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Commercial Lodging, Moderate (CL-M) and High (CL-H) continued

Maximum Lot Coverage: 60%

Minimum Setbacks:

Front: 10° Rear: 5’ Side: 0’
Minimum side yard when abutting a residential district is 10 feet. Minimum side
yard on a corner lot is 10 feet. See Table 04.020, Required Yards for other
requirements.

Building Density:

CL-M Hotels, motels, lodges, bed-and-breakfast establishments, rental cabins
and other similar uses — 15 du/ acre
Apartments, multi-family units, condominiums and similar uses — 15
du/acre

CL-H Hotels, motels, lodges, bed-and-breakfast establishments, rental cabins
and other similar uses — 40 du/ acre
Apartments, multi-family units, condominiums and similar uses — 15
du/ acre

Density bonuses are available for affordable housing and enclosed, covered parking.
In no case shall projects with affordable housing and/ or parking density bonuses
exceed 26 units/ acre for residential units and 60 units/acre for commercial lodging
units in the CL-H.

1. Density bonuses are available to residential and commercial lodging projects at
a rate of 25% over the maximum density or a ratio of one bonus unit to one
affordable/ employee housing unit, whichever is greater. Density bonuses will be
awarded in a manner consistent with Government Code Section 65915.

2. Units designated as manager/ employee housing unit shall not be counted in
density calculations.

3. Density bonuses for enclosed, covered parking are available at a rate of one
bonus dwelling unit per two enclosed, covered parking spaces. Projects must
provide enclosed, covered parking for at least 50% of the units to qualify for
bonuses. Density bonuses would be calculated on the surplus of required
covered parking spaces greater than 50%.

Population Density:
Maximum population density is 37.6 persons/acre for multi-family residential
uses.

Maximum Building Height: 35> See Table 04.010 for other provisions.

Landscaping: Projects subject to use permit shall submit a landscape site plan at
the time of application.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

2. Densities stated are based upon availability of both community water and sewer.
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Commercial Lodging, Moderate (CL-M) and High (CL-H) continued

3. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

5. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

SEE ALSO

Land Development Regulations -
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards
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Rural Resort (RU)

INTENT: The “RU” designation is intended to provide appropriate sites for outdoor
recreation facilities and limited visitor-oriented facilities and services in rural
areas of the county. The district is intended to protect the environment and rural
character of an area while allowing for compatible development.

PERMITTED USES
e Single-family dwelling
e Accessory buildings and uses?
e Manufactured home used as a single-family dwelling?
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Small-scale agriculture

e Adult-oriented businesses conducted in compliance with the locational
requirements of Chapter 19 of the Land Development Regulations (set forth in
Section VI of this Land Use Element) and with the permit and other operational
requirements of Chapter 5.45 of the Mono County Code

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Unit)

e Transitional and Supportive Housing*

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e Construction of an accessory building prior to construction of the main building

e Recreational-vehicle parks (see Dev. Standards — Mobile-home and RV Parks,
Ch. 17)

e Hotels, motels, bed-and-breakfast establishments, cabins and other uses found
to be similar by the Commission. Ancillary uses such as limited restaurants,
lounges and convenience retail, provided the ancillary use does not occupy more
than 25% of the project's habitable space

e Transient rentals (fewer than 30 consecutive days)

e Developed campgrounds

e Commercial recreational facilities such as cross-country ski facilities, equestrian
facilities, golf courses and facilities (if developed in conjunction with lodging
facilities), marinas and boathouses

e Employee housing, if developed in conjunction with recreational/lodging
facilities

DEVELOPMENT STANDARDS
Minimum Parcel Size: 5 acres

Minimum Lot Dimensions: Width —60°
Depth —100°

Site Disturbance: 10% (includes a maximum of 5% lot coverage).
Maximum site disturbance may be increased if the
remainder of the parcel is preserved as open space in
perpetuity.
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LAND USE ELEMENT

Rural Resort (RU) continued

Minimum Setbacks:
Front: 30° Rear: 30° Side: 30°

Building Density: One du per 5 acres and an Accessory Dwelling Unit (see Ch.
16, Development Standards - Accessory Dwelling Units.
Lodging facilities may not exceed a maximum intensity of 40
units/acre and a total of 150 wunits/site. Spaces for
recreational vehicles may not exceed a maximum density of 17
spaces/ acre. Density for mixed uses on one parcel; e.g., motel
units and RV spaces will be calculated at a proportionate rate.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

2. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
county (see Ch. 17, Mobile Homes and RV Parks).

3. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses"
Chapter 04, Uses not listed as permitted.

4. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards
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Commercial (C)

INTENT: The “C” designation is intended to provide for a wide range of uses and
services for the resident and visitor including retail, business and professional
uses and services in community areas, including commercial lodging and higher
density housing, when found compatible with retail and service functions.

The creation of a pleasant and efficient environment for shopping and business is
an important function of this district.

PERMITTED USES

e Any proposed change of use when conducted within an existing conforming,
legally developed structure for the following retail and professional uses. If
exterior structural alterations or additional parking is required, it shall require a
use permit. The following uses are examples of such permitted uses within
existing structures:

e Retail Trade - e.g., food, drug, hardware, limited apparel, liquor stores,
limited department stores, dry goods, gift shops, home furnishings, paint,
tires, bookstores, bakery, florist, pet supplies, health food stores, sporting
goods, etc.

e Services —e.g., finance, insurance and real estate, banks, savings and loans,
title abstracting, real estate developers and builders, commodity services,
holding and investment services, bail bonds,

e Personal Services — e.g., self-service laundries and dry cleaning, beauty
parlors, barbers, shoe repair, photographic services, cleaning and laundry,
etc.

e Business Services - e.g., stenographic and mailing services, general
advertising, business and management consulting, blueprinting, photo
finishing, employment services, etc.

e Repair Services — e.g., radio and television repair, furniture and jewelry
repair, repair of anything sold in this district, etc.

e Professional Services — e.g., physicians, dental and legal services, welfare
and charitable services, medical and dental laboratories, etc.

e Cultural/ Religious Activities —e.g., churches, art galleries, museums, etc.
e Food-service establishments —e.g., restaurants, delis, fast food, bars, etc.
e Anycombination of permitted uses

e When found compatible with the intent, single-family residential, duplex and
triplex, plus accessory structures

e Small-scale agriculture
e Transitional and Supportive Housing®

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e All permitted uses if determined necessary by the Director

e Temporary uses: model homes, mobile-home display units, etc., only if one year
or less

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e All new construction for the purpose of conducting sales, business or services,
including any uses listed above

e All conversions from a prior use when structural alterations are required

e Household wunits; if found compatible with the district, apartments,
condominiums, etc.
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Commercial (C) continued

e Lodging - e.g., hotels, motels, time-share, RV parks, bed-and-breakfast
establishments, etc.

e Transportation, communications — e.g., parking lot
e Retail trade —e.g., automotive service stations

e Business services —e.g., stenographic and mailing services, general advertising,
business and management consulting

e Educational —e.g., nursery and primary schools, private childcare facilities
e Miscellaneous services —e.g., religious activities

e Cultural activities —e.g., museums and art galleries, etc.

e Public —e.g., hospitals, post offices, water treatment plants, etc.

e Food service establishments — e.g., restaurants, ice cream parlors, fast food
restaurants, lunch rooms, delicatessens, etc.

e Entertainment establishments — e.g., theaters, movies, cocktail lounges, bars,
nightclubs, discotheques, etc.

e Retail establishments —e.g., department stores, sporting goods, etc.

e Professional offices — e.g., medical complex, administrative centers, animal
hospitals and boarding kennels, etc.

e Buildings for conducting services — e.g., financial institutions, bath houses,
health clubs, convention centers, roller skating, bowling, indoor ice-skating,
auto rental, reducing and figure salons , etc.

® Accessory buildings and uses?

e All of the permitted uses and uses subject to Director Review if determined
necessary by the Director.

DEVELOPMENT STANDARDS

Minimum Lot Area: 10,000 sf4
Minimum District Area: 2 acres
Minimum Lot Dimensions: Width — 60’
Depth — 100
Maximum Lot Coverage: 60%, when principal use is a residential use

70%, all other uses

Minimum Setbacks:

Front: 10° Rear: 5’ Side: 0’
Minimum side yard when abutting a residential district is 10 feet. Minimum side
yard on a corner lot is 10 feet. Reduced front setbacks may be available in June
Lake, Lee Vining, and Bridgeport. See Table 04.020, Required Yards.

Density: Residential uses — 15 du/ acre
Hotels, motels — 40 units/ acre

If underground or understructure parking is provided for 50% to 100% of the
hotel/ motel rooms, then a density bonus up to 25% to 50% may be awarded as
part of the use permit process.

Maximum Building Height: 35° See Table 04.010 for other provisions.

Landscaping: Fences and/or screening shall be required when abutting any
residential district. Any use subject to use permit shall be required to either
landscape (per approved landscape plan) or leave in natural open space (i.e.,
ungraded) all areas not covered by impervious surfaces.
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Commercial (C) continued

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses are

permitted only when located on the same lot and constructed simultaneously with

or subsequent to the main building.

Densities stated are based upon availability of both community water and sewer.

Uses may have been omitted from the list of those specified, hence the Commission

may find other uses to be similar and not more obnoxious or detrimental to the

public health, safety and welfare. See explanation of interpreting "similar uses"

Chapter 04, Uses not listed as permitted.

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

5. Transitional and Supportive Housing projects are permitted in the same manner as
other residential housing.

w N

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards
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Service Commercial (SC)

INTENT: The “SC” designation is intended to provide for a wide variety of
wholesale, retail and service uses that are not normally compatible with uses
permitted in other commercial districts; e.g., enclosed light manufacturing of a
non-polluting type, limited outdoor storage.

PERMITTED USES

e Any proposed change of use when conducted within an existing conforming,
legally developed structure. Exterior structural alterations, additional parking or
outdoor storage shall require a use permit. The following uses are examples of
such permitted uses within existing structures:

e Cottage industry — e.g., limited recreational equipment, apparel and other
finished products, crafts, printing, etc.

e Repair services —e.g., car repair and parts, plumbing, electrical, etc.

e Construction services — e.g., contractor or building services, engineering
contractor™, cabinet-making, roofing, water-well drilling contractor storage,
etc.

e Transportation services, limited travel agents, bus terminals, enclosed
packing and shipping terminals, existing truck and trailer parking - heavy
equipment storage™

e Warehousing, enclosed retail and wholesale storage

e Sale lots —e.g., car sales,(requires a minimum one-half acre area)
e Anycombination of the permitted service commercial uses

e All permitted uses in the C district

e Construction supplies, materials and equipment storage'

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e All new construction for the purpose of conducting sales, business or services
including the uses listed above

e Alluses subject toa use permit in the C district

e All permitted uses in the C district, but requiring new construction or
alterations

e Alluses utilizing outdoor storage
e Commercial planned unit development
e Accessory buildings and uses?

DEVELOPMENT STANDARDS
Minimum Lot Area: 10,000 sf 4
Minimum District Area: 3 acres
If abutting land use designations have a commercial or industrial land use

designation, and existing uses in these abutting properties are compatible, a
minimum district area of two acres may be considered.

Minimum Lot Dimensions: Width —60°
Depth —100°

Maximum Lot Coverage: 70%
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Service Commercial (SC) continued

Minimum Setbacks:

Front: 10° Rear: 5’ Side: 0’
Minimum side yard when abutting a residential district is 10 feet. Minimum side
yard on a corner lot is 10 feet. Lots larger than one acre are subject to Fire Safe
Regulations, Ch. 22.°
|

Building Density: one du/lot and Accessory Dwelling Unit (see Ch. 16,
Development Standards - Accessory Dwelling Units). Employee housing for
those working on the premises subject to use permit. ™

Density: Maximum population density is 5.02 persons per five acres or
approximately one person per acre.™

Maximum Building Height: 35 See Table 04.010 for other provision.

Landscaping: Any uses subject to use permit shall be required to either landscape
(per approved landscape plan) or leave in natural open space (i.e., ungraded) all
areas not covered by impervious surfaces. Fencing, berms and/or landscaping
may be required to buffer incompatible land uses as determined by the Director
or the Commission.

Fences: None required, except when adjoining a residential district, then a
screening fence or wall not less than 5 feet high or more than 6 feet in height
shall be erected along adjoining residential district.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses

are permitted only when located on the same lot and constructed simultaneously

with or subsequent to the main building.

Densities stated are based upon availability of both community water and sewer.

Uses may have been omitted from the list of those specified, hence the Commission

may find other uses to be similar and not more obnoxious or detrimental to the

public health, safety and welfare. See explanation of interpreting "similar uses”

Chapter 04, Uses not listed as permitted.

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

w N

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES
rp. Recommendation from the Regional Planning Advisory Committee
sl. State Law requirement
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LAND USE ELEMENT

Industrial Park (IP)

INTENT: The “IP” designation is intended to provide for a combination of light-
and moderate-intensity industrial uses that do not create environmental
nuisances or hazards to a degree which might be obnoxious or offensive to
persons conducting business in this or adjacent areas.

PERMITTED USES

e Any proposed change of use when conducted within an existing, conforming,
legally developed structure, for those uses subject to a Director Review or use
permit

e Adult-oriented businesses conducted in compliance with the locational
requirements of Chapter 19 of the Land Development Regulations (set forth in
Section VI of this Land Use Element) and with the permit and other operational
requirements of Chapter 5.45 of the Mono County Code

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

o All permitted uses if deemed necessary by the Director
e Agricultural uses, nurseries, greenhouses

e Offices, business and professional

e Laboratories

e Commercial laundries and dry-cleaning establishments
e Wholesale sales and warehousing

e Vehicle repair garages and shops

e Manufacture of clothing, household effects, art, jewelry, silverware, ceramics,
leather goods (assembly only) toys, and electronics

e Upholstery

e Shops for the assembly or completion of finished paper, wood, or metal products
e Editorial and designing, printing, lithography, bookbinding

e Painting, plumbing, electrical, cabinet and glass shops,

e Public buildings and uses

e Light equipment rental and/ or storage yards

e Storage yard for construction materials and equipment

e Lumber yards and building materials, wholesale and retail (but not lumber
mills)

e Temporary buildings and appurtenant structures to allowed use

e Storage of recreational vehicles, boats and miscellaneous recreational related
equipment

e Recycling centers

e Accessory buildings and uses?

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Industrial condominiums
e Tank farms
e Freight terminals

DEVELOPMENT STANDARDS
Minimum Lot Area: 10,000 sf4

Minimum District Area: 10 acres
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Industrial Park (IP) continued

If abutting parcels have a commercial or industrial land use designation and
existing uses on those abutting properties are compatible, a minimum district area
of five acres may be considered.

Minimum Lot Dimensions: Width — 75

Depth —100°4
Maximum Lot Coverage: 80%
Minimum Setbacks:
Uses Subject to DR  Front: 20° Rear: 5’ Side: 0’
Uses Subject to UP  Front: 20° Rear: 10° Side: 10’

Side and rear yards may be modified by the Director or Commission. Yards
when abutting a residential district shall not be less than 20 feet along the
property line. Corner lots shall have a side yard of 10 feet along the street
frontage.

Density: Residential uses are not permitted.
Maximum Building Height: 40’

Landscaping: Screening, fences, and/or landscaping may be required when the
character of the proposed use, the size and location of the building site
or nature of adjacent uses are such as to require screening and will be
determined as part of the use permit or director review process.

Location Standards: Before siting a proposed industrial park district, proof shall be
provided that it conforms to nuisances and hazards requirements of
section 04.250.

Minimum Space Between Buildings: 10’

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses

are permitted only when located on the same lot and constructed simultaneously

with or subsequent to the main building.

Densities stated are based upon availability of both community water and sewer.

Uses may have been omitted from the list of those specified, hence the Commission

may find other uses to be similar and not more obnoxious or detrimental to the

public health, safety and welfare. See explanation of interpreting "similar uses"

Chapter 04, Uses not listed as permitted.

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

w N

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs
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LAND USE ELEMENT

Industrial (I)

INTENT: The “I” designation is intended to provide for heavy industrial uses that
may potentially cause moderate to higher degrees of environmental nuisances or
hazards.

The functional and visual character of the district is such that it should be
located in areas that are relatively remote from residential and commercial
development.

PERMITTED USES
e Those uses listed as permitted under Industrial Park
e Caretaker unit — one per district
e Heavy vehicle storage and maintenance

e Adult-oriented businesses conducted in compliance with the locational
requirements of Chapter 19 of the Land Development Regulations (set forth in
Section VI of this Land Use Element) and with the permit and other operational
requirements of Chapter 5.45 of the Mono County Code

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Those uses listed as permitted under Industrial Park

e General manufacturing such as batch plant, concrete C, asphalt and textile and
lumber mills

e Alternative energy generation plants: photo voltaic, mirrors, and biomass
conversion

e Refining of petroleum and its products

e Smelting of metals such as; copper, iron, tin, and zinc
e Solid waste

e Distillation of alcohol

e Junkyards

e Auto wrecking and salvage yards

e Commercial excavation and mining of stone and earth materials
e Food processing, canning and similar uses

e Accessory buildings and uses?

e Heavy equipment storage 9P

e Firewood processing and storage 9P

e Impound yards 9P

DEVELOPMENT STANDARDS
Minimum Lot Area: 10,000 sf4

Minimum District Area: 30 acres, except upon finding the dependence of a
location on a resource (e.g., gravel pit).

Minimum Lot Dimensions: Width —75°
Depth —100°
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Industrial (I) continued

Maximum Lot Coverage: 80%
Minimum Setbacks: None stated for the district.

Density: Residential uses are not permitted, with the exception of caretakers’
units.

Maximum Building Height: 40° A greater height may be approved by the Director.

Landscaping: Screening, fences will be required when the character of the proposed
use, the size and location of the building site are such as to require
screening. Landscaping is encouraged in the front-yard setback. Fence
height may exceed 6 feet, but shall not interfere with necessary siting
requirements for vehicles.

Location Standards: Before siting a proposed industrial district, proof shall be
provided that it conforms to nuisances and hazards requirements of
Section 04.250, Nuisances and hazards.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses

are permitted only when located on the same lot and constructed simultaneously

with or subsequent to the main building.

Densities stated are based upon availability of both community water and sewer.

Uses may have been omitted from the list of those specified, hence the Commission

may find other uses to be similar and not more obnoxious or detrimental to the

public health, safety and welfare. See explanation of interpreting "similar uses”

Chapter 04, Uses not listed as permitted.

4. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

w N

SEE ALSO
Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs
FOOTNOTES
C. Clarification
ap. General Plan addition
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Public and Quasi-Public Facilities (PF)

INTENT: The “PF” designation is intended to provide for a variety of public and
guasi-public facilities and uses.

PERMITTED USES
e Grazing of horses, cattle, sheep and goats
e Small scale recreational uses (e.g., pack station)
e Structure accessory to the above uses
e Other uses permitted by the public landowner
e Small-scale agriculture

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Large scale recreational uses, including ski facilities, commercial concessions
e Mining
e Public utility buildings, structures and uses, including activity involved in the

exploration, development, utilization and construction of hydroelectric and
geothermal power plants

e Other uses which may result in a potentially adverse environmental impact

e Construction of an accessory building prior to construction of the main building
e Solid waste facilities, landfills, household hazardous waste facilities 9P

e Cemeteries 9P

e Airports, heliports, taxiways, and landing strips for aircraft 9P

e Public facilities structures and uses, including but not limited to: county
buildings, county road shops, community centers, parks, ball fields, schools,

libraries, churches, museums, campground facilities 9P
e Research facilities ©
e Group homes, juvenile facilities, schools and similar facilities ©

DEVELOPMENT STANDARDS

Minimum Parcel Size: None
Minimum District Area: None
Minimum Lot Dimensions: None
Maximum Lot Coverage: None
Minimum Setbacks: None

Building Density: Proposed densities shall be reviewed on a case-by-case basis by
the Community Development director.

Maximum Building Height: None
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Public and Quasi-Public Facilities (PF) continued

NOTES

1. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" (Ch.
04, Uses not listed as permitted).

SEE ALSO

Land Development Regulations -
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES
c. Clarification
ap. General Plan addition
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LAND USE ELEMENT

Resource Management (RM)

INTENT: The “RM” designation is intended to recognize and maintain a wide
variety of values in the lands outside existing communities. The RM designation
indicates the land may be valuable for uses including but not limited to
recreation, surface water conservation, groundwater conservation and recharge,
wetlands conservation, habitat protection for special status species, wildlife
habitat, visual resources, cultural resources, geothermal or mineral resources. The
land may also need special management consideration due to the presence of
natural hazards in the area; e.g., avalanche-prone areas, earthquake faults, flood
hazards, or landslide or rockfall hazards.

The RM designation provides for low-intensity rural uses in a manner that recognizes
and maintains the resource values of the parcel.

Land subject to the land use authority of an agency other than the County may be
designated RM with a reference to the appropriate plan as follows:

Humboldt-Toiyabe National Forest Land & Resource Management Plan — RM/ TNF
Inyo National Forest Land & Resource Management Plan — RM/ INF

Mono Basin National Forest Scenic Area Comprehensive Management Plan -
RM/ MB

Bureau of Land Management, Bishop Resource Management Plan — RM/ BLM
California Department of Fish and Game Lands — RM/ DFG

Mammoth Yosemite Airport Land Use Plan — RM/ ALUP

These designations recognize the planning authority of other agencies on publicly
owned lands only; the County has authority over private and LADWP lands throughout
the unincorporated area.

