MONO COUNTY
PLANNING COMMISSION

PO Box 347 PO Box 8
Mammoth Lakes, CA 93546 Bridgeport, CA 93517
760.924.1800, fax 924.1801 760.932.5420, fax 932.5431
commdev@mono.ca.gov WWW.monocounty.ca.gov

AGENDA

May 12, 2016 — 10 a.m.
Supervisors Chambers, County Courthouse, Bridgeport
*Videoconference: Town/County Conference Room, Minaret Village Mall, Mammoth Lakes

Full agenda packets, plus associated materials distributed less than 72 hours prior to the meeting, will be
available for public review at the Community Development offices in Bridgeport (Annex 1, 74 N. School St.) or
Mammoth Lakes (Minaret Village Mall, above Giovanni’s restaurant). Agenda packets are also posted online at
www.monocounty.ca.gov / boards & commissions / planning commission. For inclusion on the e-mail
distribution list, interested persons can subscribe on the website.

*Agenda sequence (see note following agenda).
1. CALL TO ORDER & PLEDGE OF ALLEGIANCE

2. PUBLIC COMMENT: Opportunity to address the Planning Commission on items not on the agenda
3. MEETING MINUTES: Review and adopt minutes of March 10, 2016 —p. 1

4. CONSENT AGENDA
A. FINAL APPROVAL FOR TRACT MAP 37-46/White Mountain Estates Project
Approval of Tract Map 37-46 will subdivide a total of 76.81 acres (APNs 26-240-09 & -10) into 45
single-family residential lots, two utility lots (0.07 & 0.78 acres) for water and propane tanks, three
lots for open-space uses (1.46 acres, 3.81 acres, and 9.08 acres), and a remainder parcel of 19.23
acres. General Plan Amendment 06-01 on March 9, 2006, redesignated the project site as Specific
Plan (SP). The White Mountain Estates Specific Plan and Tentative Tract Map 37-46 were approved
by the Planning Commission at a public hearing conducted on Sept. 20, 2007. The site is about 10
miles north of Bishop on the east side of US Highway 6, at White Mountain Estates Road, adjacent to
the existing White Mountain Estates subdivision. Staff: Garrett Higerd & Paul Roten — p. 11

5. PUBLIC HEARING
10:10 A.M.

A. CONDITIONAL USE PERMIT/Dublino. The proposal at 136 Main St. in Bridgeport would:
remodel the former gas station (APN 008-102-007) for transient lodging (up to 10 beds); allow
retail in the former cashier’s space of gas station; reuse garage/shop area as workshop/art studio;
and add future mobile food cart with outdoor seating and retail displays. The rear parcel (APN 008-
102-011) would be used for vehicle and RV storage. One gas station sign would be revised with
new copy, and one smaller sign frame would be removed. Each parcel has land use designation of
Commercial. A CEQA exemption is proposed. Staff: Gerry Le Francois —p. 38

6. WORKSHOPS
A. Transient Rental Overlay Districts (TRODSs). Staff: Courtney Weiche & Nick Criss — p. 59

More on back...
DISTRICT #1 DISTRICT #2 DISTRICT #3 DISTRICT #4 DISTRICT #5
COMMISSIONER COMMISSIONER COMMISSIONER COMMISSIONER COMMISSIONER

Mary Pipersky Carol Ann Mitchell Daniel Roberts Scott Bush Chris I. Lizza


http://www.monocounty.ca.gov/
http://www.monocounty.ca.gov/

B. Sustainable Groundwater Management Act (continued from March 10, 2016). Staff — p. 76

7. REPORTS:
A. DIRECTOR

B. COMMISSIONERS
8. INFORMATIONAL: No items.
9. ADJOURN to June 9, 2016

*NOTE: Although the Planning Commission generally strives to follow the agenda sequence, it reserves the right to
take any agenda item — other than a noticed public hearing — in any order, and at any time after its meeting starts. The
Planning Commission encourages public attendance and participation.

In compliance with the Americans with Disabilities Act, anyone who needs special assistance to attend this meeting can
contact the Commission secretary at 760-924-1804 within 48 hours prior to the meeting in order to ensure accessibility (see
42 USCS 12132, 28CFR 35.130).

*The public may participate in the meeting at the teleconference site, where attendees may address the Commission
directly. Please be advised that Mono County does its best to ensure the reliability of videoconferencing, but cannot
guarantee that the system always works. If an agenda item is important to you, you might consider attending the meeting
in Bridgeport.

Full agenda packets, plus associated materials distributed less than 72 hours prior to the meeting, will be available for public
review at the Community Development offices in Bridgeport (Annex 1, 74 N. School St.) or Mammoth Lakes (Minaret Village
Mall, above Giovanni’s restaurant). Agenda packets are also posted online at www.monocounty.ca.gov / departments /
community development / commissions & committees / planning commission. For inclusion on the e-mail distribution list,
send request to cdritter@mono.ca.gov

Interested persons may appear before the Commission to present testimony for public hearings, or prior to or at the hearing
file written correspondence with the Commission secretary. Future court challenges to these items may be limited to those
issues raised at the public hearing or provided in writing to the Mono County Planning Commission prior to or at the public
hearing. Project proponents, agents or citizens who wish to speak are asked to be acknowledged by the Chair, print their
names on the sign-in sheet, and address the Commission from the podium.
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MONO COUNTY
FLANNING COMMISSION

PO Box 347 PO Box 8
Mammoth Lakes, CA 93546 Bridgeport, CA 93517
760.924.1800, fax 924.1801 760.932.5420, fax 932.5431
commdev@mono.ca.gov Www.monocounty.ca.gov

DRAFTMINUTES

MARCH 10, 2016

COMMISSIONERS: Scott Bush, Chris I. Lizza, Carol Ann Mitchell, Mary Pipersky, Dan Roberts

STAFF: Scott Burns, director; Courtney Weiche, associate planner; Christy Milovich, deputy county counsel; Nick Criss,
compliance officer; Gerry Le Francois, principal planner (videoconference); CD Ritter, commission secretary

1. CALL TO ORDER & PLEDGE OF ALLEGIANCE: Vice-Chair Chris Lizza called the meeting to order at
10:05 a.m. in the board chambers at the county courthouse in Bridgeport, and attendees recited the pledge of
allegiance.

2. PUBLIC COMMENT: No items.

3. MEETING MINUTES:

MOTION: Adopt minutes of Dec. 10, 2015, as submitted. (Mitchell/Pjpersky. Ayes: 5-0.)

MOTION: Adopt minutes of Feb. 11, 2016, as submitted. (Pjpersky/Mitchell. Ayes. 5-0.) Hats off to CD
for minutes of joint BOS/PC workshop. Christy Milovich will assist PC with legal advice.

4. ELECTION OF CHAIR & VICE CHAIR: Nomination of Chris Lizza as chair (Pipersky/Mitchell. Ayes.: 4-0.)
Nomination of Dan Roberts as vice-chair (Bush/Pipersky. Ayes: 4-0.) Lizza passed gavel to Roberts.

5. PUBLIC HEARING: No items

6. WORKSHOPS
A. Transient Rental Overlay Districts (TRODS). Staff: Courtney Weiche & Nick Criss

Courtney Weiche presented a PowerPoint addressing concerns, issues from the public, and potential
changes to Ch. 25-26. Will direct staff to make changes to take to BOS, then to RPACs that requested, and
eventually General Plan Amendment.

June Lake has 822 units, 530 vacant year round, 487 vacant seasonally.

Ch. 25 “intent” to be revisited (Pipersky request). Staff will take all comments into consideration, have
dialog. Bush stated that definition almost kills whole idea with “exhibiting support” not defined; it's self-
defeating. Maybe remove. Same argument arises over and over again.

Roberts noticed “enhance tourism industry with wider variety of lodging options” is omitted; add it.
Burns indicated Ch. 26 mentions lodging for visitors.

Lizza mentioned the economic argument: TOT collection and financial gain for owner. Data on property
valuations since TRODs have been allowed would be helpful. No decline occurred elsewhere. Overall,
[TRODs] improve property value. Other social implications: alternatives for lodging, occupying empty
spaces. List concerns so as to not negatively impact workforce housing market. List of benefits/concerns.

Bush reminded that TRODs opened up market for prospective buyers who couldn’'t afford to live here
all the time. Common-sense, logical benefit.

Roberts mentioned social value — improving community vitality sans empty houses.

DISTRICT #1 DISTRICT #2 DISTRICT #3 DISTRICT #4 DISTRICT #5
COMMISSIONER COMMISSIONER COMMISSIONER COMMISSIONER COMMISSIONER

Mary Pipersky Carol Ann Mitchell Daniel Roberts Scott Bush Chris I. Lizza



Criss asked if that meant moving away from neighborhood support? Bush wondered if staff was looking
for reason to shut down.

Weiche clarified the objective is to modify Ch. 25 to potentially help with issues raised and incorporate
suggestions received. Ch. 25 would be better based on input over years.

Bush recalled some neighborhoods wanted all TRODs to go away. Longer it goes, the more negative it
seems. Only control is by compliance officer.

Criss contended that rentals are here to stay, legally or illegally. Figure out how to make Ch. 25 work.
Can't enforce way out of problem. Tackle it to refine process, or abandon it altogether.

Weiche stated that alternatives to how and where TRODs should be placed would need feedback.

Use permit

Bush wonder if switch to Use Permit (UP) with public hearing. When done, does it make more sense to
do it or not. If just try to limit, people still upset.

Roberts thought UP would be going backward, as TRODs would go only to PC. He saw enforcement
primarily involving illegals.

Pipersky asked if [nightly rentals] were an unstoppable force due to Airbnb, etc. Lizza stated trend is
out there, trying to address it.

Weiche mentioned owner-occupied vs. non-owner-occupied, which are treated the same now. Owner-
occupied maybe create less impact? Bush saw a difference if owner lives there. Weiche stated the idea is to
prove someone lives on site. Rent to only one party at a time.

Commission consensus: Open that up.

Neighborhood

Weiche stated “neighborhood” is most difficult to identify, define. Bush asked why it's even in there.
Weiche recalled group of homeowners wanted it. District/area/zone that allows TRODs: Street?
Subdivision? Entire town? Chinatown is a neighborhood in a city. Really defined by its people who define
neighborhood. 1) keep as is; 2) agree on clear definition; or 3) draw specific boundaries (based on
community input and defined attributes (not favored by staff).

Pipersky asked if complaints help define neighborhood. Effect of overnight rental on noise level?

Bush stated could limit a lot by street situation (width, safety, etc.). Limiting areas/property to meet
certain criteria such as safety.

Lizza wanted to eliminate concept of district and talk of residence instead. One parcel/each block, less
impact. Bush suggested first-come, first-served basis. Lizza thought if area already has a TROD, can't do it.

Roberts recalled rationale for Planning Commission is limit of four GPAs/year. Weiche suggested
working around that, make it next year.

Bush thought maybe a sign-up period, like health insurance.

Roberts suggested field trip to see how far away complainants were, how they would be affected.

Weiche asked if potential change to Ch. 25 would be to remove “districts.” Bush recalled people were
afraid of sprawl, blight.

Noticing

Criss thought 300’ noticing buffer could go out to 500" or 1,000'. Suggested neighbor support, not
neighborhood support.

Weiche suggested 20 days noticing within 500’ (State requires 300") to flush out issues in advance of
public hearing.

Criss asked about spatial distance. Hard to define a “block.” Impacts to surrounding houses? Let
percentage of vacant houses apply; once gone, gone. Bush confirmed allowing only so many.

Roberts asked if not encouraging district. Bush wanted to get everybody for support, consensus.
Longer it goes, more negative it gets. BOS is paying attention. It's going to happen, so control it.

Weiche stated people can't even apply unless meet minimum standards: adequacy of roads. TROD only
in summer months if snow removal is an issue. Maybe add County-maintained roads?

Lizza wanted no impacts that change residential character. Bush suggested one at a time unless whole
community wants it. Even if all OK with it, maybe not all would do it, so keep revisiting.

Land Use designhation



Criss noted that TROD requires GPA. Could apply for different land use designation. Bush suggested
adding land use area called TROD, like equestrian overlay. Weiche: SFR-TR?

Weiche described exclusionary land use designation. Prohibit TRODs in certain locations. Lizza wanted
exclusion based on overall impacts, public safety.

Time limit
Weiche asked about capping maximum days/year. Hard to enforce, people not stick to cap, just get
the money. Maybe holidays.

Pipersky asked about a way for owners to have countdown on software. Post on license. Weiche stated
Airbnb advertises in illegal jurisdictions.

Weiche suggested maximum percentage per community/area/street/etc. of vacant units available.

Bush asked if a TROD is on property forever. Criss stated TROD is land use change. Weiche confirmed
TRODs in perpetuity, ongoing unless violations exist.

Bush asked about a sunset law. County cites violations, so would not renew. Reapply after a year and
do what supposed to do.

Criss reminded local property management is required. Lizza thought jeopardizing property manager’s
biz license would be incentive to stay legal.

Weiche cited current GPA as highest-level permit. Maybe periodic compliance review. Weiche noted
TROD already has gone through PC and BOS. Vacation home rental permit is ministerial, so does not go
back to PC. Could review every two years and, if complied, renew.

Lizza thought it too hard to define neighborhood. Urged case by case. If no problems with one guy,
next door or across street could do it if no limit was imposed on TRODs.

Max days, max units

Bush suggested limiting geographically inappropriate areas.

Weiche stated if subject to UP, could condition it, draw lines/boundaries/neighborhoods. UP is lower bar
than GPA. Alternative is current process but concurrently apply for UP.

Bush wanted to make it equitable so everyone could get what they need.

SUMMARY

Pipersky: Suggested Ch. 25 intent: Trend, impact on workforce housing. Purpose: Regulated in order
to protect general welfare, safety, quiet enjoyment. More conversation on owner-occupied. Consider time
restriction; e.g., one week. Establish minimum times to limit turnover.

Burns realized issue was not likely to be resolved in 45 days. If PC has no recommendation today,
continue next month.

Why not go to RPACs first instead of to top? Burns indicated RPACs would need proposed language
from PC and BOS.

Bush: Maintain residential character and public safety.

Lizza: Economics is up to property owner, not PC. Recognize trend, provide means into legal regime to
engage in activity. Ch. 26 intent: Preserve residential characteristics/qualities of community. Get away from
neighborhoods and districts. Case-by-case consideration. Distinguish owner vs. non-owner. Neighbor
support (individual), not neighborhood. Support from adjacent neighbors, people impacted. Burns recalled
neighborhood support was key provision initially, the standard.

Bush suggested exhibiting “general” support. Focus on area instead of neighborhood.

Burns noted focus really on “intent.” If UP, add neighbor support. Finding level, not overall intent.
Weiche thought special consideration for property owners within certain distance (defined area).

Bush saw it as setting up neighbor vs. neighbor.

Burns: Indicated moratorium would extend regardless.

If no district, then UP for all residential areas. Opened door to looser permit. Policies in area plan; i.e.,
prohibit areas with steep slopes, inadequate access. Mapping areas could take months at RPACs. Keep at
GPA level. Struggle with condition. Can't do at GP level, but could with UP. “District” not include “condition.”
Support for the use.

Weiche summary: Owner-occupied rental of room by UP. Entire homes stick with GPA process. Not
encourage districts, go single parcel. Fear of forever permit. Bush wants two-year review. Define “neighbor”
or “neighbor support.” Minimum infrastructure standards. Vacation home rental permit to be seasonal.



Expand notice from 10 to 20 days, 500’ with possible expansion. Renewal possibility. Look at fees. Minimum
rental limits.

B. Sustainable Groundwater Management Act. Staff: Brent Calloway (continued to April 14, 2016)

6. REPORTS:

A. DIRECTOR: 1) Specific Plan (SP) area: Convert to TRODs at June Lake Highlands. Le Francois:
George Larson owns eight to nine lots in question. New owner interested. Burns: Moratorium does not
apply to specific plans. Go with SP amendment. 2) SMARA: Criss attended conference where went through
Mono County files. Mono objected, so State stopped/reconfigured program. Mono in good position, found in
compliance. Enforcement issue on Standard Industrial Minerals. Abandoned two mine sites, got rid of
financial assurances, sold off equipment. Levied $1 million judgment, liens on property. Hopefully sizable
sum to do reclamation work. 3) National award: Sage grouse conservation USFS/BLM in Pittsburgh, PA.
BOS authorized Wendy Sugimura to attend.

B. COMMISSIONERS: None

7. INFORMATIONAL: No items.

8. ADJOURN at 1:05 p.m. to April 14, 2016
Prepared by CD Ritter, commission secretary

CORRESPONDENCE RECEIVED FOR MEETING



Comment letters received after
BOS/PC joint workshop on February 11, 2016.
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From: Malone, Jill <JMalone@miracosta.edu> W\R 10 0
Sent: Wednesday, March 09, 2016 9:19 PM ocoutY
To: CD Ritter; Scott Burns N‘“E’:;W Davelopmer
Cc: Larry Johnston; Fred Stump; Tim Fesko; Tim Alpers; Stacy Corles®™"
Subject: Planning Commission Meeting re: TROD

Good evening, Scott and CD. We (Rod Goodson and Jill Malone) thank you for your assistance as we strive to maintain
the integrity and character of our neighborhood in June Lake. We respectfully request that you include this email in your
communication with the Planning Commission at their meeting tomorrow, Thursday, March 10, regarding the
inappropriateness of TRODs in the Clark Tract of June Lake. Unfortunately we are not able to attend tomorrow’s meeting
in Bridgeport and trust you will forward the following message to the Commission on our behalf:

To: The Members of the Mono County Planning Commission

From: Rod Goodson and Jili Malone, 100 Mountain View Lane, Clark Tract, June Lake

Date: March 9, 2016
Re: Inappropriateness of a TROD in the Clark Tract of June Lake

Dear members of the Mono County Planning Commission:

Thank you for taking the time to listen to our concerns. We are writing to voice our strong opposition to any type of TROD
in the Clark Tract of June Lake.

As mentioned by other well-respected members of the Clark Tract neighborhood, the concept of "grandfathering” into a
TROD system certain homes with "mother-in-law" units is diametrically opposed to the idea of Single Family Residential
zoning. The homes in the Clark Tract were purchased and/or built with the full knowledge of their owners that they were
building/buying in a Single Family Residential zone. As such, these owners knew full well when they built their homes that
renting it, or any part of it, for less than 30 days was illegal. For these owners to attempt to negatively impact the
neighborhood by requesting a harmful change to this important SFR zoning law is both disingenuous and deceitful.

The members of the Clark Tract community have made it abundantly clear, over and over again, the importance of
upholding this Single Family Residential zoning law — a law that does not allow short-term rentals of any kind, with no
exceptions for granny flats, mother-in-law units, or other ancillary edifices. As the Biedermans correctly pointed out,
whether an owner is on site or not does not change the fact that a "hotel" would be located in a residential neighborhood if
a TROD were permitted.

We ask the Commission to respect the rights of the tax-paying homeowners of this neighborhood and continue to prohibit
all TRODs in any form within the Clark Tract. To this end, we respectfully request that the Commission add language to

the TROD program to eliminate the Clark Tract from application for any transient rentals now and in the future. Thank
you.

Best regards,
Rod Goodson and Jill Malone

100 Mountain View Lane
June Lake, CA 93529

Jill Malone



RECE
0\6
3/9/2016 WR 1 A
LTy
Mono County Planning Commission :{S\;‘\%(’G}a:‘;mpmen‘-

PO Box 347 0o
Mammoth Lakes, CA 93546

Dear Commissioners,

It is my understanding that you have another workshop on the TROD program as an
agenda item for your meeting on tomorrow (March 10}, and that the Mono County
staff will be bringing suggestions for possible program changes for you to consider.

The issue of the TROD in the Clark Tract of June Lake, where I reside full time, is
very important to me. Although I will be unable to attend your meeting, I would like
to reach out, once again, with some of my feelings on the subject for you to also
consider. I was able to listen to the end of your last workshop meeting via online
streaming, which I appreciated very much. Thank you.

I, and most of my neighbors, would like to see new TROD applications completely
eliminated from the Clark Tract. You have heard our reasons over and over, but I
would like to emphasize that [ think the tract should be permanently removed as an
available area for transient rentals.

Our roads and lack of any care of our roads by the county is a major point of
contention, and one that I think you well understand. Ithink it is a valid concern,
and I am completely certain that any TOT generated from this area would never go
toward any road maintenance, improvements, or snow plowing.

I also agree strongly with a point, made at your last TROD workshop, that to overlay
zoning changes in order to allow such rentals is a form of betrayal by the county.
Such an act alters the environment “promised” to us when we bought and/or built in
this tract, which is zoned as residential. My husband and I specifically wanted to
build down canyon because we did not want the activity and hubbub you get in an
area such as the Village.

Thank you for being sensitive to these, and the many other issues that have been
presented to you in opposition to TROD in the Clark Tract, when you consider how
to move forward with this program.

Ann Tozier

302 W. Steelhead Rd.
June Lake
anntozier@gmail.com
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From: Lynda Biederman <Igbiederman@yahoo.com>
Sent: Wednesday, March 09, 2016 3:27 PM \R10 2016
To: CD Ritter; Scott Burns M
Cc: Fred Stump; Tim Alpers; Stacy Corless; Tim Fesko; Larry Johnston NONO c;t')b';l:;'mm
Subject: Planning Commission Meeting Re: TROD Gornmunity DE¥

Hi CD - Could you please forward the following e-mail to the Planning Commission and Courtney for
the Planning Commission Meeting tomorrow regarding the TRODs? Thanks.

To the Planning Commission:

Thank you for taking the time to re-examine the TROD system. Unfortunately we cannot attend
tomorrow's meeting. We have already sent multiple e-mails and given public comments regarding
this issue, so we will not repeat that information here. Please review our previous correspondence
and comments against allowing TROD's within our residential neighborhoods.

After reviewing the minutes and suggestions from the workshop with the County Supervisors we
wished to make one further point. The idea was brought up to "grandfather" the homes with "mother-
in-law" units into the TROD system. This goes against the entire idea of Single Family Residential
zoning. These homes were purchased/built with full knowledge that they were located in an SFR
zoned tract. These units are far better suited to work-force housing (of which there is a severe
shortage) than TROD hotels. Whether an owner is present or not does not change the fact that a
"hotel" is located in a residential neighborhood.

Again, zoning is a contract between the county and the homeowner. Please respect the zoning of our
neighborhoods and honor the contract. Thus, we also respectfully request that you add verbage to
the TROD program to eliminate the Clark Tract from application for any transient rentals.

Sincerely,

Ross and Lynda Biederman
140 Wyoming Street

June Lake

(760) 648-1017
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From: dlindsay@juno.com M;‘?ui:%%oshﬁopme"‘

Sent: Wednesday, March 09, 2016 7:39 PM oo

To: Larry Johnston; Fred Stump; Tim Fesko; Tim Alpers; Stacy Corless; Bob Musil; Scott Burns
Cc: CD Ritter; Igbiederman@yahoo.com; rebjl1@yahoo.com; HeinrichsFour@aol.com
Subject: Fw: TROD on Nevada Street

Attachments: NevadaTransientOverlay.doc

Hi Scott

This is just an update to my concerns. Why do all these major issues happen in the winter? It does NOT look
good for the County or the Planning Dept. If there are going to be changes It must happen when most people are
here. Think about what happen in Mammoth with the TROD. If you all want to keep your jobs rethink what you
are doing. The national politics can give you some in site. The approval of politicians is very low. When you
change things and most people do NOT know what happened. That is a very bad thing today. The public will
not take it any more. I my mind it is obvious the common sense is the right option. I have NOT seen much of
that lately.

Dennis Lindsay

Please note: forwarded message attached

From: "dlindsay@juno.com" <dlindsay@juno.com>

To:

LJohnston@mono.ca.gov, fstump@mono.ca.gov, tfesko@mono.ca.gov, talpers@mono.ca.gov, scorless@mo
no.ca.gov, bmusil@mono.ca.gov

Cc: Igbiederman(@yahoo.com

Subject: TROD on Nevada Street

Date: Sat, 5 Dec 2015 02:03:58 GMT

Mono County Supervisors

I am sending this email with hopes that you understand the TROD an unacceptable idea. Most people that live
here do NOT want it.

There are a lot of part time residents that are on the fence about this issue. It is not fair for part time residents
that are not here year around to make decisions about what the residents that do live here year around have to
put up with. These people purchased their properties knowing full well they are in a R1 zone. If they know the
rules for the property going in they should observe those rules. Why should residents that live here full time
have live with the part time resident&#65533;s poor decisions?

I am attaching the letter I sent to the planning commission that was NOT considered. This is a very negative
thing to do and there is NO net gain to the county and is a detriment to our properties and our community.

Please read my letter

Dennis Lindsay
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Mono County Planning Division
Courtney Weiche

PO Box 347

Mammoth Lakes, CA 93546

RE: Transient Rental Overlay Districts
Gentlemen:

I am a homeowner in the Clark Tract and have concerns about any TROD in the
Clark Tract. I have been the victim of illegal renting in the area for years with
noise and property damage. The people applying for this TROD always try to pass
this through in October because most of the part time homeowners are not in town
and they hope to sneak it through. This is not right, nor fair to the homeowners that
bought or built their homes thinking they are in a Single Family Home location and
now they are in the middle of the Hotel District. Their property values are going
down and that is a loss to the homeowners and the county over time. All the issues
we had with the last request are the same, i.e., the private roads cannot handle the
traffic, and there is NO snow removal. Is the county going to assume the legal
liability? This will be very bad for the County and the homeowners. There will be
NO net gain to the County in TOT Tax because they will be taking business from
our local hotels and motels. The other issue is will they pay the TOT Tax? How
does the county enforce this? Any cost for enforcement will be greater than any
gain. It is much better to trust our local businesses than to try to collect from
private owners. To net it out the local homeowners have to put up with part time
renters and the County does not gain anything but liability. Why would we want to
do this?

