












II. PROJECT DESCRIPTION

PROJECT SETTING
The proposed project site is located in the community of June Lake, approximately 15 miles north
of Mammoth Lakes (see Figure 1, Location Map). Highway 395, located approximately 4 miles
northeast of the project site provides easy access to the north (Bridgeport, Reno) and to the south
(Mammoth Lakes, Bishop). Access from June Lake to Hwy. 395 is provided by State Hwy. 158,
"the June Lake Loop", and by the Alternative Access Route which runs from Oh! Ridge
Campground behind June Lake to connect with Leonard Avenue west of the project site. Within
June Lake Village, Leonard Avenue is the closest paved road to the project site. Access to the
project site is currently provided by a dirt road (Skyline Drive) off of Leonard Avenue.

The project site is a 3.28 acre parcel, located on a slope to the north of Gull Lake (see Figure 2,
Vicinity Map). The project site slopes from north to south with a total elevation relief of 120 feet
over a distance of approximately 500 feet. Rock outcroppings occur north of the property line. A
12 kV powerline runs along the southern boundary of the project site. The project site is
surrounded to the north and east by public lands managed by the U.S. Forest Service. Property to
the west of the project site is undeveloped private land, also designated Specific Plan in the June
Lake Area Plan, and commonly referred to as the West Village Highlands. The southern
boundary of the project site is adjacent to existing single family residential development which
fronts on Leonard Avenue.

The project site is located in a primarily residential area at the western edge of the main
development in June Lake Village. June Lake Village has a mix of commercial, residential, and
recreational uses which serve local residents as well as recreational visitors to the area.
Vegetation in the vicinity of the project site is predominantly Sagebrush-Bitterbrush shrub with a
few scattered Jeffrey pines. Since it is on a slope above Gull Lake, the project site is visible from
Gull Lake.  Views from the project site include Gull Lake and the Sierra Nevada.

PROJECT OBJECTIVE
The project objective is to provide three (3) separate parcels (including access and utilities) for
construction of a single family residence on each parcel.

PROJECT DESCRIPTION
Parcel Map 34-54/June Lake Highlands will subdivide the project site into three lots measuring
0.8 acres, 0.9 acres, and 1.6 acres (see Tentative Parcel Map, Appendix C). The lots will be used
for single-family residential construction. Specific Plan policies will establish land use and design
standards for proposed future development.

Infrastructure
See Chapter III, Infrastructure Plan.

Design
Design guidelines in the Specific Plan are intended to ensure that development of the project
minimizes potential impacts to the visual environment and to water quality and air quality. Cut
and fill along the access road will be minimized. Building envelopes have been specified on all
lots.
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IV. SPECIFIC PLAN GOALS, POLICIES & IMPLEMENTATION MEASURES

PROJECT GOAL
Provide three (3) separate parcels (including access and utilities) for construction of a single
family residence on each parcel.

LAND USE

Objective: Define permitted land uses and criteria for their development.

Policy 1: Designate the entire parcel (APN 15-270-12) as Single Family Residential (SFR) (see
Figure 4, Land Use Map).

Policy 2: Permitted uses for the Single Family Residential (SFR) designation include the
following:

a. Up to three single family residences on APN 15-270-12, prior to the final Tract
Map recording. Once the final Tract Map records, one single family residence per
parcel.

b. Detached secondary residences shall not be permitted.

c. Accessory buildings and uses customarily incidental to single family residential
use, when located on the same lot and constructed simultaneously with or
subsequent to the main building.

d. Small domestic animals (e.g. dogs, cats, rabbits) for personal use.

e. Horses and other large animals (i.e. cow, bull, mule, donkey, llama, pig, goat,
sheep or similar sized animal) shall not be allowed.

f. No other uses shall be allowed.

