REVISED GPA 18-01 A) Commercial Cannabis, for 4/5/18 Adjourned
Planning Commission Meeting

IV. LAND USE DESIGNATIONS Red - original packet
Blue - edits as of 3/22
LAND USE DESIGNATION CRITERIA Green - edits as of 4/5

Each and every parcel of land in the unincorporated area of the county has been duly assigned a land use
designation, or in rare cases multiple designations. 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.
Density bonuses of varying percentages may be applied in various land use designations 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. See Section 04.100 Density for density bonus provisions.

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.

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.
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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.

Commercial cannabis activities are prohibited in all land use designations unless explicitly identified in the
land use designation as a permitted use subject to use permit.

NOTE: In the following Land Use Designation section, references to mobile home shall mean manufactured
housing, as defined in Section 02.770.

PARCELS WITH MULTIPLE DESIGNATIONS

Parcels with two or more land use designations or “split designations” should be divided along the land use
designation lines when feasible, and a land division may be required as a condition of a Director Review or
Conditional Use Permit for development purposes. All applicable land use designation regulations for each
particular designation shall be applied to the corresponding portion of a split-designation parcel, and setbacks
will be enforced from the split-designation line.

LAND USE DESIGNATION MAPS

Maps of General Plan Land Use Designations on a parcel-by-parcel basis are available online at
https://monomammoth.maps.arcgis.com



https://monomammoth.maps.arcgis.com/

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 Non-commercial composting facilities where the operation does not create a nuisance problem and has
less than 100 cubic yards of material on site at any given time

e Single-family dwelling

e Manufactured home used as a single-family dwelling2

e Accessory buildings and usesS

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 TP
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
c

e Animal hospitals large and small, veterinary clinics and animal boarding TP
e Kennel (see Animal Standards, Table 04.013)

e Mineral exploration activities (including geothermal exploration activities) 8P
e Equestrian facilities TP

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 TP, excluding commercial cannabis nurseries (see commercial cannabis activities)
e Commercial composting facilities

e Exotic animals TP

e Commercial cannabis activities: Cultivation, Processing, Nursery, Retail*, Manufacturing (Type 6, P &
N)*, Distribution*, Microbusiness (only individual cannabis activities permitted in this designation shall
be permitted in a Microbusiness), conducted in compliance with requirements of Chapter 13 of the Land
Development Regulations and with the permit and operation requirements of Chapter 5.60 of the Mono
County Code.



*Accessory to the main use only

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 II-86 through II-

91) 8P (Ten-acre minimum in the Antelope Valley) (Bridgeport Valley and Bodie Hills, see Hammil
Valley TP)

Minimum Lot Dimensions: Width - 60’ Depth - 100’ 5
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 sl Side: 30 sl’

Building Density: 1 du/lot and an Accessory Dwelling Unit 8P (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 fewer 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.

S. 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

FOOTNOTES



C. Clarification
rp. Recommendation from the Regional Planning Advisory Committee
gp. General Plan addition



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. Exterior structural alterations or additional parking shall
require a Director Review. 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, , title & escrow, real estate developers and
builders, investment services, bail bonds, etc.

e Personal Services — e.g., self-service laundries and dry cleaning, beauty salons, barbers, shoe repair,
photographic services, cleaning and laundry, etc.

e Business Services - e.g., business centers, general advertising, business and management
consulting, , employment services, etc.

e Repair Services — e.g., electronics 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 Any combination 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 Housing5

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

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
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 exterior structural alterations or additional parking are required.
e Accessory buildings and uses.

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e Household units; if found compatible with the district, apartments, condominiums, etc.
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 Educational — e.g., nursery and primary schools, private childcare facilities



e Miscellaneous services — e.g., religious activities

e Public - e.g., hospitals; post offices; water treatment plants; collection, sorting and transportation of
recyclables; etc.

e Entertainment establishments - e.g., theaters, movies, cocktail lounges, bars, nightclubs, etc.

e Retail establishments - e.g., department stores, etc.

e Professional offices — e.g., medical complex, administrative centers, small animal hospitals and boarding
kennels, etc.

e Buildings for conducting services — e.g., financial institutions, -health clubs, convention centers, roller
skating, bowling, indoor ice-skating, auto rental, fitness centers , etc.
All of the permitted uses and uses subject to Director Review if determined necessary by the Director.
Commercial cannabis activities: Preeessing,—ManufacturingType—6,—Manufacturing Type N,
Manufacturing Type P, Distribution, Testing, Retail and Microbusiness (only individual cannabis
activities permitted in this designation shall be permitted in a Microbusiness), conducted in compliance
with requirements of Chapter 13 of the Land Development Regulations and with the permit and
operation requirements of Chapter 5.60 of the Mono County Code.

DEVELOPMENT STANDARDS
Minimum Lot Area: 10,000 sf 4

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: S’ Side: o’

See Section 04.120 for other provisions.

Density: Residential uses — 15 du/acre
Hotels, motels, bed-and-breakfast establishments, etc. — 40 units/acre

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.

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.

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. Lots requiring individual septic systems are subject to minimum dimensions as determined by the Lahontan
Regional Water Quality Control Board.

S. 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



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?

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use-Care Act

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:

All uses - 10,000 sf 4
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
S 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’
Maximum Lot Coverage: 60%
Minimum Setbacks:

Front: 10 Rear: 5’ Side: O’
See Section 04.120 for other provisions.



Building Density:

CL-M Hotels, motels, lodges, bed-and-breakfast establishments, rental cabins and other similar uses
— 15 du/acre
Apartments, multifamily 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, multifamily units, condominiums and similar uses — 15 du/acre

If density bonuses are granted (see 04.100 Density), in no case shall projects exceed 26 units/acre for
residential units and 60 units/acre for commercial lodging units in the CL-H.
Units designated as manager/employee housing unit shall not be counted in density calculations.

Population Density:
Maximum population density is 37.6 persons/acre for multifamily 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.

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.

S. 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
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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?

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use-Care Act

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 Recreational amenities, e.g., 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)
e Manufactured housing subdivision (see Ch. 18)

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: 307 sl
See Table 04.120 for other provisions.