Yours truly,
Dennis E. Lindsay

5424 Boulder Drive (Hwy 158)
June Lake, CA 93529
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MONO COUNTY
DEPARTMENT OF PUBLIC WORKS

PosT OFFICE Box 457 74 NORTH SCHOOL STREET ® BRIDGEPORT, CALIFORNIA 93517
760.932.5440 » Fax 760.932.5441 « monopw@mono.ca.gov * Www.monocounty.ca.gov

Date: May 12, 2016
To: Mono County Planning Commission
From: Garrett Higerd, Assistant Public Works Director

Subject: Tract Map No. 37-46 — White Mountain Estates

RECOMMENDATION:

Authorize Chair’s signature on Tract Map No. 37-46, and recommend that the Board of Supervisors approve the
final map.

PROJECT DESCRIPTION:

Tentative Tract Map 37-46, the White Mountain Estates Specific Plan and Environmental Impact Report were
approved by the Mono County Planning Commission at a public hearing held on September 20, 2007 and was
then approved by the Board of Supervisors on November 20, 2007. The Specific Plan was then amended on
November 9, 2010 (R10-77), and December 4, 2012 (R12-85) by the Board of Supervisors. The map will
subdivide APNs 026-240-09 & -10, totaling 76.81-acres, into 45 single-family residential lots, two utility lots of
0.07 & 0.78 acres, three open space lots of 1.46, 3.81, and 9.08 acres, and a remainder parcel of 19.23 acres.

The site is about 10 miles north of Bishop on the east side of US Highway 6, at White Mountain Estates Road,
adjacent to the existing White Mountain Estates subdivision, near the community of Chalfant. The land use
designation is Specific Plan (SP). A reduced copy of the twelve-sheet tract map is attached as Exhibit 1; a full-
sized copy of the map will be available for review at the meeting.

The tract map is in compliance with the Subdivision Map Act and local ordinances. Additionally, the developer
has substantially complied with all map conditions required for map approval. A narrative of the map conditions,
attached as Exhibit 2, presents conditions of approval and method(s) of compliance. CC&Rs have been
prepared for the project which also address several of the map conditions. Development standards and
mitigation measures are referenced on sheet 9 of the final map.

Construction of subdivision improvements consisting of subdivision roads, drainage facilities, Highway 6 turn
lane, utility extensions, water system, signage, fire hydrants, and mailbox clusters have been completed. A bus
Stop Shelter has been acquired by the developer and will be installed prior to the Board of Supervisor's
approval.

The tract map now requires approval by the Planning Commission. Consideration of final map approval is
scheduled before the Board of Supervisors at a subsequent meeting. If you have any questions regarding this
item, please contact me at 924-1802 or ghigerd@mono.ca.gov.

Respectfully submitted,

Garrett Higerd
Assistant Public Works Director

Attachments:

Exhibit 1 — Reduced Copy of Tract Map 37-46
Exhibit 2 — Status of Map Conditions and Compliance Methods

Road Operations « Parks « Community Centers « Land Development « Solid Waste
Fleet Maintenance « Building Maintenance = Campgrounds = Airports = Cemeteries
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SHEET 1 OF 12

WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,
MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,
STATE OF CALIFORNIA.

OWNER'S STATEMENT

The undersigned hereby states that White Mountain Estates, LLC is the party
having any record title interest in the real property being subdivided, and | do
hereby consent to the preparation and recordation of this Final Tract Map. |
hereby reserve to the benefit of the public the Utility and Drainage Easements
as shown on this map. Further, | hereby offer to dedicate to the public those
streets designated on this map as the extension of White Mountain Estates
Road, the extension of Tenaya Drive, Redwood Drive, Tuolumne Road, and
Watkins Place for street, drainage and utility purposes. Further, | hereby offer
to dedicate to the public for ingress and egress the Federal Lands Access
Easement as shown on this map. Further, | hereby reserve to the benefit of
the homeowners association the drainage and utility easements as shown on
this map. Further, | reserve to the benefit of the Remainder the driveway and
utility easement across Lot 45 as shown on this map. Further, | hereby
reserve to the Mono County Department of Public Works access over the
Utility Lot to the on-site well for groundwater monitoring purposes. Further |
hereby reserve to the benefit of the homeowners association the utility and
drainage easements and the Utility Lot as shown on this map. Further, |
hereby reserve as Common Area/Open Space Lots A, C and D and as
Common Area Lot B as shown on this map. Further, | hereby reserve the
Common Area Access Easement to Lot B for non-vehicular access to
Common Area Lots B,C, and D as shown on this map.

Robert H. Stark, President
NOTARY ACKNOWLEDGEMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

}ss.

On before me,

personally appeared Robert H. Stark who proved to me on the basis of
satisfactory evidence to be the person whose name is subscribed to
the within instrument and acknowledged to me that he executed the
same in his authorized capacity, and that by his signature on the
instrument the person, or the entity on behalf of which the person
acted, executed the instrument.

State of California
County of

| certify under PENALTY OF PERJURY under the laws of the State of
California that the foregoing paragraph is true and correct.

WITNESS my hand and official seal:

Notary Public

PLANNING COMMISSION CERTIFICATE

This Final Tract Map has been reviewed by the undersigned and found
to be in substantial conformance with the approved or
conditionally-approved tentative map. This map is hereby approved,
said approval having been ratified by the Mono County Planning
Commission on , 20

. Chair

Date
Mono County Planning Commission

Scott Burns, Director

Date
Mono County Community Development Depit.

RECORDER'S CERTIFICATE

Filed this day of
of Tract Maps at Pages
of Robert H. Stark.

, 20 .m., in Book

, at _
at the request

Mono County Recorder

Bob Musil
Mono County Recorder

Instrument No.:
Fee:

SURVEYOR'S STATEMENT

This map was prepared by me or under my direction and is based upon a
field survey in conformance with the requirements of the Subdivision Map
Act and local ordinance at the request of Robert H. Stark on June 7, 2015. |
hereby state that this Final Map substantially conforms to the approved or
conditionally approved tentative map, if any.

John R. Langford, P.L.S. 5149
Expiration Date: June 30, 2017
Date

COUNTY SURVEYOR'S STATEMENT

This map has been examined by me and the subdivision as shown is
substantially the same as it appeared on the tentative map, if required, and
any approved alterations thereof. All provisions of the Subdivision Map Act
and of any local ordinances applicable at the time of approval of the
tentative map, if required, have ben complied with; | am satisfied that this
map is technically correct.

Brett K. Jefferson, Mono County Surveyor
P.L.S. 6267

Expiration Date:

Date:

CLERK OF THE BOARD'S STATEMENT

| hereby state that the Mono County Board of Supervisors, at a regular
meeting thereof, held on the day of :
20, by an order duly passed and entered, did approve the Final
Map for Tract No. 37-46, and did also , on behalf of
the public the fee title offer of dedications for those streets designated
on this map as the extension of White Mountain Road, the extension of
Tenaya Drive, Redwood Drive, Tuolumne Road, and Watkins Place,
and did also , on behalf of the public those
easements for drainage, slope maintenance, fire suppression, watwe
well utility lines and water storage as so designated on this map, and
did also the easement for access to the on-site
well for ground water monitoring purposes and did also

, on behalf of the public, the public access
easements as so designated on this map.

Date:

Bob Musil
Clerk of the Board
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SHEET 2 OF 12

WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,
MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,
STATE OF CALIFORNIA.

INDEX TO SHEETS

Sheet 1 Signature and Certification

Sheet 2 Signature and Certification

Sheet 3  Section Survey Data

Sheet4 Lot Survey Data Phase |

Sheet5 Lot Survey Data Phase Il

Sheet 6 Easement Details

Sheet 7 Driveway Easement Detall

Sheet 8 Corner Descriptions, History of Surveys

Sheet9 Supplemental Sheet Programs and Standards and

Conditions of Approval
Sheet 10 Supplemental Sheet Fault Map
Sheet 11 Supplemental Sheet Building Envelopes Phase |
Sheet 12 Supplemental Sheet Building Envelopes Phase Il

TRUSTEE'S SIGNATURE

Mountain Title Company, Trustee under a Deed of Trust recorded as
Doc No. 2004001113 of Official Records of Mono County.

Jerry Core

NOTARY ACKNOWLEDGEMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of California %ss.
County of
On before me,

personally appeared Jerry Core who proved to me on the basis of
satisfactory evidence to be the person whose name is subscribed to
the within instrument and acknowledged to me that he executed the
same in his authorized capacity, and that by his signature on the
instrument the person, or the entity on behalf of which the person
acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of
California that the foregoing paragraph is true and correct.

WITNESS my hand and official seal:

Notary Public

SIGNATURE OMISSIONS

The signatures of the following companies, their successors and assigns,
owners of easements as disclosed by the following deeds recorded in the
Official Records of Mono County, have been omitted under the provisions
of Section 66436(a)(3)(A)(i) of the Subdivision Map Act:

The City of Los Angeles

Recorded: Book 5, Page 156 of Official Records
For: Ditch, Flume, Pipeline or Conduit

Affects: All of land

C.C. & R.'s NOTE

The Declarations of Covenants, Conditions, Restrictions and
Reservations are recorded on September 5, 1980 in Book 303, Page
380 of Official Records, on August 14, 1981 in Book 333, Page 219 of
Official Records and the Declaration of Covenants, Conditions and
Restrictions for the White Mountain Estates Final Tract Map No. 37-46
recorded as Document No. , on

SOILS NOTE

A Percolation Tests and Soils Profile Tests report prepared by BEAR
Engineering, Inc. dated December 13, 2006, an Earthquake Fault
Zone Hazard Evaluation dated from March 10, 2005 to August 24,
2006 and revised on March 22, 2007 and a Foundation and Earthwork
Recommendation Report dated August 6, 2014 were prepared by
Sierra Geotechnical Services, Inc. A copy of said investigations are on
file with the Mono County Department of Public Works.

HEALTH DEPARTMENT CERTIFICATE

| hereby certify that this subdivision is approved by the Mono County
Health Department.

Louis Molina Date
Environmental Health Officer

TAX COLLECTOR'S CERTIFICATE

| hereby certify that, according to the records on file in this office, there
are no liens against this subdivision, or any part thereof, for unpaid
state, county, municipal, local taxes or special assessments collected
as taxes, except taxes or special assessments not yet payable. Taxes
or special assessments collected as taxes which are a lien but not yet
payable are estimated to be in the amount of $ for
which receipt of good and sufficient security conditioned upon
payment of these taxes is hereby acknowledged.

Mono County Tax Collector

Date:

Deputy Tax Collector
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Exhibit 1

LEGEND
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FINAL TRACT MAP NO 37_46 SHEET 3 OF 12
WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,

MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,

STATE OF CALIFORNIA.

Found section corner as noted in CORNER DESCRIPTIONS
hereon.

Found monument as noted in CORNER DESCRIPTIONS
on Sheet 6 of 10.

Set 2@, aluminum cap inscribed LS5149 on a 5/8"¢x24”
rebar.

Set 27¢, aluminum cap inscribed LS5149 on a 5/8"¢x24”
rebar in C.. monument well in pavement.

Nothing found or set.

Based on field measurements.

Based on record information per HISTORY OF SURVEYS
hereon.

BASIS OF BEARINGS: S89" 52" 33"E, the aliquot line between the

SW 1/16 corner and the C=S 1/16 corner of Section 22 as
shown on Record of Survey No. 3/-12 being recorded on March
13, 1978 in Book 1 of Record of Survey Maps, Pages J37.

1/4
S211s22 ?

See Sheet 8 of 12
for

Corner Descriptions
and

History of Surveys

Subdivision Exterior Boundary Line.
Lot /Roadway Right—of—Way line.

Easement Line.
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Exhibit 1

TMB 9/24

FINAL TRACT MAP NO. 37-46 SHEET 4 OF 12
A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,
MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,
STATE OF CALIFORNIA.
See Sheet 3 of 12 for ,
LEGEND & BASIS OF BEARINGS MONUMENT NOTE: Set a 2@ aluminum cap inscribed LS5149 at
See Sheet 6 of 12 and Sheet 7 of 12 for all lot corners, lot angle points and lot PC§ and PTS..FOF clarity,
Centerline & Easement Detail Data no monument symbol has been used at said lot locations.
See Sheet 8 of 12 for
Corner Descriptions &
History of Surveys
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Exhibit 1

FINAL TRACT MAP NO. 37-46

WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,
MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,

STATE OF CALIFORNIA.
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FINAL TRACT MAP NO. 37-46
WHITE MOUNTAIN ESTATES PHASE 1 & 2
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SHEET 6 OF 12
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Exhibit 1

FINAL TRACT MAP NO. 37-46 SHEET 7 OF 12
WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,

MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,

STATE OF CALIFORNIA.
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Exhibit 1

FINAL TRACT MAP NO. 37-46
WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,
MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,
STATE OF CALIFORNIA.

CORNER DESCRIPTIONS

1

10

11

12

13

14

13

16

17

18

Found 2" inner diameter iron pipe flush with ground with tag in concrete
inscribed LS3462. Accepted as the S1/16 corner S22/S23 per R2.

Found 2" inner diameter iron pipe flush with ground with tag in concrete
inscribed LS3462. Accepted as the C1/4 corner S22 per R2.

Found 2" inner diameter iron pipe down 0.4’ with tag in concrete inscribed
LS3462. Accepted as the C—W 1/16 corner S22 per R2. A 1-1/2"¢
galvanized cap on a 17 inner diameter iron pipe up 0.5  inscribed

CITY OF LA bears N70°2219”W, 15.00° from the corner.

PROP COR

Found a 17 inner diameter iron pipe flush with ground with tag in concrete
inscribed LS3462. Accepted as 1/4 corner S21/S22 per R2. A 1—-1/2"¢
galvanized cap on a 17 inner diameter iron pipe up 0.5 inscribed

CITY OF LA bears S89°38'53"E, 49.97" from the cor. Ref: LADWP FB1257—13.

PROPERTY
CORNER

Found 2" inner diameter iron pipe flush with ground with tag in concrete

inscribed LS3462. Accepted as the SW 1/16 corner S22 per R2 & R3. A

1—1/2"¢ galvanized cap on a 17 inner diameter iron pipe up 0.5 inscribed
CITY OF LA bears N5552'33"W, 8.93" from the corner.

PROP COR

Found 2" inner diameter iron pipe flush with ground with tag in concrete
inscribed LS3462. Accepted as lot corner per R3.

Found 2—1/2"¢ brass cap inscribed 1/4 S22/S23 on a 1-1/2" inner
diameter iron pipe. Accepted as the 1/4 corner per RI.

Found 7°x8"x9” stone with 1/4 inscribed on N face and lead and tag
inscribed LS3462 in top of stone. A 3¢ rock mound lies 3 westerly from
stone. Accepted as 1/4 corner per R1 and R2.

Found 1—1/2"¢ galvanized cap inscribed COR on a 17 inner diameter iron
1/16
LS3615
pipe up 0.5°. Accepted as C—E 1/16 corner S22 per R2.
S27

Found nail down 0.2°. Nail substantially conforms to record location of 2”@
iron pipe per R2. Accepted as C—W 1/16 corner S22. Set 27¢ aluminum cap
inscribed

LS5149 on a 5/8"9x24" rebar.

Found 2" inner diameter iron pipe (disturbed) down 1.0°. Pipe substantially
conforms to position of GLO brass cap per R2. Accepted as section corner
S22| S23. Reset with 2”@ aluminum cap inscribed LS5149 on a 5/8"¢x24"

S271S26

rebar.

Found a 27 inner diameter iron pipe flush with ground with tag inscribed
LS3462 in concrete. Accepted per R2.

Set a 2”9 aluminum cap inscribed 1/4 S22 on a 5/8"¢x24” rebar at the
S27
LS5149
measured location of a found a 2—1/2"¢ USGLO brass cap inscribed
S22 1/4 on a bent 1”7 inner diameter iron pipe, said cap being obliterated
S27
by construction. Accepted as the 1/4 corner per R1.

Set a 27¢ aluminum cap inscribed LS5149 on a 5/8"¢x24” rebar at the
measured location of a found 2" inner diameter iron pipe flush with ground

with tag in concrete inscribed LS3462, said monument being obliterated by
construction. Accepted as the C—S 1/16 corner S22 per R2 & R3.

Found a 2" inner diameter iron pipe flush with ground with tag inscribed
LS3462 in concrete. Accepted per RZ.

Point for section corner falls in centerline intersection of White Mountain
Road and Chalfant Loop Road. Nothing found or set. The position of the
Section Corner was determined by intersection of the distance from the 1/4
corner S21/S22 per R2 with the distance of 123.80" from a lead and tag in
concrete in old Chalfant School porch per LADWP FB 1257, Page 14 dated
10—25—66 the resultant bearing being N44°35’58"W from the Corner.

A 5/87¢ rebar (up 0.2") in a 3/4" inner diameter plastic pipe bears
N59°59'28"W, 1.40" from the corner position as determined from R3.
Monument does not conform to type as described per R3 and as

consistently found at other record locations. Monument not accepted.

Calculated position of corner per R2 falls on 8  high vertical bank. Nothing
set.

HISTORY OF SURVEYS

USSGO Survey of Township No. 5 South, Range No. 33 East, Mount
Diablo Meridian, California, examined and approved by the U.S.

R1:

R2:

R3:

Surveyor General for California on November 30, 1914 in
San Francisco, California.

Record of Survey Map No. 37/—12 recorded on March 13,

Book 1 of Record of Survey Maps at Page 37.

SHEET 8 OF 12

1978 in

Final Map Tract No. 37—15 recorded on September 5, 1980 in

Book 9 of Tract Maps at Pages 24 thru 24B.
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Exhibit 1

THE INFORMATION ON SUPPLEMENTAL SHEETS 9 THROUGH 12 IS PROVIDED AS MANDATED BY THE BOARD OF SUPERVISORS IN THE WHITE MOUNTAIN ESTATES SPECIFIC PLAN PROGRAMS AND STANDARDS AND THE TENTATIVE TRACT MAP37-46/WHITE
MOUNTAIN ESTATES CONDITIONS OF APPROVAL.

FUTURE RESIDENTIAL DEVELOPMENT SHALL MEET THE REQUIREMENTS OF THE MONO COUNTY GENERAL PLAN AND MONO COUNTY CODE.

ALL WOOD-BURNING DEVICES INSTALLED IN THE PROJECT SHALL BE PHASE Il EPA CERTIFIED, IN CONFORMANCE WITH THE MONO COUNTY GENERAL PLAN (CONSERVATION/OPEN SPACE ELEMENT, PUBLIC HEALTH AND SAFETY POLICIES, OBJECTIVE A,
ACTION 6.1).

SUBDIVISION IMPROVEMENTS AND FUTURE RESIDENTIAL DEVELOPMENT SHALL COMPLY WITH FIRE—SAFE REGULATIONS (MONO COUNTY GENERAL PLAN, LAND USE ELEMENT, SECTION VI, LAND DEVELOPMENT REGULATIONS, CHAPTER 22), INCLUDING
EMERGENCY ACCESS, EMERGENCY WATER SUPPLIES, SIGNING AND BUILDING NUMBERING, AND VEGETATION MODIFICATION.

THE APPLICANT AND/OR ITS CONTRACTOR SHALL STOP WORK AND NOTIFY THE MONO COUNTY COMMUNITY DEVELOPMENT DEPARTMENT/PLANNING DIVISION OF THE LOCAL NATIVE AMERICAN TRIBAL CONTACTS IF ARCHAEOLOGICAL EVIDENCE AND/OR
HUMAN REMAINS OR UNMARKED CEMETERIES ARE ENCOUNTERED DURING GROUND-DISTURBING ACTIVITIES. NO DISTURBANCE OF SUCH A SITE SHALL BE PERMITTED UNTIL THE APPLICANT HAS HIRED A CERTIFIED ARCHAEOLOGIST AND AN
ARCHAEOLOGICAL SURVEY THAT IDENTIFIES ACCEPTABLE SITE MITIGATION MEASURES IS FILED WITH THE COUNTY PLANNING DIVISION. NATIVE AMERICAN MONITORS SHALL BE ON SITE DURING THE ARCHAEOLOGICAL SURVEY TO ENSURE THE PROPER

IDENTIFICATION AND CARE OF CULTURAL RESOURCES. THE DISPOSITION OF ANY RECOVERED ARTIFACTS SHALL BE MADE IN CONSULTATION WITH LOCAL TRIBAL CONTACTS. IN THE EVENT OF THE ACCIDENTAL DISCOVERY OF HUMAN REMAINS, HEALTH
AND SAFETY CODE SECTION 7050.5, PUBLIC RESOURCES CODE SECTION 5097.98, AND CEQA GUIDELINES SECTION 15064.5 (d) SHALL BE CONSULTED FOR THE PROPER PROCEDURE TO FOLLOW.

2A.
2B.
2C.
2D.
2E.
2F.

26G.
2H.

2l.

FINAL TRACT MAP NO. 37-46 SHEET 9 OF 12
WHITE MOUNTAIN ESTATES PHASE 1 & 2

A SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHEAST 1/4 AND THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 22, TOWNSHIP 5 SOUTH, RANGE 33 EAST,
MOUNT DIABLO MERIDIAN, IN THE UNINCORPORATED TERRITORY OF THE COUNTY OF MONO,
STATE OF CALIFORNIA.

SUPPLEMENTAL SHEET

CONSTRUCTION ACTMTIES SHALL TAKE PLACE ONLY DURING DAYLIGHT HOURS OR PER MONO COUNTY CODE 13.08.290, WHICHEVER IS MORE RESTRICTIVE.

NOISE LEVELS SHALL BE IN CONFORMITY WITH MONO COUNTY NOISE STANDARDS. CONSTRUCTION EQUIPMENT SHALL BE ADEQUATELY MUFFLED.

HOMEOWNERS' DOGS SHALL BE RESTRAINED BY LEASHES OR CONTAINED WITHIN FENCED AREAS OR YARDS.

DOGS BELONGING TO CONSTRUCTION WORKERS SHALL BE PROHIBITED IN THE PROJECT AREA DURING CONSTRUCTION OR BE UNDER OWNER'S COMPLETE CONTROL AT ALL TIMES.
VEGETATION REMOVAL SHOULD BE LIMITED TO DISTURBANCE NECESSARY FOR CONSTRUCTION OF RESIDENCES, ACCESSORY BUILDINGS, DRIVEWAYS, WALKWAYS, CORRALS, AND LANDSCAPING.

HOMEOWNERS SHALL PROVIDE EROSION CONTROL MEASURES FOR DISTURBED AREAS DURING AND FOLLOWING CONSTRUCTION. TOPSOIL SHALL BE STOCKPILED AT THE CONSTRUCTION SITE AND REDISTRIBUTED OVER DISTURBED AREAS AS
SOON AS PRACTICAL FOLLOWING COMPLETION OF CONSTRUCTION.

CONTROL OF DUST DURING ANY CONSTRUCTION AND/OR LAND CLEARING ACTIVITIES SHALL BE REQUIRED USING WATERING, MULCHING, OR OTHER EROSION CONTROL METHODS AS NECESSARY.
HOMEOWNERS SHALL AIM, SHIELD AND DIRECT EXTERIOR LIGHTING DOWNWARD TO REDUCE GLARE.

FUTURE DEVELOPMENT PROJECTS SHALL COMPLY WITH THE VISUAL RESOURCES REQUIREMENTS OF THE WHITE MOUNTAIN ESTATES SPECIFIC PLAN.

PURSUANT TO SECTION 66424.6(a) OF THE SUBDIVISION MAP ACT, WHEN A SUBDIVIDER DIVIDES ONLY A PORTION OF A PARCEL OF LAND, THE UNDIVIDED PORTION MAY BE DESIGNATED AS A "REMAINDER” PARCEL SO LONG AS THAT PORTION
IS NOT DIVIDED FOR THE PURPOSE OF SALE, LEASE, OR FINANCING IMMEDIATELY OR IN THE FUTURE. THE DESIGNATED REMAINDER MAY BE SUBSEQUENTLY SOLD AT A LATER DATE, BUT THE OWNER MUST FILE A REQUEST FOR A CERTIFICATE

OF COMPLIANCE OR CONDITIONAL CERTIFICATE OF COMPLIANCE WITH THE MONO COUNTY DEPARTMENT OF PUBLIC WORKS PRIOR TO THE SALE (66424.6(d)).

ALL NEW RESIDENTIAL CONSTRUCTION SHALL CONFORM TO THE REQUIREMENTS OF CHAPTER 21, "FLOOD PLAIN REGULATIONS,” OF THE LAND USE ELEMENT OF THE MONO COUNTY GENERAL PLAN.