PERMITTED USES
e Single-family dwelling
e Manufactured home used as a single-family dwellingl
e Accessory buildings and uses?
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)

e Resource exploratory activities which do not involve excavation, devegetation, or
other potentially significant environmental effects

e Agricultural uses, provided that such uses are proposed in conjunction with a
bona fide agricultural operation3, except those requiring a use permit
e Small-scale agriculture

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Units)

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e Resource exploratory activities which involve excavation, devegetation, or other
potentially significant environmental effects

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e Limited scale lodging, such as small inns, bed and breakfast establishments,
and cabins, if found by the Commission to be compatible
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Resource Management (RM) continued

e Recreation facilities, such as improved bike trails, cross country ski trails, and
pedestrian trails requiring modification of the natural landscape, if found by the
Commission to be compatible with the natural habitat of the area

e Construction of an accessory building prior to construction of the main building
e Airports, heliports, taxiways, and landing strips for aircraft
e Mining and geothermal exploration projects

DEVELOPMENT STANDARDS
Minimum Parcel Size: 40 acres or 1/ 4 of 1/ 4 section

Maximum Site Disturbance: 10% maximum lot coverage is 5%.
Maximum site disturbance may be increased in conformance to the
Specific Plan process.

Minimum Setbacks:
Front: 50’ Rear: 30’ Side: 30’

Maximum Building Density: one du/lot and a Accessory Dwelling Unit (see Ch.
16, Development Standards — Accessory Dwelling Units).

Population Density: Maximum population density is 5.02 persons per 40 acres or
approximately 0.13 persons per acre.

NOTES

1. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16), or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
county (see Ch. 17, Mobile-home and RV Parks).

2. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

3. "Agricultural wuses"™ includes agricultural sheds and warehouses; packing,
processing, storage or sale of agricultural products and supplies, machinery,
implements and equipment; transportation of agricultural products, supplies and
equipment together with the necessary maintenance, repair and service of trucks
and equipment used therein; the feeding and selling of livestock; aqua culture;
accessory buildings and uses including barns, stables and other farm outbuildings;
quarters for farm labor or other employees employed on the premises; stands for
sale of agricultural products grown on the premises.

4. Large scale projects may be subject to a Specific Plan (Ch. 36) in conformance to the
General Plan.

5. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses”
Chapter 04, Uses not listed as permitted.

SEE ALSO

Land Development Regulations -
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards
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LAND USE ELEMENT

Agriculture (AG)

INTENT: The “AG” designation is intended to preserve and encourage agricultural
uses, to protect agricultural uses from encroachment from urban uses, and to
provide for the orderly growth of activities related to agriculture.

PERMITTED USES

e Agricultural uses, provided that such uses are proposed in conjunction with a
bona fide agricultural operationl, except those requiring a use permit

e Single-family dwelling

e Manufactured home used as a single-family dwelling2

e Accessory buildings and uses3

e Farm labor housing

e Stands for sale of agricultural products grown on the premises

e Animals and pets (see Animal Standards Section 04.270)

e Home occupations (see Home Occupation regulations, Section 04.290)

e Fisheries and game preserves P

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards —
Accessory Dwelling Units.

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Commercial hog and poultry raising
e Farm labor trailer parks
e Public utility buildings and structures
e Airports, heliports, taxiways, and landing strips
e Stock feeding yards, animal sales yards, agricultural processing plants, and
slaughterhouses

e Limited scale lodging, such as guest ranches, small inns, bed and breakfast
establishments, and cabins ©

e Animal hospitals, large and small, veterinary clinics and animal boarding P

o Kennel (see Animal Standards, Table 04.013)

e Mineral exploration activities (including geothermal exploration activities) 9P

e Equestrian facilities P

e Commercial hunting and fishing P

e Rural recreation, parks, and golf courses P

e Sports facilities and outdoor public assembly P

e Plant nurseries P

e Exotic animals P

DEVELOPMENT STANDARDS
Minimum Parcel Size: 2.5 acres, but varies by area — minimum parcel sizes/
densities are established by land use designation maps and policies. (Hammil

Valley, see Tri-Valley Goal page 11-86 through 11-91) 9P (Ten-acre minimum in
the Antelope Valley) (Bridgeport Valley and Bodie Hills, see Hammil Valley "P)

Minimum Lot Dimensions: Width — 60" Depth - 100’5
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Agriculture (AG) continued

Maximum Lot Coverage: 40%

Minimum Setbacks:
Front: 50’ Rear: 50’ Side: 50°

Setbacks for Accessory Buildings Used as Barns or Stables
Front: 50° Rear: 30 s’ Side: 30 s’

Building Density: 1 du/lot and a Accessory Dwelling Unit 99 (see Ch. 16,
Development Standards—Accessory Dwelling Units).

Population Density: Approximately two persons per acre.

NOTES

1. "Agricultural uses"includes farm labor housing; agricultural sheds and warehouses;
packing, processing, storage or sale of agricultural products and supplies; repair,
maintenance, servicing, storage, rental or sale of agricultural machinery,
implements and equipment; transportation of agricultural products, supplies and
equipment together with the necessary maintenance, repair and service of trucks
and equipment used therein.

2. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280. When there are two mobile homes on the same parcel, they must: 1)
comply with the Accessory Dwelling Unit requirements (see Ch. 16); or 2) comply
with state standards for a mobile-home park and obtain a use permit from the
County (see Ch. 17, Mobile Homes and RV Parks).

3. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building., including barns, stables and other farm
outbuildings and quarters for farm labor or other employees employed on the
premises;

4. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses" s 4,
Uses not listed as permitted.

5. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES
C. Clarification
rp. Recommendation from the Regional Planning Advisory Committee
ap. General Plan addition
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LAND USE ELEMENT

Scenic Area Agriculture (SAA)

INTENT: The “SAA” designation is intended to recognize existing and historic
uses as certified by the U.S. Forest Service (USFS) in its Private Land Certification
Process and, within the constraints of the Mono Basin National Forest Scenic Area
Plan, to allow for further limited-scale development and new uses consistent with
the purposes of the Scenic Area. Emphasis is placed on those new uses that would
provide for recreational, interpretive, visitor services and research opportunities
while maintaining a natural and rural appearing landscape.

The SAA designation is intended also to preserve and encourage agricultural uses,
to protect agricultural uses from encroachment from urban uses, and to provide
for the orderly growth of activities related to agriculture, consistent with the
Mono Basin National Forest Scenic Area.

PERMITTED USES
The following uses are permitted to the extent they comply with the Mono Basin
National Forest Scenic Area Private Property Development Guidelines, contained in
Appendix E of the Mono Basin National Forest Scenic Area Comprehensive Management
Plan (CMP), and with the Compatibility Determinations for Proposed New
Commercial Uses and Developments, Appendix F of the CMP. Compatibility
determinations shall be based upon recommendations of the USFS.
e Agricultural uses, provided that such uses are proposed in conjunction with a
bona fide agricultural operation*, except those requiring a use permit
e Single-family dwelling
e Mobile home used as a single-family dwelling®
e Accessory buildings and uses*
e Stands for sale of agricultural products grown on the premises
e Animals and pets (see Animal Standards Section 04.270)
e Home occupations (see Home Occupation regulations, Section 04.290)
e Fisheries and game preserves P
o Single-family dwelling
o Small scale agriculture
o Accessory buildings and usesl

o Attached Accessory Dwelling Unit (as prescribed in Ch. 16, Development
Standards — Accessory Dwelling Units)

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

The following uses are permitted to the extent they comply with the Mono Basin
National Forest Scenic Area Private Property Development Guidelines contained in
Appendix E of the Mono Basin National Forest Scenic Area Comprehensive Management
Plan, and with the Compatibility Determinations for Proposed New Commercial
Uses and Developments, Appendix F of the CMP. Compatibility determinations, which
shall be based upon recommendations of the USFS, shall be included as a Director
Review finding.

e Any expansion of an existing use

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

The following uses are permitted to the extent they comply with the Mono Basin
National Forest Scenic Area Private Property Development Guidelines, contained in
Appendix E of the Mono Basin National Forest Scenic Area Comprehensive Management
Plan (CMP), and with the Compatibility Determinations for Proposed New
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Scenic Area Agriculture (SAA) continued

Commercial Uses and Developments, Appendix F of the CMP. Compatibility
determinations, which shall be based upon recommendations of the USFS, shall be
included as a Planning Commission use permit finding.

e Public utility buildings and structures

e Limited scale lodging, such as guest ranches, small inns, bed-and-breakfast
establishments and cabins; and limited scale employee housing for those
working on the premises °©

e Limited scale animal hospitals and small, veterinary clinics / animal boarding '
e Limited scale kennel (see Animal Standards, Table 04.013)
e Equestrian facilities '
e Commercial hunting and fishing ™
e Ruralrecreation and parks ™
e outdoor public assembly
e Plant nurseries ™
e Exotic animals '
e Exterior structural alterations, additional parking or outdoor storage
e Cottage industry; e.g., limited recreational equipment, apparel and other
finished products, crafts, printing, etc.
e Limited scale repair services; e.g., car repair and parts, plumbing, electrical
e Limited scale construction services; e.g., contractor or building services,
engineering contractor P, cabinet making, roofing, water-well drilling, contractor
storage, etc.
e Existing truck and trailer parking, heavy-equipment storage, construction
supplies, and materials ™
e Any compatible combination of the permitted uses
e All new construction for the purpose of conducting sales, business or services
and all conversions from a prior use when structural alterations or additional
parking are required
e Alluses utilizing outdoor storage
e Limited scale educational uses (see Appendix F of the Mono Basin CMP)
e Limited scale buildings for interpretation
e Accessory buildings and uses ?
e Any proposed change of use when conducted within an existing conforming,
legally developed structure for the following uses:
o Gift shops, bookstores
o Limited scale repair services conducted as a cottage industry; e.g., radio
and television repair, furniture and jewelry repair, repair of anything sold
in district, etc.
o Limited-scale art galleries

DEVELOPMENT STANDARDS

The following standards shall apply to the extent they comply with the Mono Basin
National Forest Scenic Area Private Property Development Guidelines, contained in
Appendix E of the Mono Basin National Forest Scenic Area Comprehensive Management
Plan (CMP), and with the Compatibility Determinations for Proposed New
Commercial Uses and Developments, Appendix F of the CMP. Compliance shall be
based upon recommendations of the USFS.

Minimum Lot Area: 10,000 sf6 Minimum District Area: 2 acres
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Scenic Area Agriculture (SAA) continued

Minimum Lot Dimensions: Width —60°
Depth - 100°

Maximum Lot Coverage: 70%

Minimum Setbacks:

Front: 10’ Rear: 5’ Side: 0’

Minimum side yard when abutting a residential district is 10 feet. Minimum side
yard on a corner lot is 10 feet. Lots larger than one acre are subject to Fire Safe
Regulations, Ch. 22.

Building Density: One du/lot and Accessory Dwelling Unit (see Ch. 16,
Development Standards — Accessory Dwelling Units). Limited scale lodging and
employee housing for those working on the premises subject to use permit.
Densities shall be consistent with Scenic Area Guidelines and be determined at
the time of application.

Maximum Building Height: 35’ (see Table 04.010 for other provisions), unless
otherwise required by the Scenic Area Guidelines.

Landscaping: Any uses subject to use permit shall be required to either landscape
(per approved landscape plan) or leave in natural open space (i.e., ungraded) all
areas not covered by impervious surfaces. Fencing, berms and/ or landscaping
may be required to buffer incompatible land uses as determined by the Director
or the Commission.

Fences: None required, except when adjoining a residential district, then a
screening fence or wall not less than 5 feet high or more than 6 feet in height
shall be erected along adjoining residential district.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses

are permitted only when located on the same lot and constructed simultaneously

with or subsequent to the main building, including barns, stables and other farm
outbuildings and quarters for other employees employed on the premises.

Densities stated are based upon availability of both community water and sewer.

Uses may have been omitted from the list of those specified, hence the Commission

may find other uses to be similar and not more obnoxious or detrimental to the

public health, safety and welfare. See explanation of interpreting “similar uses”

Chapter 04, Uses not listed as permitted.

4. “Agricultural uses” include: aquaculture, existing farm labor housing; agricultural
sheds and warehouses; packing, processing, storage or sale of agricultural products
and supplies; repair, maintenance, servicing, storage, rental or sale of agricultural
machinery, implements and equipment; transportation of agricultural products,
supplies and equipment together with the necessary maintenance, repair and
service of trucks and equipment used therein.

5. Provided that the unit is less than 10 years old and meets the criteria set forth in
Section 04.280.

6. Lots requiring individual septic systems are subject to minimum dimensions as
determined by the Lahontan Regional Water Quality Control Board.

w N

SEE ALSO
Land Development Regulations -
Ch. 04 Development Standards — General
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Scenic Area Agriculture (SAA) continued

Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs
Table 04.010 Building Heights

Table 04.020 Required Yards
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LAND USE ELEMENT

Open Space (OS)

INTENT: The “OS” designation is intended to protect and retain open space for
future generations. These lands may be valuable for resource preservation (e.g.,
visual open space, botanical habitat, stream environment zones, etc.), low-
intensity recreational uses, mineral resources, or other reasons.

PERMITTED USES
e Crop and tree farming

e Bikeway, pedestrian ways, equestrian trails, cross country ski touring, ski back
trails

e Wildlife preserves, botanical preserves and similar uses 9P
e Single-family dwelling 9P
e Small-scale agriculture

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
None stated

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e Recreation areas requiring significant modification of natural landscape - e.g.,
golf courses, tennis courts, commercial stables, alpine skiruns

e Accessory buildings and uses, including barns, stables and farm buildings
e Water storage tanks
e Mineral exploration activities (including geothermal exploration activities) 9P

DEVELOPMENT STANDARDS
Minimum Parcel Size: None

Minimum District Area: None

Maximum Site Disturbance: 10% (includes lot coverage) 9P

Density: 1 du/80 acres and a Accessory Dwelling Unit (see Ch. 16, Development
Standards — Accessory Dwelling Units). 9° No residential development is
allowed if the parcel is less than 80 acres ©

Population Density: Approximately 0.06 persons per acre.

NOTES
1. Uses may have been omitted from the list of those specified, hence the
Commission may find other uses to be similar and not more obnoxious or
detrimental to the public health, safety and welfare. See explanation of
interpreting "similar uses” Chapter 04, Uses not listed as permitted.
2. Provided that the unit is less than 10 years old and meets the criteria set forth
in Section 04.280.

SEE ALSO

Land Development Regulations —
Ch. 04 Development Standards — General Table 04.010 Building Heights
Ch. 06 Development Standards — Parking Table 04.020 Required Yards

FOOTNOTES
C. Clarification
ap. General Plan addition
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Natural Habitat Protection (NHP)

INTENT: The “NHP” designation is intended to protect sensitive environmental
habitats by minimizing site disturbance and development. Private lands placed in
this district contain valuable wildlife habitat, scenic resources, and/or areas
subject to natural hazards. Lands contained in this district are high priorities for
land exchanges into public holding or purchases by land conservation
organizations.

PERMITTED USES
e Single-family dwelling (excluding mobile homes)
e Accessory buildings and uses?
e Wildlife preserves, botanical preserves, wetland preservation/banking, and
similar uses ¢ 9P

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)
e Transient rentals (rental for less than 30 consecutive days) of up to 3 dwelling
units
e (i.e., rental cabins or bed-and-breakfast establishments).

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Construction of an accessory building prior to construction of the main building

e Limited density residential development such as condominiums, cooperatives,
townhouses, and cluster developments, if found to be compatible with the
natural habitat area by the Commission

e Commercial lodging uses such as limited scale hotels, motels, including lodges,
bed and breakfast establishments, and cabins if found to be compatible with the
natural habitat area by the Commission

e Recreation facilities, such as improved bike, cross country skiing, and
pedestrian trails, golf courses, tennis courts, stables requiring modification of
the natural landscape, if found to be compatible with the natural habitat area by
the Commission

e Educational facilities such as a nature or interpretive center focusing on natural
site characteristics, if found to be compatible with the natural habitat area by
the Commission

DEVELOPMENT STANDARDS
Minimum Parcel Size: 2 acres

Minimum District Area: 5 acres
The Planning Commission may reduce the minimum district area in order to
protect sensitive environmental habitats.

Minimum Lot Dimensions: None stated

Maximum Site Disturbance: 10% Maximum lot coverage for all structures, parking
and access is 5%. The county General Plan, area plans or specific plans may
contain more-restrictive coverage limitations (i.e., 3% June Lake). Project site plans
shall show the extent of lot coverage and site disturbance.
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Natural Habitat Protection (NHP) continued

Minimum Setbacks: 30’from any property line or road. Variances may be granted
where the project is located to minimize impacts to significant natural site features,
but shall not be granted to increase development intensity.

Density: 1 du/5 acres
Commercial lodging units, one unit/ three acres

Population Density: Maximum population density is one person/acre
for commercial lodging uses.

Maximum Building Height: 24° See for other provisions

Additional Requirements:

e Development projects in the NHP district shall be located in a manner that
minimizes visual impacts on surrounding property owners and scenic highways
or major thoroughfares. Visual screening may also be used to minimize visual
impacts.

o Development projects, where feasible, shall be located away from or outside of
sensitive wildlife habitat areas.

e Projects in potential wetland areas shall receive 404 permit approvals or other
applicable clearance from the Army Corps of Engineers prior to applying for
county development permit.

e Other requirements may be required in area or specific plans.

NOTES

1. Accessory buildings and uses customarily incidental to any of the permitted uses
are permitted only when located on the same lot and constructed simultaneously
with or subsequent to the main building.

2. Large scale projects may be subject to a Specific Plan (Ch. 36) in conformance to the
General Plan.

3. Uses may have been omitted from the list of those specified, hence the Commission
may find other uses to be similar and not more obnoxious or detrimental to the
public health, safety and welfare. See explanation of interpreting "similar uses"
Chapter 04, Uses not listed as permitted.

SEE ALSO

Land Development Regulations —
Ch. 03 Uses Permitted
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking

Table 04.010 Building Heights
Table 04.020 Required Yards

FOOTNOTES
c. Clarification
ap. General Plan addition
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Resource Extraction (RE)

INTENT: The “RE” designation is intended to provide for protection of the
environment and resource extraction activities in a manner consistent with the
Mono County General Plan and applicable state and federal laws. The designation
is also intended to provide for processing plants utilizing on-site materials or
materials found in close proximity to the site. The Resource Extraction
Designation is intended to be applied only in areas with existing or proposed and
permitted resource development activities.

PERMITTED USES

All permitted uses within each category are not listed; the Commission may determine
additional uses for each category as long as they are consistent with the intent of this
designation (see Section 04.030, Interpretation of Similar Uses).

e Geological, geochemical, or geophysical mapping, surface sampling by hand of
outcrops and soil, and activities which do not involve extensive excavation,
devegetation, or other potentially significant environmental effects.

e Such other uses as the Director may determine to be of an infrequent nature
and which involve only minor surface disturbances.

e Residential uses are limited to caretaker units or on-call employee housing
associated with on-site resource development projects; such residential units
shall be removed during the final reclamation process. Residential subdivisions
or other types of permanent residential development are not allowed.

e Agricultural uses which are compatible with the resource extraction activity.

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing,
Ch. 31)

e Excavations or grading conducted for farming or on-site construction for the
purpose of restoring land following a flood or natural disaster.

e Resource development activities involving the prospecting for, or extraction of,
minerals for commercial purposes and the removal of overburden in total
amounts of less than 1,000 cubic yards in any one parcel of one acre or less.

e Resource development activities that do not involve either the removal of more
than 1,000 cubic yards of minerals, ore, or overburden; or involve more than
one acre in any one parcel.

e Surface mining operations that are required by federal law in order to protect a
mining claim, if such operations are conducted solely for this purpose and in
compliance with applicable federal regulations which administer the affected
mined lands.

e Such other surface mining operations as are categorically determined by the
State Mining and Geology Board to be exempt from the provisions of SMARA,
and/ or those particular resource development activities with similar impacts
that the County may determine to be of infrequent nature and/or involve
insignificant amounts of surface disturbance.

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Surface mining operations as defined in SMARA.
e Subsurface mining operations.
e Exploring, drilling, processing, stockpiling and transporting of gas, oil and other
hydrocarbons.
e Exploring, drilling, and development of geothermal resources.
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Resource Extraction (RE) continued

e Construction and operation of geothermal power plants, hydropower plants, and
wind and solar power plants.

e Resale and wholesale distributing of materials produced on site and accessory
uses, including but not limited to constructing and using rock crushing plants,
aggregate washing, screening and drying facilities and equipment, ore reduction
plants, asphalt and concrete batching plants, and storage of materials and
machinery which is in use and utilized by the permitted operation.

DEVELOPMENT STANDARDS
Minimum Lot Area: 40 acres or 1/4 of 1/ 4 section, with the exception of patent
and/ or historical mining claims and "vested operations" which shall be
considered on a case-by-case basis. Minimum lot area may be reduced in
conformance to the permit process.

Minimum District Area: 40 acres or 1/ 4 of 1/ 4 section

Density: Residential uses are not permitted with the exception of on-call
employee housing or a caretaker's unit.

Setbacks:
No processing equipment or facilities or resource development shall occur
within:

a. 100 feet from any interior public street or highway unless the public
works Director determines that a lesser distance would be acceptable.

b. 100 feet from any exterior property line.

c. 500 feet from any adjacent private dwelling, institution, school, or other
building or location used for public assemblage.

d. No geothermal development located within the Hot Creek Buffer Zone
shall occur within 500 feet on either side of a surface watercourse (as
indicated by a solid or broken blue line on U.S. Geological Survey 7.5 or
15-minute series topographic maps).