Building Density: 1 du/lot and an Accessory Dwelling Unit (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.

Maximum Building Height: 35’ See Table 04.010 for other provisions.

NOTES
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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 fewer 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 04.120 Minimum Yards

FOOTNOTES
sl. State Law requirement
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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 All 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)
e All uses subject to Director Review under the Industrial Park (IP) designation

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
e All uses subject to use permit under the IP designation

e General manufacturing such as batch plant, concrete €, asphalt and textile and lumber mills
e Alternative energy generation plants: photovoltaic, mirrors, and biomass conversion

e Refining of petroleum and its products

e Smelting of metals such as; copper, iron, tin, and zinc

e Waste processing and household hazardous waste management

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 &P
e Firewood processing and storage 8P

e Impound yards &P

e Commercial cannabis activities: Cannabis Cultivation, Nursery, Processing, Manufacturing Type N,
Manufacturing Type P, Manufacturing Type 6, Manufacturing Type 7, Testing, Retail, Distribution, and
Microbusiness (only individual cannabis activities permitted in this designation shall be permitted in a
Microbusiness), conducted in compliance with requirements of Chapter 13 of the Land Development
Regulations and with the permit and operation requirements of Chapter 5.60 of the Mono County Code.

DEVELOPMENT STANDARDS
Minimum Lot Area: 10,000 sf 4

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’
13



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.

2. Densities stated are based upon availability of both community water and sewer.

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. 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
FOOTNOTES
C. Clarification
ep. General Plan addition
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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 that 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)
e 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 Transfer facilities for waste management
e Collection, sorting and transportation of recyclables

e Accessory buildings and uses!

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e Industrial condominiums

e Waste transfer and management facilities for diversion, recycling and long haul

e Tank farms

e Freight terminals

e Commercial cannabis activities: Cannabis Cultivation, Nursery, Processing, Manufacturing Type N,
Manufacturing Type P, Manufacturing Type 6, Manufacturing Type 7, Testing, Retail, Distribution, and
Microbusiness (only individual cannabis activities permitted in this designation shall be permitted in a
Microbusiness), conducted in compliance with requirements of Chapter 13 of the Land Development
Regulations and with the permit and operation requirements of Chapter 5.60 of the Mono County Code.

DEVELOPMENT STANDARDS
Minimum Lot Area: 10,000 sf 4
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Minimum District Area: 10 acres
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: S’ Side: 0}

Uses Subject to UP Front: 20° Rear: 10° Side: 10°

See Section 04.120 for other provisions.

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.

2. Densities stated are based upon availability of both community water and sewer.

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. 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
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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 € Mobile homes are excluded from June Lake &P
o 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®

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use-Care Act

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., business centers, 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

¢ 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) €
e Recreational-vehicle parks (see Ch. 17) €

e Manufactured housing subdivision (see Ch. 18)
e Commercial cannabis activity: Preeessing,—Manufacturing Type N, Manufacturing Type P,

Manufacturing Type 6, Manufacturing Type/; Testing, Retail, Distribution, and Microbusiness (only

individual cannabis activities permitted in this designation shall be permitted in a Microbusiness),
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conducted in compliance with requirements of Chapter 13 of the Land Development Regulations and
with the permit and operation requirements of Chapter 5.60 of the Mono County Code.

DEVELOPMENT STANDARDS
Minimum Lot Area:

All uses — 10,000 sf S

Areas lacking community water and sewer — one-acre minimum all uses ¢ TP

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 that front a public pedestrian mall or plaza.

Minimum Setbacks:
Front: 10° Rear: 5’ Side: 10’

See Section 04.120 for other provisions.

Building Density: Hotels, resort hotels, motels — 40 du/acre
Apartments, multifamily 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. 8P

If density bonuses are granted (see 04.100 Density), in no case shall projects exceed 26 units per acre for
residential units and 60 units per acre for commercial lodging units.
Units designated as manager/employee housing unit shall not be counted in density calculations.

Population Density: Maximum population density is 37.6 persons per acre for multifamily
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.
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e Businesses operating within the zone shall not exceed a sustained or intermittent noise level

of 60 dB(Ldn/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 fewer 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.

3. Densities stated are based upon availability of both community water and sewer.

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" (Ch. 04, Uses not listed as permitted).

S. 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. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Ch. 07 Development Standards — Signs

Table 04.010 Building Heights

Land Use Element — Antelope Valley Policies, June Lake Policies, and Long Valley Policies

FOOTNOTES
C. Clarification
rp. Recommendation from the Regional Planning Advisory Committee

gp. General Plan addition
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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 multifamily residential
development, such as duplexes and triplexes.

The “MFR-M” designation is intended to encourage long-term multifamily 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 multifamily 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-L only ©
e Duplexes and triplexes

e Accessory buildings and uses?

¢ 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®

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

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
e 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
o 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
e Manufactured housing subdivision (see Ch. 18)

DEVELOPMENT STANDARDS
Minimum Lot Area:

MFR-L

Minimum lot size — 7,500 sf S
Single-family residences & duplexes — 7,500 sf
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Multiple family — 11,250 sf
Condominiums, cooperatives, townhomes, cluster developments — 2 acres
Schools - 5 acres

MFR-M
Minimum lot size — 10,000 sf S

Condominiums, cooperatives, townhomes, cluster developments — 20,000 sf

MFR-H

Minimum lot size = 7,500 sf S
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’
e Schools — 200’

Maximum Lot Coverage: MFR-L 40% MFR-M and MFR-H 60%
Minimum Setbacks:
Front: 20° Rear: 10° Side: 10°
See Section 04.120 for other provisions.
Building Density:
MFR-L
1 du/3,750 sq. ft. or 11.6 du/acre
MFR-M & -H
Condominiums, multifamily residences and similar uses — 15 du/acre
In no case shall projects containing density bonuses exceed 26 units/acre. Units designated as

manager/employee housing unit shall not be counted in density calculations.

MFR-H
Hotels, motels, bed-and-breakfast establishments, etc. — 40 units/acre

Population Density: Maximum population density is 37.6 persons per acre for multifamily 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
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1. Provided that the unit is fewer 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).