PUBLIC SERVICES:

1. THE DEVELOPER SHALL PROVIDE THE DEPARTMENT OF PUBLIC WORKS WITH A "WILL SERVE" LETTER FROM THE CHALFANT VALLEY FIRE PROTECTION DEPARTMENT INDICATING APPROVAL OF FIRE PROTECTION AND SUPPRESSION COMPONENTS
OF THE PROPOSED PROJECT DESIGN AND THAT THE DEPARTMENT WILL PROVIDE SERVICE TO THE PROPOSED PARCELS. THE PROJECT SHALL COMPLY WITH THE FOLLOWING MINIMUM REQUIREMENTS IN ORDER TO INCREASE FIRE SAFETY:

* ALL BUILDINGS AND ADJOINING LOTS SHALL BE A MINIMUM OF 30 FEET APART. FOR LOTS 1-8 THE REAR YARD SETBACK SHALL BE 30 FEET. FOR LOT 25, THE WESTERN SIDE YARD SETBACK SHALL BE 30'. FOR ALL OTHER LOTS LESS
THAN ONE ACRE IN SIZE THE SIDE AND REAR YARD SETBACKS SHALL BE 15"
NOTE: THE REAR YARD SETBACKS MAY BE REDUCED FOR LOTS 1-8 AND THE WESTERN SIDE YARD SETBACK MAY BE REDUCED FOR LOT 25, IF THE EXISTING BUILDINGS ADJOINING THE LOTS WITHIN THE EXISTING SUBDIVISION HAVE AT
LEAST 15" SETBACK FROM THE APPLICABLE REAR OR SIDE PROPERTY LINES. IF A PROPERTY WITHIN THE EXISTING SUBDMISION THAT ADJOINS LOTS 1-8 OR 35 IS VACANT, THE APPLICABLE REAR OR SIDE YARD SETBACK SHALL BE 30.

* EACH HOUSE/PARCEL SHALL HAVE A STANDARDIZED PROPANE SHUTOFF BOX.

* THE PROPANE TANKS FOR THE PROJECT SHALL BE LOCATED ON THE LOT DESIGNATED FOR UTILITY USES.

* THE FACILITIES FOR THE PROPANE TANKS SHALL INCLUDE A CONTAINMENT FACILITY AND AUTOMATIC SHUTOFF VALVES.

* THE PROJECT SHALL HAVE ILLUMINATED HOUSE NUMBERS ON EACH RESIDENCE.

* THE FIRE DISTRICT SHALL REVIEW THE HYDRANT PLAN PRIOR TO APPROVAL OF THE FINAL TRACT MAP.

* A HYDRANT SHALL BE INSTALLED BY THE WATER TANKS.

FIRE MITIGATION FEES SHALL BE COLLECTED AS APRT OF THE BUILDING PERMIT APPLICATION PROCESS. PRIOR TO ACCEPTANCE OF SUBDIVISION IMPROVEMENTS BY THE DEPARTMENT OF PUBLIC WORKS, THE DEVELOPER SHALL FURNISH

DOCUMENTATION FROM THE DISTRICT INDICATING THAT IMPROVEMENTS SATISFACTORILY MEET DISTRICT REQUIREMENTS.

2. CONSISTENT WITH RECREATION OBJECTIVES IDENTIFIED FOR THE TRI-VALLEY AREA IN THE LAND USE ELEMENT, THE DEVELOPER SHALL CONTRIBUTE IMPROVEMENTS AND/OR IN-LIEU FEES FOR THE CHALFANT COMMUNITY PARK OR AN
ALTERNATE LOCATION AGREED UPON BY THE DEVELOPER AND DEPARTMENT OF PUBLIC WORKS. THE COST FOR RECREATION IMPROVEMENTS AND/OR IN-LIEU FEES SHALL BE NOT LESS THAN $40,000. ANY IMPROVEMENTS TO THE CHALFANT
COMMUNITY PARK SHALL BE APPROVED BY THE DEPARTMENT OF PUBLIC WORKS AND SHALL BE COMPLETED CONCURRENT WITH SUBDIVISION IMPROVEMENTS.

3. THE DEVELOPER SHALL CONTRIBUTE MITIGATION FEES TO THE COUNTY FOR PROJECT IMPACTS TO EMERGENCY MEDICAL FACILITIES, SCHOOL FACILITIES, AND LAW ENFORCEMENT SERVICES IN CHALFANT.

GEOLOGY AND SOILS

4. GRADING PERMITS SHALL BE REQUIRED AS SPECIFIED IN THE MONO COUNTY CODE SECTION 13.08.030, ET. SEQ. ACTMITIES REQUIRING A GRADING PERMIT INCLUDE, BUT ARE NOT LIMITED TO, LAND CLEARING AND GRADING ACTIVITIES THAT
CLEAR MORE THAN 10,000 SQUARE FEET, RESULTS IN CUTS GREATER THAN 4 FEET OR FILL GREATER THAN 3 FEET, OR MORE THAN 200 CUBIC YARDS OF CUT OR FILL. CONSTRUCTION RESULTING IN THE ALTERATION OF A DRAINAGE
COURSE ALSO REQUIRES A GRADING PERMIT.

5. DRAINAGE AND EROSION—CONTROL PLANS SHALL BE REQUIRED OF RESIDENTIAL CONSTRUCTION INVOLVING MORE THAN 5,000 SQUARE FEET OF PAD AREA DISTURBED, INCLUDING SECONDARY OR ACCESSORY STRUCTURES ON ANY ONE

PARCEL, AT ANY ONE TIME. DRAINAGE AND EROSION CONTROL PLANS SHALL ALSO BE REQUIRED FOR CONSTRUCTION ON ANY ONE PARCEL THAT CUMULATIVELY EXCEEDS 10,000 SQUARE FEET. IF PLANS ARE REQUIRED, PLANS WILL BE
DEVELOPED BY THE INDIVIDUAL PROJECT APPLICANT WITH REVIEW AND CONCURRENCE BY THE MONO COUNTY DEPARTMENT OF PUBLIC WORKS, COMMUNITY DEVELOPMENT DEPARTMENT / BUILDING DIVISION AND APPLICABLE FEDERAL AND/OR
STATE AGENCIES.

6. BUILDING ENVELOPES AND DRIVEWAYS SHALL BE ESTABLISHED ON THE FINAL PHASED TRACT MAPS FOR ALL LOTS ADJACENT TO DRAINAGE CHANNELS, ALL LOTS AFFECTED BY ALQUIST-PRIOLO FAULT HAZARDS, AND ALL LOTS ON WHICH
SECONDARY UNITS MAY BE ALLOWED (FOR EACH PARTICULAR PHASE). THE LAND USE PLAN SHALL INDICATE LOTS WHERE SECONDARY UNITS MAY BE ALLOWED. ON LOTS LARGER THAN ONE ACRE IN SIZE, WHERE LARGE ANIMALS SUCH AS
HORSES ARE ALLOWED, ANIMAL CONFINEMENT AREAS SHALL ALSO BE ESTABLISHED ON THE FINAL TRACT MAP IN ORDER TO REDUCE SITE DISTURBANCE, PROTECT VEGETATION, AND TO ENSURE THAT THERE IS SUFFICIENT AREA FOR THE
LEACH FIELD, REPLACEMENT FIELD, AND ANIMAL AREAS. BUILDING ENVELOPES FOR EACH RESIDENTIAL PARCEL SHALL BE LOCATED TO AVOID DEVELOPMENT ON RIDGELINES OR RIDGETOPS, WHEN FEASIBLE, AND TO MINIMIZE CUT AND FILL.

7. DURING ALL PHASES OF CONSTRUCTION, EROSION—CONTROL MEASURES SHALL BE APPLIED TO DISTURBED AREAS AND SHALL INCLUDE BEST MANAGEMENT PRACTICES SUCH AS PLACEMENT OF FIBER BLANKETS, FIBER ROLLS, FIBER FENCING,
OR SIMILAR MATERIALS. REMOVED TOPSOIL SHALL BE STOCKPILED AND REPLACED OVER DISTURBED AREAS AT, OR PRIOR TO, THE COMPLETION OF CONSTRUCTION. REDISTRIBUTION OF TOPSOIL AND REVEGETATION OF DISTURBED AREAS
SHALL OCCUR AS SOON AS PRACTICAL FOLLOWING CONSTRUCTION AND THE USE OF STABILIZATION MATERIAL OR LANDSCAPING SHALL BE REQUIRED TO REDUCE IMPACTS RELATED TO EROSION. USE OF NATIVE SEED AND/OR NATIVE PLANTS
GROWN FROM SEEDS OR SEEDLINGS OBTAINED FROM LOCAL NATIVE STOCK IS ENCOURAGED. REVEGETATED AREAS SHALL BE IRRIGATED AS NECESSARY TO ESTABLISH PLANTS.

8. TO PREVENT WIND EROSION AND PUBLIC NUISANCE CREATED BY DUST, PROPERTY OWNERS SHALL REFRAIN FROM CLEARING NATIVE VEGETATION EXCEPT AS NECESSARY FOR IMPENDING SAME—YEAR CONSTRUCTION. IN ADDITION, LAND
DISTURBANCE (GRADING, CUT AND FILL) FOR ROAD CONSTRUCTION, INFRASTRUCTURE INSTALLATION, AND BUILDING CONSTRUCTION SHALL BE LIMITED TO AREAS IDENTIFIED ON THE FINAL TRACT MAP FOR ROADS, UTILITIES, BUILDING
ENVELOPES AND DRIVEWAYS.

9. ALL DISTURBED SOIL SURFACES RESULTING FROM CONSTRUCTION OF IMPROVEMENTS SHALL BE STABILIZED WITHIN ONE YEAR OF COMPLETION OF SUBDIVISION IMPROVEMENTS. ALL EXPOSED SURFACES SHALL BE STABILIZED PRIOR TO THE
ONSET OF WINTER WEATHER IF SUCH WORK IS TO BE COMPLETED THE FOLLOWING YEAR.

10. FOR ALL PHASES OF THE SUBDIVISION AND PARCEL DEVELOPMENT, CONTROLS SHALL BE INSTITUTED TO REDUCE THE IMPACT OF DUST. SUCH CONTROLS ARE TO INCLUDE WATERING AND MULCHING OF DISTURBED AREAS OR OTHER
APPROVED METHODS, E.G.:

* ALL MATERIALS EXCAVATED OR GRADED SHALL BE SUFFICIENTLY WATERED TO PREVENT EXCESSIVE AMOUNTS OF DUST. WATERING SHALL OCCUR AT LEAST TWICE DAILY WITH COMPLETE COVERAGE.

SPEED LIMITS ON THE CONSTRUCTION SITE SHALL BE REDUCED TO MINIMIZE DUST AND WINDBORNE EROSION.

INITIATION OF REVEGETATION EFFORTS SHOULD COMMENCE AS SOON AS PRACTICAL AFTER CONSTRUCTION.

ALL CLEARING, GRADING, EARTH MOVING, OR EXCAVATION ACTIVITIES SHALL CEASE DURING PERIODS OR HIGH WINDS (I.E. GREATER THAN 25 MILES PER HOUR AVERAGED OVER ONE HOUR).

ADJOINING STREETS SHALL BE WASHED OR SWEPT CLEAN OF TRACKED-OUT VEHICLE.

ALL MATERIAL TRANSPORTED ON-SITE OR OFF-SITE SHALL BE SUFFICIENTLY WATERED AND SECURELY COVERED TO PREVENT EXCESSIVE AMOUNTS OF DUST.

ALL TRUCKS HAULING EXCAVATED OR GRADED MATERIAL OFF—SITE SHALL COMPLY WITH STATE VEHICLE CODE SECTION 23114, WHICH CONTAINS REQUIREMENTS FOR COVERING LOADS SO MATERIALS DO NOT BLOW OR FALL FROM A

TRUCK.

11. CONSTRUCTION MATERIAL (ROCK, DEBRIS, ETC.) THAT IS NOT UTILIZED AS FILL MATERIAL IN THE CONSTRUCTION OF IMPROVEMENTS SHALL BE REMOVED TO A PERMITTED DISPOSAL SITE OR OTHER SITE APPROVED BY THE DEPARTMENT OF
PUBLIC WORKS. ALL MATERIAL PROPOSED FOR FILL SHALL BE APPROVED BY A GEOTECHNICAL ENGINEER PRIOR TO PLACEMENT IN THE PROJECT.

14. LAND USES ON LOT D SHALL BE LIMITED TO NON—MOTORIZED PASSIVE RECREATIONAL ACTIVITIES (E.G. HIKING, BIRDWATCHING, WILDLIFE VIEWING, HORSEBACK RIDING) AND SIGNS SHALL BE POSTED AT ENTRANCES TO THE PARCEL
REITERATING THE PROHIBITION ON MOTORIZED VEHICLES.

15. ANY ADDITIONAL DENSITY ON THE REMAINDER PARCEL BEYOND THE SINGLE FAMILY RESIDENTIAL UNIT WITH ONE CONNECTION TO THE COMMUNITY WATER SUPPLY SYSTEM SHALL REQUIRE REGULATORY APPROVAL THROUGH THE SPECIFIC PLAN
PROCESS WITH ASSOCIATED CEQA DOCUMENTS. ANY POTENTIAL IMPACTS TO THE SPRING OR SURROUNDING RIPARIAN HABITAT AREAS IDENTIFIED IN THE CEQA DOCUMENTS SHALL BE AVOIDED OR FULLY MITIGATED.

16. IF VEGETATION CLEARING IS REQUIRED DURING THE AVIAN BREEDING SEASON, A QUALIFIED BIOLOGIST, PAID FOR BY THE DEVELOPER, SHALL SURVEY THE AREA AFFECTED AND IF ACTIVE NESTS ARE LOCATED, A PROTECTIVE BUFFER OF 100
FEET SHALL BE ESTABLISHED AROUND THE NESTS TO BE AVOIDED UNTIL THE YOUNG HAVE FLEDGED.

17. DOGS BELONGING TO INDIVIDUALS INVOLVED IN CONSTRUCTION ACTMTIES SHALL BE PROHIBITED IN THE PROJECT AREA DURING CONSTRUCTION PHASES OR UNDER THE OWNER'S COMPLETE CONTROL AT ALL TIMES.

18. DOMESTIC ANIMALS SHALL BE RESTRAINED AT ALL TIMES, EITHER THROUGH THE USE OF LEASHES OR PRIVATE FENCED AREAS. NO ANIMALS SHALL BE ALLOWED TO BE FREE ROAMING. HORSES AND OTHER GRAZING ANIMALS SHALL BE
PENNED OR TETHERED.

19. DURING CONSTRUCTION, PROJECT BOUNDARIES SHALL BE CLEARLY DELINEATED IN ORDER TO AVOID DISTURBANCES TO SURROUNDING OFF—SITE VEGETATION AND SOILS.

LR IR
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EXHIBIT 2

STATUS OF CONDITIONS OF APPROVAL
& MITIGATION MONITORING PROGRAM

TRACT MAP 37-46 /| WHITE MOUNTAIN ESTATES

Condition

Status

DEVELOPMENT STANDARDS AND POLICIES

Future residential development shall meet the requirements of the Mono
County General Plan and the White Mountain Estates Specific Plan.

Associated with future
development; not required
prior to final map approval.

The developer shall inform future owners and developers of project mitigation
measures as a means of reducing or eliminating development impacts to
less-than-significant levels. These minimum development standards shall be
cross-referenced to map conditions recorded by the County by notation on a
supplemental sheet of the tract map, and shall also be included in project
CC&Rs.

A. Construction activities shall take place only during daylight hours or per
Mono County Code 13.08.290, whichever is more restrictive.

B. Noise levels shall be in conformity with Mono County Noise Standards.
Construction equipment shall be adequately muffled.

C. Homeowners’' dogs shall be restrained by leashes or contained within
fenced areas or yards.

D. Dogs belonging to construction workers shall be prohibited in the project
area during construction or be under the owner’s complete control at all
times.

E. Vegetation removal should be limited to disturbance necessary for
construction of residences, accessory buildings, driveways, walkways,
corrals, and landscaping.

F. Homeowners shall provide erosion control measures for disturbed areas
during and following construction. Topsoil shall be stockpiled at the
construction site and redistributed over disturbed areas as soon as
practical following completion of construction.

G. Control of dust during any construction and/or land-clearing activities shall
be required using watering, mulching, or other erosion-control methods as
necessary.

H. Homeowners shall aim, shield and direct exterior lighting downward to
reduce glare.

I.  Future development projects shall comply with the Visual Resources
requirements of the White Mountain Estates Specific Plan.

Condition is referenced on
the Final Map.

Condition Met in CC&R’s
and will be met prior to
individual Certificates of
Occupancy.

Pursuant to section 66424.6(a) of the Subdivision Map Act, when a subdivider
divides only a portion of a parcel of land, the undivided portion may be
designated as a “remainder” parcel so long as that portion is not divided for
the purpose of sale, lease, or financing immediately or in the future. The
designated remainder may be subsequently sold at a later date, but the
owner must file a request for certificate of compliance or conditional certificate
of compliance with the Mono County Department of Public Works prior to the
sale (section 66424.6(d)). This requirement shall be noted on the final map
follow.

Same as status for
Condition #1, above.

Lot numbering on the final tract map shall be presented in a continuous,
sequential order to correct the lot numbering shown on the tentative tract
map.

Condition satisfied by lot
numbering shown on final
map.

05/05/16
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Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

2]’::)xhibit 2

5. The developer shall make offers of dedication for 60-foot-wide rights-of-way | Condition satisfied by
for street, drainage, and utility purposes for subdivision roads shown on the | notations and easements
Tentative Parcel Map. Offers of dedication shall also be made for slope | shown on the Final Map.
maintenance easements as necessary for any slope area that extends
outside street rights-of-way. Offers of dedication or easements to the benefit
of a homeowner’s association shall also be made for any area necessary for
bus stop or mailbox cluster purposes and/or for drainage facilities constructed
outside street rights-of-way.

6. The developer shall provide necessary easements for existing and proposed | Same as status for
utility service within the subdivision. All existing and proposed easements | Condition #5, above.
shall be shown on the tract map.

7. The subdivider shall convey an easement or license to the county, approved | Same as status for
as to form by the county counsel, for access to the on-site well for ground | Condition #5, above.
water monitoring purposes. All proposed easements shall be shown on the
tract map.

8. Liquefied Petroleum Gas (LPG) shall be installed according to all applicable | Same as status for
codes and Mono County Code 15.04.056. Condition #1, above.

9. All new residential construction shall conform to the requirements of Chapter | This condition will be met
21, “Flood Plain Regulations,” of the Land Use Element of the Mono County | during the building permit
General Plan. phase

10. A field investigation has identified seismic faulting on the property. The tract | Condition satisfied by
map shall include a note stating that a fault investigation report has been | Supplemental Sheet (#10)
prepared and is available from the County. A supplemental sheet to the tract | on Final Map.
map shall delineate the boundaries of the Alquist-Priolo Earthquake Fault
Zone and note that residential development is not permitted within 50 feet of | The note on residential
the fault trace. In lots affected by the fault zone, a building envelope shall be | development near fault
shown and dimensioned to indicate limits of residential development. | traces appears on
However, unoccupied structures such as barns, sheds, and detached | Supplemental Sheet (#9)
garages may be constructed within this area. under condition #10.

11. The developer shall inform future owners of development standards and | Condition satisfied by

mitigation measures as a means of reducing or eliminating impacts to less-
than-significant levels. At a minimum, Conditions of Approval 1-20, or as
otherwise required by the County, shall be cross-referenced to map
conditions recorded by the County by notation on a supplemental sheet of the
tract map. Conditions of Approval 1-20 shall also be reiterated in project
CCé&Rs.

supplemental sheet (#9) on
Final Map.
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Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

2@xhibit 2

Public Services

Status

1.

The developer shall provide the Department of Public Works with a “will
serve” letter from the Chalfant Valley Fire Protection Department indicating
approval of fire protection and suppression components of the proposed
project design and that the department will provide service to the proposed
parcels. The project shall comply with the following minimum requirements in
order to increase fire safety:

e All buildings on adjoining lots shall be a minimum of 30 feet apart. For
lots 1-8, the rear yard setback shall be 30°. For lot 25, the western side
yard setback shall be 30’. For all other lots less than one acre in size the
side and rear yard setbacks shall be 15'.

Note: The rear yard setbacks may be reduced for lots 1-8 and the
western side yard setback may be reduced for lot 25, if existing buildings
on the adjoining lots within the existing subdivision have at least a 15’
setback from the applicable rear or side property lines. If a property
within the existing subdivision that adjoins lots 1-8 or 25 is vacant, the
applicable rear or side yard setback shall be 30.

e Each house/parcel shall have a standardized propane shutoff box.

e The propane tanks for the project shall be located on the lot designated
for utility uses.

e The facilities for the propane tanks shall include a containment facility and
automatic shutoff valves.
The project shall have illuminated house numbers on each residence.
The Fire District shall review the hydrant plan prior to approval of the
Final Tract Map.

¢ A hydrant shall be installed by the water tanks.

Fire mitigation fees shall be collected as part of the building permit application

process. Prior to acceptance of subdivision improvements by the Department

of Public Works, the developer shall furnish documentation from the district

indicating that improvements satisfactorily meet district requirements.

(EIR Mitigation Measure PS-2, H-2 and Specific Plan Program 13-B).

CVFPD Will-Serve Letter is
on file with Public Works.

Condition satisfied by
notations and building
envelopes shown on the
Final Map.

Consistent with recreation objectives identified for the Tri-Valley area in the
Land Use Element, the developer shall contribute improvements and/or in-lieu
fees for the Chalfant community park or an alternate location agreed upon by
the developer and Department of Public Works. The cost for recreation
improvements and/or in-lieu fees shall not be less than $40,000. Any
improvements to the Chalfant community park shall be approved by the
Department of Public Works and shall be completed concurrent with
subdivision improvements.

(EIR Mitigation Measure PS5 and Specific Plan Program 17-A)

Condition amended by
Board action, Resolution
R12-85 repealing impact
fees for TM37-46.

The developer shall contribute mitigation fees to the County for project
impacts to emergency medical facilities, school facilities, and law enforcement
services in Chalfant.

(EIR Mitigation Measures PS-3 and PS-4 and Specific Programs 14-A, 15-A,
and 16-A

Same as status for
Condition #2, above.
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Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

2thibit 2

4. Grading permits shall be required as specified in Mono County Code Section | Subdivision Improvements
13.08.030, et seq. Activities requiring a grading permit include, but are not | covered under Grading
limited to, land clearing and grading activities that clear more than 10,000 | Permit IP37-46 issued on
square feet, result in cuts greater than 4 feet or fill greater than 3 feet, or | 05/20/09 on file with Public
involve more than 200 cubic yards of cut or fill. Construction resulting in the | Works.
alteration of a drainage course also requires a grading permit. ] ]

(EIR Mitigation Measures GS-1, AQ-4 and Specific Plan Conservation | AlS0 associated with

Standard CS-8) future development and
will be addressed with
future Grading Permits.

5. Drainage and erosion-control plans shall be required of residential | Associated with future
construction involving more than 5,000 square feet of pad area disturbed, | development and will be
including secondary or accessory structures on any one parcel, at any one | addressed with future
time. Drainage and erosion control plans shall also be required for | Grading Permits.
construction on any one parcel that cumulatively exceeds 10,000 square feet.

If plans are required, plans will be developed by the individual project
applicant with review and concurrence by the Mono County Department of
Public Works, Community Development Department / Building Division, and
applicable federal and/or state agencies.
(EIR Mitigation Measure GS-1, AQ-4 and Specific Plan Conservation
Standard CS-8)
6. Building envelopes and driveways shall be established on the Final Phased | Condition satisfied by

Tract Maps for all lots adjacent to drainage channels, all lots affected by
Alquist Priolo fault hazards, and lots on which Secondary Units may be
allowed (for each particular phase). The land use plan shall also indicate lots
where Secondary Units may be allowed. On lots larger than one acre in size,
where large animals such as horses are allowed, animal confinement areas
shall also be established on the Final Tract Map in order to reduce site
disturbance, protect vegetation, and to ensure that there is sufficient area for
the leach field, replacement field, and animal areas. Building envelopes for
each residential parcel shall be located to avoid development on ridgelines or
ridgetops, when feasible, and to minimize cut and fill.

(EIR Mitigation Measures GS-2, GS-3, AQ-5, AQ-6, VW-4, VR-10 and
Specific Plan Conservation Standards CS-9 and CS-10).

Final Map Supplemental
Sheets indicating building
envelopes.
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Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

2§xhibit 2

Condition

Status

7.

During all phases of construction, erosion-control measures shall be applied
to disturbed areas and shall include the use of Best Management Practices
such as placement of fiber blankets, fiber rolls, filter fencing, or similar
materials. Removed topsoil shall be stockpiled and replaced over disturbed
areas at, or prior to, the completion of construction. Redistribution of topsoil
and revegetation of disturbed areas shall occur as soon as practical following
construction and the use of stabilization material or landscaping shall be
required to reduce impacts related to erosion. Use of native seed and/or
native plants grown from seeds or seedlings obtained from local native stock
is encouraged. Revegetated areas shall be irrigated as necessary to establish
the plants.

(EIR Mitigation Measures VW-9, VW-10 and Specific Plan Conservation
Standards CS-27, CS-28)

Same status as Public
Services Condition #4
above.

8. To prevent wind erosion and public nuisance created by dust, property | Same status as Public
owners shall refrain from clearing native vegetation except as necessary for | Services Condition #4
impending or same-year construction. In addition, land disturbance (grading, | above.
cut and fill) for road construction, infrastructure installation, and building
construction shall be limited to the areas identified on the final tract map for
roads, utilities, building envelopes, and driveways.

(EIR Mitigation Measure GS-4, AQ-7, VR-11 and Specific Plan Conservation
Standard CS-11)

9. All disturbed soil surfaces resulting from construction of improvements shall | Same status as Public
be stabilized within one year of completion of subdivision improvements. All | Services Condition #4
exposed surfaces shall be stabilized prior to the onset of winter weather if | above.
such work is to be completed the following year.