Residential uses shall be:
a. 50 feet from any interior public street or highway unless the Public
Works director determines that a lesser distance would be acceptable.
b. 50 feet from any exterior property line.

SEE ALSO
Land Development Regulations —
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs
Ch. 15 Development Standards — Resource Extraction
Ch. 35 Development Standards — Reclamation Plan Processing

Table 04.010 Building Heights
Table 04.020 Required Yards
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INCERENNGE)

INTENT: The “AP” designation is intended to identify areas which have or will
have an adopted area plan. Area Plans generally provide more specific direction
for community areas than that provided in the countywide General Plan. In some
instances, an Area Plan may also be appropriate to provide direction for large
development proposals, in a manner similar to a Specific Plan.

PERMITTED USES
Permitted uses will be determined by the land use designations applied to specific
parcels within the Area Plan boundaries.

DEVELOPMENT STANDARDS

Development standards (e.g., building densities, site disturbance/lot coverage,
setbacks, etc.) will be determined by the land use designations applied to specific
parcels within the Area Plan boundaries.

SEE ALSO

Mono County General Plan
Land Development Regulations
Mono County Code
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Specific Plan (SP)

INTENT: The “SP” designation is intended to provide for planned development in
areas outside of existing communities, or on large parcels of land within or
adjacent to existing communities. The Specific Plan designation may also be
applied to an area to provide direction for potentially conflicting or incompatible
land uses. The designation may also be used to "plan for future land uses in the
vicinity of, and access routes serving" surface mining operations (Public Resource
Code § 2764).

PERMITTED USES

Permitted uses will be determined by the Specific Plan in accordance with Government
Code 8§ 65451, applicable provisions of the Mono County General Plan, the Land
Development Regulations, and the Mono County Code.

DEVELOPMENT STANDARDS

Development standards (e.g., building densities, site disturbance/lot coverage,
setbacks, etc.) will be determined by the Specific Plan in accordance with Government
Code 8§ 65451, applicable provisions of the Mono County General Plan, the Land
Development Regulations, and the Mono County Code.

SEE ALSO

Mono County General Plan
Land Development Regulations
Mono County Code
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V. PROJECTED BUILDOUT

Projected buildout figures were calculated for each community area and for the private
lands outside of community areas based on the land use maps in the previous section
and the allowable densities established for each land use designation (see Tables 2 & 3).
The figures for maximum potential dwelling units and maximum potential population
are based on the assumption that the maximum number of housing units allowed
under general plan land use designations could be developed. This assumption is
somewhat unrealistic, however, since large parcels of private land outside of community
areas are in many cases unlikely to be developed in the next 20 years due to
environmental constraints, lack of access, lack of infrastructure, and community
desires to keep large parcels of agricultural lands as open space.

Assuming that the maximum potential number of dwelling units would be developed
also assumes that commercially designated lots that are currently developed either with
lower density residential uses or with commercial uses would be redeveloped with
higher density residential uses. It is probably unrealistic to assume that this would
occur on all commercially designated lots.

The anticipated 80% buildout figures for dwelling units and population actually
assumes an 80% buildout in community areas and a 50% buildout on private lands
outside of community areas. This assumption is also probably high for the reasons
stated above.

Individual sheets for each Planning Area are included in this section in the following
order:

Antelope Valley
Swauger Creek
Bridgeport Valley

Bodie Hills

Mono North (Mono City, Lundy, Cottonwood Canyon Road)
Mono South (Lee Vining)
June Lake

Mammoth Vicinity

Long Valley

Wheeler Crest

Chalfant Valley

Hammil Valley

Benton Valley

Outside Planning Areas
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BUILDOUT BY PLANNING AREA

TABLE 02: BUILDOUT BY PLANNING AREA — MONO COUNTY

Maximum % of County-
Planning Area Potential Dwelling Wide Total
Units

Proposed %
Antelope Valley 5,194 18.6
Swauger Creek/ Devil's Gate 9 0
Bridgeport Valley 3,531 12.6
Bodie Hills 402 1.4
Mono Basin North 1,111 4.0
Mono Basin South 490 1.8
June Lake 3,970 14.2
Mammoth Vicinity 400 1.4
Long Valley 2,600 9.3
Wheeler Crest 645 2.3
Chalfant Valley 661 2.4
Hammil Valley 304 1.1
Benton Valley 3,874 13.9
Outside Planning Areas 4,756 17.0
Countywide Total 27,947

NOTES

1. Numbers may not add up due to rounding.

2. Buildout change calculated assuming acreage was previously designated Resource
Management (RM), which allows a density of one dwelling unit/ 40 acres. Previous
buildout would have been 360 dwelling units.

3. In the 1993 General Plan, the buildout calculation for the June Lake Planning Area
did not include the buildout figure for the Rodeo Grounds Specific Plan area. Other
buildout calculations for the June Lake Planning Area were miscalculated.
Correcting the previous figures results in the proposed buildout; however, there is
no real change in buildout from that allowed by the existing land use designations.

4. In the 1993 General Plan, the total buildout calculation was miscalculated. The

total buildout figure for Large-Lot Residential (LLR) should have been 620. The total
buildout figure for Specific Plan (SP) should have been 690; this figure was included
in the total for the Mono North Planning Area but was omitted from the countywide
total. The correct total buildout figure has been used in this table.
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ANTELOPE VALLEY

TABLE 02A: ANTELOPE VALLEY BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 585 4542
RR Rural Residential 1du/acre 1,511 398b
RMH Rural Mobile Home 1 du/acre 65 65
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre 180 2,700
CL-M Commercial Lodging, Moderate 15 du/ acre
CL-H Commercial Lodging, High 15 du/acre
RU Rural Resort 1 du/5 acres 11
C Commercial 15 du/ acre 4 60
SC Service Commercial
IP Industrial Park 20
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities 37
RM Resource Management 1du/40 540 13
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac. 14,894 1,489C
AP Area Plan
SP Specific Plan 260
Total Private Lands 18,107 5,179
RM Resource Management — Federal/ State - 6,685
OS Open Space —WRID 1du/80 1,236 15
acres
Other
Total 26,028 5,194
NOTES: du =dwelling unit

1. 146 acres designated ER 10 (10-acre minimum lot size).
2. 1,344 acres designated RR 5 (5-acre minimum lot size); 39 acres designated RR 40

(40-acre minimum lot size).

3. AG 10 (10-acre minimum lot size) designated in Antelope Valley.
4. This represents the future expansion area for Coleville. No development plan has

been proposed.
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SWAUGER CREEK

TABLE 02B: SWAUGER CREEK BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 348 ga
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging-High 15 du/ acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre
SC Service Commercial
IP Industrial Park
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities
RM Resource Management 1du/40
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5
acres
AP Area Plan
SP Specific Plan
Total Private Lands 348 9
RM Resource Management — Federal/ State 1,600
Other
Total 1,948 9

NOTES du =dwelling unit

1. Designated ER 40 (40-acre minimum lot size).
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BRIDGEPORT VALLEY

TABLE 02C: BRIDGEPORT VALLEY BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 296 296
RR Rural Residential 1 du/acre 30 30
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre 199 1,154
MFR-L Multiple-Family Residential-Low 11.6 23 266
du/ acre
MFR-M Multiple-Family Residential- 15 du/acre 4 60
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre 39 585
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging — High 15 du/ acre
RU Rural Resort 1 du/5 acres 124
C Commercial 15 du/ acre 26 390
SC Service Commercial 2
IP Industrial Park 21
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities 183
RM Resource Management 1du/40 854 21
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac. 24,823 6914
AP Area Plan
SP Specific Plan 167
Total Private Lands 26,791 3,493
RM Resource Management — Federal/ State 17,936
OS Open Space - WRID 1du/80 3,066 38
acres
Total 47,793 3,531

NOTES du =dwelling unit

1. 66 acres designated AG 10 (10-acre min. parcel size). 115 acres designated AG 20 (20-acre
min. parcel size). Dwelling unit potential for remaining 24,602 acres calculated using the
development credits program established in Hammil Valley, which allows a certain number
of units to be developed per parcel, depending on the size of the parcel and the ownership.
In Bridgeport Valley it results in 678 potential du for the 24,602 acres.

2. Development of the remaining 167 acres in the Bridgeport community is constrained by
identified wetlands; special considerations are necessary for development. No development

plan has been submitted for either of these areas.
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BODIE HILLS
TABLE 02D: BODIE HILLS BUILDOUT
Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/acre
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging-High 15 du/ acre
RU Rural Resort 1du/5 acres 155b
C Commercial 15 du/ acre
SC Service Commercial
IP Industrial Park
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities
RM Resource Management 1du/40
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac. 14,251 4022
AP Area Plan
SP Specific Plan
Total Private Lands 14,406 402C
RM Resource Management — Federal/ State 114,994
Other
Total 129,400 402

NOTES du =dwelling unit

1. Dwelling units were calculated using the development credits program established
in Hammil Valley, which allows a certain number of units to be developed per
parcel, depending on the size of the parcel and the ownership.

2. The Bodie RV Park Specific Plan.

3. This figure does not include any lands within

the Bodie Area of Critical

Environmental Concern (ACEC) established by the Bureau of Land Management.
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MONO BASIN NORTH: MONO CITY, LUNDY, COTTONWOOD CANYON ROAD

TABLE 02E: MONO BASIN NORTH BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling Units

ER Estate Residential 1 du/acre 410 104

RR Rural Residential 1du/acre 301 15D

RMH Rural Mobile Home 1 du/acre

SFR Single-Family Residential 5.8 du/acre 190 192¢C

MFR-L Multiple-Family Residential-Low 11.6

du/acre

MFR-M Multiple-Family Residential- 15 du/ acre

Moderate

MFR-H Multiple-Family Residential-High 15 du/acre

MU Mixed Use 15 du/ acre

CL-M Commercial Lodging-Moderate 15 du/acre

CL-H Commercial Lodging-High 15 du/ acre

RU Rural Resort 1 du/5 acres 1

C Commercial 15 du/ acre

SC Service Commercial 3

IP Industrial Park

I Industrial

RE Resource Extraction

PF Public/ Quasi-Public Facilities

RM Resource Management 1du/40 4,807 120

acres

OS Open Space 1du/80

acres

NHP Natural Habitat Protection 1 du/5 acres

AG Agriculture 1du/2.5 ac. 255 ggd

AP Area Plan

SP Specific Plan 878 690€

Total Private Lands 6,845 1,095

RM Resource Management — Federal/ State 26,454

OS Open Space — LADWP 1 du/80 797 10

acres

OS Open Space — SCE 1du/80 521 6

acres
Total 34,617 1,111

NOTES du =dwelling unit

1. 410 acres designated ER-40 (40-acre minimum lot size).

2. RR-20 (20-acre minimum lot size).

3. The existing subdivision in Mono City has a minimum lot size of 10,000 sq. ft. and
provides for 180 units; 125 acres in Lundy Canyon designated SFR 10 (10-acre min.
lot size).

4. 95 acres at AG 20 (20-acre minimum lot size).

5. Figure from Conway Ranch Specific Plan.
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MONO BASIN SOUTH: LEE VINING

TABLE 02F: MONO BASIN SOUTH BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre 4 23
MFR-L Multiple-Family Residential-Low 11.6
du/ acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging-High 15 du/ acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre 28 420
SC Service Commercial
IP Industrial Park
I Industrial 18
RE Resource Extraction
PF Public/ Quasi-Public Facilities 37
RM Resource Management 1 du/40
acres
OS Open Space 1 du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac.
AP Area Plan
SP Specific Plan 74 10@
Total Private Lands 161 453b
RM Resource Management — Federal/ State 4,062
OS Open Space — LADWP 1 du/80 2,607 32
acres
OS Open Space — SCE 1du/80 435 5
acres
Other PF — USFS Mono Lake Visitor Center 72
Total 7,337 490

NOTES du =dwelling unit

1. 74 acres = the Tioga Inn Specific Plan, which permits 10 residential dwelling units.
The remaining areas designated on the land use maps as SP are future potential
expansion areas for Lee Vining that are now owned by LADWP.

2. Alsoincludes land leased from LADWP.
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JUNE LAKE
TABLE 02G: JUNE LAKE BUILDOUT
Maximum
Land Use Designation Density Acres Potential
Dwelling Units
ER Estate Residential 1 du/acre 9 9
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre 164 951
MFR-L Multiple-Family Residential-Low 11.6 9 104
du/ acre
MFR-M Multiple-Family Residential- 15 du/acre 9 135
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre 14 210
CL-M Commercial Lodging-Moderate 15 du/ acre 21 315
CL-H Commercial Lodging-High 15 du/ acre 20 300
RU Rural Resort 1 du/5 acres 152
C Commercial 15 du/ acre 26 390
SC Service Commercial
IP Industrial Park
I Industrial
RE Resource Extraction 132
PF Public/ Quasi-Public Facilities 4
RM Resource Management 1du/40
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres 31 6
AG Agriculture 1du/2.5 ac.
AP Area Plan
SP Specific Plan 145 1,4508
Total Private Lands 736 3,870
RM Resource Management — Federal/ State 46,892
OS Open Space — LADWP 1du/80 8,024 100
acres
Other
Total 55,652 3,970
NOTES du = dwelling unit

1. 145 acres = Rodeo Grounds Specific Plan which permits 10 du/acre. Other sites
identified as SP on the June Lake Land Use Maps reflect potential exchange parcels

with the USFS.
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MAMMOTH VICINITY

TABLE 02H: MAMMOTH VICINITY BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/ acre
MFR-M Multiple-Family Residential- 15 du/acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging-High 15 du/ acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre
SC Service Commercial
IP Industrial Park
I Industrial 36
RE Resource Extraction 304
PF Public/ Quasi-Public Facilities 206
RM Resource Management 1du/40 516 13
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 3,084 721148
acres
AP Area Plan
SP Specific Plan 141
Total Private Lands 4,287 224
RM Resource Management — Federal/ State 92,623
OS Open Space — LADWP 1du/80 14,136 176
acres
Other — Town of Mammoth Lakes Private (2,200)C
Lands
Total 111,046 400

NOTES du =dwelling unit

1. Inaja Ranch = 1,234 acres. Inaja Ranch has 26 seasonal-use cabins. The remaining

770 acres is estimated to allow a maximum density of one du/ 10 acres.

2. Hot Creek Ranch = 141 acres. No development plan has been submitted for that

seasonal-use facility.

3. This acreage figure is not included in the total acreage since planning authority for

those private lands lies with the town of Mammoth Lakes.
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LONG VALLEY

TABLE 021: LONG VALLEY BUILDOUT
Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 349 1234
RR Rural Residential 1 du/acre 143 24b & d
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre 339 896C
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/ acre 4 60
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre 9 135
MU Mixed Use 15 du/ acre 37 555
CL-M Commercial Lodging-Moderate 15 du/ acre
CL-H Commercial Lodging-High 15 du/acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre 39 585
SC Service Commercial 1
IP Industrial Park
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities 34
RM Resource Management 1du/40
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1 du/2.5 ac. 3 1
AP Area Plan
SP Specific Plan 80 114¢€
Total Private Lands 1,037 2,493
RM Resource Management — Federal/ State 10,270
OS Open Space — LADWP 1du/80 8,625 107
acres
Total 19,932 2,600

NOTES du =dwelling unit

1. 10 acres designated ER 1.5 (1.5-acre min. lot size); 188 acres designated ER 3(3-acre

min. lot size); 122 acres designated ER 5 (5-acre min. lot size).

2. 71 acres designated RR 10 (10-acre min. lot size); 69 acres designated RR 5 (5-acre min.
lot size).

3. 6 acres designated SFR 10,000 (10,000 sq. ft. min. lot size); 179 acres designated SFR
15,000 (15,000 sqg. ft. min. lot size); 80 acres designated SFR 0.5 (0.5-acre min. lot size);
50 acres designated SFR 1 (1-acre min. lot size); 24 acres designated SFR 7,500 (7,500
sg. ft. min. lot size).
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58 acres in Long Valley covers an area impacted by avalanches which requires special
studies for development. No development plan has been submitted for that area.

80 acres in Hilton Creek is the Lakeridge Ranch Specific Plan, which permits the
development of 114 single-family residences.
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WHEELER CREST

TABLE 02J: WHEELER CREST BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 953 6362
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging-High 15 du/ acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre
SC Service Commercial
IP Industrial Park
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities 1
RM Resource Management 1du/40
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5
acres
AP Area Plan
SP Specific Plan
Total Private Lands 954 636
RM Resource Management — Federal/ State 4,149
OS Open Space — LADWP 1 du/80 725 9
acres
Other
Total 5,828 645
NOTES du =dwelling unit

1. The Wheeler Crest Area Plan limits densities to one du/acre in existing developed

areas, and one du/two acres in other areas.
assuming 319 acres at one du/acre and 634 acres at one du/two acres.
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CHALFANT VALLEY

TABLE 02K: CHALFANT VALLEY BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 109 109
RR Rural Residential 1 du/acre
RMH Rural Mobile Home 1du/acre 443 3654
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/ acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/acre
CL-H Commercial Lodging-High 15 du/ acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre 1 15
SC Service Commercial 3 1
IP Industrial Park
I Industrial
RE Resource Extraction 40
PF Public/ Quasi-Public Facilities 3
RM Resource Management 1du/40 162 5
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 1,136 690
acres
AP Area Plan
SP Specific Plan
Total Private Lands 1,897 564
RM Resource Management — Federal/ State 44,403
OS Open Space — LADWP 1 du/80 7,769 97
acres
Other
Total 54,069 661
NOTES du =dwelling unit

1. 100 acres at 5-acre minimum lot size; 10 acres at 2-acre minimum lot size.

2. 1,030 acres at 40-acre minimum lot size.
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HAMMIL VALLEY

TABLE 02L: HAMMIL VALLEY BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre
RR Rural Residential 1 du/acre 411 174
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/ acre
CL-H Commercial Lodging-High 15 du/acre
RU Rural Resort 1 du/5 acres
C Commercial 15 du/ acre
SC Service Commercial
IP Industrial Park
I Industrial
RE Resource Extraction
PF Public/ Quasi-Public Facilities 3
RM Resource Management 1du/40 355 9
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac. 6,134 2784a
AP Area Plan
SP Specific Plan
Total Private Lands 6,903 304
RM Resource Management — Federal/ State 60,674
Other
Total 67,577 304

NOTES du =dwelling unit

1. Hammil Valley has a development credits program

that allows a certain number of

units to be developed per parcel, depending on the size of the parcel and the
ownership. Dwelling units were calculated using the Development Credits Table
included in the land use policies for the Tri-Valley.
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BENTON VALLEY

TABLE 02M: BENTON VALLEY BUILDOUT
Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre
RR Rural Residential 1 du/acre 1,799 5862
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple-Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre 110 1,650D
CL-M Commercial Lodging-Moderate 15 du/ acre
CL-H Commercial Lodging-High 15 du/acre
RU Rural Resort 1 du/5 acres 35
C Commercial 15 du/ acre 15 2o5b
SC Service Commercial
IP Industrial Park
I Industrial 40
RE Resource Extraction
PF Public/ Quasi-Public Facilities 45
RM Resource Management 1du/40 893 22
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac. 3,578 1,391
AP Area Plan
SP Specific Plan
Total Private Lands 6,515 3,874
RM Resource Management — Federal/ State 37,248
Other
Total 43,763 3,874

NOTES du =dwelling unit

1. 492 acres RR; 288 acres RR 4 (4-acre minimum lot size); 16 acres RR 7 (7-acre
minimum lot size); 775 acres RR 5 (5-acre minimum lot size); 134 acres RR 10 (10-

acre minimum lot size); 234 acres RR 40 (40-acre minimum lot size).
Assumes the development of a water and sewer system to obtain this density.
202 acres designated AG 5 (5 acre minimum lot size); 22 acres AG 7 (7-acre

w N

minimum lot size).
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OUTSIDE PLANNING AREAS

TABLE 02N: OUTSIDE PLANNING AREAS BUILDOUT

Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 1,367 1528
RR Rural Residential 1 du/acre 6 6
RMH Rural Mobile Home 1 du/acre
SFR Single-Family Residential 5.8 du/acre 132 765
MFR-L Multiple-Family Residential-Low 11.6
du/acre
MFR-M Multiple-Family Residential- 15 du/ acre
Moderate
MFR-H Multiple Family Residential-High 15 du/ acre
MU Mixed Use 15 du/ acre
CL-M Commercial Lodging-Moderate 15 du/ acre
CL-H Commercial Lodging-High 15 du/acre
RU Rural Resort 1 du/5 acres 95
C Commercial 15 du/ acre 34 510b
SC Service Commercial 3
IP Industrial Park
I Industrial
RE Resource Extraction 80
PF Public/ Quasi-Public Facilities 2
RM Resource Management 1du/40 21,683 542
acres
OS Open Space 1du/80
acres
NHP Natural Habitat Protection 1 du/5 acres
AG Agriculture 1du/2.5 ac. 10,999 2,524C
SAA Scenic Area Agriculture 4 4
AP Area Plan
SP Specific Plan
Total Private Lands 34,404 4,503
RM Resource Management — Federal/ State 1,323,992
OS Open Space — LADWP 1 du/80 19,038 238
acres
OS Open Space — Sierra Pacific Power 1du/80 946 11
acres
OS Open Space — SCE 1 du/80 380 4
acres
Total 1,378,760 4,756

NOTES du = dwelling unit

1. 286 acres designated ER 5 (5-acre minimum lot size); 221 acres designated ER 20
(20-acre minimum lot size); 796 acres designated ER 40 (40-acre minimum lot size).
2. Assumes the development of a water and sewer system to obtain this density.
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3. Dwelling unit potential for 5,182 acres calculated using the development credits
program established in Hammil Valley, which allows a certain number of units to be
developed per parcel, depending on the size of the parcel and the ownership. In
Huntoon/ Buckeye Valley it results in 200 potential du for the 5,182 acres.
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BUILDOUT BY LAND USE DESIGNATIONS

TABLE 03: BUILDOUT BY LAND USE DESIGNATIONS - COUNTYWIDE
Maximum
Land Use Designation Density Acres Potential
Dwelling
Units
ER Estate Residential 1 du/acre 4,426 1,798
RR Rural Residential 1 du/acre 4,201 1,076
RMH Rural Mobile Home 1 du/acre 508 430
SFR Single-Family Residential 5.8 du/acre 1,027 3,981
MFR-L Multiple-Family Residential-Low 11.6 du/acre 32 370
MFR-M Multiple-Family Residential — 15 du/ acre 17 255
Moderate
MFR-H Multiple-Family Residential-High 15 du/acre 9 135
MU Mixed Use 15 du/ acre 380 5,700
CL-M Commercial Lodging-Moderate 15 du/ acre 21 315
CL-H Commercial Lodging-High 15 du/ acre 20 300
RU Rural Resort 1 du/5 acres 573
C Commercial 15 du/ acre 173 2,595
SC Service Commercial 12
IP Industrial Park 41
I Industrial 94
RE Resource Extraction 556
PF Public/ Quasi-Public Facilities 555
RM Resource Management 1 du/40 acres 29,810 745
OS Open Space 1 du/80 acres
NHP Natural Habitat Protection 1 du/5 acres 31 6
AG Agriculture 1 du/2.5 acres 79,156 7,124
SAA Scenic Area Agriculture 4 4
AP Area Plan
SP Specific Plan 1,745 2,264
Total Private Lands 123,391 27,099
RM Resource Management — 1,791,982
Federal/ State
OS Open Space — LADWP 1 du/80 acres 61,721 769
OS Open Space — WRID 1 du/80 acres 4,302 53
OS Open Space — Sierra Pacific Power 1 du/80 acres 946 11
OS Open Space — SCE 1 du/80 acres 1,336 15
Town of Mammoth Lakes Private Lands (2,200)
PF — USFS Mono Lake Visitor Center 72
Total 1,985,950 27,947
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BUILDOUT BY LAND USE DESIGNATIONS — COUNTYWIDE TOTALS - continued

This table is a revision of Table 3 in the Land Use Element of the 1993 General Plan.
There are separate sheets for each Planning Area in addition to the summary sheet

shown here.
NOTES du =dwelling unit.