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. Densities stated are based upon availability of both community water and sewer.

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" (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.

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

FOOTNOTES
cC. Clarification
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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

Single-family dwelling (excluding mobile homes)
Accessory buildings and uses!

Wildlife preserves, botanical preserves, wetland preservation/banking, and similar uses ¢ 8P
Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use-Care Act

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing, Ch. 31)

Transient rentals (rental for fewer than 30 consecutive days) of up to three dwelling units (i.e., rental
cabins or bed-and-breakfast establishments).

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

Construction of an accessory building prior to construction of the main building

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

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
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

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., see
the June Lake Area Plan Natural Habitat Protection District policies). Project site plans shall show the extent
of lot coverage and site disturbance.

Minimum Setbacks: 30 feet 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
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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.

e Development projects, where feasible, shall be located away from or outside 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
FOOTNOTES

c. Clarification
gp. General Plan addition
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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 Agriculture

e Bikeway, pedestrian ways, equestrian trails, cross country ski touring, ski-back trails

e Wildlife preserves, botanical preserves and similar uses 8P

e Single-family dwelling 8P

e Commercial aquaculture activities

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use-Care Act

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, downhill ski runs

e Accessory buildings and uses, including barns, stables and farm buildings

e Water storage tanks

e Mineral exploration activities (including geothermal exploration activities) &P

DEVELOPMENT STANDARDS
Minimum Parcel Size: None

Minimum District Area: None

Maximum Site Disturbance: 10% (includes lot coverage) 8P

Density: 1 du/80 acres and an Accessory Dwelling Unit (see Ch. 16, Development Standards — Accessory

Dwelling Units). 8P No residential development is allowed if the parcel size is less than 80 acres
c

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 fewer than 10 years old and meets the criteria set forth in Section 04.280.

SEE ALSO

Land Development Regulations -
Ch. 04 Development Standards — General
Ch. 06 Development Standards — Parking
Table 04.010  Building Heights

FOOTNOTES
c. Clarification
gp. General Plan addition
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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 (Los Angeles Department of Water and Power) lands throughout the
unincorporated area.

PERMITTED USES
e Single-family dwelling
e Manufactured home used as a single-family dwelling1

e Accessory buildings and uses?

¢ Animals and pets (see Animal Standards Section 04.270)

e Home occupations (see Home Occupation regulations, Section 04.290)

e Resource exploratory activities that 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

operations, except those requiring a use permit

e Small-scale agriculture

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards — Accessory Dwelling
Units)

e Non-commercial composting facilities where the operation does not create a nuisance problem and has
less than 100 cubic yards of material on site at any given time

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing, Ch. 31)
e Resource exploratory activities that involve excavation, devegetation, or other potentially significant
environmental effects

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)
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e Limited-scale lodging, such as small inns, bed-and-breakfast establishments, and cabins, if found by
the Commission to be compatible

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

e Commercial composting facilities

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: S0’ Rear: 30° Side: 30°
Maximum Building Density: one du/lot and an 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 fewer 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).

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.
"Agricultural uses" include 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; aquaculture; 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.

Large-scale projects may be subject to a Specific Plan (Ch. 36) in conformance to the General Plan.

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
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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 sl

e Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards — Accessory Dwelling
Unit)

e Transitional and Supportive Housing®

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

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

¢ Mobile-home parks (see Dev. Standards — Mobile Homes & RV Parks, Ch. 17 €
e Manufactured housing subdivision (see Ch. 18)

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: 108U side: 10 sl

Setbacks for Accessory Buildings Used as Barns or Stables
Front: 50’ Rear: 30 sl Side: 30 s’

Building Density: 1 du/lot and an Accessory Dwelling Unit 8P (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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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

FOOTNOTES
C. Clarification
ep. General Plan addition
sl. State Law requirement
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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?
e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

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 Recreational amenities; e.g., art galleries, country clubs, and golf courses
e Kennel
e Construction of an accessory building prior to construction of the main building

¢ Mobile-home parks (see Dev. Standards — Mobile Homes & RV Parks, Ch. 17 €

e Small-scale agriculture, including limited commercial agricultural activities I'P
e Manufactured housing subdivision (see Ch. 18)

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 8P (see Ch. 16, Development
Standards — Accessory Dwelling Units).
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Population 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 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 fewer 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 Environmental
Health and Lahontan Regional Water Quality Control Board.

S. 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

FOOTNOTES
C. Clarification
rp. Recommendation from the Regional Planning Advisory Committee
ep. General Plan addition
sl. State Law requirement
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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 dwelling2

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

o Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards — Accessory Dwelling
Unit)

e Transitional and Supportive Housing*

e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

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: S 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.

Minimum Setbacks:
Front: 30’ Rear: 30’ Side: 30’
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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 units/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 fewer 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
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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 storagerr;

e Warehousing, enclosed retail and wholesale storage;

e Sale lots — e.g., car sales, (requires a minimum one-half acre area);

e Any combination of the permitted service commercial uses;

e All permitted uses in the C designation; and

e Construction supplies, materials and equipment storager

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review Processing, Ch. 31)
e All uses subject to Director Review in the C designation
e Collection, sorting and transportation of recyclables.

USES PERMITTED SUBJECT TO USE PERMIT (Use Permit Processing, Ch. 32)

e All uses subject to a use permit in the C designation

o All permitted uses in the C designation, but requiring new construction or alterations

e All uses utilizing outdoor storage

e Commercial cannabis activity: Processing, Manufacturing Type N, Manufacturing Type P,
Manufacturing Type 6, Manufacturing Type-7;-Testing, Retail, Distribution, and Microbusiness (only
individual cannabis activities permitted in this designation shall be permitted in a Microbusiness),
conducted in compliance with requirements of Chapter 13 of the Land Development Regulations and
with the permit and operation requirements of Chapter 5.60 of the Mono County Code.

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%
Minimum Setbacks:
Front: 10’ Rear: 5’ Side: O’
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See Section 04.120 for other provisions.