Policy 3: Site development standards for the Single Family Residential (SFR) land use
designation shall be as follows:

a. Building envelope: Building envelopes shall be designated for all parcels on the
final tract map. The recorded map shall contain a notation restricting any
habitable structures to those areas. Non-habitable structures and landscaping
may be allowed outside of the building envelopes.

b. Building Setbacks: 20 feet front, 10 feet side and rear on the 0.8 and 0.9 acre
parcels; 30 feet on all sides for the 1.6 acre parcel in conformance with fire safe
standards. If waived by CDF, 20 feet front, 10 feet side and rear will also apply
for the 1.6 acre parcel.
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c. Alquist-Priolo Fault Hazard Zone Setbacks: 25 feet from both sides of the fault.
No habitable structures shall be permitted within the setback, in conformance
with the requirements of the Alquist-Priolo Act. Non-habitable structures may
be allowed within the Fault Hazard Zone Setback. Fault zones and building
envelopes shall be delineated on a separate map sheet recorded with the Final
Parcel Map.

d. Lot coverage: 40 percent maximum (including the building envelope) as allowed
by the Mono County Zoning Code for the Single Family Residential District.

e. Parking: Each residence shall provide three (3) parking spaces in conformance
with the June Lake Area Plan. At a minimum, a covered two-car garage is
required.

f. Minimum living area:  1,600 square feet, including a covered garage.

g. Building height shall not exceed 35 feet measured from grade. All heights shall
be calculated from the average point of the highest and lowest points under the
structure to the top of the structure.

h. Design requirements:  See Design policies.

i. Fencing:  See Design policies.

Policy 4: No further subdivision of any lot shall be permitted.

INFRASTRUCTURE (UTILITIES AND SERVICES)

Objective: Provide for the development of adequate facilities and services to serve the proposed
development in a timely manner.

Policy 1: Each lot in the subdivision shall be connected to the water supply system.

Policy 2: Prior to approval of the final Tract map, the project proponents shall extend the water
line from the main line in Leonard Avenue to the project site at their expense.

Policy 3: Prior to approval of the final Tract map, the project proponents shall provide the
County with a "will-serve" letter from the June Lake Public Utility District (PUD) for
water and sewer services, indicating that the PUD has adequate capacity to serve the
proposed project.

Policy 4: The project shall provide a calculated fire flow of five hundred gallons per minute
(500 gpm) at 20 pounds per square inch (20 psi) residual pressure for a duration of
two hours at a fire hydrant installed within six hundred feet of the most distant part
of any building. Prior to approval of the final Tract Map, the project proponents shall
provide the County with a letter from the June Lake Fire Protection District (FPD)
indicating the District's approval of the project's compliance with this requirement.

Policy 5: Each lot in the subdivision shall be connected to the sanitary sewer system.

Policy 6: Prior to approval of the final Tract Map, the project proponents shall extend the
sewer line from the main line in Leonard Avenue to the project site at their expense.
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Appendices

Policy 7: The existing underground utility conduits (electricity, telephone, cable TV) shall be
utilized.

Policy 8: Prior to approval of the final Tract Map, the project proponents shall provide the
County with a "will serve" letter from the June Lake Fire Protection District,
indicating approval of the final map.

Policy 9: Solid waste removal shall be the responsibility of individual parcel owners.

Policy 10: Each residence shall be connected to the shared 500 gallon propane tank or each
residence shall install an individual propane tank.

Policy 11: As indicated in the project's C.C. & R.'s, snow removal and maintenance of the access
road shall be the joint responsibility of all parcel owners.

DESIGN GUIDELINES

Objective: Minimize the project's potential visual impact.

Policy 1: Minimize site disturbance by limiting building and landscaping outside of the
designated building envelopes, driveways, and access road. Areas outside of those
designated areas shall be maintained in their natural condition wherever possible.

Policy 2: Outdoor lighting of individual residences shall be designed and maintained to
minimize the effects of lighting on surrounding uses. Exterior lighting shall be
limited to that necessary for health and safety purposes. High intensity outdoor
lighting shall be avoided or shielded when possible.

Policy 3: Where possible, siting of structures should avoid ridgelines.

Policy 4: Design of roadways, driveways and structures shall minimize cut and fill.