10. For all phases of subdivision and parcel development, controls shall be | Same status as Public

instituted to reduce the impact of dust. Such controls are to include watering
and mulching of disturbed areas or by other approved methods, e.g.:

e All material excavated or graded shall be sufficiently watered to
prevent excessive amounts of dust. Watering shall occur at least
twice daily with complete coverage

e Speed limits on the construction site shall be reduced to minimize
dust and windborne erosion.

¢ Initiation of revegetation efforts should commence as soon as
practical after construction.

e All clearing, grading, earth moving, or excavation activities shall
cease during periods or high winds (i.e. greater than 25 miles per
hour averaged over one hour).

e Adjoining streets shall be washed or swept clean of tracked-out
vehicle.

e All material transported on-site or off-site shall be sufficiently
watered or securely covered to prevent excessive amounts of
dust.

e All trucks hauling excavated or graded material off-site shall
comply with State Vehicle Code Section 23114, which contains
requirements for covering loads so materials do not blow or fall
from a truck.

(EIR Mitigation Measures GS-5, GS-6, GS9-12, AQ8-9, AQ 12-15 and
Specific Plan Conservation Standard CS-12, CS-13, CS16-19)

Services Condition #4
above.
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Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

2gxhibit 2

11.

Construction material (rock, debris, etc.) that is not utilized as fill material in
the construction of improvements shall be removed to a permitted disposal
site or other site approved by the Department of Public Works. All material
proposed for fill shall be approved by a geotechnical engineer prior to
placement in the project.

(EIR Mitigation Measure GS-7, AQ-10 and Specific Plan Conservation
Standard CS-14)

Same status as Public
Services Condition #4
above.

12.

The applicant shall prepare a Storm Water Pollution Prevention Plan
(SWPPP) and submit a Notice of Intent (NOI) to the Lahontan Regional Water
Quality Control Board in compliance with provisions of the State Water
Resources Control Board's Storm Water NPDES Permit for Construction
Activities. The project shall comply with the Lahontan Basin Project
Guidelines for Erosion Control. The developer shall furnish approved copies
of the SWPPP and NOI to the Department of Public Works prior to its
issuance of a grading permit for construction of subdivision improvements.
(EIR Mitigation Measure GS-8, AQ-11 and Specific Plan Conservation
Standard CS-15)

Plan #WDID 6B26C351302
Received prior to issuance
of Grading Permit.

13.

The developer shall provide a soils report to, or request a soils report
waiver from, the Department of Public Works. Any such report or
request for waiver, acceptable to the Director of Public Works, shall
comply with the provisions of Mono County Code Section 17.36.090.
(EIR Mitigation Measure GS-13 and Specific Plan Conservation
Standard CS-33.

Condition satisfied by
Soils Report, dated
December 13, 2006,
prepared by Bear
Engineering, on file with
Public Works.

14,

Land uses on Lot D shall be limited to non-motorized passive
recreational activities (e.g. hiking, birdwatching, wildlife viewing,
horseback riding) and signs shall be posted at the entrances to the
parcel reiterating the prohibition on motorized vehicles.

(EIR Mitigation Measure VW-1 and Specific Plan Conservation
Standard CS-23)

Signs have installed by
developer.

15.

Any additional density on the remainder parcel beyond one single-
family residential unit with one connection to the community water
supply system shall require regulatory approval through the Specific
Plan process with associated CEQA documents. Any potential
impacts to the spring or surrounding riparian habitat areas identified in
the CEQA documents shall be avoided or fully mitigated.

(EIR Mitigation Measure VW-2 and Specific Plan Conservation
Standard CS-24)

Condition addressed in
CC&Rs.

16.

If vegetation clearing is required during the avian breeding season, a
gualified biologist, paid for by the developer, shall survey the area
affected and if active nests are located, a protective buffer of 100 feet
shall be established around the nests to be avoided until the young
have fledged.

(EIR Mitigation Measure VW-3 and Specific Plan Conservation
Standard CS-25)

Condition satisfied by
notations on
Improvement Plans and
building envelopes
shown on the Final Map.
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Conditions of Map Approval Status — TM37-46 (White Mountain Estates)
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Condition

Status

17.

Dogs belonging to individuals involved in construction activities shall be
prohibited in the project area during construction phases or under the owner’s
complete control at all times.

(EIR Mitigation Measure VW-6 and Conservation Standard CS-21)

Condition satisfied by
notation on Improvement
Plans.

18.

Domestic animals shall be restrained at all times, either through the use of
leashes or private fenced areas. No animals shall be allowed to be free
roaming. Horses and other grazing animals shall be penned or tethered. This
requirement shall be reiterated in the project CC & Rs.

(EIR Mitigation Measure VW-5 and Specific Plan Conservation Standard CS-
20)

Reiterated in submitted
CC&Rs to be recorded
concurrently with Final
Map.

19.

During construction, project boundaries shall be clearly delineated in order to
avoid disturbances to surrounding off-site vegetation and soils

(EIR Mitigation Measure VW-8 and Specific Plan Conservation Standard CS-
26)

Condition satisfied by
notation on Improvement
Plans.

20.

The project proponent shall work with LADWP and BLM to identify authorized
trail/route access from the community across adjacent LADWP and BLM
lands. Where feasible, existing roads/trails shall be used. The route(s) shall
be identified prior to approval of the final tract map and shall be marked with
signs at the property boundary. The signs shall be installed prior to the
development of any housing and shall inform recreational users of LADWP
and BLM lands of prohibited uses on those lands. The Homeowner’s
Association shall be responsible for maintaining the signs. The CC & Rs for
the project shall inform all residents of BLM policies that prohibit cross-
country vehicle use on adjacent public lands and limit that vehicle use to
designated roads and trails. The project proponent shall also work with
LADWP and BLM to place signs along the public land/private subdivision
boundary along the north and south sides of the project site in order to reduce
trespass on public lands. The Homeowner’'s Association shall be responsible
for maintaining the signs. The signs shall be installed prior to the
development of any housing. Access points shall be finalized and shown on
the map prior to recording the final tract map.

(EIR Mitigation Measure VW-11 and Specific Plan Conservation Standards
CS-30, CS-31)

Developer has received
letters of agreement from
both LADWP & BLM. BLM
will be installing the signs
for their area.

This is reiterated in the
CC&Rs.

21.

The project shall not have streetlights unless required for safety at
intersections.  Streetlights shall be shielded and directed so that no light
emanates beyond the street. Exterior lighting at individual residences shall
be limited to that necessary for safety reasons. Exterior lighting shall be
concealed, high intensity lighting shall be avoided, and lighting shall be
shielded and directed so that it does not emanate beyond the boundaries of
each individual lot. This requirement shall be reiterated in the CC & Rs for
the project.

(EIR Mitigation Measures VR-1, VR-2 and Specific Plan Design Standard DS-
7, DS-8)

Reiterated in CC&Rs
submitted to Public Works.

Associated with future
development and will be
addressed with future
Building Permits.

Page 7 of 14




Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

3gxhibit 2

22.

The project shall comply with the provisions of the Mono County Sign
Ordinance, Chapter 7 of the Land Development Regulations, specifically with
Section 07.020 (D), Real Estate Signs.

(EIR Mitigation Measures VR-6 and Specific Plan Design Standard DS-14)

Associated with future
development; not required
prior to final map approval.

23.

The developer shall extend all applicable utilities (electricity, telephone,
propane, cable TV, etc.) to the property line of each parcel. The location and
design of utilities shall be included on improvement plans submitted to the
Department of Public Works for review and approval. All new on-site utility
extensions shall be installed underground.

(EIR Mitigation Measures VR-7 and Specific Plan Design Standard DS-16)

Improvement Plans on file
with Public Works, with
installation verified by
Public Works Staff.

24.

The developer shall provide a “will serve” letter from the local postal authority
indicating its intent to serve the subdivision and stating its approval of
subdivision street names and the location and design of cluster mailboxes for
the development. The location and design of cluster mailboxes shall be
included on improvement plans submitted to the Department of Public Works
for review and approval. The mailboxes shall be painted a muted dark earth
tone (i.e. tan, green, brown, gray) that blends in with the surrounding
environment and is non-reflective

(EIR Mitigation Measures VR-8 and Specific Plan Design Standard DS-18)

Mail Boxes clusters
installed by developer and
verified by Public Works.

25.

Future residential development should not dominate the natural environment
and should complement existing rural character. The siting of a project and
the scale, design, color and building materials for structures and fences shall
harmonize with existing development in the area, the surrounding natural
environment, and on-site topography. The following design guidelines are
encouraged for all development:

A. Building areas for each lot shall be selected to reflect sensitivity to on-site
topography and potential visual obstructions.

B. Roofing materials shall be non-reflective and shall be in a natural dark
earth tones (i.e., brown, dark green, or similar colors).

C. Bright colors or reflective materials shall not be used for any component
of any structure.

D. Siding materials shall have a natural appearance compatible with the
surrounding environment. The use of indigenous rock shall be
encouraged.

E. Siding materials shall be stained, painted or otherwise finished in muted
earth tones (i.e. dark tans, browns, grays, or green)s in order to blend into
the surrounding environment.

F. Colors and materials for fences shall be muted and shall blend with the
surrounding natural environment.

G. Building heights for residential development shall be limited to a
maximum of 35 feet from any given point above grade. All heights shall
be calculated from the natural grade or finished grade, whichever is more
restrictive.

(EIR Mitigation Measures VR-3-5 and Specific Plan Design Standards DS-11-

13)

Associated with future
development; not required
prior to final map approval.
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Condition

Status

26.

Visually offensive land uses such as well and water storage facilities, trash
receptacles, propane tanks, and out-building structures shall be adequately
screened through the use of landscaping, fencing, contour grading, or other
appropriate measures, including the use of an appropriate paint color and
finish that blends into the surrounding visual environment. Paint color and
finish shall be approved by the Planning Director. Landscaping shall occur as
shown on the Master Landscape Plan in the White Mountain Estates Specific
Plan. The use of larger planting stock is encouraged to accelerate the
process of visual screening. Young plants shall be protected from deer and
rodents until they are established (e.g., a 5-foot wire fence or vexar tubing
has been found to work well to protect seedlings from deer).

(EIR Mitigation Measures VR-9 and Specific Plan Design Standards DS-19)

Condition satisfied by
constructed improvements
that were field verified by
Public Works’ Staff.

27.

Landscaping on individual residential lots shall be predominantly xeriscape
(i.e. 65 percent of landscaping on an individual lot shall be xeriscape) and fire
safe. The requirement for xeriscapic and fire safe landscaping shall be
reiterated in the CC & Rs for the project. See Design Standard DS-21 in the
White Mountain Estates Specific Plan for specific provisions regarding
xeriscape and fire safe landscaping.

(EIR Mitigation Measures VR-9, WR-1, H-3 and Specific Plan Design
Standards DS-19, DS-21)

Associated with future
development; not required
prior to final map approval.

28.

The project proponent shall stop work and notify the County and local Native
American tribal contacts if archaeological evidence and/or human remains or
unmarked cemeteries is are encountered during ground-disturbing activities.
No disturbance of such a site shall be permitted until such time as the
applicant hires a certified archaeologist and an archaeological survey that
identifies acceptable site mitigation measures is filed with the County
Planning Department.

Native American monitors shall be onsite during the archaeological survey to
ensure the proper identification and care of cultural resources. The
disposition of any recovered artifacts shall be made in consultation with local
tribal contacts. In the event of the accidental discovery of human remains,
Health and Safety Code §7050.5, Public Resources Code 8§5097.98, and
CEQA Guidelines §15064.5 (d) shall be consulted for the proper procedure to
follow. Road construction/grading plans shall include a copy of this mitigation
measure.

(EIR Mitigation Measure CR-1, Specific Plan Conservation Standard CS-32)

Condition satisfied by
notation on approved
improvement plans.

Page 9 of 14




Conditions of Map Approval Status — TM37-46 (White Mountain Estates)

3]?xhibit 2

Condition

Status

29.

The developer shall install an enclosed, shaded bus stop to serve the
subdivision. The design shall be equivalent to existing covered bus stops in
the county (e.g., YARTS) and its location shall be agreed upon by the Mono
County Department of Public Works, the developer, the Eastern Sierra
Unified School District, and Inyo-Mono Transit. The location and design of the
shelter shall be included on improvement plans submitted to the Department
of Public Works for review and approval.

(EIR Mitigation Measure C-6 and Specific Plan Circulation Program 7-A)

Bus Stop shelter has been
acquired by the developer
with installation to be done
prior to Final Map approval
by the Board of
Supervisors.

30.

The developer shall construct improvements to the intersection of U.S.
Highway 6 and White Mountain Estates Road pursuant to requirements
specified by Caltrans and the County. A copy of the encroachment permit
issued by Caltrans shall be furnished by the developer to the Department of
Public Works.

(EIR Mitigation Measure C-3 and Specific Plan Policy 5-B and Program 5-B)

Developer worked with
Caltrans to complete turn-
out.

31.

The developer shall make improvements to White Mountain Estates Road,
including relocation of the existing cattleguard to a straight section of road,
installation of traffic-calming measures, and completion of a grind-and-overlay
project. Traffic calming shall consist of a median “island” with lane narrowing
and road realignment around the island. This measure shall be installed
between 0.1 to 0.2 miles west of the existing subdivision. In addition, the
developer shall improve the easterly 900-foot portion of the road by grinding
and recompacting existing pavement followed by a 0.25-foot overlay with
PG64-28 PM hot mix asphalt. Location and design of the improvements shall
be included on improvement plans submitted to the Department of Public
Works for review and approval..

(Specific Plan Policy 5-D and Program 5-D)

Condition language
modified per BOS Res 10-
77. Developer paid agreed
upon road costs —
payment of invoice on file.

Cattle Guard improvement
complete.

Traffic Calming Condition
removed per BOS
Resolution 12-85.

32.

The developer shall construct paved subdivision streets in accordance with
County Road Improvement Standards for County-maintained residential
streets (ref. plate 8 or 9). An alternate street design consisting of narrower
travel lanes in exchange for expanded bike and pedestrian access
improvements will be considered by the Department of Public Works.
Earthwork activities and construction of all subdivision improvements,
including, but not limited to, streets, upgrades to White Mountain Estates
Road and U.S. Highway 6, drainage facilities, utilities, bike and pedestrian
improvements (if any), mailbox cluster(s), and a bus stop, shall be conducted
in accordance with improvement plans prepared by a civil engineer licensed
in the State of California and approved by the Department of Public Works.
An estimate of construction costs for subdivision improvements shall be
prepared by a licensed civil engineer for review and approval by the
Department of Public Works. Construction of subdivision improvements shall
be conducted under authority of a grading permit issued by the Department of
Public Works and encroachment permits issued by the Department of Public
Works and Caltrans. All costs for improvement installation, testing,
inspections, and any related reports, plans and specifications shall be the
responsibility of the developer.

(EIR Mitigation Measure C-1, C-2, and C-5 and Specific Plan Policy 5-A,
Program 5-A, and Program 6-A)

Public Works’ Staff has
verified and documented
the completion of
subdivision roads and
associated improvements.
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33.

The developer shall establish a zone of benefit within the Countywide County
Service Area for the extension of County services to the subdivision, including
snow removal and the ongoing maintenance, repair, and ultimate
replacement of subdivision streets, drainage facilities, and other
improvements to be accepted by the County. The annual costs shall be
extended to all lots within the subdivision and shall be adjusted annually for
inflation. The initial annual costs shall be determined by an engineer’s report
prepared by a civil engineer licensed in the state of California, which shall be
submitted for review and approval by the Department of Public Works.

(EIR Mitigation Measures C-4, H-6 and Specific Plan Program 5-C)

The Engineer’s Report
prepared by Bear
Engineering has been
reviewed and approved by
Public Works staff.

Condition to be satisfied
by annexation documents
prepared by Public Works
and to be approved by
Board of Supervisors.

34.

Construction shall be limited to daylight hours (or per Mono County Code
13.08.290, whichever is more restrictive) in accordance with Mono County
Code Chapter 10.16 (Noise Regulation) in order to minimize impacts to
nocturnal resident wildlife species and adjacent sensitive noise receptors.
(EIR Mitigation Measures VW-7 and N-1, Specific Plan Conservation
Standards CS-1 and CS-22)

Condition satisfied by
notation on approved
improvement plans.

35.

Noise levels during construction shall be kept to a minimum by equipping all
on-site equipment with noise-attenuation devices and by compliance with all
requirements of Mono County Code Chapter 10.16 (Noise Regulation).

(EIR Mitigation Measure N-2, Specific Plan Conservation Standard CS-2)

Same status as condition
#34 above.

36.

During all construction activities, all stationary construction equipment shall
be placed so that emitted noise is directed away from sensitive receptors
nearest the project site, i.e. existing residential development at White
Mountain Estates subdivision.

(EIR Mitigation Measure N-3, Specific Plan Conservation Standard CS-3)

Same status as condition
#34 above.

37.

During all construction activities, equipment staging areas shall be located the
greatest distance possible from the nearest sensitive noise receptors, i.e.
residential uses in the existing White Mountain Estates subdivision.

(EIR Mitigation Measure N-4, Specific Plan Conservation Standard CS-4)

Same status as condition
#34 above.

38.

Only energy star rated heating systems and appliances shall be installed in
the residences. No units shall have wood-burning appliances as the primary
heating source.

(EIR Mitigation Measure AQ-1 ,Specific Plan Conservation Standard CS-5)

Associated with future
development; not required
prior to final map approval.

39.

All wood-burning devices installed in the project shall be Phase Il EPA
certified, in conformance with the Mono County General Plan (Conservation /
Open Space Element, Public Health and Safety Policies, Objective A, Action
6.1). This requirement shall be reiterated in the

(EIR Mitigation Measure AQ-2, Specific Plan Conservation Standard CS-6)

Associated with future
development; not required
prior to final map approval.

40.

An air quality permit shall be obtained from the Great Basin Unified Air
Pollution Control District for subdivision improvements. The developer shall
provide a copy of the permit to the Department of Public Works prior to its
issuance of a grading permit for construction of subdivision improvements.
(EIR Mitigation Measure AQ-3, Specific Plan Conservation Standard CS-7)

Received prior to issuance
of Grading Permit

GBUAPCD Authority to
Construct 1455-00-08
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41.

Water conserving fixtures shall be installed in all development on-site,
including all residential structures and irrigation systems. This requirement
shall be reiterated in the CC & Rs for the project.

(EIR Mitigation Measure WR-2, Specific Plan Conservation Standard CS-40)

Associated with future
development; not required
prior to final map approval.

42.

Prior to approval of the Final Tract Map, the White Mountain Mutual Water
Company, or the CSA, shall submit a complete permit application for an
expanded integrated water system to serve the existing and proposed
development and shall receive a domestic water permit for such a system
from the Mono County Department of Environmental Health. The expanded
water system may be developed in phases as outlined in Land Use Program
1-D. In any case, the components of the expanded water system necessary
to serve Phase | of the development shall be installed, passed final
inspection, and fully operational prior to recording the Final Tract Map.

If the Board of Supervisors establishes a service entity other than the White
Mountain Mutual Water Company or the CSA, the project applicant, along
with that provider shall submit complete permit application for an expanded
integrated water system to serve the existing and proposed development and
shall receive a domestic water permit for such a system from the Mono
County Department of Environmental Health. The water system may be
developed in phases as outlined in Land Use Program 1-D. In any case, the
components of the expanded water system necessary to serve Phase | of the
development shall be installed, passed final inspection, and fully operational
prior to recording the Final Tract Map.

(EIR Mitigation Measure WR-3, Specific Plan Conservation Standard CS-41)

Environmental Health
Dept. has inspected the
system which meets
current AWWA Standards
and the State of California
Title 22 regulatory
requirements.

A permit will be issued by
the Environmental Health
Department when the Cold
Water Canyon MWC meets
the State of California’s
definition of a small public
water system.

43.

The Technical, Managerial and Financial Capacity report required with the
permit application for an expanded water system shall determine the source
capacity of the two wells for the proposed project, or the developer’s qualified
hydrologist may propose an alternative measure for determining the apparent
long term yield for review by the Environmental Health Department. The
Technical Report must take into consideration the water demand attributable
to secondary residences that may be constructed on the proposed project and
on the existing White Mountain Estates subdivision. If the data and
conclusions in the report do not meet regulatory requirements, the Mono
County Environmental Health cannot issue a permit for an expanded water
system. In that case, the applicant may choose to redesign the project and
complete additional CEQA analysis on the redesigned project.

(EIR Mitigation Measure WR-4, Specific Plan Conservation Standard CS-42)

Same status as Condition
#42 above.
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44,

If the water system is not the White Mountain Mutual Water Company or a
CSA serving the existing and proposed development, the water system
operator shall ensure that the new wells constructed for the project are not
impacting the existing well operated by the White Mountain Estates Mutual
Water Company.

The well maintenance program for the onsite water system shall include
annual monitoring as required by the State. As part of that monitoring
process, the level of the water table shall be measured in all of the wells
utilized by the system, as well as in the wells owned and operated by the
White Mountain Mutual Water Company.

If the static water level in any of the wells decreases by 20 feet or more in one
year, then landscape watering in the proposed development shall be
restricted during the summer months (June 1-September 30).

If the static water level rebounds fully by the following annual monitoring,
landscape watering shall not be restricted.

If the static water level remains at a decreased level for a second year, any
second units allowed by the Specific Plan that have not been built at that
point in time shall not be allowed until the static water level has rebounded
and remained at a higher level for five consecutive years.

A water conservation schedule, identifying trigger points in well water levels
and corresponding restrictions in landscape watering, shall be developed and
approved by the Mono County Department of Environmental Health prior to
approval of the Final Tract Map

(EIR Mitigation Measure WR-5, Specific Plan Conservation Standard CS-43)

Same status as Condition
#42 above.

45,

Installation of individual sewage disposal systems will be required on each
parcel at the time of future residential development. Prior to final map
approval, however, the developer shall submit a soils suitability report,
prepared by a civil engineer licensed in the state of California, supporting the
suitability of soils for installation of individual sewage disposal systems. At a
minimum, the report shall contain two percolation test results and one soil
profile results for each new parcel to be created or alternate testing as
approved by Mono County Environmental Health. The report shall document,
to the satisfaction of Mono County Environmental Health that the soil
structure meets or exceeds applicable state and county standards for siting
and installation of individual sewage disposal systems.

(EIR Mitigation Measure WR-6, Specific Plan Conservation Standard CS-44)

Condition satisfied by
Percolation and Soils
Report, dated December
13, 2006, on file with Public
Works.
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46.

The developer shall submit a plot plan, acceptable to Mono County
Environmental Health, identifying designated areas for individual sewage
disposal systems on each parcel. The plot plan shall be prepared by a civil
engineer licensed in the state of California. The plot plan shall identify both
the primary sewage disposal area and an area for future sewage disposal,
described as a replacement area, equal to 100% of the primary sewage
disposal area, should the primary system fail. The siting of individual sewage
disposal systems shall comply with the Lahontan Regional Water Quality
Control Board’s (RWQCB) criteria contained in the Water Quality Control Plan
for the Lahontan region. Leach fields and septic tanks shall be sited a
minimum of 100 feet from any domestic well and a minimum of 50 feet from
any drainage course. Alternative systems, if proposed, shall be reviewed and
approved by Mono County Environmental Health and shall conform to
RWQCB requirements.

Septic System site plan

was submitted as part of
Soils Report on file with
Public Works.

47.

A minimum 100-foot horizontal setback shall be provided from any livestock
facility (corrals, etc.) and animal or fowl enclosure to any well.

Associated with future
development; not required
prior to final map approval.

48.

The project, as well as future development, shall comply with California State
Fire Codes as well as with the Mono County Fire-Safe Regulations (Mono
County General Plan, Land Use Element, Section VI, Land Development
Regulations, Chapter 22) pertaining to emergency access, signing and
building numbering, emergency water supplies and vegetation modification.
(EIR Mitigation Measure H-1, Specific Plan Program 13-A)

Associated with future
development; not required
prior to final map approval.

49.

The developer shall furnish a drainage report, prepared by a civil engineer
licensed in the state of California and approved by the Department of Public
Works, addressing the hydrologic analysis and hydraulic design of all
drainage facilities to be constructed to route on-site and off-site storm flows
through the subdivision. Analysis of any improvements necessary to handle
storm flows upstream of and downstream from the subdivision shall be
addressed. The developer shall furnish documentation to the Department of
Public Works verifying authorization to discharge storm flows downstream of
the subdivision and providing access rights to construct off-site
improvements, if necessary.

(EIR Mitigation Measure H-4, H-5 and Specific Plan Policy 10-A and Program
10-A)

Condition satisfied by
Drainage Report prepared
by Eastern Sierra
Engineering (revision date
2007), on file with Public
Works.

Correspondence from
Eastern Sierra Engineering
indicates LADWP approval
of drainage design.
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Mono County
Community Development Department

Mamngm BLZ)Iiei[,lEA 93546 Planning DiViSion Bridgzgoi?éi 93517
760-924-1800, fax 924-1801 760-932-5420, fax 932-5431
commdev@mono.ca.gov WWW.monocounty.ca.gov

May 12, 2016

To: Mono County Planning Commission
From: Gerry Le Francois, Principal Planner
Re: Use Permit 16-002/Dublino

RECOMMENDATION
It is recommended the Planning Commission take the following actions:

1. Find that the project qualifies as a Categorical Exemption under CEQA guideline 15303 and file a
Notice of Exemption;

Make the required findings as contained in the project staff report; and

3. Approve Use Permit 16-002 subject to Conditions of Approval.

PROJECT

The proposal at 136 Main St. in Bridgeport would remodel the former gas station (APN 008-102-007)
for transient lodging (up to 10 beds), allow retail in the former cashier’s space of gas station, reuse
garage/shop area as workshop/art studio, and add future mobile food cart with outdoor seating and retail
displays. The rear parcel (APN 008-102-011) would be used for vehicle and RV storage. One gas
station sign would be revised with new copy, and one smaller sign frame would be removed. Each
parcel has land use designation of Commercial.