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. rp

Density: Maximum population density is 5.02 persons per five acres or approximately one person per acre.
rp

Maximum Building Height: 35’ See Table 04.010 for other provisions.

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.

2. Densities stated are based upon availability of both community water and sewer.

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. 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

FOOTNOTES
rp. Recommendation from the Regional Planning Advisory Committee
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 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 Accessory Dwelling Unit (as prescribed in Chapter 16, Development Standards — Accessory Dwelling
Units)

e Manufactured home used as a single-family dwelling2 sl
¢ Transitional and Supportive Housing®
e Outdoor cultivation of a maximum of six cannabis plants under the Compassionate Use Care-Act

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
e Manufactured housing subdivision (see Ch. 18)

DEVELOPMENT STANDARDS
Minimum Lot Size: 7,500 sf 3,5

Minimum District Area: 5 acres

Minimum Lot Dimensions: Width — 60’
Depth — 100’

Maximum Lot Coverage: 40%
Minimum Setbacks:
Front: 20’ Rear: 10° Side: 10°

See Section 04.120 for other provisions.

Building Density: 1 du/lot and an 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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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 fewer 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. Densities stated are based upon availability of both community water and sewer.

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" (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.

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

FOOTNOTES
c. Clarification
sl. State Law requirement
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Land Development Regulations

Chapter 4 — General

04.030 Uses not listed as permitted.

A.

B.

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; and

2. Uses may have been omitted from the list of those specified as permissible in each of the various
Land Use Designations described in 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.” Notwithstanding the above, commercial cannabis activities shall not be
interpreted as a similar use; are explicitly excluded from “uses not listed as permitted;” and are
prohibited unless stated otherwise.

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 that, 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.

An interpretation of “similar uses” shall not apply to commercial cannabis activities, which are
prohibited in all land use designations unless explicitly identified in the land use designation as a
permitted use subject to use permit.

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; and

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.
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04.290 Home occupation.

Home occupations are permitted in all residential designations, subject to obtaining a business license and
compliance with the following home-occupation standards. A proposed home occupation must be clearly
incidental and secondary to the residential use of the parcel and must be carried on within on-site structures
by inhabitants of the parcel.

In order to maintain the home occupation and the business license, the applicant shall comply with all of the
following home-occupation standards at all times:

A.

™

T Q

—

K.

L.

The business shall be confined completely within the dwelling and ancillary structures, excepting two
vehicles not to exceed one ton towing capacity each;

The business shall involve 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;

The business shall be carried on by members of the family occupying the dwelling, with no other persons
employed;

. The business shall produce 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);

The business shall not generate pedestrian, vehicular traffic, or parking needs beyond that normal in
the neighborhood in which located,;

The business shall require no structural, electrical or plumbing alterations in the dwelling;

The business shall involve no equipment other than that customarily used in dwellings; and

The business shall involve no outdoor storage or advertising.

A cottage food operation as defined in Section 113758 of the Health and Safety Code and in compliance
with AB1616 shall be a permitted home occupation provided it complies with all applicable provisions
of this section and the Health and Safely Code, as it may be amended. Any applicant for a home
occupation under this subsection shall demonstrate he or she operates a qualifying cottage food
operation. Notwithstanding the foregoing, subsection C above shall not apply to a cottage food
operation.

Modifications to the above requirements may be permitted with an Expanded Home Occupation Permit.

Expanded Home Occupation permits require approval by the Planning Commission at a public hearing.

The business shall not involve commercial cannabis activities of any type.

Expanded Home Occupation permit may be granted by the Planning Commission only when all of the following
findings can be made in the affirmative:

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; and
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4. That the use will be similar to and not be more obnoxious to the general welfare (e.g., health, safety,
noise, traffic generation) than the uses listed within the designation.
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Development Standards

Chapter 13 — commercial cannabis activities

Sections:

13.010 Purpose

13.020 Definitions

13.030 commercial cannabis activities Prohibited Unless Specifically Authorized by this Chapter
13.040 Compliance with Laws

13.050 Permits Required

13.060 Use Permit Application Requirements
13.070 General Standards and Requirements
13.080 Cannabis Cultivation

13.090 Cannabis Distribution and/or Processor
13.100 Cannabis Manufacturing

13.110 Cannabis Testing Facilities

13.120 Cannabis Retail and Delivery

13.130 Cannabis Microbusiness

13.010 Purpose

This Chapter provides regulations for the local permitting of commercial cannabis activities under specified
conditions in the unincorporated areas of the County; its purpose is to protect the public health, safety, and
welfare; enact strong and effective regulatory and enforcement controls in compliance with state law and any
applicable federal enforcement guidelines; protect neighborhood character; and minimize potential for negative
impacts on people, communities, and the environment in the unincorporated areas while accommodating the
health needs of medical cannabis patients and establishing an avenue through which adult-use businesses may
operate consistent with state law.

13.020 Definitions
Unless otherwise specified below, the definitions found in Mono County Code Chapter 5.60 shall apply to this
Chapter.

13.030 commercial cannabis activities Prohibited Unless Specifically Authorized by this Chapter

Except as specifically authorized in this Chapter, commercial cannabis activities which include, but are not limited
to, cultivation, manufacturing, processing, storing, laboratory testing, labeling, sale, delivery, distribution or
transportation of cannabis or cannabis products, and cannabis events are expressly prohibited in the County of
Mono without state licenses and applicable local permits and licenses. For the purposes of this Section,
“commercial cannabis activity” does not include the activities defined in Section 11362.1 and Section 11362.2 of
the California Health & Safety Code related to personal use and cultivation.

13.040 Compliance with Laws

Owners and permittees shall ensure that all commercial cannabis activity operates in compliance with all
applicable state and local laws, and any regulations promulgated thereunder. Nothing in this Chapter shall be
construed as authorizing any actions that violate state or local law with respect to the operation of a commercial
cannabis activity.