Policy 5: The proposed retaining wall for the driveway shall have a maximum height of 8 feet.
The wall shall be constructed of gray masonry block or a similar material which
blends in with the surrounding natural environment.

Policy 6: The driveway and retaining wall shall be shielded from view by planting 10-15
gallon aspen trees on 10 foot centers for approximately 100 feet on the southeast side
of the road across from the retaining wall. The trees shall be planted whether the
retaining wall is built or a more gradual cut slope is utilized. The trees shall be
planted as soon as possible after the driveway is finished. If an alternative access
route is chosen, it shall be similarly shielded from view by planting 10-15 gallon
aspen trees, or other indigenous trees such as junipers, on 10 foot centers where
necessary to completely shield the driveway from view.

Policy7: The design, color and building materials for structures and fences shall harmonize
with existing development in the area, the surrounding natural environment, and
on-site topography.  The following design guidelines shall apply to all development:

a. Structural siting and design should be sensitive to the topography of individual
lots.
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prevent the County from allowing structures designed for human occupancy in identified Fault
Hazard Zones and require full geotechnical analysis for any proposed projects.

In conformance with Mono County General Plan policies, a fault hazard study was prepared for
the site in order to locate existing faults, evaluate their historic activity and determine the level of
risk they present to the proposed development. The report also recommends mitigation
measures to reduce the risk to an acceptable level (see reports by GeoSoils, Inc.). In conformance
with General Plan policies, a geologist reviewed the adequacy of that report (see Sherman, David
M. 1997. Seismic Study of 3.28 Acre Parcel 15-270-012). These reports conclude that there is
sufficient evidence of fault activity to require a structural setback and recommend the following
setbacks: 25 feet from both sides of the fault, and 35 feet from the northeast side of the fault in the
area identified as Trench 3 in the report by David Sherman. The Trench 3 area is in the middle of
Parcel 3. No development other than the access road is proposed to the northeast side of the fault
on Parcel 3; the 35 foot setback is not applicable.

Soils:
The sandy soils in the June Lake area are relatively fragile and are subject to erosion when
disturbed by the removal of existing vegetative cover, vegetative litter, and surface rock
fragments. The soil on-site is identified as Xeric Torripsamment, ashy with rock outcrops on 15 to
60 percent slopes. The depth to bedrock is less than 60 inches. The erosion hazard of the soil
under existing condition is moderate to high; the erosion hazard of the soil when disturbed is
high. The available water holding capacity to a depth of 60 inches or to bedrock (whichever is
shallower) is 1.40 inches to 3.40 inches. The June Lake Master Environmental Assessment
identifies this soil type as one which has a potentially high erosion rate but one in which potential
impacts resulting from soil disturbance may be partially mitigated.

Potential Impacts and  Mitigation
1. The project may increase the potential for impacts to structures and people from seismic

hazards such as faulting or rockslides.
SP policies require a 25 foot setback from both sides of the fault. No habitable structures

may be built within the setback zone (LU Policy 3).
Building Code Seismic Construction Standards regulate development.

Potential impacts are mitigated to a less than significant level.

2. The soil underlying the project, when disturbed, is potentially highly erodible which may
result in potential visual impacts and impacts to air and water quality (during construction
and long-term). Specifically, potential erosion of cut slopes may cause sedimentation on
Skyline Drive and adjacent properties and concentration of runoff from the property may
cause erosion of Skyline Drive.

Project has been designed to minimize site disturbance. Building and landscaping will be
restricted to identified building envelopes on each parcel (DG Policy 1).

Cut and fill will be minimized (DG Policy 5).
Disturbed areas will be revegetated (NRC Policy 7).
Standard erosion control measures will be implemented during construction (required by

County's Grading Ordinance) (NRC Policy 6).
SP contains policies requiring control of dust during construction (NRC Policy 3).
Long-term erosion control measures include a gravel surface driveway with grades of 14

percent or under to minimize surface runoff and a cobble lined drainage ditch along
the driveway to channel potential runoff and to allow for greater infiltration of that
runoff (TC Policy 1 and NRC Policy 11).