Project Location: APNs 008-102-007 & -011
136 Main St., Bridgeport, CA

Planning / Building / Code Compliance / Environmental / Collaborative Planning Team (CPT)
Local Agency Formation Commission (LAFCO) / Local Transportation Commission (LTC) / Regional Planning Advisory Committees (RPACS)
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The improvements and proposed uses are tentatively planned over time. For 2016, the applicant may:

Repair/replace roof and electrical systems as necessary;

Erect/replace Sign 1 as described in sign plan;

Open residential unit to transient lodging (less than 30 days) for 10 beds maximum; and
Improve the rear parcel area as necessary (fencing, grading) for recreational vehicle storage.

In 2016 or 2017, the applicant may:
e Open a small retail space in the former gas station cashier’s area and turn the former garage
bays into a private workshop with outside retail displays.

For 2017 or 2018, the applicant may:
e Repair and open the public restrooms;
e Open mobile food; and
o Develop outside seating area as necessary (seating will be limited due to parking).

The proposed location is occupied by the former gas station with a lot area of approximately 11,325
square feet. No change to the existing building footprint is anticipated at this time. This building is
where the transient lodging, retail space, private workshop, restrooms, and future food cart would be
located.

The rear parcel is also approximately 11,325 square feet without any structures. This area would be for
RV storage and additional parking under the provision of Chapter 6, section 06.060 regarding off-site
parking.

2
Use Permit 16-002/Dublino
May 12, 2016
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Figure 2 Proposed Uses
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PROJECT SETTING

The existing building is located at 136 Main St., Bridgeport. The prior use was primarily a gas station.
The project area is part of the commercial core for Bridgeport. The area has a mix of developed
commercial uses along Main Street. Adjacent to the proposed project is the Walker River Lodge to the
east, and the Old Bridgeport/Bodie Trading Post.

FIGURE 3: LAND USE DESIGNATION MAP
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Project Location

DISCUSSION
The following discusses major components of the proposal and reviews their conformity with General Plan
and Planning Commission requirements.

SIGNAGE

Chapter 7 of the Mono County General Plan (MCGP) regulates current and proposed signs. Two signs are
proposed for the project, and one freestanding sign will be removed. The first would fit into the former
frame of the gas station sign. The freestanding sign is located on US 395 by eastern driveway entrance.

5
Use Permit 16-002/Dublino
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The sign area covers a total of 39.5 square feet. The maximum allowance for a freestanding sign for this
parcel is 37.6 square feet or 1.8 square feet over what is allowed in the General Plan if this was a new
sign.

This existing freestanding sign is subject to the following provisions of MCGP 07.070:

Nonconforming signs are those that were in existence at the time of adoption of land development
regulations that do not conform to the provisions of this chapter. Such signs may be continued as follows:

A. Expansion. A nonconforming sign may not be increased in area or lighting intensity or moved
from its location after the effective date of this chapter.

B. Sign Copy. The advertising copy on a nonconforming sign may be changed except as provided by
subsection A, expansion of nonconforming signs, of this section.

- While the main portion of this sign, Bridge
Sign 1 proposed Portal sign, is permitted under a change of
copy, the Bunk House and Coffee Cup

~16"- _B Symbol (20” x 18”) do not appear to be

{ 1), =244 allowable under provision 07.070, as they
| 2 exceed maximum sign area for a
freestanding sign.

For all signs, colors should relate to and
complement the materials or paint scheme
of the buildings, including accenting
highlights and trim colors. The number of
colors on any sign should be limited to
three.

Sign 2: Must comply with MCGP
section 07.020 K

JBUNK
HoOoUVUS E

207

= b s¢

Sign 1: existing frame

6
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One prior freestanding sign at approximately 8.3 square feet is to
be removed.

Planning Commission action

The Commission will need to finalize the allowable change of
copy to freestanding sign (sign #1 Bridge Portal). Under the
Nonconforming Sign section (7.070 A and B), Expansion - A
nonconforming sign may not be increased in area or lighting
intensity or moved from its location after the effective date of this
chapter and B Sign Copy - The advertising copy on a
nonconforming sign may be changed except as provided by
subsection A.

This seems to run counter to the fact that only one freestanding
sign is permitted per parcel under section 07.030 B - Freestanding
and Monument Signs: One freestanding or monument sign
permitted for parcels with a minimum of 100 feet of street
frontage.

Eight parking spaces are proposed for the project. Uncovered parking spaces at elevations below 7,000
feet shall be 9" wide x 18’ long, and a handicapped parking space, if required, shall be 14’ wide x 20’

long (allowing for a 5’ loading area).

Table 06.010 Required number of parking spaces

Use Standard Provided for Bridge Portal project

Bed-and-Breakfast In MFR-H, CL or C land use 10 beds = 10 spaces (note these are

Establishments designations, same as not individual rooms, but beds only),
Commercial Lodging. plus one space for an employee (11).

Commercial Lodging One space per sleeping room One employee space (accounted for
plus one space for each two above)

employees on largest shift.

Workshop/Art Studio Other

The public is not intended to use this
space, but it provides workspace and
storage for the other uses on site (0)

General Retail, Services & | One space for each 200 sq. ft. of | Retail use = 2 spaces (2)
Offices gross leasable floor area. No
fewer than two spaces.

7
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Restaurants, Bars & Food | One space for each three seats One minimum for the food cart, plus
Carts plus one space for each one space for each three seats (future
employee on largest shift. need of four required once cart is in
place and operating).
Other For any uses not specifically Determination of number of spaces
mentioned herein, the for up to 10 beds

Commission shall determine the
number or amount of parking
required.

Total spaces needed | 13 spaces needed or may be reduced
due to commission determination
that the 10 spaces needed is a room
versus a bed standard. Once the food
cart is established, additional parking
shall be required.

Planning Commission Action

The Commission will need to finalize the total number of spaces needed for the project. Specifically,
the MCGP does not list mandated parking spaces on a per-bed basis. Staff took the conservative
approach and set the maximum number of spaces for the bunk house based on rooms, not beds.

GENERAL PLAN CONSISTENCY

As noted above, the General Plan Land Use Designation for this property is Commercial (C). According

to the Mono County General Plan, “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....” Permitted uses subject to a use permit under the Commercial land use designation

include retail trade, services, and business services. The project complies with the Commercial
Designation, and the following Land Use Element Policies:

MONO COUNTY LAND USE ELEMENT, Countywide Land Use Policies

Objective 1.E. Provide for commercial development to serve both residents and visitors.
Policy 1.E.1. Concentrate commercial development within existing communities.

Action 1.E.1.a. Designate a sufficient amount of commercial land within communities to serve the needs of

residents and visitors.

Policy 1.E.2. Commercial uses should be developed in a compact manner; commercial core areas should be
established/retained in each community area, and revitalized where applicable.

Action 1.E.2.a. Orient new commercial development in a manner that promotes pedestrian use. Avoid strip

commercial development.

MONO COUNTY LAND USE ELEMENT, Bridgeport Area Plan

Objective 7.D. Preserve Bridgeport’s historic significance and economic base.

Policy 7.D.2. Develop plans for Main Street Revitalization in Bridgeport, including traffic calming, pedestrian

safety and other enhancements to encourage exploration of the town and surrounding area.

LAND DEVELOPMENT TECHNICAL ADVISORY COMMITTEE

8
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The LDTAC considered the project on March 7, 2016, as a conditional application acceptance by
Environmental Health, Public Works, and the Planning Division.

ENVIRONMENTAL REVIEW

The project qualifies for a categorical exemption from the provisions of CEQA as the project is
considered a Class 3 (CEQA Guidelines, 15303). CEQA identifies this as a Class 3 — Conversion of Small
Structure exemption. A Class 3 exemption consists of construction and location of limited number of
new, small facilities or structures; installation of small new equipment and facilities in small structures;
and the conversion of existing small structures from one use to another where only minor modifications
are made in the exterior of the structure.

USE PERMIT FINDINGS
In accordance with Mono County General Plan, Chapter 32, Processing - Use Permits, the Planning
Commission may issue a Use Permit after making certain findings.

Section 32.010, Required Findings:

1. All applicable provisions of the Mono County General Plan are complied with, and the site of the
proposed use is adequate in size and shape to accommodate the use and to accommodate all yards,
walls and fences, parking, loading, landscaping and other required features because:

a) Retail trade and services are listed as a Permitted Use, subject to Use Permit within the
Commercial designation;

b) Adequate site area exists for the proposed uses and remodeling of former gas station
building;

¢) Parking is sufficient for retail, lodging uses, workshop/art studio, employees, customers,
and deliveries;

d) The location of the proposed project is consistent with the Bridgeport Area Plan’s intent for
concentrating resident- and visitor-oriented services in commercial core Bridgeport;

e) With conditions, the parking plan and sign plan will conform to all requirement of the
General Plan;

f) Signage is required to comply with Chapter 7 Signs; and
g) The required landscaping plan is provided in attachment 1.

2. The site for the proposed use related to streets and highways is adequate in width and type to carry
the quantity and kind of traffic generated by the proposed use because:

a) The parcel is accessed by Hwy. 395 with additional access/egress to Bryant Street and is
adequate for the kind of traffic generated by the proposed use. Parking is sufficient for
employees, customers, and deliveries; and

b) The proposed uses are not expected to generate significant amounts of traffic to alter
existing circulation patterns, and the location of the project along Main Street should
encourage pedestrian/bicycle use for visitors already in town.

3. The proposed use will not be detrimental to the public welfare or injurious to property or
improvements in the area in which the property is located because:

a) The proposed uses are not expected to cause significant environmental impacts. The
modifications are to existing building and disturbed areas. The property has a commercial
designation appropriate for theses uses;

9
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b) Use permit conditions propose that the project will comply with all Bridgeport PUD and

c)

Bridgeport FPD requirement; and

The proposed project is a conforming use according to the Mono County General Plan’s
Land Use Element. The use permit process provides the public with opportunity to
comment on the proposal, and no comments have been received in opposition to the
project.

4. The proposed use is consistent with the map and text of the Mono County General Plan because:

a)

b)

The commercial land use designation provides for commercial uses such as retail trade,
services, and business services; and

The project is located within the Bridgeport commercial area. The Bridgeport Area Plan
encourages providing a wide range of commercial uses and services for residents and
tourists. The project provides for additional retail and encourages well-rounded economy
by providing additional commercial options within Bridgeport.

10
Use Permit 16-002/Dublino
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MONO COUNTY
Planning Division
DRAFT NOTICE OF DECISION & USE PERMIT

USE PERMIT: UP 16-002 APPLICANT:  Tony Dublino

ASSESSOR PARCEL NUMBERS: 008-102-007 & -011
PROJECT TITLE: Dublino Use Permit

PROJECT LOCATION: The project is located at 136 Main St., Bridgeport, CA

On April 14, 2016, a duly advertised and noticed public hearing was held and the necessary findings, pursuant to
Chapter 32.010, Land Development Regulations, of the Mono County General Plan Land Use Element, were made
by the Mono County Planning Commission. In accordance with those findings, a Notice of Decision is hereby
rendered for Use Permit 16-002, Dublino, subject to the following conditions, at the conclusion of the appeal period.

CONDITIONS OF APPROVAL
See attached Conditions of Approval

ANY AFFECTED PERSON, INCLUDING THE APPLICANT, NOT SATISFIED WITH THE DECISION OF
THE COMMISSION, MAY WITHIN TEN (10) DAYS OF THE EFFECTIVE DATE OF THE DECISION,
SUBMIT AN APPEAL IN WRITING TO THE MONO COUNTY BOARD OF SUPERVISORS.

THE APPEAL SHALL INCLUDE THE APPELLANT'S INTEREST IN THE SUBJECT PROPERTY, THE
DECISION OR ACTION APPEALED, SPECIFIC REASONS WHY THE APPELLANT BELIEVES THE
DECISION APPEALED SHOULD NOT BE UPHELD AND SHALL BE ACCOMPANIED BY THE
APPROPRIATE FILING FEE.

DATE OF DECISION/USE PERMIT APPROVAL.: April 14, 2016
EFFECTIVE DATE USE PERMIT April 25, 2016
This Use Permit shall become null and void in the event of failure to exercise the rights of the permit within one (1)

year from the date of approval unless an extension is applied for at least 60 days prior to the expiration date.

Ongoing compliance with the above conditions is mandatory. Failure to comply constitutes grounds for revocation
and the institution of proceedings to enjoin the subject use.

MONO COUNTY PLANNING COMMISSION

DATED:

cc: X Applicant

X Public Works

X Building
X Compliance

11
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Conditions of Approval: Use Permit 16-002/Dublino

Future development shall meet requirements of the Mono County General Plan, Mono County Code,
and project conditions.

The project shall be in substantial compliance with the site plan as shown on Figure 2 in the staff
report and generally follow the proposed phasing plan. Significant deviation from the phasing plan
shall be approved by the Community Development Department.

Project shall include 13 parking spaces (Chapter 6, Parking Standards or amended by the Planning
Commission) as discussed in the staff report. When the food cart is in operation, the required parking
shall be provided according to Chapter 6. A final parking site plan shall be submitted.

The applicant shall obtain or update encroachment permit as may be required from Caltrans and or
from Mono County Public Works for access.

All signs shall be in conformance with the Chapter 7 Signs of the Mono County General Plan. The
smaller freestanding (sign #3) shall be removed.

The project shall comply with the Landscaping Plan, Attachment 1, and will include future annuals
and/or perennials and maintain the existing trees on parcel 008-102-007.

All exterior lighting shall be shielded and directed downward to comply with Chapter 23, Dark Sky
Regulations. Any sign lighting shall comply with Chapter 7.

Project is required to comply with any requirements of the Bridgeport Fire Protection District (FPD).
The applicant shall provide a “will serve” letter from the Bridgeport FPD indicating it will provide
service to the project.

Project is required to comply with any requirements of the Bridgeport Public Utility District (PUD).
The applicant shall provide a “will serve” letter from the Bridgeport PUD.

Project shall comply with all Mono County Building Division and Environmental Health
requirements.

Applicant shall obtain necessary business licenses.

If any of these conditions are violated, this permit and all rights hereunder may be revoked in
accordance with Section 32.080 of the Mono County General Plan, Land Development Regulations.

12
Use Permit 16-002/Dublino
May 12, 2016



Attachment 1 - Landscaping

1) Planters (wine barrels to include
future annuals and/or perennials)
2) Established vegetation along
Bryant Street to remain

3) The two existing trees on parcel
008.102.007 will remain.
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Attachment 1 - Landscaping
1) Planters (wine barrels to include future annuals and/or perennials)
2) Established vegetation along Bryant Street to remain
3) The two existing trees on parcel 008.102.007 will remain.  
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BRIDGEPORT PUBLIC UTILITY DISTRICT
233 TWIN LAKES RD., P.O. BOX 473 BRIDGEPORT, CA 93517
Phone: 760-932-7251 Fax: 760-932-9992 bpud@qnet.com

April 13, 2016

Tony Dublino
P.O. Box 613
Bridgeport, CA 93517

tdublino@hotmail.com
tdublino@mono.ca.gov

Subject: Will Serve Notice

Dear Mr. Dublino:

Please consider this letter as confirmation of water and sewer service to your property located
at 136 Main St. Bridgeport, CA 93517. APN 008-010-007 (11). At this time we can meet your

water and sewer needs as submitted.

The District must be advised of all improvements, additions and/or changes made, as they
occur and service will be based on applicable District fees.

If you have any questions please contact the District office.

Thank you.

s/Rexuwv Nolawn

Renn Nolan
Office Manager
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/ !m‘ BRIDGEPORT FIRE PROTECTION DISTRICT

Ta/ Bridgeport Fire Department

P.O. Box 375 ® Bridgeport, CA 93517 e Phone / Fax (760) 932-7353

MICHAEL BOOHER
Fire Chief

BILL PEMBERTON
Assistant Fire Chief

March 28, 2016

To whom it may concern:

This letter will serve as Bridgeport Fire Departments intent to serve the property located at 136
Main Street, Bridgeport Ca., which is located within the boundaries of our protection district.
The property is owned by Tony Dablino. Mr. Dablino provided all related documents for our
review.

If you have any questions, please email me at bptfire@gmail.com

.

Chief Mike Booher
Bridgeport Fire Protection District




\(‘ California Regional Water Quality Control Board

Lahontan Region

Linda S. Adams 2501 Lake Tahoe Boulevard, South Lake Tahoe, California 96150 Edmund G. Brown Jr.
Acting Secretary for (530) 542-5400 * Fax (530) 544-2271 Governor
Environmental Protection www.waterboards.ca.gov/lahontan
June 2, 2011

Joyce and Julius Dicky
843 Bougainvillea Street
San Luis Obispo, CA 93401

Gene Proctor
P.O. Box 722
Bridgeport, CA 93517

NO FURTHER ACTION REQUIRED, FORMER GENE’S TEXACO, 110 MAIN
STREET, BRIDGEPORT, MONO COUNTY, UST No. 6T0238A, UST CLEANUP FUND
CLAIM No. 12806

This letter confirms the completion of a site investigation and corrective actions for the
former underground storage tank (UST) site located at the above described address.
Thank you for your cooperation throughout this investigation. Your willingness and
promptness in responding to our inquiries concerning the former USTs are greatly
appreciated.

Based on the information in the above-referenced file and with the provision that the
information provided to this agency was accurate and representative of site conditions,
the Lahontan Regional Water Quality Control Board (Water Board) finds that the site
investigations and corrective actions carried out at your UST site are in compliance with
the requirements of subdivisions (a) and (b) of section 25296.10 of the California
Health and Safety Code and with corrective action regulations adopted pursuant to
section 25299.3 of the Health and Safety Code. Based on this compliance status, the
Water Board finds that no further action related to petroleum release(s) at the site is
required. This notice is issued pursuant to subdivision (g) of section 25296.10 of the
Health and Safety Code.

Please contact our office if you have any questions regarding this matter.

Douglas F. Smith
Manager of Planning & Restoration Division

Enclosure: Case Closure Summary
cc:  Jon Drozd, Mono County Environmental Health Services

Doug Guerrant, Broadbent and Associates, Inc.
Mary and Phillip Myers, Walker River Lodge

California Environmental Protection Agency

Q'gp Recycled Paper
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Agency Name: California Regional Water Quality Control Board, Lahontan Region

Address: 2501 Lake Tahoe Boulevard, South Lake Tahoe, CA 96150

Responsible Staff: Brian Grey

Phone: (530) 542-5421

ll. Case Information

Site Facility Name: Former Gene’s Texaco

Site Facility Address: 110 Main Street, Bridgeport, CA

UST Case No.: 6T0238A Local Agency No.: Cleanup Fund No.: 12806
Unauthorized Release Form Date: 5/10/1996
Name: Address: Phone
Number
Responsible Joyce and Julius 843 Bougainvillea Street, San Luis 805-541-4168
Party: Dicky Obispo, CA 93401
Property Gene Proctor PO Box 722, Bridgeport, CA 93517
Owner(s)
Operator(s) Joyce and Julius 843 Bougainvillea Street, San Luis 805-541-4168
Dicky Obispo, CA 93401

Were all Landowners listed on the Fee Title informed of remedial and closure decisions? Yes

lll. Release and Site Characterization Information

Cause of Release: USTs

Chemical Type Released: Gasoline/Diesel

Tank Size Tank Contents Date Removed
(2) 500-gallon; (1) 1,000-gallon (3) Gasoline 4/1987
(1) 2,000-gallon; (1) 1,500- (3) Gasoline 4/1996
gallon; (1) 1,000-gallon
2,000-gallon (1) Diesel 4/1996

IV(a). Maximum Soil Contaminant Concentrations

California Environmental Protection Agency

Q'gp Recycled Paper

Contaminant Method Beginning End Contaminant Method Beginning End
(mg/kg) (mg/kg) (mg/kg) (mg/kg)
Date Date sampled: Date Date sampled:
sampled: 12/14/2010 sampled: | 4542010
4/23/1996 4/23/1996
TPHg 8015M 1950 <1.0 Benzene GCMS/ | <0.002 <0.005
8260
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TPHd 8015M NT 1,700 Toluene GCMS/ <0.002 0.042
8260

Other Fuel NA NT NT Ethylbenzene GCMS/ 1.7 <0.005
8260

Heavy Metals NA NT NT Xylene GCMS/ 12.7 <0.005
8260

MTBE 8260 NT NT Other-- NA NT NT

Soil Type At The Site: Sands with some silts and gravels

Soil Remediation Method(s): Soil Excavation, Dual Phase Extraction (DPE)

Duration of Remediation: Excavation-spring 1987; DPE- October 2004 (34 hours), March 2005 (14.5

hours)

Volume Treated/Removed: Excavation- ~1,000
cubic yards (1987); DPE-0.3 Ibs TPHg (October
2004), 0.1 Ibs TPHg (March 2005)

Soil Disposal Location: Unknown

Maximum Depth of Remaining Petroleum Hydrocarbon Affected Soil: ~15 feet

Depth of Maximum Concentration of Petroleum Hydrocarbons Remaining in Soil: ~4 feet

IV(b). Maximum Ground Water Contaminant Concentrations

Contaminant Method Beginning End Contaminant Method Beginning End
(ng/L) (ng/L) (ng/L) (ng/L)
Date sampled: Date Date Date
4/23/1996 sampled: sampled: sampled:
12/8/2010 4/24/1996 12/8/2010
TPHg 8015M 60,200 4,100 Benzene GCMS/ | 1,076 74
8260
TPHd 8015M NT NT Toluene GCMS/ | 10,428 9.8
8260
Other Fuel NA NT NT Ethylbenzene GCMS/ 1,652 98
8260
Heavy Metals NA NT NT Xylene GCMS/ 24,148 62
8260
MTBE 8260B NT <0.5 Other-- NA NT NT
Min Depth To Ground Water (feet): 3.47 Groundwater Flow Direction: northeast
Max Depth To Ground Water (feet): 8.10 Ground Water Sample Method: bailer

Number, Size, and Type of Monitoring Wells Installed: 12 wells (11- 2” monitoring wells and 1- 6”

recovery well

Number of Monitoring Wells not Decommissioned at time of Closure: Nine (8 monitoring, 1 recovery)

Were (Domestic, Municipal, Ag, etc.) Supply Wells Affected? No

Location of closest municipal well: ~ 1,000 feet up-gradient

Depth of aquifer currently used: >100’

Use of Aquifer: Municipal, Agricultural

California Environmental Protection Agency
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Ground Water Remediation Method(s): hydrogen peroxide injection, dual phase extraction, monitored
natural attenuation

Volume Treated/Removed: DPE- 6,000 gallons Duration of Remediation: Hydrogen peroxide
(October 2004), 19,876 gallons (March 2005) injections- monthly from 9/00 to 10/01; DPE-
October 2004 (34 hour event) and March 2005
(14.5 hour event)

Number of Consecutive Sampling Events Reporting Concentrations Less than Water Quality Protection
Standards? 0

Sampling Frequency: Quarterly until 2009, semi-annually thereafter

IV(c). Surface Water Impacts

Was Surface Water Affected? No Name of Water Body Affected: NA

Comments: Walker River was sampled on 6/98 and 3/99; no constituents of concern were detected.

IV(d). Maximum Extent of Any Remaining Contamination

Environment Lateral (feet) Vertical (feet) Contaminant
Soil ~50 ~15 TPHg, TPHd, BTEX
Ground Water ~125 ~15 TPHg, BTEX

V. Free Product

Was Free Product Encountered? No Has Free Product Been Adequately Recovered? NA

VI. Human Health and Ecological Risk Evaluation

Was Quantitative or Qualitative Risk Evaluation If Land Use changes should risk be re-evaluated?
Performed? (briefly describe below) Qualitative, (briefly describe below) No
see section VIl below.

Has vapor migration pathway to living receptors been evaluated? Yes

VIL. Remediation Summary and No Further Action Required Rationale

In March 1986, the Water Board issued Cleanup and Abatement Order 86-12 to Mr. Dickey due to the
discovery of petroleum contamination at the Walker River Lodge. Analysis of product samples from
several gas stations in the Bridgeport area indicated that the petroleum odors and groundwater
contamination observed at the Walker River Lodge originated from the gasoline UST at the
neighboring Jay’'s Texaco (Former Gene’s Texaco site).

Three underground storage tanks were removed in the spring 0f1987 and were replaced with one
2,000-gallon gasoline UST. Approximately 1,000 cubic yards of soil was removed and replaced with
clean fill at this time; however, excavation activities were limited by a concrete pad and residual
contamination was left in place. Additional investigation and remediation activities were not conducted
following the UST removal and overexcavation activities due to access issues and verbal agreements
with the Regional Board. The property was sold by Julius and Joyce Dicky to Gene and Carol Proctor
around the time of the UST removals in 1987.

In 1996, the 2,000 gallon gasoline UST and three additional USTs were removed from the subject

California Environmental Protection Agency
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property. During the UST removals, areas of stained soil approximately 1-2 feet under the existing
USTs were noted. Soil sampling indicated detectable petroleum contamination in the stained soils.
However, the presence of clean backfill above the stained soil indicated that the contamination was
likely associated with the 1987 release and not associated with the USTs that were removed in 1996.
Consequently, the Dicky’s were named as potentially responsible parties although they had sold the
property to the Proctors almost 10 years prior.