1. Numbers may not add up due to rounding.

2. Maximum potential dwelling units may not equal total acreage multiplied by the
allowable density. This is due to the designation of minimum lot sizes other than
those established by the allowable density.

3. The acreage figure for the Town of Mammoth Lakes Private Lands is not included
in the total private lands acreage since planning authority for those lands lies with
the town of Mammoth Lakes.

4. The private land total has changed from the existing total in Table 3 in the Land
Use Element of the 1993 General Plan due to more accurate maps, more precise
calculations (including the exclusion of streets), and land exchanges and sales
which have occurred between public and private ownership since 1993.

5. The calculations for maximum potential dwelling units do not include the
potential for Accessory Dwelling Units where it is available.

6. The maximum potential dwelling units have not been calculated for the Rural
Resort (RU) designation. Although the designation allows one du/5 acres, it does
not allow subdivisions. Other environmental constraints also limit development on
that land. No development plans have been submitted for most of the property
designated RU.

7. Densities over one du/ acre are dependent on the availability of community water
and sewer services. As a result, the maximum allowable buildout is unlikely to
occur on parcels with designations that allow multi-family residential
development.

8. The maximum allowable buildout is also unlikely to occur on parcels designated
Open Space (OS). All the parcels designated OS are owned by utility companies
(LADWP, WRID, Sierra Pacific Power, and SCE). Due to environmental constraints
and the ownership, it is unlikely that these lands will develop, particularly to their
maximum allowable buildout.

9. The 31 acres designated Natural Habitat Protection (NHP) was overlooked in the
1993 General Plan.

10. The 1,336 acres designated Open Space (OS) — SCE were overlooked in the 1993
General Plan.

11. Asmall reduction in the total acreage designated Resource Management (RM) —

Federal/ State reflects land exchanges and more-precise maps.
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GENERAL PROVISIONS

CHAPTER 01 — INTRODUCTORY PROVISIONS

Sections:

01.010 Purpose and Intent.

01.020 Authority for Regulations.

01.030 Application and Scope.

01.040 Interpretation.

01.050 Restrictions.

01.060 Land Use Designations.

01.070 Restriction on Issuance of Permits

01.010 Purpose and Intent.

A. The purpose of the Mono County Land Development Regulations is to regulate
development as allowed by Government Code 65850, including the following:

1. The use of buildings, structures, and land as between industry, business,
residences, and open space uses.

2. Signs and billboards.

3. The location, height, bulk, number of stories, and size of buildings and

structures.

The size and use of lots, yards, and other open spaces.

The percentage of a lot which may be occupied by impervious surfaces.

The intensity of land use.

Requirements for off-street parking and loading.

Establishment and maintenance of setback lines.

o~NOo O A~

B. These regulations are deemed necessary in order to implement the county's
General Plan as summarized in the following objective:

Accommodate future growth in a manner that preserves and protects the area's
scenic, agricultural, natural and recreational resources and that is consistent
with the capacities of public facilities and services.

01.020 Authority for Regulations.

The Mono County Land Development Regulations are adopted pursuant the State
Planning and Zoning Law, Division 1 of Title 7 of the California Government Code
(commencing with Section 65000), and other applicable state and federal laws.

01.030 Application and Scope.

Except where preempted by applicable state or federal laws, these regulations (along
with other applicable provisions of this General Plan, including but not limited to the
Land Use Maps incorporated herein) shall apply to all land in the unincorporated area
of the county. Such land may only be developed or otherwise used in a manner
consistent and compliant with these regulations and any other applicable provisions of
this General Plan.

01.040 Interpretation.

Unless otherwise provided, any ambiguity concerning the content or application of the
Land Development Regulations shall be resolved by the Planning Commission (see
Section 3.030, Interpretation of "Similar Uses") or, on appeal therefrom, by the Board of
Supervisors.
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01.041 Minor Variance by Director.
In certain cases, the Director may grant a reduction of up to 10% in any given Land
Development Standard. In order to grant this reduction, the Director must find:

A. Because of special circumstances applicable to the property, including size,
shape, topography, location or surroundings, the strict application of the
standard deprives such property of privileges enjoyed by other property in the
vicinity and under the same land use designation;

The proposed reduction remains consistent with the intent and objective of the
standard;

The proposed reduction will not create undue hardship on adjacent properties;
There is no other practical means of achieving compliance with the standard;
The reduction does not conflict with any other laws or plans; and

The project must be exempt from CEQA.

nmoo

01.050 Restrictions.

The Land Development Regulations are not intended to interfere with, abrogate, or
annul any easement, covenant or other agreement between parties. Where the Land
Development Regulations impose a greater restriction upon the use of buildings or land
than is imposed or required by other ordinances, rules, regulations or by easements,
covenants or agreements, the provisions of the Land Development Regulations shall
control. Unless otherwise specified, the County of Mono is not responsible for enforcing
CC&Rs.

01.060 Land Use Designations.

For purposes related to the orderly development of the county and in order to carry out
the provisions of this General Plan, each and every parcel of land in the unincorporated
area of the county has been duly assigned a land use designation, as depicted in the
Land Use Maps contained in Section VII of this Land Use Element. (See also “Land Use
Designations” in Section IV of this Land Use Element.) A “land use designation” is a
general category or class of land use activity (e.g., “residential,” “commercial,” or
“industrial”) that is permitted to occur on those specific parcels of land in the county
that have been duly assigned that particular land use designation by the County
pursuant to this Land Use Element. (See definition of “Land Use Designation” set forth
in Section 02.705 of these Land Development Regulations.) Except as otherwise
expressly provided by these Land Development Regulations, no land may be developed
or used except in the manner permitted by its assigned designation, to wit:

A. No building shall be erected and no existing building shall be moved, altered,
added to or enlarged, nor shall any land, building or premises be used,
designated or intended to be used for any purpose, or in any manner other than
that which is included among the uses listed as permitted by the particular land
use designation assigned by the County to the parcel of land on which such
building or premises is located.

B. No building shall be erected, reconstructed or structurally altered to exceed in
height the limit allowed by these regulations for the particular land use
designation assigned by the County to the parcel of land on which such building
is located, except as provided in Section 04.110 of these Land Development
Regulations.

C. No building shall be erected nor shall any existing building be altered, enlarged
or rebuilt, nor shall any yard or open space be encroached upon or reduced in
any manner, except in conformance to the yard, building site area and building
location regulations applicable to the particular land use designation assigned
by the County to the parcel of land on which such building, yard, or open space
is located, except as provided in Chapter 04 of these Land Development
Regulations.

D. No yard or other open space provided about any building for the purpose of
complying with provisions of these regulations and this General Plan shall be
considered as providing a yard or open space for any other building, and no yard
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or other open space on one building site shall be considered as providing a yard
or open space for any building on any other site.

01.070 Restriction on Issuance of Permits.

Processing any regulatory permit or land use application, renewal or issuance may be
denied if a violation of Mono County regulations exists on the subject property until
such time that the violation has been abated or no longer exists. Permits necessary to

rectify or abate a violation, as determined by Mono County, are exempt from this
restriction.
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GENERAL PROVISIONS

CHAPTER 02 — DEFINITIONS

Context and General terminology.
Abutting.

Accessory.

Accessory dwelling unit
Acreage.

(a) gross acreage.

(b) net acreage.

Adjacent.

Agriculture.

Airport.

Alley.

Alquist-Priolo Geologic Hazard Zone Act.
Animal enclosures.

Animal hospital, large.
Animal hospital, small.
Apartment.

Automobile wrecking yard.
Bed-and-Breakfast.

Block.

Buffer.

Building.

Building, accessory.
Building, main.

Building, site.

Business.

Campground.

Carport.

Cattle feed yard.

Cemetery.

Club.

Combining district.

Cluster development.
Conversion of existing residential facilities to other uses.
(@) Condominium, commercial.
(b) Condominium, industrial.
(c) Condominium, residential.
(d) Condominium, hotel.
Contiguous.

Consistency.

Country club.

Court.

Density.

Design.

Designation

Design Review Committee.
Development agreements.
Deviation.

District area.

Dorm.

Duplex.

Dwelling.

Dwelling, multiple-family.
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720
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.750
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770
.780
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.850
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915
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.950
960
970
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990
.1000
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Dwelling, one family.
Environmental impact.
Factory-built housing.

Family.

Farm labor quarters.

Findings.

Floor area ratio.

Garage, private.

Garage, public.

Golf course.

Guesthouse.

Grade, natural.

Height of building.

Home occupation.

Housing, dependent.

Hotel.

Hotel, resort.

Industrial park.

Infrastructure.

Joint-use parking.

Junkyard.

Kennel.

(@) Kennel, private.

(b) Kennel, commercial.
Kitchen.

Land Development Technical Advisory Committee.
Land use designation.
Landscaping.

Lot.

Lot coverage.

Lot, double frontage.

Lot depth.

Lot width.

Manufactured housing.
Manufactured housing subdivision.
Mobile home.

Mobile-home display units.
Mobile-home park.

Modular.

Model home or unit, temporary.
Motel.

Nonconforming.

Nurseries.

Open space.

Outdoor sales.

Overlay district.

Parking space.

Parking, underground structure.
Pool.

Poultry farms.

Professional office.

Public buildings and uses.
Public utility buildings, structures and uses.
Quasi-public buildings and uses.
Recreational vehicles.
Recreational-vehicle park.
Scenic Highway.

Scenic Highway Corridor.
Screening.
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02.010

02.1020 Service station.
02.1030 Setback line, street.
02.1040 Sign.
02.1050 Site plan.
02.1060 Site plan review.
02.1063 Small-scale agriculture.
02.1065 Snow-storage area.
02.1070 Social care facility.
02.1080 Special event.
02.1090 Stable, private.
02.1100 Stable, public.
02.1110 Street line.
02.1120 Street, public.
02.1121 Strip commercial.
02.1130 Structural alterations.
02.1140 Structure.
02.1150 Subdivision.
02.1160 Substandard lot.
02.1165 Supportive housing.
02.1170 Temporary use.
02.1180 Time-share project.
02.1190 Time-share estate.
02.1200 Time-share use.
02.1201 Tract housing.
02.1210 Transient rental.
02.1215 Transitional housing.
02.1220 Travel trailer.
02.1230 Use.
02.1240 Use, accessory.
02.1250 Yard.
02.1260 Yard, front.
02.1270 Yard, rear.
02.1280 Yard, side.

Context and General terminology.

The terms and definitions contained in this chapter shall be used to assist in
interpreting the provisions of the Land Development Regulations only.

When not inconsistent with the context, words used in the present tense include the
future; words in the singular number include the plural, those in the plural number
include the singular; "or" includes "and,” and "and" includes "or.”

A

B.

"Commission” means the Planning Commission of Mono County.

"County boundary" means the boundary of Mono County.

"Division" means the Planning Division.

“Director” means the Director of Community Development or Director of
Economic Development in the case of energy-related use permits. In the case of
Minor Variances pursuant to section 01.041, the Director shall serve in a
capacity similar to the zoning administrator as defined in Government Code
section 65901.”

"Federal® means the government of the United States of America.

"Used" includes "arranged for, designed for, occupied or intended to be occupied
for.”
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02.020 Abutting.
"Abutting" means having a common border.

02.030 Accessory building or use.
"Accessory building or use" means a subordinate building or use incidental to that of
the main building or main use on the same lot.

02.031 Accessory dwelling unit

“Accessory dwelling unit” means a secondary residential unit located on the same
parcel as the principal unit. It provides complete, independent living facilities for one or
more persons. It includes permanent provisions for living, sleeping, eating, cooking, and
sanitation on the same parcel as the primary unit. It can be either attached to or
detached from the existing residential unit, dependent on the lot or parcel size (see Ch.
16, Development Standards — Accessory Dwelling Units).

02.040 Acreage.
A. Acreage, gross. "Gross acreage” means the total lot or parcel area as determined
through calculations based on the recorded legal description for the subject

property.

B. Acreage, net. "Net acreage” means the total lot or parcel area remaining after
existing and/ or proposed rights of way have been excluded.

02.050 Adjacent.
"Adjacent” means near, close or abutting; for example, a retail business district across
the street or highway from a residential district shall be considered as "adjacent.”

02.060 Agriculture.
"Agriculture” means the art or science of cultivating the ground, including the
harvesting of crops and rearing and management of livestock; tillage; husbandry;
farming; horticulture; and forestry, the science and art of the production of plants and
animals useful to man.

02.070 Airport.

"Airport" means any area which is used for the taking off and landing of aircraft,
including helicopters, and any appurtenant areas which are used or are intended to be
used for airport buildings or facilities, including open spaces, taxiways and "tie-down"
areas.

02.080 Alley.
"Alley"” means a passage or way open to public travel, affording a secondary means of
vehicular access to abutting lots and not intended for general traffic circulation.

02.090 Alquist-Priolo Earthquake Fault Land Use Designations and Land
Development Regulations Act.

"Alquist-Priolo Earthquake Fault Land Use Designations and Land Development
Regulations Act": Also known as the Alquist-Priolo Earthquake Fault Zones as of
January 1994, its purpose is to provide for public safety in hazardous fault zones. The
Act requires the delineation of potential damage areas, called "Special Studies Zones,”
along known active faults throughout California. It requires local governments to
withhold approval of construction permits in those zones until geologic investigation
has determined that the site is not threatened by surface displacement from future
faulting.

02.100 Animal enclosure.

"Animal enclosure” means a detached accessory building, or portion of a building used
to shelter and feed pets readily classifiable as being incidental to residential uses. This
term precludes stables, corrals and barns used for farm/ranch animals.
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02.110 Animal hospital, large.
"Animal hospital, large" means any premises used for the treatment, care, boarding,
and grooming of large or small animals, and not conducted wholly within a building.

02.120 Animal hospital, small.

"Animal hospital, small* means any premises used for the treatment, care, boarding,
and grooming of dogs, cats and similar size animals, with all operations being
conducted wholly within a building unless otherwise specified in the use permit.

02.130 Apartment.
"Apartment” means a room or suite of two or more rooms which is designated for,
intended for or occupied by one family doing its cooking therein.

02.140 Automobile wrecking yard.
"Automobile wrecking yard" means the same as junkyard.

02.150 Bed-and-Breakfast.

"Bed-and-Breakfast” establishment means a transient dwelling other than a hotel or
dorm where lodging and meals are provided for compensation. Density and parking
requirements for hotels shall be applied to bed-and-breakfast establishments, in MFR
or Commercial Districts. Upon General Plan consistency review, bed-and-breakfast
establishments may be found appropriate in the agricultural district. Further, no meal
service may be provided other than for guests staying on the premises.

02.160 Block.

"Block™ means that property abutting on one side of a street and lying between the two
nearest intersecting or intercepting streets or nearest intersecting or intercepting
streets, unsubdivided acreage, watercourse or body of water.

02.170 Buffer.

"Buffer” means a strip of land established to separate incompatible or different land
uses. Normally a buffer area is landscaped and retained as open space. The term may
be used more broadly to describe any area that separates two unlike land uses, such as
multiple-family housing between single-family housing and commercial uses.

02.180 Building.
"Building" means any structure built for the support, shelter or enclosure of any
person, animal, or for storage.

02.190 Building, accessory.
"Building, accessory” means a subordinate building, the use of which is incidental to
that of a main building on the same building site.

02.200 Building, main.

"Building, main" means a building in which is conducted the principal use of the
building site upon which it is located. In any residential district, any dwelling shall be
deemed to be a main building on the building site upon which it is located.

02.210 Building site.

"Building site" means a parcel of land occupied or intended to be occupied by one
building or group of buildings and uses customarily accessory and incidental thereto,
including such open spaces as are provided or are intended to be used in connection
therewith or are required by the regulations for the district wherein such parcel is
located.

02.220 Business.
"Business" means the retail or wholesale sale, provision of service, or handling of any
article, substance or commodity for profit or livelihood, but not including the handling
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of lumber or other building materials or the open storage or sale of any material or
commodity, nor the processing or manufacturing of any product or substance.

02.230 Campground.

"Campground"” means land which is used or intended for use, or to be let or rented for
occupancy by campers on a temporary basis without provisions for electrical or sanitary
hookups at individual campsites.

02.240 Carport.

"Carport" means an accessible and usable covered space of not less than the required
dimensions for a parking space for the storage of automobiles. Carports shall be located
to meet the setback and building height requirements of the land use designations and,
land development regulations. A turning radius of at least 25 feet shall be provided for
any carport which does not face directly on a street.

02.250 Cattle feed yard.

"Cattle feed yard" means any premises on which cattle are held or maintained for the
purpose of feeding and fattening for market and where 60% or more of the feed for such
cattle is imported or purchased.

02.260 Cemetery.

"Cemetery” means land used or intended to be used for the burial of the dead and
dedicated for cemetery purposes, including columbariums, crematoriums, mausoleums
and mortuaries when operated in conjunction with and within the boundary of such
cemetery.

02.270 Club.

"Club" means an association of persons (whether incorporated or not) religious or
otherwise, for a common purpose, but not including groups which are organized
primarily to render a service carried on as a business for profit.

02.280 Combining district.

“Combining districts” are intended to provide an additional mechanism that can more
precisely portray unique constraints or opportunities and may be applied to the
underlying base designation (e.g., SFR, ER, AG, etc.). To establish a combining district
the procedures outlined Chapter 48, Amendments, shall be followed.

02.290 Cluster development.

"Cluster development” means the concentration of detached single-family residences
onto smaller lots than ordinarily permitted by the base designation (e.g., ER, SFR, etc.),
or onto commonly owned lots, while not exceeding the permitted density for the total
acreage being considered. This permits optimum use of the land; i.e., responding to site
constraints by clustering away from the area of sensitivity, yet not decreasing the
allowable density.

02.300 Conversion of existing residential facilities to other uses.

"Conversion of existing residential facilities to other uses"™ means multifamily
developments or apartments and mobile-home parks which are converted to another
use, including the conversion to no use or cessation of use as residential facilities.

02.310 (@) Condominium, commercial.

"Condominium, commercial” is an estate in real property consisting of an undivided
interest in common in a portion of a parcel of real property together with a separate
interest in space in a building used for commercial purposes such as offices and stores.

02.310 (b) Condominium, industrial.
"Condominium, industrial” is an estate in real property consisting of an undivided
interest in common in a portion of a parcel of real property together with a separate
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interest in space in a building used for industrial purposes such as manufacture, and
assembly.

02.310 (c) Condominium, residential.

"Condominium, residential” is an estate in real property consisting of an undivided
interest in common in a portion of a parcel of real property together with a separate
interest in space in a building used as a residence.

02.310 (d) Condominium, hotel.

"Condominium, hotel” means an estate in real property consisting of an undivided
interest in common in a portion of a parcel of real property together with a separate
interest in space in a building used for vacation residence. A "condo-hotel” may or may
not contain cooking facilities. Further, all development requirements part of a
residential condominium shall be requirements of a condo-hotel. (Exception: If this is
for financing purposes as specified in a Development Agreement or other agreed upon
mechanism for a "hotel,” these requirements shall not apply).

02.320 Contiguous.

"Contiguous™ means in actual close contact; touching; bounded or traversed by.
Property shall be considered as contiguous units, even if it is separated by roads,
streets or easements.