13.050 Permits Required
Prior to operation of a commercial cannabis activity the following shall be obtained through an application process
with the Mono County Community Development Department (“Department”) as necessary:
A. Conditional Use Permit (pursuant to Chapter 32 — Use Permit),
B. Cannabis Operation Permit per Mono County Code 5.60 for—each—State-licensed—commercial
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C. Business License from the Mono County Tax Collector, as required by Mono County Code Chapter
5.04, and
D. Cannabis business tax certificate, if applicable.

13.060 Use Permit Application Requirements

All applications for a Conditional Use Permit for a commercial cannabis activity shall be filed with the Community
Development Department on the specified form and/or in the manner prescribed by the Director of the
Community Development Department, or his or her designee. In all cases the application shall contain, without
limitation, the following documentation:

A. Notarized, written authorization from all persons and private entities having a right, title or interest in the
property or Premises on which the commercial cannabis activity is located consenting to the application
and the operation of the proposed commercial cannabis activity on the property or Premises;

B. Site plans, floor plans, conceptual improvement plans, and a general description of the nature, size, and
type of commercial cannabis activity(s) being requested;

C. Documentation, plans, or specifications demonstrating compliance with the General Standards and
Requirements of this Chapter, 13.070, and any additional applicable requirements for specific commercial
cannabis activities found in all appllcable State and Iocal laws and regulations.;

)

D. A valid Mono County Busmess License (must be obtalned prior to permlt |ssuance) and

E. All required application materials shall be prepared and submitted at the time of application, with the
required fee. Incomplete applications shall be rejected returned with a list of required components and
may be resubmitted with completed documentation.

13.070 General Standards and Requirements
Commercial cannabis activities shall comply with all General Plan policies and regulations, in addition to this
Chapter. The following general standards and requirements apply to all commercial cannabis activities permitted
in the county:

A. All commercial cannabis activity shall be conducted between licensed and permitted cannabis operations.

B. The Permittee shall be responsible for ensuring that all commercial cannabis activities on the premises
operate in good standing with permits and licenses required by Mono County Code and State law. Failure
to take appropriate action shall be grounds for the modification or revocation of the Use Permit;

C. Site Control. All commercial cannabis activity shall meet the following site control standards:

1. No commercial cannabis activity shall be allowed within six hundred (600) feet of schools providing
instruction to kindergarten or any grades 1 through 12, day care or youth centers, parks, ballfields,
playgrounds, libraries, community centers, and licensed child care facilities; and

2. An additional corridor of exclusion applies in the Crowley Lake community on Crowley Lake Drive
between the library/park (3627 Crowley Lake Drive) and the ballfield (526 Pearson Road) to protect
minors that may be traveling between these attractions.

D. Setbacks.

1. All commercial cannabis activities shall meet existing setbacks established in General Plan Chapter
4 — Land Use Designations and 4.120 Yards and Setbacks. Additional setback requirements per
commercial cannabis activity type shall be set forth in specific sections of this Chapter.

E. Odor Control.

1. An odor mitigation plan is required to demonstrate that odors generated by the commercial cannabis
activity shall not unreasonably impact adjacent properties and uses, or that an-odor mitigation plan-is
measures are not applicable due to lack of cannabis-related odor generation, location or siting, design
features, or other factors.

2. An odor mitigation plan shall provide a sufficient odor absorbing ventilation and exhaust system so
that cannabis odors are mitigated outside of the facility; on adjacent property or public right of way;
on or about the exterior or interior common area walkways, hallways, breezeways, foyers, lobby
areas, or any other areas available for use by common tenants or the visiting public; or within any
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other unit located inside the same building as a commercial cannabis activity, and may include the
foIIowmg

ppeeesaﬂgand—paekmgmmnes—shau—b&eqmpped—m%homr control f||trat|on and ventllatlon

system(s) to control odors;
e Devices and/or techniques incorporated into the facility or premise to mitigate the off-site
detection of Cannabis odors.
3. An audit of the Odor Mitigation Plan and its effectiveness shall be conducted upon the issuance, and
durmg annual inspections, of a CommerC|aI Cannabis Operatlon Permit.

F. Signage and Notices.
1. A Sign Plan shall be required to demonstrate compliance with General Plan Land Development
Regulations, Chapter 4.190 Signs, and Chapter 7 Signs.
2. No banners, flags, billboards or other prohibited signs may be used at any time.
G. Visual Screenlng/Fencmg

2. AII Cannabls Cannabis Products and Cannabls Accessorles shall be screened from view from a
public right of way to the best of the Permittee’s ability.

3. Fencing installed on or around the premises shall comply with all other applicable County and
State laws and regulations regarding height and location restrictions.

4. |f linear features are proposed, a/ Visual Screening Plan is required to demonstrate the-visual

compatibility with the surrounding landscapes, viewscapes,and/or community charactereflinear
features, including but not limited to fencing,-with-the-surroundinglandscapes-and-viewseapes. A
Visual Screening Plan shall be submitted with the application and be compatible with:

i. General Plan Land Use Element Conservation/Open Space Element 05-02
Issues/Opportunities/Constraints, Visual Resources and 05-03 Policies, Visual
Resources;

ii. General Plan Land Use Element 02-06 Land Development Regulations, Chapter 4.160
Fences, Screening and Landscaping;

iii. General Plan Appendices, 09-03 Mono County General Design Guidelines, Chapter 2,
Site Planning & Landscape; and

iv. Landscaping species shall be consistent with those identified in General Plan Appendices
09-03, Mono County General Design Guidelines, “Plants.”

v. Visual screening shall blend into the surrounding landscape as best as possible.

H. Lighting.
1. A Lighting Plan demonstrating compliance with the following:

i.  All commercial cannabis activities shall comply with General Plan Land Use Element
Chapter 23 — Dark Sky Regulations regardless of activity type or Premise location.

i.  Design specifications and/or cut sheets for all proposed exterior lighting and-interier shall
be detailed in the Lighting Plan.

iii.  Interior light systems shall-be-fullyshielded; includeing black-outadeguate coverings on
windows; to confine light and glare to the interior of the structure and be detailed within
the Lighting Plan.

iv.  Light shielding, window covering, and any other light mitigation measure shall be utilized
from sunset to sunrise to avoid nighttime glare, as required in California Department of
Food and Agriculture State Code 8304
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2. Commercial cannabis activities located north of Mountain Gate Park shall adhere-te comply with
Land Use Element Chapter 23 — Dark Sky Regulations.