From 1997 through 2000, Broadbent and Associates (BAIl) installed monitoring wells and conducted
routine groundwater monitoring. Based on the results of the groundwater monitoring and previous
investigations, BAl recommended hydrogen peroxide injections to reduce groundwater contaminant
concentrations. BAI conducted monthly hydrogen peroxide injections from September 2000 through
October 2001 until they were discontinued to evaluate biodegradation trends under natural conditions.
Evaluation of biodegradation parameters and contaminant trends indicated that contaminant
concentrations remained above environmental screening levels and may persist for an unreasonable
amount of time, so alternative remedial technologies were considered. BAI conducted two mobile dual
phase extraction (DPE) events in October 2004 and March 2005. Results of the DPE pilot testing
indicated that the DPE technology would not be cost effective due to the high groundwater extraction
rates needed to depress the water table to access the residual contamination.

From 2005 to 2009, monitored natural attenuation was the selected remedial alternative. Groundwater
monitoring during this time period continued to show a stable groundwater contaminant plume, both in
extent and in concentration.  Although the plume was stable, groundwater contaminant
concentrations remained above environmental screening levels for the vapor intrusion pathway. To
evaluate the potential threat to human health from petroleum vapors, BAl conducted a soil vapor
survey. The survey identified petroleum hydrocarbon vapors in the subsurface, but the concentrations
were below applicable environmental screening levels indicating the residual contamination does not
pose a threat to human health.

Lahontan Board Staff Recommendation

Staff concurs the data provided by the Discharger are representative of site conditions and that the site
requires no further action.

e It has been approximately 25 years since the initial release and 15 years since a UST system
operated at the site. All USTs and associated infrastructure were removed in 1996.

e Sufficient investigation and remedial actions have been performed including excavation, dual
phase extraction, hydrogen peroxide injection, and monitored natural attenuation. These
remedial actions have significantly reduced the size and concentration of the dissolved
contaminant plume.

e Although TPHg and benzene remain in groundwater at concentrations above background
levels, no additional action is warranted at this time. The remaining groundwater contaminant
plume is limited in extent, decreasing in concentration and size, and is expected to reach
background within a reasonable amount of time.

¢ Recent risk assessment activities showed soil vapor concentrations to be below environmental
screening levels indicating that the remaining residual soil and groundwater contamination
does not pose a threat to human health.

e No receptors will likely be impacted during the time needed for contaminant concentrations to
return to background levels.

No Further Action Required status is protective of water quality that is supportive of beneficial uses,
human health and the environment. Based on the information presented, No Further Action Required
status is warranted for this site.

California Environmental Protection Agency
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Name: Brian Grey, PG

Date Form Completed: 5/23/2011

Position: Engineering Geologist

Agency or Firm: Lahontan Water Board

Information Provided By: Douglas Guerrant, Principal Hydrogeologist, Broadbent and Associates, Inc.

List of Acronyms

TPH - total petroleum hydrocarbons ND - non-detectable
TPHg - total petroleum hydrocarbons as gasoline NA - not applicable
TPHd - total petroleum hydrocarbons as diesel NS - not sampled
MTBE - methyl-tert-butyl ether NT — not tested

UST — underground storage tank

End Notes

ug/L — micrograms per liter

Other fuel additives should be analyzed and reported such as:
oxygenate ethers; tertiary amyl methyl ether (TAME), di-isopropyl ether (DIPE), ethyl tertiary butyl ether

(ETBE)

oxygenate alcohols; tertiary butyl alcohol (TBA)
lead scavengers; ethylene dibromide (EDB)

California Environmental Protection Agency

Q'gp Recycled Paper
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Mono County
Community Development Department

P.O. Box 347 P.O.Box 8
Mammoth Lakes, CA 93546 Bridgeport, CA 93517
(760) 924-1800, fax 924-1801 (760) 932-5420, fax 932-5431
WWW.monocounty.ca.qgov WWW.monocounty.ca.qov
May 12, 2016
To: Planning Commission
From: Courtney Weiche, Associate Planner

Brent Calloway, Associate Analyst
Nick Criss, Compliance Officer
Scott Burns, Director

Re: Transient Rental Overlay District Workshop

Recommendation
Review and provide direction to staff on recommended revisions to Chapters 25 and 26.

Discussion

At the Planning Commission workshop held March 10, 2016, a number of possible revisions to
Chapters 25 and 26 were presented and discussed. The Commission gave staff direction to
make appropriate modifications to the chapters. Proposed changes include distinguishing
between owner-occupied vs. non-owner occupied rentals, expanding notification requirements,
and clarifying the intent. A revised Ch. 25 is included as an attachment for review.

Possible additions to Ch. 26 suggesting periodic review and/or annual fee will also be discussed.

Please contact Courtney Weiche at 760-924-1803 or Scott Burns at 760-924-1807 with
guestions concerning the workshop.

Attachments
e Ch. 25,26
e Ch. 25 draft changes

Planning / Building / Code Compliance / Environmental / Collaborative Planning Team (CPT)
Local Agency Formation Commission (LAFCO) / Local Transportation Commission (LTC) / Regional Planning Advisory Committees (RPACSs)
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DISCUSSION DRAFT
DEVELOPMENT STANDARDS

CHAPTER 25 - TRANSIENT RENTAL OVERLAY

Sections:
25.010 Intent.
25.020 Establishment of Type I Vacation Rental: Owner-Occupied.
25.030 Establishment of Type II Vacation Rental: Not Owner-Occupied.
25.040 Notice requirements.
25.050 Uses permitted subject to use permit.
25.060 Uses permitted.
25.070 Uses permitted subject to director review.
25.080 Uses permitted subject to use permit.
25.090 Multiple parcel application.
25.100 Additional requirements.

25.010 Intent.

Recognize the demand for diverse lodging options for visitors and allow transient rentals to be
within residential areas that exhibit neighbor support for allowing transient rentals that can
demonstrate adequate year-round access.

25.020 Establishment of Type I Vacation Rental: Owner-Occupied

Type I vacation rentals are owner-occupied or associated with an owner-occupied principal
residence. This includes rental of an entire dwelling unit or if only part of the unit, include at a
minimum a sleeping room (with shared full bathroom), is limited to a single party of
individuals, and the owner is present during the rental. The transient rental use may be
permitted on any residential parcel and having land use designation(s) of SFR, ER, RR, MFR-L
or RMH subject to Use Permit approval and meet either of the following requirements:

25.030 Establishment of Type II Vacation Rental: Not Owner-Occupied

Type II vacation rentals include rental of an entire dwelling unit that is not concurrently
occupied by the owner or on the same parcel as a principal residence concurrently occupied by
the owner. The transient rental use may be overlaid on any residential parcel, or group of
parcels meeting the requirements of 25.060, and having land use designation(s) of SFR, ER,
RR, MFR-L or RMH where neighbor support within 300 ft of the subject parcel can be
demonstrated and that has adequate year-round access.

In addition to the requirements of this chapter, initiation and application of a transient rental
overlay shall be processed in the same manner as any land use redesignation (see Ch. 48,
Amendments I. General Plan Map/Land Use Designation Amendments). The land use
designation followed by the letters TR (e.g., SFR-TR) would indicate a transient rental overlay.

25.040 Notice requirements.

A. Notice shall be published once in a newspaper of general circulation 20 days in
advance of a public hearing.
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B. '"Surrounding property,” for the purposes of this planning permit, shall be defined as
those properties that fall within a 500-foot radius drawn from the nearest limits of the
parcel that is subject of the land use application. If a property is located more than
500 feet from the boundary of the parcel, but will be directly affected by any land use
application on the subject parcel, then that property owner should also be noticed.
Further, any property owners, regardless of their location or proximity to the parcel
subject to a land use application, may receive notice as long as they submit their
request in writing to the Planning Division more than 10 days in advance of the
hearing. Such notice shall be given to those properties at least 20 days in advance of
the hearing by mail to all persons whose names and addresses appear on the latest
adopted tax roll of the County.

25.030 Uses permitted.

The following uses shall be permitted in the transient rental overlay district, plus such other
uses as the commission finds to be similar and not more obnoxious or detrimental to the
public safety, health and welfare:

A. All uses permitted in the underlying land use designation.
B. Where the principal use of the subject parcel(s) is single-family or multi-family

residential the residence or any accessory dwelling unit on the parcel(s), may be rented
on a transient basis subject to the requirements of 25.070.

25.040 Uses permitted subject to director review.

All uses permitted subject to director review in the underlying land use designation with which
the transient rental overlay district is combined shall be permitted, subject to director review
approval.

25.050 Uses permitted subject to use permit.
All uses permitted subject to use permit in the underlying land use designation with which the
transient rental overlay district is combined shall be permitted, subject to securing a use
permit.
25.060 Multiple parcel application.
Multiple parcels can submit as a single application when the parcels are contiguous,
compact and orderly in shape as determined by the Planning Commission. Factors used to
determine compact and orderly district shape include but are not limited to:
1. Street-frontage sharing
2. Adjoining yards
3. Existing neighborhood separation characteristics such as

a. Subdivision boundaries

b. Major roads
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c. Natural features
d. Large undeveloped parcels

e. Commercial or civic land use

25.070 Additional requirements.

Any person or entity that leases, rents, or otherwise makes available for compensation, a
single-family or multi-family residence located within a transient rental overlay district
designated by this chapter, for a period of less than 30 days, must first obtain a vacation home
rental permit and comply with all applicable requirements of that permit, as set forth in
Chapter 26, Transient Rental Standards and Enforcement.

Parcels located within conditional development zones (avalanche) shall not be allowed transient
rentals during the avalanche season, November 1 through April 15.



DEVELOPMENT STANDARDS

Chapter 25 - Transient Rental Overlay District (TROD)

Sections:
25.010 Intent.
25.020 Establishment of district.
25.030 Uses permitted.
25.040 Uses permitted subject to Director Review.
25.050 Uses permitted subject to Use Permit.
25.060 District requirements
25.070 Additional requirements.

25.010 Intent.

The Transient Rental Overlay District (TROD) is intended to provide additional tourism-
based economic opportunities and homeowner economic stability by allowing a
transient rental district to be overlaid on properties within residential neighborhoods
exhibiting support for allowing transient rentals. The land use designation followed by
the letters TR (e.g., SFR-TR) would indicate a Transient Rental Overlay District (TROD).

25.020 Establishment of district.

The transient rental district may be overlaid on any residential neighborhood, parcel, or
group of parcels meeting the requirements of 25.060, and having land use
designation(s) of SFR, ER, RR, MFR-L or RMH. In addition to the requirements of this
chapter, initiation and application of a TROD shall be processed in the same manner as
any land use redesignation (see Ch. 48, Amendments).

25.030 Uses permitted.

The following uses shall be permitted in the TROD, plus such other uses as the
Commission finds to be similar and not more obnoxious or detrimental to the public
safety, health and welfare:

A. All uses permitted in the underlying land use designation.

B. Where the principal use of the subject parcel(s) is single-family or multifamily
residential the residence or any accessory dwelling unit on the parcel(s), may be
rented on a transient basis subject to the requirements of 25.070.

25.040 Uses permitted subject to Director Review.

All uses permitted subject to Director Review in the underlying land use designation
with which the TROD is combined shall be permitted, subject to Director Review
approval.
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25.050 Uses permitted subject to Use Permit.
All uses permitted subject to use permit in the underlying land use designation with
which the TROD is combined shall be permitted, subject to securing a use permit.

25.060 District requirements.
A. Overlay district area and overlay district formation noticing process:

A TROD may be applied to one or more existing legal parcels, provided that at
least one parcel within the district is developed with a single-family or
multifamily residence.

Applicants are strongly encouraged to propose districts made up from three or
more parcels and to communicate with all adjacent property owners before
submitting an application.

Applications for transient overlay districts consisting of one or two parcels or at
the discretion of the planning director if greater than two parcels will require an
overlay district formation noticing process prior to public hearing. Notice shall
be provided to all property owners adjacent to the proposed transient overlay
district and include a 20-day period for noticed property owners to request
inclusion in the district.

B. Overlay District shape:
New TRODs consisting of more than one parcel and district additions shall be
contiguous, compact and orderly in shape as determined by the Planning
Commission. Factors used to determine compact and orderly district shape
include but are not limited to:
1. Street-frontage sharing;

2. Adjoining yards; and

3. Existing neighborhood separation characteristics such as

a. Subdivision boundaries

b. Major roads

C. Natural features

d. Large undeveloped parcels

e. Commercial or civic land use

25.070 Additional requirements.

Any person or entity that leases, rents, or otherwise makes available for compensation,
a single-family or multifamily residence located within a TROD designated by this
chapter, for a period fewer than 30 days, must first obtain a vacation home rental
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permit and comply with all applicable requirements of that permit, as set forth in
Chapter 26, Transient Rental Standards and Enforcement.

Parcels located within conditional development zones (avalanche) shall not be allowed
transient rentals during the avalanche season, November 1 through April 15.



DEVELOPMENT STANDARDS

Chapter 26 — Transient Rental Standards & Enforcement

Sections:
26.010 Purpose and Findings.
26.020 Vacation Home Rental Permit.
26.030 Application and Issuance of a Vacation Rental Permit.
26.040 Standards and Requirements.
26.050 Rental Agreement and Owner Responsibility.
26.060 Compliance with Transient Occupancy Tax Requirements.
26.070 Enforcement.
26.080 Existing and Otherwise Permitted Rentals.
26.090 Unauthorized Rentals Prohibited.

26.010 Purpose and Findings.

A. The purpose of this chapter is to implement procedures, restrictions, and

regulations, and to provide for the payment of transient occupancy tax and
applicable fees for the transient rental of properties within Transient Rental
Overlay Districts (TRODs) designated pursuant to Chapter 25 of the Mono
County General Plan and to provide enhanced enforcement tools to address
unauthorized transient rentals countywide.

B. The Board of Supervisors finds that allowing transient rentals within areas of the

C.

county designated for residential use will provide a community benefit by
expanding the number and types of lodging available to visitors to Mono County,
increasing the use of property within the county, and providing revenue to
property owners so that the units may be maintained and upgraded.

The Board of Supervisors also finds that the operation of transient rentals within
residential communities should be regulated in order to minimize fire hazard,
noise, traffic, and parking conflicts and disturbance to the peace and quiet. The
Board further finds that current enforcement tools have been ineffective to
address the illegal operation of transient rentals countywide, primarily because
the penalty amount is easily offset by the revenue such uses generate.

26.020 Vacation Home Rental Permit.

Any person who rents a residential structure that is not a condominium (hereinafter
“rental unit” or “property”) within an area of the county designated as a transient
overlay district on a transient basis shall comply with the provisions of this chapter, the
Mono County General Plan, and any applicable area plans or specific plans. Transient
rental of a private residence within a transient overlay district without a valid vacation
home rental permit is a violation of this chapter.

26.030 Application and Issuance of a Vacation Home Rental Permit.
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A. Applicant. An applicant for a vacation home rental permit shall be either the
owner of title to the subject property or his or her expressly authorized
representative. The authorization shall be in writing and notarized.

B. Application. An application for a vacation home rental permit shall be on a form
that may be obtained from the Department of Finance or the Community
Development Department. The following requirements and approvals must be
met and substantiated before a vacation home rental permit will be issued:

1. The rental unit must be located within an area of the county designated as a
transient overlay district;

2. The rental unit must comply with the standards and requirements as set
forth in section 26.040, and any other requirement provided by this chapter.
An inspection to verify compliance with such requirements shall be the
responsibility of the owner or designated property manager. The owner or
property manager shall certify in writing, under penalty of perjury, the rental
unit’s conformance to such standards. Such certification shall be submitted
to the Mono County Community Development Department prior to permit
issuance;

3. The applicant must designate the management company or property
manager for the rental unit who will be available on a 24-hour basis to
address any problems that may be associated with the property or the
transient users of the property. The management company or property
manager must be duly licensed, and shall be in good standing with the
County. Alternatively, the property owner may serve as the property
manager;

4. The property must be certified by the Community Development Department
as complying with parking requirements and any applicable land use
regulations set forth in the Mono County General Plan;

S. A Mono County business license must be obtained and must remain active
during all times that the property is used as a transient rental;

6. Any required fees must be paid in full; and

7. A Mono County Transient Occupancy Certificate must be obtained from the
Department of Finance and will be issued at the time the vacation home
rental permit is issued and all conditions of approval have been met.

26.040 Standards and Requirements.
The following standards and requirements must be met in order to obtain a vacation
home rental permit and to maintain that permit in good standing:

A. Health and Safety Standards. The purpose of these standards is to establish
minimum requirements to safeguard the public safety, health, and general
welfare from fire and other hazards, and to provide safety to firefighters and
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emergency responders during emergency operations. These standards include
without limitation:

1. The address of the rental unit must be clearly visible;

2. Carbon monoxide and smoke detectors must be installed and maintained in
good operating condition in each bedroom, sleeping area, or any room or
space that could reasonably be used as a sleeping area, and at a point
centrally located in the corridor or area giving access to each separate
sleeping room,;

3. All stairs, decks, guards, and handrails shall be stable and structurally
sound;

4. The rental unit shall be equipped with a minimum of one 2A:10B:C type fire
extinguisher with no more than 75 feet of travel distance to all portions of
the structure; there shall be no fewer than one such extinguisher per floor.
Fire extinguishers shall be mounted in visible locations with the tops of the
fire extinguishers mounted between 3 and 5 feet above the floor and shall be
accessible to occupants at all times. California State Fire Marshal annual
certification tags must be provided and be current on all extinguishers;

S. If there is a fireplace or solid-fuel barbecue, the rental unit shall be equipped
with a minimum five-gallon metal container with a tight-fitting lid for ash
removal. This container shall be clearly labeled and constructed to meet the
purpose of containing ash. Instructions on the proper disposal of ash shall
be stated in the rental agreement and clearly posted in the rental unit. The
ash container shall not be placed on or near any furniture or other
combustible material; ashes must be wet down thoroughly with water; the
ash can must be stored outdoors with a minimum of 3 feet clearance from
building, porch, trees, and other combustible materials; the lid must remain
on the ash container when in use;

1. Wall or baseboard heaters in the rental unit shall be in good working
condition, and instructions on the proper use of these units shall be clearly
stated in the rental agreement and posted in the rental unit;

7. Furniture and any other material that may be flammable shall be kept a
minimum of 54 inches from any fireplace opening and 30 inches from any
wall or floor heaters;

8. Flammable or hazardous liquid or materials, firearms, controlled substances,
or any unlawful material shall not be stored in the rental unit.

9. The roof and grounds of the transient rental property shall be kept clear of
accumulations of pine needles, weeds, and other combustible materials;

10. Any locking mechanism on exterior doors must be operable from inside the
unit without the use of a key or any special knowledge. If the dwelling unit is



11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

greater than 3,000 square feet in area, two exit doors shall be required, each
of which shall conform to this requirement;

All fixtures, appliances, furnaces, water heaters, space heaters, plumbing,
wiring, electrical, propane or gas connections, doors, windows, lighting, and
all parts of the structure and furnishings (interior and exterior) must be in
operable working condition and repair;

If telephone service is available, there shall be a telephone connected to the
local carrier and in working condition for use in the event of an emergency or
to contact the owner or property manager. The phone shall be connected to
the reverse 911 directory. If there is no telephone service available, then the
rental agreement must so state;

Bedroom windows shall be operable and free of obstructions to allow for
emergency escape and rescue;

There shall be at least one screened window per bedroom to allow for proper
ventilation,;

All utilities (electric, gas, water, sewage, etc.) shall be connected, in good
operating condition, and connected to approved sources.;

Any hot tubs, pools, and spas shall be fenced or equipped with a cover with
locking mechanisms, and shall be maintained in a safe and sanitary
condition;

There shall be no evidence of pest infestations, and all firewood and other
stored items shall be kept in a neat and clean condition;

Exits shall be kept free from storage items, debris or any impediments at all
times;

No tree limbs are allowed within 10 feet of any chimney or flue openings;

Spark arresters of a minimum opening size of 3/8-inch and a maximum
opening size of 1/2-inch shall be required on all fireplace flue openings; and

If any applicable law, rule, or regulation enacted after the enactment of this
chapter imposes requirements more stringent than those set forth herein,
such requirements shall apply.

B. Sign and Notification Requirements.

1. Exterior Sign and Notice. Each rental unit shall be equipped with one

temporary exterior identification sign not to exceed 8 Y2 x 11 inches in size
that shall be posted as long as the unit is being rented on a transient basis.
This identification sign shall be placed in a location that is clearly visible
from the front entrance of the unit, and may be illuminated in a manner that
does not conflict with any County exterior lighting standards or signage
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standards. This sign shall clearly state the following information in lettering
of sufficient size to be easily read:

a.

The name of the managing agency, agent, property manager or owner of
the unit and the telephone number where said person or persons can be
reached on a 24-hour basis;

The maximum number of occupants permitted to stay in the unit; and

The maximum number of vehicles allowed to be parked on the property.
A diagram fixing the designated parking location shall be included.

2. Interior Notice. Each rental unit shall have a clearly visible and legible notice
posted within the unit adjacent to the front door that shall contain the same
information set forth above, and shall additionally include the following:

a.

Notification and instructions about the proper disposal of trash and
refuse, including any bear-safe disposal requirements;

Notification and instructions concerning the proper use of any
appliances, fireplaces, heaters, spas, or any other fixture or feature
within the unit;

Notification that failure to conform to the parking, trash disposal and
occupancy requirements for the rental unit shall be a violation of this
chapter and may result in immediate removal from the premises and
administrative, civil or criminal penalty;

Notification that any violation of rules or regulations set forth in the
Rental Agreement may be a violation of this Chapter and may result in
immediate removal from the premises and administrative, civil or
criminal penalty; and

Physical street address of the unit and emergency contact information
consisting of 911, the property manager’s phone number, and contact
information of the local fire department and the Mono County Sheriff’s
Department.

C. Occupancy. The maximum number of persons who may occupy the property as
transient renters or their overnight guests shall be limited to two persons (2) per
bedroom plus two additional persons. In no event may the maximum occupancy
exceed 10 persons in any rental unit unless the unit is certified and approved by
the Mono County Building Official as meeting all applicable building standards
for such occupancy. Additionally, occupancy may be further restricted by the
limitation of the septic system serving the dwelling as determined by Mono
County Environmental Health.

D. Parking. Parking requirements shall be based on the parking requirements set
forth in the Mono County General Plan. Parking requirements for the rental unit
shall be noticed in the rental agreement and posted on and in the unit. There
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shall be no off-site or on-street parking allowed, and parking on property owned
by other persons shall be considered a trespass. A violation of this section may
subject any person to administrative, civil and criminal penalty, including fines
and towing of any vehicle, as authorized by state and local law.

E. Trash and Solid Waste Removal. A sufficient number of trash receptacles shall be
available. Trash and other solid waste shall not be allowed to accumulate in or
around the property and shall be removed promptly to a designated landfill,
transfer station or other designated site. For purposes of this paragraph,
promptly shall mean at least one time per week during any week that the unit is
occupied, regardless of the number of days it is occupied. Any trash receptacles
located outside a unit shall be in bear-proof containers (in areas with bears) and
comply with County standards. Trash removal requirements for each rental unit
shall be included in the rental agreement and posted on and in the property.
Property management shall be responsible for the cleanup if the tenants do not
properly dispose of trash in bear-proof containers.

F. Snow Removal. Snow removal from driveways, walkways, stairs, decks, and all
exits and entrances shall be performed prior to each occupancy period, and
during any occupancy period as needed to maintain the functionality of these
areas. Snow removal from driveways, pathways, exits and entrances, and
removal of snow, ice, and ice dams from roofs, decks, and stairs shall be
performed in a timely manner as necessary to protect any person who may be
using or visiting the rental unit.

26.050 Rental Agreement and Owner Responsibility.

A. Rental Agreement. The temporary rental or use of each rental unit shall be made
pursuant to a rental agreement. The rental agreement shall include, as
attachments, a copy of this chapter and the vacation home rental permit for the
unit. Each rental agreement shall contain all required notices and shall specify
the number of persons who may occupy the unit, parking requirements and
number of allowed vehicles, trash disposal requirements, and include the
telephone number of the person or persons to be notified in the event of any
problem that arises with the rental. The agreement shall include the phone
number, address, and contact information for the person responsible for renting
the unit, and any other information required by the County. The rental
agreement shall notify the renters that they may be financially responsible and
personally liable for any damage or loss that occurs as a result of their use of
the unit, including the use by any guest or invitee. The property manager or
owner shall keep a list of the names and contact information of the adult guests
staying in the unit.

B. Owner Responsibility.
1. The owner, managing agency, and property manager shall be responsible for

compliance with all applicable codes regarding fire, building and safety,
health and safety, other relevant laws, and the provisions of this chapter.



2. An owner, managing agency, and/or property manager shall be personally
available by telephone on a 24-hour basis to respond to calls regarding the
conditions and/or operation of the unit. Failure to timely respond in an
appropriate manner may result in revocation of the vacation home rental
permit and business license.

3. The owner shall require, as a term of a written agreement with a management
company or agent, that said agent comply with this chapter. The owner shall
identify the management company or agent, including all contact and license
information in the application for a vacation home rental permit, and shall
keep this information current. Such agreement shall not relieve owner of the
obligation to comply with this chapter.

4. The owner shall maintain property liability and fire insurance coverage in an
appropriate amount and shall provide proof of such insurance to County
upon reasonable request. Additionally, the owner shall defend, indemnify,
and hold the County harmless from any and all claims, judgments,
liabilities, or other costs associated with the property or the rental unit, or
the rental thereof.