02.330 Consistency.
"Consistency” means a review to ensure that all plans and actions conform to guidelines
of this General Plan and Area General Plans.

02.340 Country club.

"Country club" means the land area and buildings containing recreational facilities,
clubhouse, and usual accessory uses, open only to members and their guests for a
membership fee.

02.350 Court.

"Court" means open, unoccupied space, other than a yard, on the same lot with a
building or group of buildings and which is bounded on two or more sides by such
buildings or structures.

02.360 Density.

"Density" means the ratio of dwelling units to net acreage.

02.370 Design.

"Design™ means (1) street alignments, grades and widths; (2) drainage and sanitary
facilities and utilities, including alignments and grades thereof; (3) location and size of
all required easements and rights-of-way; (4) fire roads and firebreaks; (5) lot size and
configuration; (6) traffic access; (7) grading; (8) land to be dedicated for park or
recreational purposes; and (9) such other specific physical requirements in the plan and
configuration of a project as may be necessary to ensure consistency with or
implementation of the General Plan, or any applicable specific plan.

02.375 Designation
“Designation” means “Land Use Designation” (defined below).

02.380 Design Review Committee.

"Design Review Committee (DRC)" means a person or persons appointed by the Board of
Supervisors to review all applications for commercial structures, multi-family
development, and signs within a defined design review district.

02.390 Development agreement.

"Development agreement” means a contract or agreement whereby the County is
authorized to enter into an agreement with developers that set forth the rules that will
govern a development as it proceeds through the approval process. A development

11-182
Land Use Element —2013



LAND USE ELEMENT

agreement must specify the time during which the County agrees not to change its
regulations, and may also include any other terms and conditions including time
schedules for development or additional public services and facilities to be provided by
the developer.

02.400 Deviation.
"Deviation" means authorized variances from required distances, setbacks, areas or
physical improvements.

02.410 District area.

"District area” means all land area within a specific land use designation. For instance,
the SFR district area in a specific community may contain 50 acres. Acreage for any
district area is calculated based on all contiguous property in a single land use
designation.

02.420 Dorm.
"Dorm" means a transient lodging other than a hotel/ motel or bed-and-breakfast. A
dorm usually contains common sleeping, bathroom and kitchen facilities.

02.430 Duplex.

"Duplex” means a building designed or used exclusively for the occupancy of two
families living independently of each other and having separate kitchen and toilet
facilities for each family.

02.440 Dwelling.

"Dwelling” means a structure or portion thereof designed and used exclusively for
residential occupancy and permitted home occupations, but not including hotels,
motels, dorms, travel trailers or tents.

02.450 Dwelling, multiple-family.

"Dwelling, multiple-family" means a building designed or used for occupancy by three or
more families, all living independently of each other and having separate kitchen and
toilet facilities for each family.

02.460 Dwelling, one family.
"Dwelling, one-family" means a detached building designed or used exclusively for the
occupancy of one family and having kitchen and toilet facilities for only one family.

02.470 Environmental impact.

"Environmental impact" means projected long- or short-term effects (adverse or
beneficial) that a development project or plan may have on the natural and built
environment if the project is carried out.

02.480 Factory-built housing.

"Factory-built housing"™ means a residential building, dwelling unit, or an individual
dwelling room, or combination of rooms thereof, or building component, assembly, or
system manufactured in such a manner that all concealed parts or processes of
manufacture cannot be inspected before installation at the building site without
disassembly, damage, or destruction of the part, including units designed for use as
part of an institution for resident or patient care, which is either wholly manufactured
or is in substantial part manufactured at an off-site location to be wholly or partially
assembled on site in accordance with building standards published in the State
Building Standards Code and other regulations adopted by the Commission pursuant
to Section 19990. Factory-built housing does not include a mobile home, as defined in
Health and Safety Code Section 18008, mobile accessory building or structure, as
defined in Health and Safety Code Section 18010, a recreational vehicle, as defined in
Health and Safety Code Section 18010.5, or a commercial coach, as defined in Health
and Safety Code Section 18012 (see Health and Safety Code Section 19971).
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02.490 Family.
"Family" means a person or persons living together as a single housekeeping unit in a
dwelling unit.

02.500 Farm-labor quarters.

"Farm-labor quarters” means rooming or boarding houses, bunkhouses, trailers, mobile
homes or mess halls for any number of farm laborers customarily employed principally
on land owned or leased by the person or persons engaged in the agricultural
enterprise, and located on the premises. Farm labor quarters also means farm labor
housing where two or fewer families are provided living quarters or housing
accommodations.

02.510 Findings.
"Findings" mean a set of conclusions which are required before specified permits,
deviations, ordinance changes or other entitlements may be granted.

02.515 Flag lot.
"Flag lot" means access to a street or road by means of a corridor, access way, pole or
flag to a single-family residential lot. See Section 04.310.

02.520 Floor area ratio.
"Floor area ratio” means the ratio of gross (e.g., including halls, restrooms, storage
areas) floor area to total lot area expressed as a fraction.

02.530 Garage, private.

"Garage, private” means a detached accessory building or a portion of the main building
on the same lot as a dwelling for the storage of vehicles of occupants of the dwelling. A
turning radius of not less than 25 feet shall be provided for any garage that does not
face directly upon a street.

02.540 Garage, public.

"Garage, public® means any premises, except those defined in this chapter as a private
garage, used for the storage and/ or repair of motor vehicles, or where any such vehicles
are equipped for operation or repair (i.e., tow trucks), or kept for remuneration, hire or
sale.

02.550 Golf course.
"Golf course” means a golf course with a minimum of nine holes, none of which shall be
less than a three par.

02.560 Guesthouse.

"Guesthouse™ means an accessory use to a residence that may contain living and
sleeping spaces, including bathrooms, but shall not contain facilities for the cooking of
food. A guesthouse shall not be used as an Accessory Dwelling Unit for rental whether
compensation is direct or indirect. A guesthouse cannot be located within any required
setback area. On parcels of less than one gross acre, guesthouses may not exceed 640
sq. ft. and will be subject to Director Review and approval. As a condition of approval,
the owner shall record a "Declaration of Restriction" limiting the use of the unit to be
that of a bona fide guesthouse. Said covenant shall include an accurate site plan
showing all improvements and clearly indicate the guesthouse.

02.570 Grade, natural.

"Grade, natural” means the incline of the surface of earth along a continuous slope
before its alteration by the works of man (including any interim grading, whether
authorized or not).

02.580 Height of building.
"Height of building” means the vertical distance from the average level of the highest
and lowest point of that portion of the building site covered by the building to the
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topmost point of the building, but excluding certain features as specified in Section
04.110 as set forth in subsection A and B of that section. All height shall be calculated
from the natural or finished grade, whichever is more restrictive.

02.590 Home occupation.

"Home occupation” means any use which can be carried on within a dwelling by the
inhabitants thereof and which is clearly incidental and secondary to the residential use
of the dwelling, and which:

A. Is confined completely within the dwelling and ancillary structures, excepting
two vehicles not to exceed one ton each;

B. Involves no sales of merchandise other than that produced on the premises or
merchandise directly related to and incidental to the occupation; as long as no
other violation of any other subsection occurs;

C. Is carried on by members of the family occupying the dwelling, with no other
persons employed;

D. Produces no evidence of its existence in the external appearance of the dwelling
or premises, or in the creating of noise, odors, smoke or other nuisances to a
greater degree than that normal for the neighborhood (i.e., no delivery trucks);

E. Does not generate pedestrian or vehicular traffic beyond that normal in the
neighborhood in which located;

F. Requires no structural, electrical or plumbing alterations in the dwelling;

G. Involves no equipment other than that customarily used in dwellings;

T

Involves no outdoor storage or advertising;

I. Modifications to the above requirements (employees, signage, exterior storage,
client visits) may be permitted with an Expanded Home Occupation Permit; and

J. Expanded Home Occupation Permits require approval by the Planning
Commission at a public hearing.

02.600 Housing, dependent.
See Section 02.031, Accessory Dwelling Unit, and also Chapter 16, Development
Standards — Accessory Dwelling Units.

02.620 Hotel.

"Hotel" means any building or portion thereof containing six or more rental guest rooms
that are used, designed for or intended for use, by six or more guests who pay the
compensation or rent either directly or indirectly.

02.630 Hotel, resort.
"Hotel, resort" means a hotel and accessory recreational components, as well as service
uses designed primarily for the convenience of guests.

02.640 Industrial park.

"Industrial park” means a single parcel of land designated to provide for a combination
of light and moderate industrial uses which do not in their maintenance, assembly,
manufacture, or plant operation create smoke, gas, odor, dust, sound, vibration, soot or
lighting to a degree which might be obnoxious or offensive to persons conducting a
business in this or any adjacent district. Where applicable, the provisions outlined in
Nuisances and Hazards, Section 04.250, shall apply.
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02.650 Infrastructure.
"Infrastructure”™ means the basic utilities and services necessary to support
development; e.g., sewer, water and roads.

02.660 Joint-use parking.
"Joint-use parking" means the common use of (@) parking space(s) among businesses
on the same lot whose operating hours do not overlap.

02.670 Junkyard.

"Junkyard" means the use of more than 200 sq. ft. of the area of any parcel, lot or
contiguous lots for the storage of junk, including scrap metals or other scrap materials
and for the dismantling, wrecking or storage of used automobile or vehicles or
machinery or parts thereof.

02.680 Kennel.
A. Kennel, private. "Private kennel" means any property where dogs and cats over
the age of 4 months are kept in accordance with the requirements of Section
04.270 for the use and enjoyment of the occupant for noncommercial purposes.

B. Kennel, boarding or commercial. "Boarding or commercial kennel" means any
facility other than a private kennel, including, but not limited to, a facility for the
keeping, boarding, breeding, training and maintaining of more than four dogs of
4 months of age or older, whether for a fee or not, or for sale.

02.690 Kitchen.
"Kitchen" means any room, all or part of which is designed or used for cooking and the
preparation of food.

02.700 Land Development Technical Advisory Committee.

"Land Development Technical Advisory Committee” (LDTAC) means a technical
committee consisting of the director of Public Works, the Community Development
director and the Health Officer, and any other affected County departments, or their
designated representatives. This body shall act in a technical capacity to the
Commission. This body reviews and makes recommendations on all subdivisions, land
divisions, use permits, general plan amendments, land use redesignations and
preapplications.

02.705 Land use designation.

“Land use designation” is a general category or class of land use activity (e.g.,
“residential,” “commercial” or “industrial”) that is permitted to occur on specific parcels
of land in the unincorporated area of the county that have been duly assigned that
designation by the County pursuant to this Land Use Element of the General Plan.
Land use designations are generally described in Section IV of this Land Use Element
and their specific assignments to individual parcels of land in the unincorporated area
of the county are depicted in the Land Use Maps set forth in Section VII of this Land
Use Element. Because assigned land use designations essentially create regulatory
boundaries or areas within which certain permitted uses may occur, parcels of land are
sometimes described under these Land Development Regulations as being located
within their assigned land use designations. Except as otherwise expressly provided by
these Land Development Regulations, no land may be developed or used except in the
manner permitted by its assigned designation. (See Section 01.060 of these Land
Development Regulations.)

02.710 Landscaping.

"Landscaping” means the use of plant and natural materials, paving materials or
structural materials in order to amend and enhance the exterior environment on any
parcel, public right of way and easement or to reestablish or reinforce the existing
natural environment.
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02.720 Lot.

"Lot" means land occupied or to be occupied by a use, building or a unit group of
buildings and uses and accessory buildings and uses, together with such yards, open
spaces and lot width and area as are required, and having frontage upon a street; or an
area or parcel shown on and created by a final or parcel map recorded with the county
Recorder.

02.730 Lot coverage.

"Lot coverage" means the percentage of a lot encumbered by structures and areas
devoted to vehicular traffic or parking. Specified requirements may be modified for
substandard lots.

02.740 Lot, double-frontage.

"Lot, double-frontage" or through lot means a lot other than a corner lot which has
frontage on two parallel or approximately parallel streets. Required front yards shall be
measured from both street frontages.

02.750 Lot depth.
"Lot depth” means the average horizontal distance between the front and rear lot lines
measured in the mean direction of the side lot lines.

02.760 Lot width.
"Lot width" means the distance measured at the building setback line (BSL) along a line
or arc that is parallel or concentric to the right of way.

02.770 Manufactured housing.

The term manufactured home and mobile home may be used interchangeably in the
General Plan, however permitting and use shall be pursuant to state law in regard to its
definition of manufactured housing. "Manufactured housing™ means a structure,
transportable in one or more sections, which, in the traveling mode, is 8 body feet or
more in width, or 40 body feet or more in length, or, when erected on site, is 320 or
more square feet, and which is built on a permanent chassis and designed to be used
as a dwelling with or without a permanent foundation when connected to the required
utilities, and includes the plumbing, heating, air conditioning, and electrical systems
contained therein; except that such term shall include any structure that meets all the
requirements of this paragraph except the size requirements and with respect to which
the manufacturer voluntarily files a certification and complies with the standards
established under Part 2 of Division 13 (18000 et seq.) of the Health and Safety Code.
“Manufactured home” includes a mobile home subject to the National Manufactured
Housing Construction and Safety Act of 1974 (42 U.S.C., Sec. 5401, et seq.) (see Health
and Safety Code Section 18007).

02.780 Manufactured-housing subdivision.

"Manufactured-housing subdivision” means any area or tract of land where two or more
lots are created in accordance with applicable provisions of Title 17 of the Mono County
Code for the exclusive use of manufactured-housing units that are defined to include
mobile homes and factory-built housing.

02.790 Mobile home.

The term manufactured home and mobile home may be used interchangeably in the
General Plan, however permitting and use shall be pursuant to state law in regard to its
definition of mobile home. "Mobile home" means a structure that meets the Health and
Safety Code requirements of Health and Safety Code Section 18007. “Mobile home” does
not include a commercial coach, as defined in Health and Safety Code Section 18001.8,
factory-built housing, as defined in Health and Safety Code Section 19971, or a
recreational vehicle, as defined in Health and Safety Code Section 18010 (see Health
and Safety Code Section 18008). “Commercial coach” means a structure transportable
in one or more sections, designed and equipped for human occupancy for industrial,
professional, or commercial purposes, which is required to be moved under permit, and

11-187
Land Use Element —2013



MONO COUNTY GENERAL PLAN

shall include a trailer coach as defined in Section 635 of the Vehicle Code (see Health
and Safety Code Section 18001.8).

02.800 Mobile-home display units.

"Mobile-home display units” means any mobile home or mobile homes which are used
solely for the purpose of displaying units offered for sale by the developer of an
approved mobile-home park or subdivision in the area.

Mobile-home display units are deemed to be temporary and shall be removed from the
site at the completion of the sales program or upon termination of any permit issued for
that use. Mobile-home display units shall not be used at any time for living quarters
unless installed on legal mobile-home lots that provide all necessary support
requirements.

02.810 Mobile-home park.

"Mobile-home park" means any area or tract of land designed as a single unit where two
or more mobile-home lots or spaces are rented or leased, or held out for rent or lease to
accommodate mobile homes used for dwelling purposes.

02.820 Modular.
Refer to factory-built housing definition, Section 02.480.

02.830 Model home or unit, temporary.

"Model home or unit, temporary” means any dwelling unit or units which are used
solely for the purpose of displaying units offered for sale and which are of a temporary
nature, the unit or units to be removed from the site at the expiration of any permit
issued for the use. Temporary model homes or units shall not be used at any time as
living quarters.

02.840 Motel.

"Motel" means a building or buildings containing guest rooms or units with associated
automobile parking spaces designed and used primarily for the accommodation of
transient automobile and other travelers.

02.850 Nonconforming.

"Nonconforming" means the existence or use of land, a building, a structure or portion
thereof, which does not conform to the regulations of the land development regulations
and which lawfully existed at the time the regulations with which it does not conform
became effective.

02.860 Nurseries.

"Nurseries” means the retail or wholesale handling of any article, substance or
commodity related to the occupation of gardening, including the sale of plants, shrubs,
trees, packaged fertilizers, soils, chemicals and other nursery goods and related
products. The bulk sale or bulk storage of fertilizers, soils, chemicals and other garden
supplies shall be within a building.

02.870 Open space.

"Open space" means land where basic natural values have been retained. Open space
can include wilderness areas as well as a small park in the middle of town, pastures,
forested areas, agricultural uses, golf courses, flood washes, skiruns, etc. The function
of open space may differ, depending upon the location. It may have a protective
function, as in the case of open space in flood plain areas, where it serves to protect
health and safety. It can have a structural or buffer function to space and separate
conflicting land uses. It may serve the function of recreation or a scenic function to
provide aesthetic views of forests or mountains.

11-188
Land Use Element —2013



LAND USE ELEMENT

02.880 Outdoor sales.
"Outdoor sales™ means any retail sales operation conducted either partially or entirely
outside, in a motorized vehicle, or temporary structure (i.e., tent, vegetable stand, etc.).

02.890 Overlay district.

"Overlay district" means an area within which a set of standards and requirements are
employed to deal with special physical characteristics such as hazardous areas. Overlay
districts are sometimes described in the general or area plans and are mapped and/ or
imposed in conjunction with, and in addition to, those of the underlying land use
designation.

02.900 Parking space.

"Parking space” means a usable space on the building site at least 10° x 20’ if over
7,000’ elevation and at least 9’ x 18’ if covered or under 7,000’ elevation. Such space
shall be located off the street with adequate access to such space.

02.910 Parking, underground structure.

"Parking, underground structure" is an improved, covered parking lot built beneath the
structure that it primarily serves, and not extending more than five feet above the
finished grade. Building height is then measured from the top of the underground
parking structure.

02.915 Pool.

“Pool” means a man-made structure containing water and open at the surface which is
installed permanently within the ground. A pool may be used for human use, aesthetics
or otherwise.

02.920 Poultry farms.
"Poultry farms” means the raising and/ or keeping of chickens, ducks, geese, pigeons,
pheasants, or guinea fowl for commercial purposes.

02.930 Professional office.

"Professional office” means an establishment for professional, executive or
administrative offices, including those of accountants, lawyers, medical doctors,
dentists, architects, engineers, drafting offices, insurance agents, real estate agents and
other occupations which are of similar character to those enumerated, but not
including barbers, beauty parlors, cosmetologists or other service establishments or
building trades contractors.

02.940 Public buildings and uses.

"Public buildings and uses" means any civic or service oriented facility available to the
general public including such uses but not limited to schools, parks, playgrounds,
educational, recreational and social facilities, libraries, museums, firehouses,
courthouses, administrative offices, hospitals and other governmental facilities.

02.950 Public utility buildings, structures and uses.

"Public utility buildings, structures and uses” means the use of land for public utility
purposes by public, quasi-public and private energy and communication purposes and
distributors except for conventional electrical distribution substations and facilities.
Hydroelectric, geothermal power plant construction, and cell/ communication towers are
considered to fall within this definition.

02.960 Quasi-public buildings and uses.

"Quasi-public buildings and uses" means a use operated by a private nonprofit
educational, religious, recreational, charitable, fraternal or medical institution,
association or organization, and including but not limited to such uses as churches,
private schools, universities, community recreational, educational and social facilities,
meeting halls, private hospitals and similar uses.
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02.970 Recreational vehicle.

"Recreational vehicle” means a motor home, travel trailer, truck camper, or camping
trailer, with or without motor power, designed for human habitation for recreation or
emergency occupancy, which is 8 feet or less in overall width and 40 feet or less in
overall length, or a bus conversion for human habitation, and for which a special permit
and/ or chauffeur's license is not required by the California Vehicle Code to move such
vehicle on a public highway.

02.980 Recreational-vehicle park.

"Recreational-vehicle park” means any area or tract of land where two or more lots or
spaces are rented or leased, or held out for rent or lease to owners or users of
recreational vehicles which are occupied for temporary purposes or seasonal use. A
recreational-vehicle park may allow the use of tents or other temporary camping
facilities either in place of a recreational vehicle or in a separate designated area within
its confines and considered as part of the number of approved lots or spaces in the
park. In addition, an "RV" park normally contains provisions for electrical and sanitary
hook-ups.

02.990 Scenic Highway.

"Scenic Highway" means any freeway, highway, route, road, street, boulevard, or other
public right of way that traverses an area of land generally adjacent to (within 1,000
feet) and visible from the highway, which requires protective measures to ensure
preservation of its scenic qualities.

02.1000 Scenic Highway Corridor.

"Scenic Highway Corridor” means the area of land generally adjacent to (within 1,000
feet) and visible from the highway, which requires protective measures to ensure
preservation of its scenic qualities.

02.1010 Screening.

"Screening" means the use of fences, hedges, and walls as well as earth mounds and
the massing of trees and shrubs in order to mitigate visual nuisance generated by
specific land uses and to protect the amenities of abutting land use districts in
accordance with the intent of those districts.

02.1020 Service station.

"Service station™ means a retail business establishment limited to the sale of motor
fuels and supplying goods and services generally required in the operation and
maintenance of automotive vehicles. These may include sale of petroleum products; sale
and servicing of tires, batteries, automotive accessories and replacement items; washing
and lubrication services; the performance of minor automotive maintenance and repair.
Major automotive repairs, painting, and body and fender work are excluded except
where such uses are otherwise permitted in the district.

02.1030 Setback line, street.

"Setback line, street” means a line that defines the depth of the required street setback,
front yard, side yard or side street where said yard or yards abut a street. Said street
setback line shall be parallel or concentric with the street right-of-way line.

02.1040 Sign.

"Sign" means any words, letters, numerals, emblems, designs, or other marks shown on
any card, cloth, paper, metal, painted surface, glass, wood, plaster, stone or other
device of any kind or character by which anything is made known and used to attract
attention.