I. Parking.

1. A Parking Plan depicting availability and requirements for parking shall be submitted. The Plan
shall demonstrate the provision of adequate on-site parking for all employees and allow for
loading and unloading.

2. The Parking Plan shall comply with General Plan Land Development, Chapter 6 - Parking.

J. Noise.

1. The use of generators is prohibited, except as short-term, temporary, emergency back-up
systems.

2. Noise generation shall comply with the Mono County General Plan Noise Element and Mono
County Code, Chapter 10.16.

3. General Plan Noise Element shall apply to all commercial cannabis activities.

K. Fire Protection. All regulations of the local fire district shall be met to ensure adequate access, water
availability and other conditions for fire protection.

1.

3.

commercial cannabis activities shall comply with General Plan Land Development Regulations,
Chapter 22, Fire Safe Regulations; PRC Sections 4290 and 4291; and the current California Building
Code.

Fire Prevention Plan. The permittee shall prepare, submit, and implement a Fire Prevention Plan for
construction and ongoing operations and obtain a Will-Serve letter from the local fire protection
district. The Fire Prevention Plan shall include, but not be limited to: emergency vehicle access and
turn-around at the facility site(s), vegetation management and fire-break maintenance around all
structures.

All regulations of the local fire district shall be met to ensure adequate access, water availability and
other conditions for fire protection.

L. SecuritySafety- Plan. Compliance with the securitysafety plan approved under the Cannabis Operation
Permit (Mono County Code Chapter 5.60) is required.
M. Water Conservation. Water conservation measures, water capture systems, or grey water systems shall

be incorporated-in-cannabiscultivation-operations, consistent with the Resource Efficiency Plan policies,
to minimize use of water where feasible.

13.080 Cannabis Cultivation
In addition to 13.070 requirements, a permit for cultivation is subject to the following additional requirements:
A. Setbacks

1.

2.

Outdoor cultivation areas and all associated structures located on or around the premises shall meet
all applicable setback requirements set forth in the Land Use Designation Chapter 02-04.

Outdoor cultivation areas shall be set back three-hundred (300) feet from 1) existing habitable space
under separate ownership, measured from the nearest boundary line of the cultivation area to the
nearest point of the habitable space; 2) the property line of any neighboring parcel under a different
land use designation; 3) any public or private road or other vehicular path of travel serving, or intended
to serve, as access for multiple properties; and 4) any public and formally identified non-motorized or
multi-modal pathway.

All structures used for indoor cultivation and all structures used for drying, curing, grading, trimming
or processing shall comply with the setbacks for the land use designation. There shall be no evidence
of cannabis cultivation outside the structure (e.g., the use shall comply with the Visual Screening
Plan, Sign Plan, and Mono County Code Chapter 5.60).

Cultivation within a “hoophouse” or shade-cloth structure shall be deemed-cutdoorcultivation subject
to the requirements of this Chapter, including the parcel restrictions, setbacks, and all General
Standards and Requirements (Section 13.08).

The Planning Commission may modlfy the requwements if all of the foIIowmg flndlngs can be made
for an alternative site plan:

olicmntvesiioslondomensiiosing
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a. The requested modification(s) improve security, visual mitigation, and/or odor mitigation of
the cannabis activity without increasing or creating new impacts that otherwise would not
have existed under the required standards;

b. The approval of the alternative site plan will not constitute a special privilege inconsistent
with the limitations upon other properties in the vicinity and in the land use designation in
which the property is situated; and

c. The approval of the alternative site plan will not be detrimental to the public welfare or
injurious to property or improvements in the area in which the property is situated.

B. Dust Control. Dust control measures shall be utilized on access roads and all ground-disturbing activities
shall be conducted in compliance with the Great Basin Unified Air Protection Control District regulations and
Mono County grading requirements.

C. The Permittee shall provide a site plan identifying all cultivation area(s) to ensure that the total canopy size
of cannabis cultivation does not individually exceed the amounts authorized by County permits and State
law.

D. In no case shall any hazardous, flammable, or explosive substances be used to process or manufacture
Cannabis Products on the premises unless all necessary permits have been obtained from all appropriate
agencies.

E. Closed to general public. Cannabis cultivation premises shall be inaccessible by the general public unless
supervised by the permiteerand

F. In no case shall a building intended for residential use be used for cultivation.

G. In reviewing an application for a Use Permit to cultivate cannabis, the following additional information may
be requested:

1. Water conservation measures;

Projected energy demand and proposed renewable energy generation facilities; and

2.
3. Unique identifier, inventory, and quality control procedures.
L . o : . . .

13.090 Cannabis Distribution and/or Processor
| In addition to 13.070 requirements, a permit for distribution is subject to the following additional requirements:

A. Truck parking and loading areas;

B. Storage and handling plans; and

C. Closed to general public. Cannabis distribution premises shall be fully enclosed and inaccessible by the
general public unless supervised by the permittee.;-and

D. Any other relevant information requested by the Director of the Community Development Department, or
his or her designee.

E. The information provided may be held in a confidential file, exempt from disclosure as a public record
pursuant to Government Code Section 6255(a).

13.100 Cannabis Manufacturing
In addition to 13.070 requirements, a permit for manufacturing is subject to the following additional requirements:

A. A Cannabis manufacturer shall manufacture cannabis products only; products that do not contain
cannabis shall not be manufactured at the same premises.

B. In no case shall any hazardous, flammable, or explosive substances be used to process or manufacture
cannabis products on the premises unless all necessary permits have been obtained from all appropriate
agencies;

C. Closed to general public. Cannabis manufacturing premises shall be fully enclosed and inaccessible by
the general public unless supervised by the permittee.;and

D. Closed loop system. Cannabis manufacturing using volatile solvents must utilize a closed-loop system
certified by a qualified engineer and approved by the County Building Official and local Fire District Chief.