5. The owner, managing agency, property manager and guest shall comply with
all lawful direction from any law enforcement officer, fire official, building
official, or code compliance officer.

6. The owner shall be responsible for assuring that the occupants and/or guests
of the rental property do not create unreasonable noise or disturbances,
engage in disorderly conduct, or violate any law. If an owner, property
manager, or other agent of the owner is informed about any violation of this
chapter, the owner, property manager, or owner’s agent shall promptly take
action and use best efforts to stop or prevent a recurrence of such conduct,
including, when appropriate, calling law enforcement.

26.060 Compliance with Transient Occupancy Tax Requirements.

Each owner shall be responsible for obtaining a transient occupancy registration
certificate and for complying with Chapter 3.28 of the Mono County Code. An owner
may contract with a management company or property manager to collect, disburse,
report, and maintain all records related to transient occupancy tax, but the owner
remains responsible for any failure to collect, disburse, or accurately report such tax.

26.070 Enforcement.

A. A violation of any provision of this chapter, and/or the renting of any property in
a land use designation that does not allow for such transient rental, or without
proper land use approvals, is subject to the General Penalty provisions and/or
the Administrative Citation provisions set forth in Section 1.04.060 and Chapter
1.12 of the Mono County Code, respectively, and any other civil or
administrative remedy allowed by law. Notwithstanding Section 1.12.030, the
administrative fine for the operation of any transient rental facility within a
transient overlay district without a valid vacation home rental permit, or the
operation of any transient rental facility in violation of applicable land use
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requirements in any other land use designation of the county shall be $1,000 for
the first violation and $2,000 for a second or subsequent violation within three
years. In addition to these penalty provisions, the failure to comply with any
provision of this chapter may result in the suspension or revocation of the
vacation home rental permit in accordance with subsection D below, or the
suspension or revocation of the business license and/or transient occupancy
registration certificate. The failure of a management company or property
manager to comply with the provisions of this chapter may additionally result in
a finding that such management or company or property manager is not in good
standing.

B. An inspection and/or audit of each unit subject to this chapter, and any
contract or agreement entered into in furtherance of, or to implement, this
chapter, may be made at any reasonable time, and upon reasonable notice to
confirm compliance with this chapter.

C. Transient rentals may not be conducted if there are any code violations, stop-
work orders, or other violation of law or regulation outstanding on the property.

D. The following procedures shall be followed in conjunction with any proposed
revocation or suspension of a vacation home rental permit.

1. The County shall provide the property owner with a notice of proposed
revocation or suspension stating the nature of the violation, whether
revocation or suspension is proposed, and the date, time, and place of a
hearing before a hearing officer, who shall be a Planning Commissioner
appointed for this purpose by the County Administrative officer, will be held.
The notice shall be served on the owner at least 10 business days prior to
the date of the hearing by personal service or by certified mail, postage
prepaid, return receipt requested to the address for such purpose provided
on the vacation home rental permit application. Service by mail shall be
deemed effective on the date of mailing.

2. At the hearing, the hearing officer shall consider any written or oral evidence
consistent with the following:

a. The contents of the County’s file shall be accepted into evidence (except
as to such portions of the file, if any, that contain confidential or
privileged information); and

b. The notice of revocation or suspension shall be admitted as prima facie
evidence of the facts stated therein.

3. The hearing officer shall independently consider the facts of the case and
shall draw his or her own independent conclusions.

4. Upon conclusion of the hearing and receipt of information and evidence from
all interested parties, the hearing officer shall render his or her decision
affirming the revocation or suspension as proposed, modifying the revocation
or suspension, or rejecting the revocation or suspension.



74

S. If directed by the hearing officer, staff shall prepare a written decision
reflecting the hearing officer’s determination. Following approval of the
written decision by the hearing officer, the secretary of the Planning
Commission shall serve the written decision on the property owner by
certified mail, postage prepaid, return receipt requested.

6. The decision of the hearing officer shall be the final administrative action of
the County, and the property owner shall be advised of his rights to
challenge that decision in Superior Court pursuant to section 1094.5 of the
Code of Civil Procedure and of the timelines in which such an action must be
brought.

E. Notwithstanding the foregoing, in the event the code compliance officer
determines that suspension or suspension pending revocation of a vacation
home rental permit is necessary for the immediate protection of the public
health, safety, or welfare, such suspension may be made without prior hearing
or determination by the hearing officer, upon the giving of such advance notice
to the property owner as the code compliance officer deems reasonable given the
nature of the violation and risks presented. The code compliance officer shall
inform the property owner in writing of the duration of the suspension, the
reasons therefor, the procedure and timelines for filing an appeal, in accordance
with the following:

1. The property owner may appeal the suspension by filing an appeal with the
clerk of the Planning Commission within 10 calendar days of the date the
suspension or revocation takes effect. Such appeal shall also function as a
hearing on revocation of the permit, if the suspension is made pending
revocation. In the event the property owner does not appeal a suspension
pending revocation within the time provided, then the suspension shall
automatically become a revocation if notice of such was included in the
notice of the suspension,;

2. The hearing shall be in accordance with the procedures set forth in section D
above; and

3. The suspension shall remain in effect for the number of days provided by the
code compliance officer, or until the appeal/revocation hearing is finally
decided by the hearing officer, whichever occurs later, unless extended by
the Board.

F. When a vacation home rental permit is revoked pursuant to the procedures set
forth in this chapter, a new vacation home rental permit may not be issued to
the same property owner for a period of five years.

26.080 Existing and Otherwise Permitted Rentals.

Any lawful use of property as a transient rental occurring, or subsequently authorized,
in a land use designation that permits such uses (or permits such uses subject to Use
Permit or Director Review approval) without the application of a transient overlay
district shall be exempt from the provisions of this chapter.



26.090 Unauthorized Rentals Prohibited.

The transient rental of any property, unit, or structure that is not within a designated
transient overlay district or within a land use designation that permits such use and for
which all necessary approvals have been granted, is prohibited. Any violation of this
section shall be subject to the provisions of section 26.070, including the fines set forth
therein.
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Mono County
Community Development Department
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760-924-1800, fax 924-1801 760-932-5420, fax 932-5431
commdev@mono.ca.gov WWW.monocounty.ca.gov

May 12, 2016
To: Mono County Planning Commission
From: Brent Calloway, CDD Associate Analyst

Re: Informational Workshop regarding the status of the Sustainable Groundwater
Management Act

RECOMMENDATIONS
Hear workshop. Provide any desired direction to staff.

BACKGROUND

The Sustainable Groundwater Management Act of 2014 (SGMA) provides for the sustainable
management of California’s groundwater resources. The Department of Water Resources
(DWR) has delineated 515 distinct groundwater basins or sub-basins which are each prioritized
as either high, medium, low or very low based upon a variety of groundwater parameters and
described in the DWRs Bulletin 118. Each of the delineated basins may voluntarily, or may be
required by the SGMA to, establish a Groundwater Sustainability Agency (GSA) depending on
the basin’s prioritization. Basins with a priority rating of high or medium must establish a GSA
and further develop a Groundwater Sustainability Plan within specific timeframes. Basins with
a priority rating of low or very low are encouraged but not required to establish GSAs and
Groundwater Sustainability Plans.

There are 10 delineated basins within or partially within Mono County. All of the basins are
currently prioritized as either low or very low except the Owens Valley Groundwater Basin,
which currently has a medium priority. The Owens Valley Basin is primarily within Inyo County
and extends into Mono County through the Tri-Valley region to the Nevada state line, including
the Benton, Hammil and Chalfant valleys, and a small portion of Round Valley toward the
community of Swall Meadows.

SGMA includes certain jurisdictional provisions specific to the Owens Groundwater Basin. In
Mono County, the Tri-Valley Groundwater Management District (TVGMD), a special district of
the State of California charged with managing groundwater in the Benton, Hammil, and
Chalfant valleys, is deemed the exclusive local agency within its boundaries and thus the
presumed GSA under SGMA for those portions of the Owens Valley Groundwater Basin located
within its jurisdictional boundaries. In Inyo County any basin or portion of a groundwater basin
managed under the terms of the stipulated judgment in City of Los Angeles v. Board of
Supervisors of the County of Inyo, shall be treated as an adjudicated area and not required to

Planning / Building / Code Compliance / Environmental / Collaborative Planning Team (CPT)
Local Agency Formation Commission (LAFCO) / Local Transportation Commission (LTC) / Regional Planning Advisory Committees (RPACSs)
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form a GSA. For the portions of the Owens Valley Basin that are not subject to the judgment,
Inyo County is eligible to serve as the GSA.

In the interest of better managing groundwater on a sound hydrological basis with fewer
jurisdictional obstacles, the TVGMD and Inyo County are seeking a revision to the boundaries of
the Owens Valley Groundwater Basin that would divide the basin into two sub-basins, one
comprising Benton, Hammil and Chalfant valleys (the Tri-Valley Sub-basin) and one comprising
the Owens Valley (the Owens Valley Sub-basin). A map depicting the proposed modification
and a hydrological model drafted by the Inyo County Water Department detailing the scientific
basis for the proposed boundary modification are included in the attachments. The Mono
County Board of Supervisors considered a resolution in support of the proposed modification at
its regular meeting on March 8, 2016.

There is an extensive list of documentation required by DWR for a complete basin adjustment
application. All of the components of the application are available online at
http://sgma.water.ca.gov/basinmod/public/requests and when deemed complete by the DWR,
a formal public comment period on the completed application will begin.

ATTACHMENTS
e Map depicting proposed basin modification
e Owens Valley Hydrological Conceptual Model
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Hydrogeologic Conceptual Model for the Owens Valley Groundwater
Basin (6-12), Inyo and Mono Counties

:] Medium priority groundwater basin

Low or very low priority basin

GROUNDWATER&Z
BASIN "

Prepared for submittal to the California Department of Water Resources
Prepared by
Inyo County Water Department

Independence, California
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Robert Harrington, a California Professional Geologist, an employee of Inyo County with
expertise in the investigation of water resources and hydrogeology, supervised the preparation
of this report titled “Hydrogeologic Conceptual Model of the Owens Valley Groundwater Basin
(6-12), Inyo and Mono Counties.”

Robert Harrington
Registered Geologist #8285
January 27, 2016
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Introduction

This report provides a hydrogeologic conceptual model of the Owens Valley Groundwater Basin
(OVGB) compiled from numerous sources including the US Geological Survey, Los Angeles
Department of Water and Power, Inyo and Mono Counties, the California Department of Fish
and Wildlife, and the California Department of Water Resources. Because groundwater and
surface water systems are linked, both systems are described here, prefaced by a summary of
the physical setting of the OVGB. The report consists of three sections: the first describing
general features of the OVGB including physiography, climate, vegetation, and land use; the
second section describes the geologic framework of the basin, and the third describes features
of the hydrologic system, including the surface water system, and the groundwater system.
This report is being submitted to the Department of Water Resources in support of a request
from Inyo and Mono counties and the Tri Valley Groundwater Management District of Mono
County to subdivide the OVGB into two subbasins, the Tri Valley Groundwater Subbasin and the
Owens Valley Groundwater Subbasin; therefore, particular attention is given to the area of the

proposed basin subdivision.
Owens Valley Groundwater Basin

Physiography. The OVGB is a 1,037 square mile groundwater basin extending from Haiwee
Reservoir on the south, through Owens Valley, Chalfant Valley, Hammil Valley, and Benton
Valley to the Nevada state line on the north and includes Round Valley to the west (Figure 1).
Chalfant, Hammil, and Benton Valleys form a northern arm of the OVGB referred to as the Tri
Valleys area. The OVGB is bounded on the east by the White-Inyo Mountains and Coso Range
and on the west by the Sierra Nevada, the Volcanic Tablelands, the Benton Range, and Blind
Spring Hill. The northeastern boundary of the OVGB is the Nevada state line. The OVGB
occupies the lower elevations of the Owens River watershed, and is characterized by relatively

subdued topography of playa, valley floor and alluvial fan surfaces.

The watersheds surrounding the OVGB are characterized by steep mountainous slopes and
canyons of the bedrock mountain ranges. Elevations in the OVGB range from below 3,600 feet

above mean sea level (amsl) on the Owens Lake playa, to over 9,700 feet amsl in the northwest

1
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part of the basin near Basin Mountain. The Sierra Nevada and White-Inyo Mountains rise
steeply above the OVGB to elevations over 14,000 amsl. The mountain fronts are flanked by
large alluvial fans, which grade into alkali flats, playas, and river flood plains along the axis of
the valley. The OVGB is the on the western margin of the Basin and Range Physiographic
Province, which is characterized by north-south oriented, elongate fault-bounded valleys

separated by rugged mountain ranges.

Note that Figure 1 includes Fish Slough, north of Bishop, within the boundaries of the
groundwater basin, but the current Bulletin 118—2003 (DWR, 2003) boundaries do not include
Fish Slough in any groundwater basin. Fish Slough was included as an independent
groundwater basin in Bulletin 118 (DWR, 1975) and Bulletin 118-80 (DWR, 1980), but dropped
from Bulletin 118-2003 (DWR, 2003) on the reasoning that “Granite Mountain Area (6-59) and
Fish Slough Valley (6-60) groundwater basins have been deleted because no information was
found concerning wells or groundwater in these basins or because well completion reports
indicate that groundwater production is derived from fractured rocks beneath the basin.”
Shallow cores from Fish Slough show alluvium is a thin veneer on the order of ten feet atop

Bishop Tuff.

Climate. Owens Valley’s climate is warm and dry in the summer, and cool and moist in the
winter. Precipitation and temperatures are strongly influenced by elevation. In the Owens
River watershed, the high elevations of the Sierra Nevada and White-Inyo Range have cooler
temperatures and higher precipitation than the valley floor. The Sierra Nevada is oriented
roughly perpendicular to the paths of oncoming winter storms, and is on the windward side of
the watershed. Moist air masses rise when they encounter the Sierra, the rising air cools, and
water vapor condenses and falls as rain or snow. As air masses descend the eastern slope, the
descending air warms, clouds evaporate, and precipitation declines east of the range. The
combined effect of increased precipitation as air masses ascend the west slope and cross the
range crest, and decreasing precipitation as air masses descend the east slope is known as the
“rain shadow effect.” The highest precipitation rates in the Owens River watershed are in the

highest elevations in the Sierra Nevada, occurring as winter snow. Because of the rain shadow
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effect, precipitation decreases to the east across the watershed. The rain shadow effect and
the effect of topography result in highly variable precipitation in the watershed (Figure 2).
Because the groundwater basin occupies the lowest elevation in the watershed, it is

characterized by low precipitation (generally between 5 to 10 inches per year on average).

Vegetation. Because much of the land in the OVGB and Owens River watershed is in federal,
state, and municipal ownership, native vegetation covers most the area. Vegetation in OVGB
varies with elevation, floristic region, soil salinity, and water availability. Vegetation
communities range from salt-tolerant shadscale scrub, alkali sink scrub, desert greasewood
scrub, alkali meadow, and desert saltbush scrub on the low elevations of the valley floor, to
more drought-tolerant Mojave Mixed Woody Scrub, Blackbush Scrub, and Great Basin mixed
scrub on alluvial fans (Davis et al., 1998; Howald, 2000). The OVGB lies on the boundary of the
Great Basin and Mojave deserts; consequently, the southern part of the OVGB has vegetation
communities such as Mojave creosote bush scrub characteristic of the hot Mojave Desert to
south and the northern part of the basin has communities such as Big Sagebrush scrub
characteristic of the cooler, higher Great Basin Desert. Hydric vegetation communities
associated with streams, springs, and wetlands occupy relative small areas of the OVGB, but are
important habitat resources. At higher elevations in the watershed, vegetation ranges through
Pinyon-Juniper woodland, montane forest and meadow, subalpine forest and meadow, to

alpine plants and barren terrain above timberline (Howald, 2000).

In the arid environment of the Owens Valley, vegetation communities are mediated by
hydrology. On alluvial fan surfaces, where the water table is disconnected from the root zone,
plants subsist on precipitation alone. Near stream channels, ditches, canals, and along the
Owens River, surface water supports riparian communities. Areas of shallow groundwater
support alkali meadow, alkali sink scrub, shadscale scrub, and desert saltbush scrub
communities. Groundwater discharge zones support alkali meadow, phreatophytic scrub

communities, transmontane alkali marsh and aquatic habitat.

Land Use. The majority of land in the OVGB is owned by federal, state, or municipal entities

(Figure 3). The land uses are grazing, irrigated agriculture (principally alfalfa and other feed
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crops), and tourism based recreation. Most irrigation and cultivation of crops occurs on lands
owned by the City of Los Angeles that are leased to ranchers and farmers. Urban and
residential development is concentrated in the City of Bishop, communities west of Bishop, and
the towns of Benton, Chalfant Valley, Round Valley, Big Pine, Independence, Lone Pine, Keeler,

and Olancha. Population within the OVGB is approximately 14,000.
Geologic Framework

Owens Valley lies at the western edge of the Basin and Range Tectonic Province, and the
dramatic topography of the basin is an expression of the underlying tectonic processes. The
Basin and Range Province is characterized by north-south oriented mountain ranges and
narrow intermountain valleys bounded by normal faults, and the Owens Valley is the
westernmost basin in the Province. On the west, the Sierra Nevada consists of uplifted granitic
and metamorphic rocks, locally mantled by glacial and volcanic deposits. To the east, the
White-Inyo Range consists of Paleozoic sediments, Mesozoic volcanic rocks, and metamorphic
rocks that have been folded, faulted, and intruded by granitic plutons, and are locally mantled
with Quaternary sediments and Tertiary volcanic rocks. The present topography was produced
by extensional faulting that initiated in the Miocene and produced northwest trending faults. A
later phase producing north-south trending normal and strike slip faults initiated in the Pliocene
or Pleistocene and is still active. The contact between low permeability fault-bounded
mountain blocks and more permeable valley-fill material generally forms the bedrock
boundaries of groundwater basin; however, the basin boundary west of Chalfant and Hammil
valleys is formed by the edge of the surficial expression of the Bishop Tuff, a Pleistocene

rhyolitic ignimbrite that overlies basin fill and bedrock.

The Sierra Nevada and the White-Inyo Range were glaciated during the Pleistocene and
Holocene. Glaciation was far more extensive in the Sierra Nevada due to its westerly position,
proximal to the Pacific Ocean and incoming synoptic scale storms. Glacial moraines extend
beyond the range front and into the groundwater basin in the region from Big Pine to Round

Valley, contributing material to the alluvial fans flanking the Sierra Nevada (Bateman, 1965).
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Owens Valley, and its continuation through Chalfant, Hammil, Benton, and Round Valleys, is
formed by subsidence of the valley bottom due to Basin and Range extensional tectonics. As
the valley bottom has subsided, the valley-fill has accumulated, consisting mainly of sediment
shed from the adjacent mountain blocks, and also volcanic rocks. The sedimentary material
consists of unconsolidated to moderately consolidated alluvial fan and glacial moraine deposits
adjacent to the mountain range fronts, fluvial plain deposits near the axis of the valley, deltaic
deposits, and lacustrine deposits. Older alluvial fan deposits tend to be elevated and at the
margins of the valleys (Figure 4). Sediments of the central axis of the valleys are typically
fluviolacustrine, playa, and dune deposits. In well logs, valley fill sediments are expressed as
sands, gravels, boulders, and clay layers. Sedimentary strata are variable vertically and
laterally. Depositional environments change over relatively short distances resulting in laterally
discontinuous sand, gravel, and clay lenses. Tectonic activity and climate variations change
sediment supply and depositional energy at any given point, resulting in lithologies changing
over vertical distances of a few feet to a few dozen feet. Laterally extensive clay strata are
present beneath Owens Lake and in the Big Pine area. Owens Lake has expanded and
contracted during Pleistocene glacial and interglacial periods, and has at time overtopped the
topographic high at the south end of Owens Valley and been hydrologically connected with
Searles Lake in Searles Valley and Pleistocene Lake Manly in Death Valley. Owens Lake most

recently overflowed into Rose Valley and Indian Wells Valleys to the south about 3 ka.

Volcanic rocks are present as valley fill in the basaltic cinder cones and flows of the Big Pine
Volcanic Field south of Big Pine, in small basaltic plugs west of Bishop, and in the northern
Owens Valley as Bishop Tuff. Bishop Tuff is a rhyolitic welded tuff erupted from the Long Valley
Caldera 767 ka (Crowley et al., 2007), northwest of Owens Valley (Figure 4). Bishop Tuff
dominates the land surface north of Bishop and west of Chalfant and Hammil Valleys, and is
present at depth well logs in Chalfant Valley, Laws, and Bishop. The Bishop Tuff consists of
basal unconsolidated pumice, overlain by a dense heat-welded zone, and a less dense gas
welded zone. Where Bishop Tuff forms the groundwater basin boundary west of Chalfant and
Hammil valleys, it is likely underlain by valley fill. In the Owens River Gorge, near the

northwestern extent of the OVGB, Bishop Tuff is underlain by granitic bedrock. Hollett et al.
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(1991) considered that recharge to valley fill was likely to occur where the basal pumice was
exposed, and that recharge through the welded zones was unlikely except along faults and

fractures.

Basalt flows south of Big Pine emanate from vents along the range front and are interstratified
with valley-fill sediments. Basalts between Big Pine and Independence are the highest

permeability aquifer materials found in Owens Valley.

Structural geology and basin geometry of the OVGB is dominated by faulting related to regional
tectonism, with both normal and strike slip components. Faults at the margins of the basin are
generally normal faults with the basin down-dropped relative to the mountain blocks, though
locally mountain-downward normal faults also occur, forming minor grabens along the range
front. Faults also occur in the valley fill, generally parallel to the axis of the valleys. The Owens
Valley Fault extends from Owens Lake to north of Big Pine. The largest recorded earthquake in
the Basin and Range Province occurred on the Owens Valley Fault in 1872, with an estimated
magnitude of 7.5-7.8, generated by dominantly right-lateral motion. Numerous sag ponds,
sand blows, pressure ridges, and other features related to the 1872 event are present along the
trace of the fault (Beanland and Clark, 1994; Slemmons et al., 2008). Other faults occur as
branches of the range front faults and Owens Valley Fault. A number of springs occur along
faults where the faults act as barriers to flow across the fault plane. In the Volcanic Tableland,
the Bishop Tuff is broken by many north-south and northwest-southeast oriented fault scarps,
the largest of which forms the eastern boundary of Fish Slough, north of Bishop and west of

Chalfant Valley.

The bedrock beneath the Owens Valley fill consists of down-dropped fault-bounded blocks at
varying depths. Numerous geophysical methods have been used to define the form and depth
of the bedrock surface (Pakiser et al., 1964; Danskin, 1998; MWH, 2010; MWH, 2011), which
showed that the bedrock beneath the valley is not a single down-dropped block, but rather is a
series of deep basins separated by relatively shallow bedrock divides. The deepest part of the
basin is beneath Owens Lake and is overlain by over 8,000 feet of valley fill. Another deep basin

lies between Bishop and Big Pine, estimated to be more than 4,000 feet deep. Other shallower
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basins are present east of Lone Pine and beneath Hammil Valley. These basins are separated
by blocks of shallower bedrock. Valley-fill strata within the deeper portions of the basin have a
“stacked bowl!” configuration with the deepest part of each stratigraphic horizon occurring in

the deepest part of the basin (e.g., MWH, 2012, Figure 3).

Gravity data indicate bedrock is relatively shallow between Benton and Hammil valleys and
between Laws and Chalfant Valley (Pakiser et al., 1964; Hollett et al., 1991). The subsurface
bedrock block between Laws and Chalfant Valley affects groundwater flow and is a key geologic
feature supporting this request for a groundwater basin boundary revision. The acceleration
due to the earth’s gravity varies slightly at different locations due to the varying density of rock
at depth. Gravitational acceleration is slightly greater at points overlying high density rock than
at points overlying less dense rock. Because alluvial basin fill is less dense than typical bedrock
types, variations in gravitational acceleration can be used to estimate the depth to bedrock in
alluvial basins and other features of the basin geometry. Figure 5a (from Pakiser et al., 1964,
combined Plate 1, Sheets 1 and 2) shows gravity contours that delineate the subsurface barrier
deflecting groundwater west into the Fish Slough area where it discharges along the Fish Slough

fault.
Hydrologic System

Much of the land and the majority of water rights in Owens Valley are owned by the City of Los
Angeles for the purpose of exporting water from the eastern Sierra to Los Angeles (Figure 3).
Los Angeles has developed extensive facilities for water storage and export, land and water
management, groundwater production, groundwater recharge, surface water and groundwater
monitoring, and dust control. Because of the importance of water supplied from Owens Valley
to Los Angeles, Los Angeles water monitoring is extensive and considerable study has been
devoted to Owens Valley hydrology. Because Los Angeles owns relatively little land in Chalfant,
Hammil, and Benton valleys, they are less studied and monitoring is sparse compared to Owens

Valley.