02.1050 Site plan.

"Site plan” means a plan, prepared to scale, showing accurately and with complete
dimensions all of the uses proposed for a specific parcel of land taking into
consideration the natural and man-made characteristics of the parcel.
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02.1060 Site plan review.

"Site plan review" means the review by the County of a site plan and other studies to
assist the County in determining the manner in which the applicant intends to make
use of his property.

02.1063 Small-scale agriculture.

“Small-scale agriculture” means gardens and orchards producing food for human
consumption that do not exceed 10% of the total lot area. Such agriculture may be for
personal or community use. Landscaping is not considered small-scale agriculture.

02.1065 Snow storage area.

"Snow storage areca” means an area set aside for the storage of snow. The area may be
landscaped, paved or covered with natural vegetation. See Section 04.300, Snow storage
requirements.

02.1070 Social care facility.

"Social care facility" means any facility in the general classification of a boarding home
for aged persons, boarding home for children, day care home for children, day nursery,
nursing home or parent-child boarding home. These facilities consist of a building or
group of buildings used or designed for the housing of sick, demented, injured,
convalescent, infirm or well, normal healthy persons, requiring licensing or certification
by regulating government agencies.

02.1080 Special event.

"Special event” means any infrequently held activity that requires extending service
needs beyond normal service levels provided at the site; is held at any place other than
in a permanent building or permanent installation which has been constructed for the
purpose of conducting such activity; and to which members of the public are invited or
admitted; or is sponsored or encouraged by a club or organization. Special events may
include, but are not limited to outdoor festivals, cultural festivals, carnivals, organized
racing events, bazaars and rummage sales, and swap meets held no more than twice a
year by any one organization.

02.1090 Stable, private.
"Stable, private" means a detached accessory building for keeping of horses, burros or
mules owned by the occupants of the premises and not for remuneration, hire or sale.

02.1100 Stable, public.
"Stable, public" means a stable other than a private stable for keeping of horses.

02.1110 Street line.
"Street line" means the boundary between a street, public or private, and abutting

property.

02.1120 Street, public.
"Street, public" means a street, road or way, but not an alley; dedicated to, owned by or
maintained by a state, county or incorporated city.

02.1121 Strip commercial.

“Strip commercial” is a form of commercial development in which each establishment is
afforded direct access to a major thoroughfare through a shared parking lot; generally
associated with intensive use of signs to attract passersby.

02.1130 Structural alterations.

"Structural alterations” means any change in the supporting members of a building,
such as a bearing wall, column, beam or girder, floor or ceiling joists, roof diaphragms,
foundations, pipes or retaining walls.
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02.1140 Structure.

"Structure” means anything that is built or constructed (definition from the California
Building Code), but for the purposes of this General Plan shall not include fences under
6 feet in height and retaining walls less than 4 feet in height.

02.1141 Square Footage.

“Square Footage,” for the purposes of General Plan policies, shall be calculated based
on the exterior foundation footprint of the unit. All interior space, whether habitable,
conditioned, or otherwise, shall count toward the total square footage of the unit.

02.1150 Subdivision.

"Subdivision"” means the division, by any subdivider of any unit or units of improved or
unimproved land, or any portion thereof, shown on the latest equalized County
assessment roll as a unit or as contiguous units for the purpose of sale, lease or
financing whether immediate or future except for leases of land for agricultural
purposes. Property shall be considered contiguous even if it is separated by roads,
streets, utility easement or railroad rights-of-way. Subdivision includes a condominium
project, as defined in Section 1350 of the Civil Code, a community apartment project, as
defined in Section 11004 of the Business and Professions Code or the conversion of five
or more existing dwelling units to a stock cooperative, as defined in Section 11003.2 of
the Business and Professions Code. As used in this definition, agricultural purposes
mean the cultivation of food or fiber or the grazing or pasturing of livestock.

02.1160 Substandard lot.
"Substandard lot" means a unit of land, the area, width or other characteristics which
fails to meet the requirements of the land use designation in which it is located.

02.1165 Supportive housing.
“Supportive housing” means permanent rental housing linked to a range of support
services designed to enable residents to maintain stable housing and lead fuller lives.

02.1170 Temporary use.
"Temporary use"is any use or occupation of any building or land for a period of 30 days
or less.

02.1180 Time-share project.

"Time-share project" is any project in which a purchaser receives the right in perpetuity,
for life, or for a term of years, to the recurrent, exclusive use or occupancy of a lot,
parcel, unit, or segment of real property, annually or on some other periodic basis, for a
period of time that has or will be allotted from the use or occupancy periods where the

02.1190 Time-share estate.
"Time-share estate” is a right of occupancy in a time-share project which is coupled
with an estate in real property.

02.1200 Time-share use.
"Time-share use" is a license, certificate or contractual or membership right of
occupancy in a time-share project that is coupled with an estate in real property.

02.1201 Tract housing.

“Tract housing” is a style of housing development in which multiple identical or nearly
identical homes featuring similar color, texture and form are built together on a single
tract of land.

02.1210 Transient rental.

"Transient rental” means any structure, or portion of structure, which is occupied, or
intended or designed for occupancy by transients for purposes of sleeping, lodging or
similar reasons. A "transient" is any person who exercises occupancy, whether by
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agreement, concession, permit, right of access, license, contract, payment of rent or
otherwise, for a period of 30 consecutive calendar days or less.

02.1215 Transitional housing.
“Transitional housing” means a type of supportive housing used to facilitate the
movement of homeless individuals and families to permanent housing.

02.1220 Travel trailer.
"Travel trailer” means a recreational vehicle. See Section 02.970.

02.1230 Use.
"Use" means the purpose for which land or a building thereon is designed, arranged or
intended, or for which it is or may be occupied or maintained.

02.1240 Use, accessory.

"Use, accessory” means a use accessory to any permitted use and customarily a part
thereof, which use is clearly incidental and secondary to the permitted use and which
does not change the character thereof.

02.1250 Yard.

"Yard" means an open space other than a court on the same building site with a
building, which open space is occupied and unobstructed from the ground upward, not
including any portion of any street or alley or road right of way.

02.1260 Yard, front.
"Yard, front" means that portion of the lot adjacent to a street right of way, extending
between the side lot lines to a depth required by the district in which the lot is located.

02.1270 Yard, rear.
"Yard, rear”" means a yard extending across the back of the lot between the side lot lines
and to a depth required by the district in which the lot is situated.

02.1280 Yard, side.
"Yard, side" means a yard along the side line of the lot and to a width required by the
district in which the lot is situated, and extending from the front yard to the rear yard.
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DEVELOPMENT STANDARDS
CHAPTER 03 — LAND USE DESIGNATIONS

Sections:
03.010 Land use designation criteria.
03.020 Land use designations.

03.010 Land use designation criteria.

Each and every parcel of land in the unincorporated area of the county has been duly
assigned a land use designation, as depicted in the Land Use Maps contained in Section
VIl of this Land Use Element. Except as otherwise expressly provided by these Land
Development Regulations, no land may be developed or used except in the manner
permitted by its assigned designation. (See also Sections 01.060, 02.705, and 04.020 of
these Land Development Regulations.) Land use designations (shown on the land use
maps) are based upon an evaluation of natural, cultural, and social characteristics of
the land as well as the countywide land use policy framework and specific area policies.
Those analyses, however, did not always include a detailed study of the circumstances
and environmental constraints of each specific parcel. Future detailed evaluation of
specific properties may show that an alternate designation is warranted. Upon proper
application, the County will consider amendments to the land use designations.

03.020 Land use designations.

Section 1V of the Land Use Element contains summary sheets of the development
standards that apply to each land use designation in Mono County. These sheets
contain the general standards for each land use designation, as well as the uses
permitted; they do not detail all possible standards and exemptions applicable to the
given land use designation. The following is a list of the land use designations found in
Section IV.

Symbol Land Use Designation
RR Rural Residential

ER Estate Residential

RMH Rural Mobile Home

SFR Single-Family Residential

MFR-L, -M, -H Multi-Family Residential (Low, Moderate and High)
RU Rural Resort

CL-M, -H Commercial Lodging (Moderate and High)
MU Mixed Use
C Commercial
SC Service Commercial
IP Industrial Park
| Industrial
RE Resource Extraction
RM Resource Management
AG Agriculture
SAA Scenic Area Agriculture
0S Open Space
NHP Natural Habitat Protection
PF Public Facilities
SP Specific Plan
AP Area Plan
11-194
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DEVELOPMENT STANDARDS

CHAPTER 04 - GENERAL

Sections:
04.010 General provisions and exceptions.
04.020 Uses permitted.
04.030 Uses not listed as permitted.
04.040 Uses permitted subject to Director Review and approval.
04.050 Uses permitted subject to use permit.
04.060 Uses exempt.
04.070 Utilities.
04.080 Lot area.
04.090 Lot dimensions.
04.100 Density.
04.110 Building height.
04.120 Yards.
04.130 Special yard requirements.
04.140 Space between buildings.
04.150 Lot coverage.
04.160 Fences, screening and landscaping.
04.170 Off-street parking.
04.180 Access.
04.190 Signs.
04.200 Loading spaces.
04.210 Site plan review.
04.220 Countywide General Plan Provisions.
04.230 Area Plan Provisions.
04.240 Environmental review.
04.250 Nuisances and hazards.
04.260 Design Review Committee.
04.270 Animal Standards.
04.280 Placement of manufactured homes in conventional SFR
areas.
04.290 Home occupation.

04.010 General provisions and exceptions.

The general provisions and exceptions contained in these Land Development
Regulations shall apply in all designations, where applicable. Where general provisions
differ from provisions of a specific designation, the provisions of the specific designation
shall apply.

04.020 Uses permitted.
A. The regulations contained in this chapter shall apply to uses permitted
throughout the land development regulations.

B. Land shall be used only for the purposes listed as permitted in the land use
designation assigned to the land and only after securing all permits and licenses
required by law. If the use is not listed, the use is not permitted, except as noted
in Section 04.030. Similarly, buildings and structures shall be used, designed,
erected, structurally altered or enlarged only for the purposes listed as permitted
in the land use designation in which such building or structure is located, and
then only after securing all permits and licenses required by law. Any use
already established within an area when it is first designated but which is not a
permitted use within such designation or is a permitted use only with a use
permit shall be allowed to continue therein as a nonconforming use subject to
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04.030
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04.040
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COUNTY GENERAL PLAN

all conditions and restrictions relating to nonconforming uses as provided in
Chapter 34, Nonconforming Uses.

Accessory buildings and uses customarily incidental to any of the permitted
uses and uses subject to a use permit are permitted only when located on the
same lot and constructed simultaneously with or subsequent to the main
building.

Uses not listed as permitted.
It is recognized that in the development of comprehensive land use development
standards that:

1. Not all uses can be listed nor can future uses be anticipated.

2. Uses may have been omitted from the list of those specified as permissible in
each of the various land use designations described in Section IV of this
Land Use Element, hence the phrase, "plus such other uses as the
Commission finds to be similar and not more obnoxious or detrimental to
the public health, safety and welfare.

Interpretation of "similar uses.”

Where the term "and such other uses as the Director or Commission finds to be
similar and not more obnoxious ... " is mentioned, it shall be deemed to mean
other uses which, in the judgment of the Director or the Planning Commission,
as evidenced by a written decision, are similar to and not more obnoxious to the
general welfare than the uses listed for the same designation. If a use is found
similar to a permitted use or similar to a use requiring a director review or use
permit, it shall also be permitted subject to the same requirements as its most
similar listed use. The Director shall make the interpretation concerning uses
permitted or uses permitted subject to director review; the Planning Commission
shall make the interpretation for uses permitted subject to use permit. For
interpretation of uses of a potentially controversial or sensitive nature, the
Director may submit the matter to the Commission for an interpretation.

Any decision may be appealed in accordance with Chapter 47, Appeals.

Prior to taking an action to find a use similar to and not more obnoxious to the
general welfare than the uses listed for the same designation, the Director or the
Planning Commission shall find all of the following:

1. That the proposed use is consistent with this general plan and any
applicable area plans or specific plans.

2. That the proposed use is compatible with the intent of the land use
designation and is applicable throughout the county in that designation.

3. That the use is capable of meeting the standards and requirements of that
designation.

4. That the use will be similar to and not be more obnoxious to the general
welfare (i.e., health, safety) than the uses listed within the designation.

Uses permitted subject to director review and approval.

Placement and Use of Recreational Vehicles (RVs) on Vacant Property.

1. RV placement and use of undeveloped property during construction of a
main building shall be permitted only for a short duration and shall not
exceed one year, unless the Director Review permit is renewed annually
following notice to contiguous property owners.
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04.050

Long-term temporary use of an RV — not to exceed six months of each year
for a five-year period — may be permitted in designated avalanche zones
subject to Director Review permit.

In granting a Director Review permit, the following conditions, at a minimum
shall be required:

a. That Environmental Health review and approve sanitation methods for
the temporary use;

b. That the applicant obtain a building permit for the main building (if
applicable) prior to RV placement;

c. That the applicant obtain any necessary permits for the RV use, such as
a building permit for electrical hookup;

d. That the RV be removed from the site upon Director Review expiration;

e. That the RV be placed in a manner that minimizes visual impact to
scenic highways and nearby properties.

No Director Review permit shall be granted if the proposed use conflicts with
local CC&Rs or applicable area or specific plans.

The temporary use of an RV for agricultural-related purposes, where a parcel
is 20 acres or larger, shall be exempt from the Director Review. Storage of
RVs on vacant parcels is also exempt from these requirements.

Uses permitted subject to use permit.

Certain uses listed in the land use designations set forth in Section IV of this Land Use
Element are permitted only when subject to use permit. Such uses shall be subject to
all applicable property development standards of this chapter and those of the
designation in which the uses are located. Any such use shall be subject to submission
of a site plan.

A. Uses listed in the designations as "permitted subject to use permit" are
permitted subject to the provisions of Chapter 32, Use Permits.

B. In addition, the following uses are permitted in any designation subject to use

permit:

1. Public buildings and quasi-public buildings and uses (see definitions).

2. The removal of minerals and natural materials. This does not include the
excavation or removal of materials for a normal construction project or
underground utilities or facilities; or the removal of mineral and natural
materials or trees when such removal is motivated by land leveling as its
prime objective.

3. Drilling for and/or the removal of oil or gas; geothermal fluids; and
geothermal power plants generating up to 50 MW (megawatts) of electric
power, including associated structures and transmission lines, (except lands
under Williamson Act contract).

4. Wind generation (individual use), and commercial wind farms.

5. Small scale hydroelectric power generating facilities including, but not

limited to: construction of generation facilities, penstocks, and diversion
structures, and associated transmission lines.
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6. Construction of an accessory building prior to the construction of a main
building.

7. Airports, heliports, taxiways and landing strips for aircraft (except the OS
designation).

8. Cemeteries, crematoriums (except the OS designation).
9. Cluster development, as defined in Section 02.290.

Uses exempt.

Any temporary and seasonal uses conducted by public agencies for public purposes
shall be exempt from the provisions of the land use designations and land development
regulations. This section is not applicable to permanent improvements.

04.070

Utilities.

Distribution lines to development shall be underground. See Chapter 11, Development
Standards — Utilities, for complete requirements.

04.080
A

04.090
A

Lot area.

After the effective date of any general plan land use map by which any land or
area is first assigned a land use designation, no land in any designation shall be
divided by the recordation of any map or by voluntary sale, contract of sale or
conveyance of any kind which creates a new parcel of land which consists of less
than the minimum lot area required for the designation of which such lot is a
part; provided further, that all land divisions shall be subject to the
requirements for the division of land in Mono County. Any person participating
in violation of this section, whether as seller, grantor, purchaser or grantee, is,
as principle in the transaction, guilty of a misdemeanor.

Where a lot has an area less than that prescribed by the land use designation in
which that lot is located, and the lot was under one ownership at the time of
record at the time the area was first designated whereby the lot became
nonconforming, the lot may be used subject to all property development
standards of the designation in which such lot is located.

If any land use designation is followed by a numerical suffix which differs from
the base designation minimum, then the numerical suffix that follows shall take
precedent.

Minimum lot sizes for sewage systems
Minimum lot sizes shall be as follows: notwithstanding the fact that lesser lot
sizes may be indicated in the respective designations:

1. Ifan individual sewage disposal system but not an individual water supply is
proposed, 15,000 square feet;

2. |If both individual sewage disposal system and individual water supply are
proposed, 40,000 square feet;

3. Minimum lot sizes in cluster subdivisions or similar developments not served
by a public sewer system may be reduced if density standards for the whole
subdivision are not increased above the gross density specified in the
designation; provided that all other health requirements are met.

Lot dimensions.
Every lot shall have a minimum width and depth of not less than 60" x 100°
unless otherwise specified in the designation in which the lot is located. The
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dimensions are minimum only and shall be increased where necessary to attain
the minimum lot area required. Lots that require individual septic systems are
subject to minimum dimensions as determined by Lahontan Regional Water
Quality Control Board and enforced by Mono County Environmental Health.

B. The lot depth shall not exceed three times the lot width (3:1), unless the lot is 10
gross acres or larger in size then a ratio of four to one (4:1) is acceptable.

C. Where a lot has a width or depth less than that prescribed by the land use
designation, and the lot was under one ownership at the time of record at the
time that the area was first designated whereby the lot became nonconforming,
the lot may be used subject to all property development standards of the
designation in which such lot is located. See Section 17.16.350.

04.100 Density.
A. All density is based upon the net acreage of the parcel.

B. Density requirements set forth in the base designation shall apply. Fractional
parts from 0.5 to 0.9 may be rounded to the next higher number, subject to all
development standards of the land use designation.

04.110 Building height.

A. All buildings and structures hereinafter designed or erected, or existing
buildings which may be reconstructed, altered, moved or enlarged, shall have a
height no greater than 35 feet from grade measured from any point of the
building. All heights shall be calculated from the natural grade or finished grade,
whichever is more restrictive.

B. Accessory buildings in any residential designation shall be limited to a
maximum height of 20 feet except as may be permitted by Director Review.

1. Accessory uses over 20 feet in height shall be architecturally compatible with
and be subordinate to the primary residence. Additional design requirements,
such as color, building material, landscaping, building articulating and location,
may be required to minimize off-site visual impacts and respect neighborhood
characteristics. Accessory Dwelling Units are not considered accessory and shall
be subject to the same standards as the primary unit.

C. On large commercial projects and multi-family, condominium or apartment
projects where an entire floor area is devoted to underground parking, the height
of building shall mean the vertical distance from the ceiling of the parking
facility to the topmost point of the building, but excluding certain features as
specified in Sections 04.110 A & B.

D. Exceptions to the Height Limitations:
1. Permitted: The following uses are permitted:

a. Public utility exceptions. Poles for public utilities shall be allowed in all
designations to a height greater than that permitted for buildings in the
designation but shall not exceed 60 feet.

b. Residential exceptions. The height specified for residential development
of 35 feet may be adjusted to allow additional height to a maximum of 45
feet, provided that the required side and rear yards are increased one
foot in width for each foot of height over 35 feet.

2. Director Review: The following uses shall be permitted at a height greater
than 35 feet subject to Director Review and approval: chimneys, silos,
cupolas, flag poles, wind generation towers, monuments, natural gas storage
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holders, radio and other towers, water tanks, church steeples and similar
structures and mechanical appurtenances that are permitted in a
designation. In cases where the additional height might result in substantial
detrimental effects on the enjoyment and use of surrounding properties, a
use permit will be required but shall not exceed 60 feet.

3. Use Permit: Commercial and industrial exceptions — The height limitations of
this chapter may be modified in commercial and industrial land use
designations upon securing use permit approval providing that the gross
floor area of such buildings shall not exceed that possible for buildings in
such respective land use designations erected within the height limits of
such district. Further, this approval is contingent upon a finding by the
Planning Commission that the project will not result in substantial
detrimental effects on the enjoyment and use of surrounding properties, and
that the modified height will not exceed the lifesaving equipment capabilities
of the fire protection agency having jurisdiction, and in no case shall exceed
60 feet.
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FIGURE 11: BUILDING HEIGHT MEASUREMENTS
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TABLE 04.010:

BUILDING HEIGHT REQUIREMENTS

(All heights shall be calculated as the vertical distance from natural or finished grade [whichever is more restrictive] to
the topmost point of the structure, exclusive of vents, chimneys or other such incidental appurtenances [see Figure

11])

Situation

Requirement

All buildings hereafter designed or erected, or existing
buildings which may be reconstructed, altered, moved or
enlarged

Height of no finished part of such building greater than 35> measured
from grade. All heights shall be calculated from the natural grade or
finished grade, whichever is more restrictive

Residential development

May be permitted greater than 35’ to a maximum of 45°, provided that
the required side and rear yards are increased one foot in width for each
foot of height over 35°.

Accessory buildings

Maximum height of 20’ (15” in the MFR-L), except as may be permitted
by use permit.

Barns, stables and similar necessary buildings in the
Equestrian Overlay District

May exceed the height limitation for accessory structures (20°), but in no
case greater than 35"

Accessory agricultural buildings in the AG district
(i.e., hay barn)

Maximum height of 40°.

Commercial, apartments, multi-family or condo projects
with an entire floor devoted to underground parking (see
2.1160, Definitions — Parking, underground)

The height of the building shall be calculated as the vertical distance
from the ceiling of the parking facility to the topmost point of the
building, exclusive of vent, chimneys or other such incidental
appurtenances.

Structures in | or IP districts

Maximum height of 40°.

Public utility poles

Allowed in all districts to a height greater than that permitted for
buildings in the district.