13.110 Cannabis Testing Facilities
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In addition to 13.070 requirements, a permit for testing is subject to the following additional requirements:
A. Certificate of accreditation from an approved accrediting body;
B. Closed to general public. Cannabis testing premises shall be fully enclosed and inaccessible by the
general public unless supervised by the permittee.;-anrd
C. The information provided may be held in a confidential file, exempt from disclosure as a public record
pursuant to Government Code Section 6255(a).
D. Any other relevant information requested by County departments.

13.120 Cannabis Retail and Delivery
In addition to 13.070 requirements, a permit for retail and delivery is subject to the following additional
requirements:
A. Delivery. All delivery of cannabis and/or cannabis products te-thepublic-isprohibited is subject to Mono
County Code.
B. On-Site Sales. All retail sales and dispensing of cannabis and cannabis products shall be conducted in-
person on the premlses of the cannabls retaller Gannabls—Retal#ng—m/—means—et—mtemet—epdeﬂng—et
ited. This section does not prohibit
transportatlon of cannabls or cannabls products on publlc roads by a state-licensee transporting cannabis
or cannabis products in compliance with California Business & Professions Code section 26000, et seq.
C. Cannabis retailers must operate in a permanently constructed, fixed structure. Cannabis retailing is not
permitted from a vehicle or non-permanent structure.
1. The entrance to an A-permit cannabis retailer shall have a clearly and legibly posted notice that
no person under the age of twenty-one (21) years shall be allowed on the premises.
2. The entrance to an M-permit cannabis retailer shall have a clearly and legibly posted notice that
no person under the age of eighteen (18) years of age shall by allowed on the premises.

13.130 Cannabis Microbusiness
In addition to the above, a permit for a microbusiness is subject to the following additional requirements:

A. A cannabis microbusiness that includes cultivation, manufacturing, distribution and/or retail within one
State license shall comply with all permit and operating requirements set forth in this Chapter for cannabis
cultivation, cannabis distribution, cannabis manufacturing, and cannabis retailer.

B. In reviewing an application for a Use Permit the following additional information may be requested:

1. Storage protocol and hazard response plan; and

2. Any other relevant information requested by the Community Development Director or his or her
designee.

3. The information provided may be held in a confidential file, exempt from disclosure as a public
record pursuant to Government Code Section 6255(a).
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Chapter 24 - Right to Farm Regulations
24.010 Definitions.

“Agricultural land” means land designated in the Land Use Element of the Mono County General Plan as
“Agricultural,” regardless of the minimum acreage associated with the designation.

“Agricultural activity, operation, or facility or appurtenances thereof” (herein collectively referred to as
“agricultural operations”) means and includes, but is not limited to the cultivation and tillage of the soil,
dairying, the production cultivation, growing, and harvesting of any agricultural commodity including timber,
viticulture, apiculture, or horticulture, aquaculture, the raising of livestock, fur-bearing animals, fish, or
poultry, and any practices performed by a farmer or on a farm as incident to or in conjunction with those
farming operations, including preparation for market, delivery to storage or to market, or delivery to carriers for
transportation to market. Any commercial cannabis activity including, but not limited to, production,
cultivation, propagation, distribution, or sale of cannabis in any form is excluded from this definition.

24.020 Findings.

The Board of Supervisors finds that it is in the public’s interest to preserve and protect agricultural land and
agricultural operations within Mono County. The Board of Supervisors also finds that when nonagricultural
land uses occur in or near agricultural areas, agricultural operations frequently become the subjects of
nuisance complaints due to the lack of information about such operations. Such actions discourage investments
in farm improvements to the detriment of agricultural uses and the viability of the county’s agricultural industry
as a whole.

24.030 Purpose and intent.

The purposes of this chapter are to protect agricultural operations on land designated as Agricultural from
conflicts with adjacent or nearby non-agricultural land uses, to support and encourage continued agricultural
operations in the county, and to forewarn prospective purchasers of property located adjacent to or near
agricultural operations of the inherent attributes of such purchase including, but not limited to, the sounds,
odors, dust and chemicals that may accompany agricultural operations so that such purchasers and residents
will understand the inconveniences that accompany living near agricultural operations and be prepared to
accept those inconveniences as the natural result of living in or near agricultural lands.

This chapter is not to be construed as in any way modifying or abridging State law as set out in the California
Civil Code, Health and Safety Code, Fish and Game Code, Food and Agricultural Code, Water Code, or any other
applicable provision of State law relative to nuisance.

24.040 Nuisance.

No agricultural operation conducted or maintained for commercial purposes and in a manner consistent with
proper and accepted standards within the agricultural industry as established and followed by similar
agricultural operations in the same locality, shall be or become a nuisance, private or public, due to any changed
condition in or about the locality, after the same has been in operation for more than three years if it was not a
nuisance at the time it began.

24.050 Disclosure.

A. Mono County recognizes the statewide policy to protect and encourage agriculture. Sections 3482.5 and
3482.6 of the California Civil Code and Section 24.040 of the Mono County General Plan protect certain
preexisting agricultural production and processing operations (“agricultural operations”) from nuisance
claims. If your property is near a protected agricultural operation, you may be subject to certain
inconveniences and/or discomforts that are protected by law. In order for the agricultural operation to
be protected, the following requirements of Civil Code Sections 3482.5 and 3482.6 must be satisfied:
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1. The agricultural operation must be conducted or maintained for commercial purposes;

2. The agricultural operation must be conducted or maintained in a manner consistent with proper
and accepted customs and standards as established and followed by similar agricultural operations
in the same locality;

3. The agricultural operation must predate the affected use(s) on your property;
4. The agricultural operation must have been in existence for more than three years; and
5. The agricultural operation must not have been a nuisance at the time it began.

B. If your property is near an agricultural operation in the unincorporated area of the county, which
satisfies the above requirements, you may at times be subject to inconvenience and/or discomfort
arising from that operation. Such inconvenience may include (depending upon the type of agricultural
operation protected), but is not necessarily limited to, the following: noise, odors, fumes, dust, legal
pesticide use, fertilizers, smoke, insects, farm personnel and truck traffic, visual impacts, nighttime
lighting, operation of machinery and the storage, warehousing and processing of agricultural products
or other inconveniences or discomforts associated with the protected agricultural operations. For
additional information pertaining to this disclosure and the county Right to Farm standards as set forth
in the county General Plan, or concerns with an agricultural operation, please contact the Mono County
Agricultural Commissioner’s office.