Potential impacts are mitigated to a less than significant level.
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AIR QUALITY

The June Lake area is currently in compliance with federal and state air quality requirements as
monitored by the Great Basin Unified Air Pollution Control District. The area does experience
some inversions, primarily in winter, due to wide daily temperature variations. During
inversions, emissions from wood burning devices may cause a temporary air quality disturbance.
Soil information for the site indicates that site disturbance during construction may expose
material that is highly susceptible to wind erosion.

Potential Impacts and Mitigation
1. The project would increase emissions from wood burning devices.

SP policies require EPA Phase II certified wood burning devices (NRC Policy 8).
Propane service will be available to each lot and may minimize the use of wood burning

devices (I Policy 10).
Potential impacts are mitigated to a less than significant level.

2. The project would increase vehicle emissions.
Not a significant impact. Area is in compliance with federal and state standards and

project traffic will not add a significant source of vehicle emissions.

3. The project  may increase erosion impacts and contribute to a reduction in air quality.
See discussion under Geology and Soils:  Potential Impact # 2.

Potential impacts are mitigated to a less than significant level.

WATER RESOURCES

Supply
Water will be provided by the June Lake Public Utility District (PUD). The District has stated that
it has the capacity to serve the project but cannot meet the flows and volumes required for
domestic use and fire protection. The June Lake Fire Protection District (FPD) is also concerned
about this issue. As recommended by both the FPD and the PUD, the June Lake Highlands
Specific Plan requires the project to provide a calculated fire flow of five hundred gallons per
minute (500 gpm) at 20 pounds per square inch (20 psi) residual pressure for a duration of two
hours at a fire hydrant installed within six hundred feet of the most distant part of any building,
and requires access roads of adequate width and grade and with adequate turnarounds for fire
apparatus (I Policy 4, TC Policy 1). The June Lake Highlands Specific Plan also requires the
project proponents to extend the water line from the main line located in Leonard Avenue to the
project site at their expense (I Policy 2).

Surface water
The project site lies on a slope above Gull Lake and existing on-site drainage is towards Gull
Lake. There is existing single family residential development located between the project site and
Gull Lake. The project has been designed to minimize runoff. The access road will be gravel
instead of paved to minimize surface runoff and a cobble lined drainage ditch along the access
road will channel potential runoff and allow for greater infiltration of that runoff.

Potential Impacts and Mitigation
1. The project may increase erosion and contribute to a decline in Gull Lake’s water quality.

Project has been designed to minimize site disturbance. Building and landscaping will be
restricted to identified building envelopes on each parcel (DG Policy 1).

Cut and fill will be minimized (DG Policy 5).
Disturbed areas will be revegetated (NRC Policy 7).
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• The project will not have streetlights.

The following design features and policies of the Specific Plan will minimize potential visual
impacts and will mitigate potential impacts to a less than significant level:

• Design guidelines in the Specific Plan minimize site disturbance by establishing building
envelopes, minimize cut and fill for driveways and structures, require revegetation of
disturbed areas, limit the height of development on or near ridgelines, discourage the
siting of structures near ridgelines, require landscaping to screen development (including
the retaining wall along the access road, the propane tank, and buildings), restrict
outdoor lighting, require the use of building materials and colors which are in harmony
with the surrounding landscape, and require the use of non-reflective materials (DG
Policies 1-12).

• The Alternatives Section of this Plan discusses alternative driveway placements and
designs which would further minimize potential visual impacts.

• The proposed development is adjacent to existing development in the area and will
appear as an extension of that development.

The above design guidelines are consistent with General Plan and June Lake Area Plan policies
pertaining to protecting the visual environment and ensuring that development is compatible
with the surrounding community. The project has been designed to avoid or mitigate potential
significant visual impacts. Uniformly applied development standards have been adopted which
will substantially mitigate potential environmental effects.
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