11-202

Land Use Element —2013




LAND USE ELEMENT

TABLE 04.010: BUILDING HEIGHT REQUIREMENTS -continued

Situation

Requirement

Chimneys, silos, cupolas, flag poles, wind generation
towers, monuments, natural gas storage holders, radio &
other towers, water tanks, church steeples, & similar
structures & appurtenances

Permitted at a height greater than 35’ subject to Director Review.

In cases where the additional height might result in substantial
detrimental effects on the enjoyment and use of surrounding properties,
a use permit will be required.

Fences

Fences shall not exceed 6’in height. Where a fence, hedge or wall is
located in any required front yard, it shall not exceed 4’ in height.

Commercial and Industrial Districts

Height limitations may be modified in these districts subject to use
permit, provided that the gross floor area of such buildings shall not
exceed that possible for buildings erected within the height limits of
such districts. This approval is contingent upon a finding by the
Planning Commission that the project will not result in substantial
detrimental effects on the enjoyment and use of surrounding properties,
and that the modified height will not exceed the lifesaving equipment
capabilities of the fire protection agency having jurisdiction and in no
case shall exceed 60°.

Natural Habitat Protection (NHP) District

No building or structure shall have a height greater than 24"
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04.120

Yards.

The following minimum yard requirements are applicable to all designations, unless
they differ from the provisions of a specific designation; then the provisions of the
specific designation shall apply. Setbacks apply from the property line or road
easement, whichever is more restrictive.

A. Residential designations; Specific Plan; and Rural Resort.

1.

2.

Front. Each lot shall have a front yard of not less than 20 feet deep.

Side and Rear. Communities of Sunny Slopes, Crowley Lake, Long Valley,
June Lake, Virginia Lakes, Devils Gate, Rancheria and Twin Lakes and, if
not otherwise indicated herein, any other development located at elevations
6,000 feet or above: side and rear yards of not less than 10 feet. Eaves into
side yards shall be designed so that roofs will not shed snow onto adjoining
property, vehicle parking, or public ways. It is determined by the Building
Division that the design, pitch, etc., of the roof may cause any of the above
shedding problems, the side yard shall be increased proportionately.

Communities of Wheeler Crest, Paradise, Tri-Valley, Lee Vining, Mono City,
Bridgeport and Antelope Valley and, if not otherwise indicated herein, any
other development located at elevations below 6,000 feet: shall have side
yards of not less than 10 feet on one side and not less than five feet on the
other side; rear yards shall be not less than 10 feet.

The side yard setback may be reduced to a minimum of five feet when
sufficient documentation is presented to the Planning Division by the
applicant showing that the roof design of the dwelling or accessory building
is oriented so that snow does not shed toward adjacent properties, public
parking areas, public walkways, public rights of way or private road
easements. Pools may encroach five feet into the required rear yard unless
other restrictions apply.

Exceptions. Buildings should be configured to reflect the physical limitations
and constraints inherent with a substandard lot. Lots substandard in area
(i.e., less than 7,500 sq. ft.) or lots measuring less than one of the minimum
lengths by width measurements (i.e., 60' x 100') are subject to the following
minimum side and rear yard requirements:

a. Side. Each side yard shall not be less than 10 feet. The side yard setback
may be reduced from the required 10 feet when sufficient documentation
is presented to the Planning Division by the applicant showing that the
roof design of the dwelling or accessory building is oriented so that snow
does not shed toward adjacent properties, public parking areas, public
walkways, public rights of way or private road easements. In no case
shall the side yard be reduced below five feet under this exception. On
corner lots, the side yard abutting the street shall be not less than 10
feet;

b. Rear. Each lot shall have a rear yard of not less than 10 feet.

B. Lots greater than one acre. Notwithstanding the above, lots greater than one
acre are subject to 30-foot minimum setbacks pursuant to Chapter 22 — Fire
Safe Regulations. Such setbacks are a state mandate and may be reduced only
by obtaining a waiver consistent with Chapter 22. Upon receiving a waiver,
properties exceeding one acre require a 20-foot front-yard setback, and 10-foot
side and rear setbacks.
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C.

D.

Commercial designations.
1. Front. Each lot shall have a front yard of not less than 10 feet deep;
2. Side. Norequirement except:

a. When abutting a residential district, or proposing residential use of the
property, see above section 04.120; A.

b. On corner lots - not less than 10 feet.
3. Rear. Each lot shall have a rear yard of not less than five feet deep.

The yard requirements as set forth above or in the specific designation shall

apply, but may be modified by use permit issued pursuant to the provisions of
subsection C of Section 04.110.

04.130 Special yard requirements.

A

Double frontage lots. These are lots with public access on opposite sides of a lot,
where front-yard setbacks shall be required on both frontages. On lots abutting
upon two or more streets, no structure shall be erected so as to encroach upon
the front or side yard abutting any street.

Corner lots. These are lots that border intersecting streets or access easements.
In this case, one street frontage shall require the applicable front-yard setback
and the second street frontage shall require the applicable side-yard setback.

. Yard requirements on combined lots. Contiguous lots may be merged to create a

single building site. Where two or more contiguous lots are merged, yards shall
be established from the exterior boundaries of the newly created lot.

. Plan lines. If an official plan line is specified in the circulation element of this

General Plan, any area plan or land use designation, the required yards on the
street side shall be measured from such official plan lines. In no case shall the
provisions of land development regulations be construed as permitting any
structure to extend beyond such official plan lines.

Other yard regulations.

1. Architectural features. Architectural features such as cornices, eaves, and
canopies may extend not more than 30 inches into any required yard.
Fireplaces, not exceeding 8 feet in breadth, may extend not more than 30
inches into any required yard.

2. Porches. Open, uncovered porches, landing places or outside stairways may
project not more than three feet into any required yard.

3. Front-yard variation. In any residential designation where 50% or more of
the building sites on any one block have been improved with buildings, the
required front yard shall be not less than the average of the developed
building sites, to a maximum of that specified for the designation in which
the building site is located.

4. Garage within front yard. Notwithstanding any part of the requirements of
this section, in cases where the elevation of the front half of the lot at a point
50 feet from the centerline of the street is seven feet above or below the grade
of the centerline, a private garage, attached or detached, may be constructed
to within five feet of the front line; provided that no such structure shall
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exceed 8 feet in height, measured from the finished floor line to the top plate
line, nor more than 20 feet from finished floor line to the roof peak or other
structural appurtenance.

5. Pools. Pools may not be located closer than five feet from any side or rear lot
line, nor shall they encroach into any easements. On corner lots, no pool
shall be located closer than 10 feet to the lot line abutting the side street.

6. Stables. The minimum building site area for the first two horses in a
cooperatively or commercially owned stable is two acres. For each additional
horse, 10,000 sq. ft. is required in addition to two acres. Stables and
paddocks shall not be less than 50 feet from the front property line nor less
than 50 feet from any dwelling unit. These requirements do not apply to
horses kept for personal use in permitted designations or in an equestrian
combining designation.

7. Streams/creeks. In order to minimize the impact to areas with lakes,
streams and creeks, the following procedures shall be applicable (specific
plans or area plans may be more restrictive or less restrictive, and shall take
precedence):

a. Definitions. A major stream is shown as a permanent stream on a U.S.
Geological Survey (USGS) map, and is a continuously flowing water body.
A minor stream is shown as an intermittent stream on a USGS
topographic map and is a permanent stream with low flow during all or
part of the year. Seasonal streams not shown on a USGS map are not
subject to this section, unless determined otherwise in accordance with
subparagraph C of this subdivision. A lake is an accumulation of water,
larger than a pool or pond, generally formed by a natural or man-made
obstruction in the course of flowing water that is shown on a USGS map.

b. New development shall be subject to the following minimum setbacks
from any lake, and major or minor stream. Any proposed structure,
including associated impervious surfaces, shall be located a minimum of
30 feet from the top of the bank. Greater setback requirements may be
imposed through the land division and/ or environmental review process
if determined necessary to protect the water body and riparian resource.
Deviations of these setback requirements may be granted if the
mandatory Director Review findings can be made and the applicant can
demonstrate that the proposed construction will not result in a
significant adverse impact on the water body or the riparian area. Such
Director Review applications shall include a landscaping plan that
illustrates all project site disturbance areas and specifies a
comprehensive program for restoring the disturbed areas.

Structures and uses existing within these setback areas prior to January
1, 1990, shall be permitted to remain and, if necessary, be
reconstructed. Such reconstruction within the setback area shall not

result in:
1. An increase in lot coverage;
2. Achange in use;
3. Increased runoff from impervious surfaces; or
4. An adverse change in the drainage of the lot.

c. Ifthe Department of Public Works determines in the course of its review
that a stream course not identified on a USGS map carries significant
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flow (either continuously or intermittently), the building setbacks in this
subdivision may be imposed.

8. Retaining Walls. Retaining walls of four feet or less above grade are permitted
within required setbacks. Terraced retaining walls are measured from the
base of the lowest section to the top of the highest section for the purposes of
this chapter.

a. For retaining walls that exceed four feet in height above grade, the
following restrictions apply: the base of the wall shall be placed at least
as far from the property line as the wall exceeds four feet. Thereby, a six-
foot wall requires a two-foot sethack from the property line. An eight-foot
wall, a four-foot setback, and so on.

b. Exceptions to these restrictions may be granted in accordance with
section 04.120.
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TABLE 04.020:

REQUIRED YARDS

REQUIRED YARDS (Minimum setbacks)

Situation Front Rear Yard Side Yard |Other
Yard

Large Lots - — — Increased setbacks up to 100’ may be required in order to
comply with Chapter 22, Fire Safe Standards.

Substandard Residential Lot On substandard corner lots the minimum side yard

<7,500 sq. ft. or less than the 20° 10° 5’ abutting the street right of way and/ or a road easement

minimum width or length shall be 10’ (see Permitted Encroachments).

(60°- 100 (SFR, MFR-L, -M,

_H)

Residential Lot > 7,500 sq. ft. 20° 10° 10° See Residential Designations

(SFR, RMH, MFR-L, -M & -H)

Residential Lots of 1 acre + 50° 30° 30° See Residential Designations

(RR, ER, RMH)

Residential Lots of 5 acres 50° 30° 30° See Residential Designations

Corner residential lot with 20° 10° 10° One street frontage shall count as the front yard, the other

both sides meeting the shall count as a side yard. See Residential Designations

minimum depth requirement

Double-Frontage Lot Front-yard setbacks shall be required on both frontages.

Merged Lots Where two or more contiguous lots are merged, all interior
lot lines shall be eliminated, and yards shall be
established from the exterior boundaries of the merged lot.

11-208

Land Use Element —2013




LAND USE ELEMENT

TABLE 04.020: REQUIRED YARDS -continued

Situation

Front Rear Side Yard |Other
Yard Yard

Lakes, Streams, Creeks

For new development, any proposed structure and
associated imperious surfaces shall be located a minimum
of 30’ from the top of the bank (see 04.130 D 7b, Lakes,
Streams, Creeks).

Kennels and Stables

See Animal Standards, 4.270, and Ch. 10 — Equestrian
Overlay District.

Residential Lots — Side Yards

Communities of Sunny Slopes, Crowley Lake, Long Valley, June Lake, Virginia Lakes, Devils Gate
and Twin Lakes and, if not otherwise indicated herein, any other development located at elevations
6,000 feet or above: 10'. The side yard may be reduced to 5' when sufficient documentation is
presented showing that the design of the roof of the dwelling or accessory building is oriented so
that snow does not shed toward adjacent properties, parking areas, walkways or roads.
Communities of Wheeler Crest, Paradise, Tri-Valley, Lee Vining, Mono City, Bridgeport and
Antelope Valley and, if not otherwise indicated herein, any other development located at elevations
below 6,000 feet: one side yard of 10, one side yard of 5".

If it is determined by the Building Division that the design, pitch, etc. of the roof may cause any
snow shedding problems onto adjoining property, vehicle parking, or public ways, the side yard
shall be increased proportionately.

Residential Lots — Front Yard
Variation

In any residential district where 50% or more of the lots on any one block have been improved with
buildings, the required front yard shall be not less than the average of the developed lots, to a
maximum of that specified for the district.

SFR

Cluster developments may propose zero lot lines for side yards as part of the use permit review
process.

Garage within Front Yard

Where the elevation of the building site at a point 50’ from the centerline of the street is 7’ above or
below the grade of the centerline, a private garage, attached or detached, may be constructed to
within 5’ of the front property line, provided that no such structure exceeds 8’ in height, measured
from the finished floor line to the top plate line, nor more than 20’ from finished floor line to the
roof peak or other structural appurtenance.
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TABLE 04.020:

REQUIRED YARDS - continued

Situation Front Rear Yard Side Yard |Other
Yard

ER, RR 50' 30' 30' The side and rear setbacks may be reduced to 10" with Cal
Fire waiver.

AG 50° 50° 50° Accessory building uses such as barns or stables shall be
not less than 30' from side or rear property line, nor less
than 50' from any front property line.

NHP 30' 30' 30'

(OK]

RM 50' 30' 30'

|

IP 20' Uses subject Uses subject | When abutting any residential district, no yard shall be

toa DR 5™ toa DR O* less than 20’ along the abutting property. The minimum
Uses subject Uses subject |side yard abutting the street/ road easement shall be 10"
to UP 10'* to UP 10'* *Side & Rear maybe modified by Director or Commission.

RU 30' 30' 30'

PF

Situation Front Rear Yard Side Yard Other

Yard
Commercial When abutting a residential district, or proposing
(MU, C, SC, CL-M & -H) 10° 5' 0 residential use, see Residential Designations

CL-M, MFR-M,

Condominium, townhouse and similar developments requiring a concurrent subdivision
application may propose zero lot lines for side yards.
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TABLE 04.020: REQUIRED YARDS -continued

Commercial Stables

Stables and paddocks shall not be less than 50’ from the front property line nor less than 50' from
any dwelling unit.

Plan Lines

If an official plan line is specified in the circulation element of an area plan, the required yards on
the street side shall be measured from such official plan lines. In no case shall the provisions of
this title be construed as permitting any structure to extend beyond such official plan lines.

Commercial lots abutting a
highway in June Lake, Lee
Vining, Bridgeport

In areas where the majority of the commercial properties have previously been developed to less

than the required 10’ front setback (i.e., June Lake, Lee Vining, Bridgeport) the 10’ setback

requirement may be reduced provided that the applicant can demonstrate all of the following:

a. The project provides a front yard of not less than the average front yard depth of the developed
properties in the commercial district; and

b. The reduced setback will not adversely impact or impair the ultimate development of streets or
sidewalks; and

c. The reduced setback will not adversely impact street snow removal and/ or storage; and

d. The reduced setback will not adversely impact driving visibility or adversely obstruct the line of
sight from vehicles in the roadway or driveway(s); nor adversely impact the aesthetic integrity of
the commercial area; and

e. The reduced setback will not result in a significant adverse impact to the natural environment;
and

f. The otherwise required setback would result in a fragmented and disjointed development that
would disturb the functional and aesthetic integrity of the immediate adjacent established
commercial area.

Yard requirements

Yard requirements as set forth above or in the specific district shall apply, but may be modified by
use permit.

ENCROACHMENTS

Feature

Permitted Encroachment

TABLE 04.020: REQUIRED YARDS -continued
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Cornices, Eaves, Canopies Not more than 30” into any required yard.

Fireplaces Fireplaces not exceeding 8’ in breadth may extend not more than 30” into any required yard.

Decks, uncovered porches, Not more than 3’ into any required yard.

landing places or outside

stairs

Pools, Spas, Hot tubs Pools, etc. may not be located closer than 5’ from any side or rear lot line, nor shall they encroach
into any easement. On corner lots, no pool shall be closer than 10°to the lot line abutting the side
street or road easement.
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04.140 Space between buildings.

All buildings hereafter designed or erected and existing buildings which may be
reconstructed, altered, moved or enlarged, shall comply with the space between
building requirements as set forth herein:

The minimum space between exterior walls of building on the same lot shall be as
follows:

A. For buildings side to side or front to side, the space shall be not less than one
half the height of the highest building abutting the space, but in no case less
than 10 feet.

B. For buildings front to front or front to rear, the space shall be not less than the
average height of the main buildings, but in no case less than 20 feet.

C. Structures are considered attached if it is made structurally a part of and there
is a common roof or wall.

D. Deviations from these setback requirements may be granted if the applicant can
demonstrate that the proposed construction will comply with Building Code, if
required, and the design of the accessory structure will not:

1. Significantly block sunlight and inhibit the free flow of air between the
structure and the main building;

2. Create a wind tunnel effect between the structure and the main building;

3. Cause excessive amounts of snow buildup between the structure and the
main building due to the design of the eaves.

04.150 Lot coverage.

All buildings hereafter designed or erected, and existing buildings which may be
reconstructed, altered, moved or enlarged, shall comply with the maximum coverage of
lot in the designation in which they may be located.

04.160 Fences, screenings and landscaping.

Fences are permitted, but not required, and shall not exceed 6 feet in height. Where
fence, hedge or wall is located in any required front yard, it shall not exceed 4 feet in
height. Higher fences may be permitted subject to use permit, if they do not obstruct
the line of sight from vehicles in roadways or driveways.

Screening and landscaping is permitted and may be required by the Community
Development Department director for projects that need buffering from adjacent uses
and/ or to stabilize exposed or disturbed soils. Screening may take the form of berms,
fences, landscaping, other appropriate materials or combinations thereof. Landscaping
should utilize native and drought-resistant species to the greatest extent practicable.
Shrubs and trees should be of sufficient size and maturity to survive weather extremes
as landscaped areas are frequently used for snow-storage purposes over extended
periods of time. Normally, a minimum one-inch caliper tree with staking will be
required.

04.170 Off-street parking.

The provisions of Chapter 6, Development Standards — Parking, shall apply. Tandem
parking is prohibited for all multiple-family projects and all commercial and industrial
uses.
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4.180
Access

COUNTY GENERAL PLAN

Access.
to provide adequate ingress and egress shall be built and maintained to all lots

in each designation according to all applicable road standards as determined by the
Department of Public Works.

04.190
A

04.200

Signs.
All signs shall be placed in accordance with the regulations established in
Chapter 7, Development Standards — Signs.

The following signs shall be permitted subject to Director Review
1. Attached.

2. Freestanding/ Monument.

3. Directional.

The following signs shall be permitted in all designations:
1. Real estate.

2. Political.

3. Temporary

Loading spaces.

Loading-space requirements shall be determined at the time of site plan review in
accordance with the uses proposed.

04.210
A

Site plan review.

Preapplication conference. Prior to submitting an application for a use permit,
tentative tract or variance of substantial size and/ or complexity (as determined
by the Director), a prospective applicant should consult with the Land
Development Technical Advisory Committee to obtain relevant information as
well as to inform the Committee of the applicant's intentions. This conference
will provide an opportunity to review the proposed plan of development and
identify potential requirements or subjects requiring particular attention prior to
entering into binding commitments or incurring substantial expense in
preparing plans, surveys and other data. The applicant shall provide a
conceptual plan showing the site, topography, surrounding land uses and road
rights of way. Minutes will be taken by planning staff at the meeting and a copy
shall be provided to the applicant. These minutes shall be included with the
application at the time it is formally submitted.

Compatibility with adjacent lands. Any site plan shall be designed and developed
in a manner compatible with and complementary to, surrounding uses in the
immediate vicinity of the site. Site planning on the perimeter shall give
consideration to protection of the property and any division into parcels shall
relate harmoniously to the topography of the site. Consideration shall also be
given to suitable provision for reservation of watercourses (see Section 04.130
E.7.), wooded area, rough or steep terrain, and similar natural features and
areas, and shall otherwise be so designated as to use such natural features and
amenities to best advantage.

A site plan shall be submitted for any use requiring a use permit. The site plan
shall show the subject site, significant topographic features and adjacent
structures in relation to proposed structures, phasing, intended method of
parking and circulation, proposed grading and landscaping and such additional
information (i.e., trash collection, snow storage, existing trees of 12 inches or
greater in diameter, or stands) deemed necessary for consideration of the
proposal, or as required by applicable area plans.
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DEVELOPMENT STANDARDS

CHAPTER 06 - PARKING

Sections.
06.010 Applicability.
06.020 Development.
06.030 Parking stall size.
06.040 Accessibility requirements.
06.050 On site.
06.060 Off site.
06.070 Joint use.
06.080 Paving, striping and driveway improvement standards
06.090 Central Business Parking Districts.
06.100 Required number of spaces.

06.010 Applicability.

A.

The standards for providing parking shall apply at the time of erection of any
building or establishment of any use. These standards shall also be complied
with when an existing building is altered or enlarged by the addition of dwelling
units or guest rooms, or where the use is intensified, including the addition of
floor space, seating capacity, or when changed to a use requiring additional
parking.

No parking area or parking space which has been established for the purpose of
complying with the provisions of this chapter shall hereafter be relinquished or
reduced, unless equivalent spaces are provided as, approved by the director or
commission.

06.020 Development.

A.

B.

C.

D.

Any land hereafter used for parking lots, or car or trailer sales lots, shall be
developed with paving, drainage and painting according to the specifications of
the county Planning Division and Department of Public Works. Lighting, wheel
stops and other parking features not specified by this chapter or other uniform
regulations shall be as determined by the commission.

All parking spaces shall be paved except as shown in Table 06.020.
All parking spaces, whether in a garage or open area, shall be located to be
accessible and usable for the parking of motor vehicles. The minimum turning

radius shall be 25 feet.

The method of providing parking shall be clearly shown on any site plan or
building plan submitted for consideration.
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E.

Tandem parking is prohibited for all multiple residential, commercial, and industrial
projects unless specified in an approved Parking Management Plan and within a Central
Business Parking District. Tandem parking is allowed for Single-Family Residences and
Accessory Dwelling Units.