C. This disclosure statement is given for informational purposes only and nothing in this chapter or in the
disclosure statement shall prevent anyone from complaining to any appropriate agency or taking any
other available remedy concerning any unlawful or improper agricultural practice.

D. The disclosure statement set forth above shall be used as described in Section 24.060.

24.060 Notification.

Upon any transfer of real property located in the unincorporated area of the county by sale, exchange,
installment land sale contract (as defined in Civil Code Section 2985), lease with an option to purchase, any
other option to purchase, ground lease coupled with improvements, residential stock cooperative, improved
with or consisting of not less than one nor more than four dwelling units, or resale transaction for a
manufactured home (as defined in Health and Safety Code Section 18007) or a mobile home (as defined in
Health and Safety Code Section 18008), which manufactured home or mobile home is classified as personal
property and intended for use as a residence, the transferor shall deliver to the prospective transferee the written
disclosure statement required by this chapter. The disclosure statement shall be delivered in the manner set
forth in Civil Code Sections 1102.2 and 1102.10. Exceptions to the applicability of this section are set forth in
Civil Code Section 1102.2. The written disclosure shall be set forth in, and shall be made on a copy of, the
following disclosure form:

LOCAL OPTION
REAL ESTATE TRANSFER DISCLOSURE STATEMENT

THIS DISCLOSURE STATEMENT CONCERNS THE REAL PROPERTY SITUATED IN THE
UNINCORPORATED AREA OF THE COUNTY OF MONO, STATE OF CALIFORNIA, DESCRIBED AS
. THIS STATEMENT IS A DISCLOSURE OF THE CONDITION OF THE ABOVE

PROPERTY IN COMPLIANCE WITH CHAPTER 24 OF THE MONO COUNTY GENERAL PLAN AS OF
, 2006. IT IS NOT A WARRANTY OF ANY KIND BY THE SELLER(S) OR ANY AGENT(S)
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REPRESENTING ANY PRINCIPALS(S) IN THIS TRANSACTION, AND IS NOT A SUBSTITUTE FOR ANY
INSPECTIONS OR WARRANTIES THE PRINCIPAL(S) MAY WISH TO OBTAIN.

L.

SELLER’S INFORMATION
The Seller discloses the following formation with the knowledge that even though this is not a warranty,
prospective Buyers may rely on this information in deciding whether and on what terms to purchase the
subject property. Seller hereby authorizes any agent(s) representing any principal(s) in this transaction
to provide a copy of this statement to any person or entity in connection with any actual or anticipated
sale of the property.

THE FOLLOWING ARE REPRESENTATIONS MADE BY THE SELLER(S) AS REQUIRED BY THE COUNTY
OF MONO, AND ARE NOT THE REPRESENTATIONS OF THE AGENT(S) IF ANY. THIS INFORMATION IS
A DISCLOSURE AND IS NOT INTENDED TO BE PART OF ANY CONTRACT BETWEEN THE BUYER AND
SELLER.

“The County of Mono recognizes the statewide policy to protect and encourage agriculture. Sections
3482.5 and 3482.6 of the California Civil Code and Section 24.040 of the Mono County General Plan
protect certain preexisting agricultural production and processing operations (“agricultural operations”)
from nuisance claims. If your property is near a protected agricultural operation, you may be subject to
certain inconveniences and/or discomforts that are protected by law. In order for the agricultural
operation to be protected, the following requirements of Civil Code Sections 3482.5 and 3482.6 must be
satisfied:

1. The agricultural operation must be conducted or maintained for commercial purposes;

2. The agricultural operation must be conducted or maintained in a manner consistent with proper
and accepted customs and standards as established and followed by similar agricultural operations
in the same locality;

3. The agricultural operation must predate the affected use(s) on your property;
4. The agricultural operation must have been in existence for more than three years; and
S. The agricultural operation must not have been a nuisance at the time it began.

If your property is near an agricultural operation in the unincorporated area of the county, which satisfies
the above requirements, you may at times be subject to inconvenience and/or discomfort arising from that
operation. Such inconvenience may include (depending upon the type of agricultural operation protected),
but is not necessarily limited to, the following: noise, odors, fumes, dust, legal pesticide use, fertilizers,
smoke, insects, farm personnel and truck traffic, visual impacts, nighttime lighting, operation of machinery
and the storage, warehousing and processing of agricultural products or other inconveniences or
discomforts associated with the protected agricultural operations. For additional information pertaining to
this disclosure and the county Right to Farm standards as set forth in the county General Plan, or concerns
with an agricultural operation, please contact the Mono County Agricultural Commissioner’s office.”

Seller Date
Seller Date

II.
BUYER(S) AND SELLER(S) MAY WISH TO OBTAIN PROFESSIONAL ADVICE AND/OR INSPECTIONS OF
THE PROPERTY AND TO PROVIDE FOR APPROPRIATE PROVISIONS IN A CONTRACT BETWEEN BUYER
AND SELLER(S) WITH RESPECT TO ANY ADVICE/INSPECTIONS/DEFECTS.

50



I/WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS STATEMENT.

Seller Date Buyer Date
Seller Date Buyer Date
Agent (Broker Representing Seller) (by)
(Associate Licensee or Broker signature)

Date
Agent (Broker Obtaining the Offer) (by)

(Associate Licensee or Broker signature)
Date

A REAL ESTATE BROKER IS QUALIFIED TO ADVISE ON REAL ESTATE IF YOU DESIRE LEGAL ADVICE,
CONSULT YOUR ATTORNEY.

24.070 Severability.
If any section or provision of this chapter or the application thereof to any person or circumstance is held invalid
or unconstitutional by a court of competent jurisdiction, such invalidity or unconstitutionality shall not affect
any other section or application of this chapter that can be given effect without the invalid or unconstitutional
provision or application.
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