Modification of Requirements. The Planning Commission or director may modify the
parking and driveway standards of this section when findings can be made that the
modification provides incentive for and benefit to non-residential development and
facilitates access by patrons of public transit facilities.

06.030 Parking stall size.

A.

D.

Covered parking. The minimum size of parking spaces shall be 9 feet in width by 20 feet
in length.

Uncovered parking. The minimum size of parking spaces shall be 10 feet in width by 20
feet in length; in areas below 7,000’ in elevation, the parking stall dimensions may be
reduced to 9’ x 18’. If a finding of necessity can be made for parking spaces directly
accessed from a street, then the length of the parking space shall be 33 feet.

Parking stall size may be reduced as specified in an approved Parking Management Plan
and within a Central Business Parking District.

Angled parking dimensions are detailed in Figure 06.010.

06.040  Accessibility requirements.

A.

Individual accessible parking
The minimum size shall be 14 feet wide lined to provide a 9-foot parking space and a 5-
foot loading area, by 20 feet in length.

Double
For two accessible parking spaces, the minimum size shall be 23 feet wide lined to
provide two 9-foot parking spaces and one 5-foot loading area shared between the
spaces.

Signage
All accessible parking shall be signed with surface identification symbol and with either
a wall-mounted or freestanding sign in accordance with the provisions of Title 24, 2-
33240.

. Number required

Accessible spaces are required at a rate of one space for each 25 required spaces or
fraction thereof.

Applicability
Accessible parking requirements are not applicable to existing facilities unless the
occupancy is changed.

06.050 On site.
All parking spaces shall be on site unless provided in accordance with the provisions of Section
06.060.
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06.060  Off site.

A.

When parking is to be provided off the regularly subdivided lot on which the
structure or uses or portions thereof are located, the owner or lessee of record
shall furnish satisfactory evidence to the director that he owns or has available
sufficient property to provide the minimum parking required by this chapter.

When parking is to be provided on property other than that being developed or
used, there shall have been recorded in the office of the county recorder, prior to
the issuance of any permit to construct, erect, add to or alter, a covenant
executed by the owners of the property for the benefit of the County in a form
approved by the County Counsel to the effect that the owners shall continue to
maintain such parking so long as such structure, improvement or use exists.
Such covenant shall also recite that the title to and right to use the lots upon
which the parking space is to be provided will be subservient to the title to the
premises upon which the structure is to be erected or the use maintained and
shall warrant that such lots are not and will not be made subject to any other
covenant or contract for such use without the prior written consent of the
County.

06.070 Joint use.
Joint use of parking facilities on the same site may be allowed under the following

conditions:
A. When there is no conflict at time of use;
B. When there is sufficient parking for all uses at any particular time; and
C. When utilized off site within a central business parking district, the applicant

shall provide evidence to the commission that no substantial time of use
conflicts will occur. Time-of use sharing may be allowed between businesses
with non-conflicting set day, evening or nighttime hours of operation or set
weekday and weekend hours of operation.

06.080 Paving, striping and driveway improvement standards.

A.

B.

All parking and driveway areas shall be paved except as provided in Table
06.020.

All paved parking spaces shall be striped in accordance with the approved
parking layouts shown in Figure 06.010.

Driveways shall comply with applicable provisions of the Fire Safe Standards in
Chapter 22 and the county Roadway Standards.

When considering lot coverage square footage calculations, required surface
paving may be counted at 80% of actual value when pervious surface systems
are used. An additional reduction may be granted if engineered plans
demonstrate a permeability factor greater than 20%.
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06.090 Central Business Parking Districts.

Portions of the Bridgeport town site, June Lake village and community of Lee Vining have been
designated as Central Business Parking Districts (Figure 06.020). The purpose of these
districts is to balance off-street parking requirements with existing community context and
character, and provide flexibility in allowing alternative means of addressing parking demand
to encourage more economically productive land uses.

A. Minimum Off-Street Requirements

Within the June Lake and Lee Vining central business parking districts, 60% of
minimum off-street parking requirements for non-overnight commercial uses in
accordance with Table 06.010 shall be required. Within the Bridgeport central business
district 50% of minimum off-street parking requirements for non-overnight commercial
uses in accordance with Table 06.010 shall be required.

B. Change of Use

If a new use of a building requires greater off-street parking than the previous use,
additional off-street parking is required in an amount equal to the difference between
the parking required of the new use and the parking required of the old use, regardless
of the existing parking supply.

C. Alternative Parking Allowed Subject to Director Review or Use Permit

The Director may approve a parking management plan subject to a Director Review
permit when the plan incorporates any one or more of the following alternative parking
measures. The Planning Commission may approve a parking management plan subject
to a Use Permit when the plan incorporates any one or more of the following alternative
parking measures:

1. Off-site parking in compliance with section 060.060 exceeding 300 feet from
project location but no farther than 1,320 feet;

2. Alternative parking space dimensions (not less than 8x16’ or angled
equivalent) allowed for up to 40% of required spaces;

3. Tandem parking utilized for employee or longer-term parking requirements;

4. Off-site joint use (shared) parking with any other parcel within 300 feet of the
central business parking district when in conformance with sections 06.060 and
06.070; and

5. A maximum of one required off-street parking space may be substituted for
four bicycle parking spaces, employee shower facilities, or other equivalent
alternative transportation measure or other measure that reduces district-wide
parking demand as approved by the director or commission.
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06.100 REQUIRED NUMBER OF SPACES

TABLE 06.010

Residential Unit

Two spaces per unit. Three spaces
required for SFR in June Lake. Tandem
parking allowed for SFR and Accessory
Units.

Guest Parking for Multi-Family

One space for each six units, no less than
two.

Guest Parking for Mobile-Home Parks

One space for each 10 lots.

Commercial Lodging

One space per sleeping room plus one
space for each two employees on largest
shift.

Public Assembly (e.g., churches, theaters,
community centers)

One space for each four seats, no less
than one space for each 100 sq. ft. of
largest room.

General Retail, Services & Offices

One space for each 200 sq. ft. of gross
leasable floor area. No less than two
spaces.

Restaurants, Bars & Food Carts

One space for each three seats plus one
space for each employee on largest shift.

Warehouse, wholesale stores

One space for each 1000 sq. ft.

Manufacturing & Industrial Uses

Two spaces for each three employees on
largest shift, not less than one space for
each 1,000 sq. ft. of gross floor area.

Schools, Academies

Two spaces for each classroom.

Service Stations, Automobile Repair

Two spaces for each working bay plus one
space for each employee on largest shift.

Car Wash One space for each bay.

Other For any uses not specifically mentioned
herein, the commission shall determine
the number or amount of parking
required.

NOTES

1. Density bonuses are available for enclosed, covered parking, including underground or

understory parking.

2. Fractional parts from 0.51 to 0.99 shall be rounded to the next higher number when

calculating required spaces.

3. "Gross leasable floor area" or "gross floor area" means the total floor area, not counting

hallways, bathrooms or storage/utility.
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TABLE 06.020: DRIVEWAY PAVING REQUIREMENTS

Land Use

Lot Size

Access Road Type

Driveway
Requirement

Single-Family
Residential

Less than % acre

Paved

Asphalt or similar
impervious or
approved semi-
pervious surface

Dirt or gravel

Graded dirt or
gravel

Single-Family
Residential

Y% acre or more

Paved

Graded dirt or
gravel

Dirt or gravel

Graded dirt or
gravel

Multi-Family
Residential

All sizes

Paved

Asphalt or similar
impervious or
approved semi-
pervious surface

Dirt or gravel

Graded crushed
rock or gravel

Commercial

All sizes

Paved

Asphalt or similar
impervious or
approved semi-
pervious surface

Dirt or gravel

Graded crushed
rock or gravel

Industrial

All sizes

Paved

Asphalt or similar
impervious or
approved semi-
pervious surface

Dirt or gravel

Graded crushed
rock or gravel

I1-226

Land Use Element — 2013




LAND USE ELEMENT

FIGURE 06.010: EXAMPLE PARKING STALL DIMENSIONS
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FIGURE 06.020: CENTRAL PARKING DISTRICTS
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TABLE 06.010: PARKING SPACE REQUIREMENTS

Land Use

Number of Parking Spaces Required

Single family residences, duplexes, &
mu lti-family residences

Two spaces per unit (either covered or uncovered), plus two spaces for manager's unit.
NOTE: In June Lake, single-family residences require three parking spaces.

Accessory Dwelling Units

Two spaces per unit, in addition to that required for the primary unit. The spaces shall be
side by side, not tandem. Tandem parking may be considered if all other requirements are
met (see § 16.050 F. Standards for Accessory Dwelling Units).

Guest parking for multi-family
residences
4-50 units
51-150 units
151+ units

One space per each six units or fraction thereof, but not less than two spaces.
One space per each eight units or fraction thereof, but not less than 8 spaces.
One space per each 10 units or fraction thereof, but not less than 18 spaces.

Mobile-home parks

Two spaces per unit plus one guest space for each 10 mobile-home lots or fraction thereof.

Commercial lodging; e.g., motels,
hotels, bed-and-breakfast, rooming &
boarding houses

One space per each sleeping room plus one space for each two employees on largest shift,
plus two spaces for managers unit. One extra space for each unit with kitchen.

Public assembly facilities; e.g.,
churches, community centers, lodges,
theaters, auditoriums, arenas

One space for each four seats, but not less than one space for each 100 sq. ft. of floor area
of the largest meeting room.

Elementary schools

One and one-half spaces for each classroom and office.

High schools

Two and one-half spaces for each classroom and office.

Hospitals

One space per bed plus one space per doctor, plus one space for each two employees on the
largest shift.

Social care facilities

One space for each four beds or fraction thereof, plus one space for each two employees.

Health service facilities; e.g., medical
and dental offices

Five spaces for each doctor or doctor's office.
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TABLE 06.010:

PARKING SPACE REQUIREMENTS -continued

Land Use

Number of Spaces Required

Retail stores, services and offices

One space for each 200 sq. ft. of gross leasable floor area but not less than two
spaces for each occupancy; may be off site within 300’ when approved by the
Commission or Director.

Bulk retail sales with a minimum of 7,000 sq. ft.
or greater

One space for each 650 sq. ft. of gross leasable floor area or fraction thereof; or
one space for each 400 sq. ft. of gross leasable floor area or fraction thereof;
may be off site within 300’ when approved by the Commission.

Restaurants (fast food)

One space for each three seats; plus one space for each 17 sq. ft. of waiting
(ordering) area, plus one space for each 40 seats or fraction thereof for fast food
restaurants with a drive-up window; plus one space for each two employees on
the largest shift or one space for each 250 sq. ft. of floor area not used for
seating or assembly, whichever is larger.

Restaurants, bars, cocktail lounges

One space for each three seats, but not less than one space for each 100 sq. ft.
of floor area where customers are served; plus one space for each 250 sq. ft. of
floor area not used for seating or assembly, whichever is larger; plus one space
for each employees on the largest shift

Service stations

Two spaces for each working bay plus one space for each employee on the
largest shift.

Bowling alleys, billiard halls

Five spaces per lane and/ or two spaces per table, plus one space for each two
employees on the largest shift.

Warehousing, wholesale stores

One space for each 1,000 sq. ft. of gross floor area or fraction thereof; may be
off site within 300’ when approved by the Commission or the Director.

Manufacturing, industrial uses, heavy commercial
use; e.g., lumber yards, cabinet shops, electrical,
plumbing and heating shops, bottling plants,
distribution centers, storage and warehousing

Minimum of two spaces for every three employees on the largest shift, but not
less than one space for each 1,000 sq. ft. of gross floor area; may be provided
off site within 300’ when approved by the Commission.
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TABLE 06.010: PARKING SPACE REQUIREMENTS -continued

Land Use

Number of Spaces Required

Car wash

One space per bay.

Shopping centers, malls

Asingle commercial development project can obtain a reduction of 20% of the
number of parking spaces in excess of 200, provided 100 sq. ft. of landscaping,
above and beyond other requirements is provided for each parking space
reduced. Motels, hotels and combined commercial residential developments are
specifically excluded from the described reduction.

Handicapped parking

1. Handicapped spaces count as a portion of

the total number of parking spaces required.

2. Not applicable to existing facilities unless
occupancy is changed.

3. Handicapped spaces shall be provided,
designed and signed in conformance to Title
24 of the California Administrative Code.

Total # of Parking Spaces Handicapped Spaces Required

1-25

26 - 50

51 -75

76 - 100
101 - 150
151 - 200
201 - 300
301 - 400
401 - 500

501 - 1,000 2% of total
1,001 and over 20, plus one for each 100 over
1,000

O©CooO~NO O WNE

NOTES

1. Density bonuses are available for enclosed, covered parking, including underground or understory parking.
2. Fractional parts from 0.5 to 0.9 may be rounded to the next higher number when calculating required spaces.
3. "Gross leasable floor area™ or "gross floor area” means the total floor area, not counting hallways, bathrooms or

storage/ utility
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TABLE 06.020: PARKING STANDARDS - STALL, SIZE, PAVING, STRIPING

PARKING STALL DIMENSIONS —minimum requirements

Covered Parking, Carport 9’wide x 20’ long.
Minimum turning radius Must have a turning radius of at least 25",
Uncovered Parking 10’ wide x 20’ long.

Below 7,000" elevation, the required dimensions may be reduced to 9’ x 18".
If a finding of necessity can be made for parking spaces accessed directly from a street, the
required length of the parking space shall be 33",

Individual Handicapped Spaces 13’ wide, lined to provide an 8’ parking space and a 5 access aisle; 20’ long.

Double Handicapped Spaces 21’ wide, lined to provide two 8’ parking spaces and one 5’ access aisle shared between the
spaces; 20’ long.

STRIPING REQUIREMENTS

All paved parking spaces shall be striped in accordance with the approved parking layouts shown in Figure 6.020.

All handicapped parking shall be signed with a surface identification symbol and with either a wall-mounted or freestanding sign
in accordance with the provisions of Title 24.

PAVING AND DRIVEWAY IMPROVEMENT STANDARDS

All parking and driveway areas shall be paved except as provided for below. In areas 7,200 or greater in elevation, all parking and
driveways shall be paved to facilitate snow removal. The Planning Commission or Director may waive, modify, or increase the
parking and driveway improvement standards provided below. Driveways shall also comply with applicable provisions of the Fire
Safe Standards in Chapter 22 and the county Roadway Standards.

Areduction of 20% of required surface paving shall be granted in areas that use pervious surface systems for exterior p atios,
driveways and parking areas. Additional increased reduction may be granted if engineered plans demonstrate a permeability factor
greater than 20%.

11-227
Land Use Element —2013




MONO COUNTY GENERAL PLAN

TABLE 06.020: PARKING STANDARDS - STALL SIZE, PAVING, STRIPING -continued

Land Use

Lot Size Paved Access Road Dirt or Gravel Access Road

Single-family residential

Less than 1/2 acre Asphalt or similar Graded dirt or gravel
impervious surface

Single-family residential

1/2 acre or more Graded dirt or gravel Graded dirt or gravel

Multiple-family residential

All sizes Asphalt or similar Graded crushed rock or gravel
impervious surface

Commercial All sizes Asphalt or similar Graded crushed rock or gravel
impervious surface
Industrial All sizes Asphalt or similar Graded crushed rock or gravel

impervious surface

Parking lots, car or trailer
sales lots

Shall be developed with paving, drainage & striping (lighting & wheel stops as determined by the
Commission) according to the specifications of Planning Division and Department of Public Works.
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LAND USE ELEMENT

DESIGN AND DIMENSIONS OF PARKING FACILITIES

FIGURE 12:
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DEVELOPMENT STANDARDS

CHAPTER 07 — SIGNS

Sections:
07.010 Intent.
07.020 Permitted signs.
07.030 Signs subject to director review.
07.040 General provisions.
07.050 Design excellence (optional).
07.060 Prohibitions.
07.070 Nonconforming signs.

07.010 Intent.

It is the intent of this chapter to establish sign standards that will enhance and
preserve the unique scenic beauty of Mono County and promote pedestrian, bicycle,
vehicle, and traffic safety. Thus, aesthetics and safety are the primary objective of the
following sections. Signs shall be located to be compatible with their surroundings in
terms of size, shape, color, texture and lighting. They should not compete visually with
other signs. Because signs are important in providing information to the public, and
reducing hazards and confusion to pedestrians, bicyclists, and motorists, they should
be simple in design and easy to read and should not obstruct vision from roadways or
interfere with official traffic signs or signals.

Further, the provisions of applicable area plans will apply if more-restrictive regulations
are contained therein. For example, a use permit is required for freestanding signs in a
scenic highway corridor.

07.020 Permitted signs.
The following signs are permitted (some require a Building Division permit). These
regulations, where more restrictive, override the Uniform Sign Code (1985 Edition):

A. Awning or Canopy Sign:
Definition: An awning sign is painted, stenciled, stitched, sewn or stained onto
the exterior of an approved awning or canopy. Signs hanging from or attached to
a canopy are not permitted under this definition (see Hanging Signs).

Requirements: No awning sign may have less than 8 feet of clearance from the
bottom of the awning to the sidewalk. When an awning is the main signage for a
business, the flap should be a minimum of 12 inches wide with 8-inch letters so
that the sign can be easily read from across the street.

B. Changeable Copy Sign (or Marquee):
Definition: A sign that contains removable letters (or uses electronically
changing copy) and provides information that is subject to change. This includes
amenities available for motels or resorts, movies at theaters, and current events
at an auditorium.

Requirements: Maximum size permitted is 20 sq. ft. This sign area shall be
counted against the overall sign area permitted for any corresponding
monument/ freestanding signs or attached/projecting signs on the subject
parcel.

C. Political Signs:
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Definition: Asign that indicates or displays the name or picture of an individual
seeking election or appointment to a public office or relates to a forthcoming
public election or referendum or advocates a person's, group's or party's political
views or policies.

Requirements:

1. Political signs shall be posted only so long as needed to convey the message
intended by the posting and shall be removed immediately thereafter.

2. Political signs that have an adhesive backing shall not be affixed directly to
any structure. Such a sign with adhesive backing shall first be affixed to a
temporary backing of wood, paper or plastic for support that can be removed
easily from its posted location.

Real Estate Signs:
Definition: Asign that advertises the sale, rental or lease of property on which it
is erected and maintained.

Requirements: A maximum of one sign per parcel is permitted and shall be
removed within 15 days after the close of escrow or close of the rental/ lease
agreement. The sign must be located entirely within the subject property and
shall not be lit. Maximum sign areas and heights shall be permitted as follows:

Minimum Setback

Parcel Size Sign Size Sign Height from Edge of Road
10 acres or less 4 sq. ft. 4° 5’
10 acres and larger 12 sq. ft. 8’ 20’

Projecting Signs:
Definition: A sign that projects outward perpendicularly or at an angle from a
wall or building face and is primarily attached to that wall or building face.

Requirements: A projecting sign may not extend more than three feet from the
wall or building face and not exceed 10 sq. ft. with a minimum clearance of eight
feet from the bottom of the sign to the sidewalk. Additional bonus square footage
may be awarded as specified in Section 07.050, Design excellence.

Hanging Signs:

Definition: Ahanging sign is similar to a projecting sign except that the primary
sign face is hanging or suspended from a support bracket that projects outward
from the wall or building face. Ahanging sign may also hang from an awning.

Requirements: A hanging sign may not extend more than 4 feet from any
building or wall face. It shall not exceed 10 sq. ft. with a minimum clearance of 8
feet from the bottom of the sign to the sidewalk. Additional square footage may
be awarded as specified in Section 07.050, Design excellence.

Residential Identification Sign: The following residential identification signs are
allowed without permit approval:

1. Private individual residence identification signs, limited to the names of the
occupants and a total of 2 sq. ft. in size.

2. Multiple Family Projects, limited to one permanent identification sign with a
maximum area of 20 sq. ft., attached to an approved wall or facade.
Freestanding or monument signs are subject to Director Review as specified
in this chapter. A total signing program will be required as part of the use
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permit requirements for any new multiple-family residential project of four or
more units. Additional square footage may be awarded as specified in
Section 07.050, Design excellence.

H. Safety or Required Signs:

1. Signs required for the public safety and convenience shall be permitted in
conjunction with permitted business identification signs and shall not be
counted against the allowable identification sign area. Safety or required
signs shall not exceed 3 sq. ft. in each sign area and may contain any

combination of the following words or symbols: "Parking"” "Park Here"
"Customers Only" "Open,” etc., and shall not contain the name of the
business.

2. Required signs include those mandated by a federal, state or local agency,
and include display of gas prices by retail gasoline distributors. Gasoline
price signs shall not exceed more than one set of signs per street frontage.
Each line of letters or numbers cannot exceed 6 inches in height, and total
sign area may not exceed 24 sq. ft.

3. Ifthe name or logo of the business appears integrated along with any safety
or required sign, the total sign area shall be counted against the allowable
sign area.

I. Special Events and Holiday Signs:

Banners, signs or decorative materials are permitted in conjunction with a
holiday season or an event conducted in accordance with Section 02.1080,
Special Events. Such signs and decorative materials are not to be erected more
than 30 days preceding the event and shall be removed upon its conclusion.
Temporary signs in residentially designated areas shall be limited to garage sales
and open house signs, and shall be limited to 3 sq. ft. Political signs and signs
displaying non-commercial messages are not subject to this paragraph.

J. Window Signs:
Definition: Sign(s) painted on, attached to, designed or placed so as to be read
principally through the windows from outside the business.

Requirements: The total of all permanent window signs shall cover no more
than 20% of total window area. Temporary sale