Surface Water System. The primary surface water features in the OVGB are the Owens River

and its tributaries draining the eastern slope of the Sierra Nevada. The Owens River flows from

7
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Long Valley, northwest of the OVGB, into Owens Valley and south along the axis of the valley.
Streams draining the high elevations of the east slope of the Sierra Nevada join either the
Owens River or are diverted into the Los Angeles Aqueduct (LAA). Like many watersheds in the
Basin and Range Province, the Owens Valley is internally drained, with the natural terminus of
the watershed at Owens Lake. Owens Lake dried up in the 1920s due to upstream diversions of
the Owens River and its tributaries. Flow in the Owens River is controlled by a series of
reservoirs operated by Los Angeles Department of Water and Power (LADWP) and Southern
California Edison Corporation (SCE). Flow in the Owens River is supplemented near its
headwaters by diversions through the Mono Craters Tunnel from the Mono Basin. Water-year
releases from Pleasant Valley Reservoir, where the Owens River enters the OVGB, averaged
258,000 acre-feet per year (AFY) and ranged from 109,000 to 444,000 AFY during the period
1959-2014. The Owens River’s natural terminus was Owens Lake prior to completion of the
LAA in 1913. As a result of diversions from the Owens River and its tributaries, Owens Lake was
dry by the 1920s. Beginning in 2002, Los Angeles has operated a dust control project on the
Owens Lake lakebed, using up to 75,000 AFY to control dust emissions. Since 2006, LADWP and
Inyo County have initiated a mitigation project to reintroduce a 40 cubic feet per second (cfs)
flow into the channel of the Owens River below the LAA intake. When this flow reaches the

Owens Lake delta, it is either used on Owens Lake for dust control or pumped back to the LAA.

Numerous tributary streams drain the east slope of the Sierra Nevada either join the river or
are diverted into the LAA. The largest of these, Bishop Creek, has an annual average discharge

of 75,000 AFY and ranged from 37,000 to 134,000 AFY during the period 1909-2014.

There is no direct surface water connection between the Tri Valleys and the Owens River. An
ephemeral wash occiasionally flows from Chalfant into the Laws area during extreme
precipitation events. During Pleistocene glacial periods, Mono Lake overtopped its basin and
flowed through the Tri Valleys to connect with the Owens River, but no such connection has
existed in the Holocene. Fish Slough is a groundwater-discharge supported marsh where
groundwater from the Tri Valleys area discharges into the marsh and flows as surface water

approximately 4 miles to the Owens River.
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During the late-19" and early—20th century, numerous canals and ditches were excavated in
Owens Valley for irrigation and drainage and many of these conveyances are still in operation
today. Most are owned by LADWP and operated to supply water to lessees of LADWP-owned
lands, habitat enhancement projects, and tribal lands. Canals and ditches are important
sources of recharge, providing about 32,000 AFY of recharge (Hollett, 1991, Table 6). The
availability of surface water for irrigation depends on snowmelt runoff, so recharge from canals

and ditches varies with runoff.

Lakes are few in the OVGB, and are either artificial reservoirs or small shallow lakes occupying
depressions on the Owens Valley Fault. LADWP operates Pleasant Valley Reservoir (at the
north end of the OVGB), Tinemaha Reservoir (a few miles above the LAA Intake), and Haiwee

Reservoir (at the south end of the OVGB), to regulate flow in the LAA (Figure 1).

Groundwater System. The groundwater system in the OVGB is characterized by recharge

where surface water infiltrates into alluvial fans, groundwater flows down the topographic
gradient toward the axis of the basin and then parallel to the axis of the valley toward the low-
point of the basin at Owens Lake, where it discharges via springs, seeps, and
evapotranspiration. Numerous large extraction wells operated by LADWP are present from
Laws to Lone Pine. The boundaries of the basin (as presently defined), aquifer and confining
units, groundwater flow, geologic structures affecting groundwater flow, the groundwater
budget, and groundwater quality are presented here to complete a conceptual model of

groundwater flow in the OVGB.

Basin Geometry and Boundaries. The basin boundaries are generally delineated by the contact
between alluvium and the bedrock of the adjacent mountain blocks (Figure 4). At the south
end of the basin, the boundary is defined by the topographic high between Owens Valley and
Rose Valley. This portion of the basin boundary is in alluvium and it is uncertain whether there
is a permeable pathway south to Rose Valley; however, potentiometric data suggest that
Haiwee Reservoir forms a groundwater divide in this area and most studies have concluded that
groundwater flow from Owens Valley to Rose Valley is small (MWH, 2011). The boundary west

of Chalfant and Hammil valleys is formed by the contact between valley-fill alluvium and the
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Bishop Tuff. At this boundary, the Bishop Tuff likely overlies valley fill. The northeastern

boundary in Benton Valley is a jurisdictional boundary corresponding to the Nevada State line.

The bedrock boundary at the bottom of the valley fill has been characterized by geophysical
methods (Pakiser et al., 1964), revealing that the basal bedrock forms deep basins separated by
bedrock highs. The deepest part of the basin is beneath Owens Lake, and is about 8,000 feet
deep. Another deep basin is present between Big Pine and Bishop, about 4,000 feet deep.
Other basins are present east of Lone Pine and beneath Hammil Valley. Shallow bedrock is
present between Chalfant Valley and Laws, between Benton and Chalfant valleys, and between
Big Pine and the LAA Intake. The basis of this boundary revision request is that the bedrock
high between Chalfant Valley and Laws is a barrier to groundwater flow south from Chalfant
Valley to Laws, resulting in groundwater discharge at Fish Slough, and that groundwater flow
from Chalfant Valley into Owens Valley is a minor part of the water budget of the two proposed

subbasins.

Aquifer Units and Confining Units. Although the valley fill material of the OVGB is
heterogeneous and sedimentary strata generally cannot be traced over long distances, on the
valley floor, the aquifer system can be generalized into a shallow unconfined zone and a deeper
confined or semi-confined zone separated by a confining unit. A review of 251 driller’s logs of
wells in Owens Valley found that 89% of wells had indications of low permeability material in
the well log (MWH, 2003). This three-layer conceptual model was used in numerical
groundwater flow models for Owens Valley (Danskin, 1998) and the Bishop-Laws area
(Harrington, 2007). The shallow zone is nominally about 100 feet thick and the transmissive

portion of the deeper zone goes to approximately 1,000 feet depth.

Most of the valley fill is clastic material shed from the surrounding mountains, the majority of
which is sand and gravel. Alluvial fan sediments are coarse, heterogeneous, and poorly sorted
at the head of the fan and finest at the toe, beyond which fans transition to lake, delta, or
fluvial plain sediments (Hollett, 1991). The transition zone from fan to valley floor is
characterized by relatively clean well-sorted sands and gravels that likely originated as beach,

bar, or river channel deposits, and because the down-gradient valley-floor facies are finer and
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less permeable, the transition zone is a zone of groundwater discharge from springs and
groundwater-dependent meadows (Hollett et al., 1991; Danskin, 1998). The transition zone is a
favored location for LADWP groundwater wells because the well-sorted sandy aquifers provide
high well yields and the transition zone corresponds to the LAA alignment. Extraction of
groundwater from the transition zone has impacted groundwater dependent vegetation such
that LADWP has implemented or plans to implement a number of revegetation, irrigation, and
habitat enhancement projects to mitigation the effects of groundwater pumping (LADWP and

Inyo County, 1991).

Although volcanic flows comprise a relatively small volume of the valley fill, the most
transmissive aquifers in the Owens Valley occur in basalt flows between Big Pine and
Independence. Historically, the largest springs in Owens Valley occurred where high
permeability basalt flows terminate against lower permeability sediments or are in fault contact
with sediments. Most of these large springs stopped flowing shortly after 1970 due to

increased groundwater pumping.

Hydraulic conductivity, determined from aquifer tests in Owens Valley and the Owens Lake
area, ranges from less than 10 feet/day to over 1000 feet/day (Danskin, 1998, Figure 16; MWH,
2012, Table 3-6). In Owens Valley, basalt flows between Big Pine and the Los Angeles Aqueduct
Intake are highly conductive and wells intercepting such flows are the highest capacity wells in
the valley. Where lacustrine sedimentation has prevailed for long periods of time at Owens
Lake and Big Pine, extensive thick clay confining layers are present. Although the clay layers are
disrupted and off-set by faulting, the confined nature of the deep aquifer is evident from
generally higher heads in the deep aquifer than in the overlying shallow aquifer (Figure 6) and
the presence of flowing wells near Bishop, Independence, and Owens Lake. A modeling effort
in the Tri Valley and Fish Slough region estimated hydraulic conductivities in the range of 0.01
to 125 ft/day, with most of the values falling in the 1 to 20 ft/day range (MHA et al., 2001).
These values are much lower than those from the Owens Valley and Owens Lake, possibly due

to model calibration artifacts.

11
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Groundwater Flow. Groundwater in the OVGB originates from precipitation falling within the
Owens River watershed. Recharge to the aquifer system occurs primarily on alluvial fans where
runoff infiltrates at the heads of alluvial fans and through stream channels. Lesser amounts of
recharge derive from direct precipitation on fan surfaces; aqueduct, canal and ditch seepage;
irrigation return flow; and losing reaches of the Owens River. Most natural groundwater
discharge occurs on the valley floor in the form of spring flow, wetlands, baseflow to gaining
reaches of the Owens River, evapotranspiration in phreatophytic vegetation communities, and
evaporation from the playa and brine pool at Owens Lake. Groundwater flows from recharge
areas high on the alluvial fans (areas of high hydraulic head) to discharge areas on the valley
floor (areas of low hydraulic head) resulting in groundwater flow directions that parallel
topographic gradients. Figure 6 shows areas of confinement, hydraulic head contours in the

deep and shallow aquifers, and groundwater flow paths for spring, 1984.

Groundwater pumping has formed local cones of depression around centers of sustained
pumping near Birch Creek (south of Big Pine) and Aberdeen (north of Independence), and
Independence, which locally modify the regional pattern of down-fan flow on the alluvial fans

and southerly flow on the valley floor.

The principal geologic structures affecting groundwater flow are the basin’s bedrock
boundaries and faults in the valley-fill material. The bedrock boundaries delineate the
geometry of permeable valley fill. Faults parallel the axis of the valley (Figures 4 and 6) where
they form barriers to groundwater flow across faults due to offset of high permeability layers
and formation of low permeability material in the fault zone resulting from fault motion.
Evidence for faults acting as groundwater flow barriers includes emergence of springs along
fault traces and declines in water table elevation across faults. North of the Alabama Hills,
blocks of aquifer are compartmentalized by en echelon faults, restricting lateral flow into the
compartment. Recharge to the compartment is limited to local sources such as a stream
segment within the compartment or precipitation. Absent lateral inflow, effects of pumping
may be more long-lasting in compartmentalized areas, because recharge in compartmentalized

aquifers may be limited to direct precipitation, which provides relatively low recharge rates.

12
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Groundwater Budget. The groundwater budget for the OVGB is considered “understood” (Type
A) according to Bulletin 118 (California Department of Water Resources, 2003). Water budgets
in the OVGB have customarily separated the Tri Valley region from the Owens Valley proper.
The brief discussion of the OVGB water budget in Bulletin 118 relies on data and analysis from
Danskin (1998) and reports and communications from the Inyo County Water Department and
LADWP. While these data sources are considered reliable, it should be noted that they pertain
to the region between Laws to Lone Pine, i.e., the Tri Valley area in the north and Owens Lake
in the south are not addressed in the water budget given in Bulletin 118. Water budgets for the
Tri Valleys region, Owens Valley, and Owens Lake are discussed below and combined into a

budget for the entire OVGB.

The Tri Valley region’s water budget is the least well understood in the OVGB. A number of
water budget analyses have been prepared, including Jackson (1993), MHA et al. (2001), and
TEAM (2006), but each of these studies has been limited by sparse hydrologic data in the Tri
Valley region. In the Tri Valley region, recharge from stream channel infiltration is not well
known because only one of the fifteen streams on the west slope of the White Mountains is
gauged; however, it is believed that stream channels are the predominant source of recharge,

as is typical in Mojave Desert and Great Basin groundwater systems (Stonestrom et al., 2007).

Jackson (1993) estimated natural recharge by comparing the Maxey-Eakin method (Maxey and
Eakin, 1949) to simply calculating 10% of the estimated average precipitation to the region, and
concluded that the Maxey-Eakin’s method yielded an unrealistically low value (1,270 AFY) and
that the 10%-of-precipitation method provided a better estimate (13,160 AFY). MHA et al.
(2001) prepared hydrologic data and a preliminary groundwater model to investigate the
amount of surplus groundwater available for export. MHA’s (2001) initial estimates and model-
generated estimates of water budget components are given in Table 1. Inflows were initially
estimated to be in the range 17,051 - 43,029 AFY and outflows estimated to be in the range
18,939 - 36,611 AFY. Using a steady-state groundwater flow model, inflow and outflow were
estimated to be 27,653 AFY and 27,621 AFY respectively. Table 2 shows irrigated acreages and

groundwater pumping based on 5 acre-feet/acre of applied water for the Tri Valley region and

13
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Laws. Table 1 gives 15,485 AF of groundwater pumping for the Tri Valley region, and 5,605 AF
of pumping estimated for Laws agrees reasonably well with the metered value of 6,199 AF
when considering that the metered pumping includes some conveyance losses in addition to
irrigation. As noted in Table 1, MHA et al.’s (2001) modeled groundwater budget allots an
excessive amount of pumping to Laws by about 4,000 — 7,500 AFY (Inyo County, 2015, Table 3.1
and Figure 3.4), and underestimates spring flow discharge to Fish Slough by several thousand

AFY.

Fish Slough is a groundwater discharge area outside of the OVGB, west of Chalfant Valley and
north of Bishop (Figure 1). Fish Slough is a federally-designated Area of Critical Environmental
Concern due to the presence of rare plants and animals. Rare phreatophytic plants and aquatic
fauna at Fish Slough are entirely reliant on groundwater discharge. Although Fish Slough is
outside of the OVGB, it is likely that some of the groundwater discharging from Fish Slough
originates from the Tri Valley region. Jayko and Fatooh (2010) concluded that the Fish Slough

fault zone captures groundwater flow from Hammil Valley and diverts it to Fish Slough.

Groundwater discharge at Fish Slough can be estimated based on water budget components.
Outflow from Fish Slough is measured by LADWP at gages (Figure 7). The record for Station #1
spans water-years 1934 through 1965; the record for Station #2 spans water-years 1967 to
present (Figure 8). The apparent offset between the records for Station #1 and Station #2 is
unknown. Figure 9 shows a portion of the record for Fish Slough Station #2 1993 through 1996,
a period during which discharge measurements for the four largest springs in Fish Slough are
reliable. Discharge from the springs is seasonally constant, but discharge at Station #2 shows a
regular seasonal pattern of mid-winter maxima and mid-summer minima due to the effect of
evaporation from the soil surface and plant transpiration (evapotranspiration, or ET) (Pinter and
Keller, 1991). To estimate groundwater discharge at Fish Slough, we assumed that the mid-
winter maxima represents groundwater discharge plus direct precipitation, so subtracting the
February through November monthly discharge at Station #2 from the average monthly January
and December discharges gives monthly ET. Summing February through November monthly ET

gives calendar-year ET, and subtracting annual precipitation falling on the high-water-table
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zone of Fish Slough gives ET from groundwater. The area of the high-water-table zone was
evaluated from the acreage of lakes, ponds, and springs (13.9 acres), channels and welt low
areas (178.2 acres) and seasonally flooded and wet alkali meadow (542.1 acres) (Odion et al.,
1991) for a total of 734.2 acres. Annual precipitation was evaluated as equal to that measured
at the Bishop Airport National Weather Service site (data obtained from the Western Regional
Climate Center, http:wrcc.dri.edu). For the period 1967-2013, mean precipitation was 5.07
inches, and the mean ET from groundwater was 1,325 AFY. Finally adding ET from groundwater
to the discharge at Station #2 gives total groundwater discharge at Fish Slough (Figure 10). For
the period 1967-2013, the mean groundwater discharge was 6,397 AFY. Groundwater
discharging at Fish Slough is probably a mixture of recharge from the White Mountains flowing
through Hammil Valley and recharge from Casa Diablo Mountain north of the Volcanic
Tablelands, in unknown proportions. Groundwater discharge at Fish Slough has steadily
declined over the period 1967-2013 at a rate of approximately 100 AFY, and has declined to

about one-half of its 1967 value.

When considering whether to separate the Tri Valley region and Owens Valley into two
groundwater basins, a key consideration is the amount of groundwater flowing across the
proposed boundary between Chalfant Valley and Owens Valley. MHA et al. (2001) estimated
flow out of the Tri Valley region to be 12,524 AFY; however, Danskin’s (1998) modeling study of
the Owens Valley estimated that inflow into Owens Valley from Chalfant Valley was 1,665 AFY.
The large discrepancy between these estimated flows may at least partially be accounted for by
MHA et al.’s (2001) overstatement of pumping in Laws and understatement of groundwater
discharge at Fish Slough. On this basis, and the fact that Danskin’s (1998) analysis was more
comprehensive than the MHA et al. (2001) study, the lower value of 1,665 AFY is probably the
more reliable, but it should be noted that Danskin (1998) considered that more study was

needed of this question.

The water budget for the Owens Valley is well understood because of the extensive surface
water and groundwater monitoring facilities of LADWP. A water budget for the period 1970-
1984 for the Owens Valley groundwater system developed by the USGS (Hollett, 1988, Table 6;
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Danskin, 1998, Table 10) is shown in Table 3. The referenced USGS reports have extensive
discussion of the water budget for Owens Valley and are available on the web (see reference
section for URL addresses). Infiltration in stream channels of tributary streams is the largest
source of recharge in the OVGB. In the Owens Valley portion of the basin north of Owens Lake,
recharge from tributary streams is in the range 90,000 to 115,000 AFY (Hollett, 1991, Table 6).
Danskin (1998, Plate 3) provides a map of recharge areas in Owens Valley, including stream
channels, canals, ditches, agricultural return flows, ponds, and areas where precipitation
infiltrates directly to the groundwater system. Subsequent work in Owens Valley conducted in
support of the Inyo County/City of Los Angeles Water Agreement (see SGMA section 10720.8
(c)) using the same methods as Danskin (1998) shows that recharge over the period from
water-year 1990 through 2014 averaged 162,000 AFY with a maximum of 251,000 AFY in 2006
and a minimum of 109,000 in 2014 (LADWP, 2015). Over this same period, groundwater
pumping by LADWP has averaged 78,000 AFY, ranging from 57,000 AFY in 2006 to 93,000 AFY in
1990 (data on file at Inyo County Water Department). Non-LADWP pumping in Owens Valley is
relatively small, and includes pumping for the City of Bishop, a number of small public water
suppliers, domestic wells scattered up and down the valley, and a few agricultural pumpers on

private land. Non-LADWP pumping is less than 10,000 AFY.

The water budget for the Owens Lake portion of the OVGB is well understood from monitoring
conducted by the LADWP and the Great Basin Air Pollution Control District. The most
comprehensive water budget for the Owen Lake groundwater system was recently completed
by consultants for LADWP (MWH, 2011). MWH (2011, Table 16) estimate recharge to range
from 44,000 to 67,500 AFY (Table 4) and reconciled this estimate with evapotranspiration and
groundwater exports from the Owens Lake area to arrive at a recharge estimate of 51,700 AFY.
MWH (2011) estimated evapotranspiration of groundwater in the Owens Lake area to be
66,400 AFY, but attributed 15,000 AFY of this figure to surface water entering the area via the
Lower Owens River. MWH (2011) accounted for 300 AFY of pumping for a water bottling plant
at Cartago. In Table 4, 2,000 AFY has been added to account for irrigation pumping in the

Olancha area.
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Water budget information from the Tri Valley region, Owens Valley, and the Owens Lake area
can be combined to develop a basin-wide water budget for the OVGB. Table 5 reconciles the
water budgets for each of the subbasins in the OVGB. Discharge from the Tri Valley region
included an additional 4,357 AFY of spring discharge to account for recent (2013) levels
groundwater discharge at Fish Slough (Figure 10). Figures given for Owens Valley represent
average conditions. Recharge for the Owens Lake region was decreased to not count
groundwater flow from the north, and discharge at Owens Lake was decreased to account for
15,000 AFY of surface water from the Lower Owens River. Additionally, the Owens Valley study
area (Danskin, 1998) and the Owens Lake study area (2011) overlap in the area of Lone Pine,
Tuttle, Diaz, and Lubkin Creeks. Based on Danskin’s (1998) recharge calculations, 10,600 AFY
was subtracted from the basin-wide recharge figures so as to not “double count” recharge in
this area (see City of Los Angeles Department of Water and Power and Inyo County, 1990),
Appendix B Tables 2, 3, and 4). The overall water budget given in Table 5 represents average
conditions, and interannual variations are likely in the range of plus or minus 50% from the
average values. Table 5 shows an overall balance between recharge and discharge, with
extracted groundwater accounting for 43 — 54 % of recharge on average. Groundwater flow

from the Tri Valley region to Owens Valley is less than 1% of the overall basin water budget.

Groundwater Quality. Groundwater quality in the OVGB is generally good. Total dissolved
solids in the Tri Valley region at a small public water system in Chalfant Valley ranged from 240
to 298 mg/L (TEAM, 2006). In Owens Valley, total dissolved solids generally ranged from 108 to
325 mg/L in a selection of wells and generally of a calcium-bicarbonate composition (Hollett,
1991, Table 5); however, at Owens Lake total dissolved solids range from fresh (222 mg/L) to
saline (20,983 mg/L) mainly dependent on the source aquifer (MWH, 2012). Human-caused
groundwater contamination consists of leaky underground storage tanks and land disposal
facilities (California State Water Resources Control Board). Naturally occurring arsenic is

present in groundwater at Owens Lake.

Summary
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The Owens Valley Groundwater Basin is an elongate depression formed by Basin and Range-
style extensional faulting. Valley fill consists of a heterogeneous mix of alluvium,
fluviolacustrine (stream and lake), and volcanic material. Although the basin presents a
continuous surface of valley fill of about 120 miles, geophysical studies have shown that the
basin consists of a series of deep basins separated by relatively shallow bedrock blocks.
Because the basin consists of a series of deep basins with intervening bedrock blocks, the basin
can be divided into three discrete hydrologic units — Tri Valley, Owens Valley, and Owens Lake —

and groundwater studies have customarily treated these areas as separate water budget units.

The aquifer system is conceptualized as having a shallow unconfined zone and a deep confined
or semi-confined zone, separated by a confining layer or layers. Confinement is more
pronounced in the center of the valley where clayey layers are more laterally continuous. On
alluvial fans, the system generally consists of a single unconfined system as confining layers
pinch out toward the margins of the basin. Recharge occurs primarily at the heads of alluvial
fans and along stream channels on alluvial fans. Groundwater generally flows down the
topographic gradient of the fans toward the axis of the valley, and then parallel to the axis
toward Owens Lake, the low point of the Owens Valley. Natural groundwater discharge occurs
in springs, seeps, wetlands, groundwater-dependent vegetation communities, and as baseflow
to the Owens River. Groundwater has been developed for domestic, municipal, agricultural
uses and to supply water to Los Angeles via the Los Angeles Aqueduct. The principal pumper in
the basin is the Los Angeles Department of Water and Power, which pumps water both for
export and for use on Los Angeles-owned lands in Owens Valley. Total groundwater extraction

from pumped and flowing wells is approximately 43-54% of recharge on average.
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Table 1. Water budget components (AFY) for Tri Valley region from MHA et al. (2001), Tables 5-8 and 6-
6.

Initial Estimates of Water Budget Components

Inflow Low Estimate | High Estimate | Comments

White Mountain runoff 14,100 25,829 Extrapolated from gauged streams

Precipitation 0 0 Likely greater than zero, but small

Benton Range 1,500 1,500 Unknown

Bishop Tuff 1,000 1,000 Unknown

Return flows 451 14,700 Lower estimate is more recent

Total Inflows 17,051 43,029

Outflows

Ag and domestic pumping 16,200 19,629 Estimates are close and consistent

Phreatophytic ET 1,084 3,282 Preliminary vegetation mapping, which
includes Fish Slough, yields 1,084 AFY

Subsurface outflow 1,655 13,700 Lower estimate from Danskin (1998),
higher from PWA (1980)

Total Outflows 18,939 36,611

Calibrated Steady-State Model

Inflows Calibrated value Comments

Boundary inflows 35

Recharge 27,463

Owens River 155 Model domain extended to Owens River.
Total Inflow 27,653

Outflows

ET 593 Principally at Fish Slough and Chalfant
Pumping 26,898 Includes 14,481 AFY from Laws, which is

4,000 — 7,000 AFY too high for steady-
state conditions

Fish Slough 5 Fish Slough groundwater discharge to
surface water is 3,000 — 6,000 AFY

Owens River 165

Boundary outflow 0 Model estimate of flow from Chalfant to
Laws was 14,481 AFY

Total Outflow 27,621
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Table 2. Irrigated acreage determined from 2014 aerial photography and groundwater pumping for
irrigation assuming 5 acre-feet/acre of applied water.

Area Irrigated acres Groundwater pumping
Benton Valley 514 2,570
Hammil Valley 2,383 11,915
Chalfant Valley 200 1,000
Laws 1,121 5,605
Total 4,218 21,090

Table 3. Groundwater budget components for Owens Valley (not including Round Valley and Owens

Lake) for water-years 1970-1984 (Danskin, 1998, Table 10).

Component Average Minimum Maximum
Precipitation 2,000 0 5,000
Evapotranspiration -72,000 -50,000 -90,000
Tributary streams 103,000 90,000 115,000
Mountain front recharge 26,000 15,000 35,000
Runoff from bedrock outcrops in 1,000 0 2,000
valley fill
Owens River above intake and LA
Aqueduct

Channel seepage -3,000 0 -20,000

Spillgates 6,000 3,000 10,000
Owens River below LA Aqueduct -3,000 -1,000 -8,000
intake
Reservoirs and lakes 1,000 -5,000 5,000
Canals, ditches, ponds 31,000 15,000 60,000
Irrigation returns and stock water 10,000 5,000 20,000
Pumped and flowing wells -98,000 -90,000 -110,000
Springs and seeps -6,000 -4,000 -10,000
Subsurface inflow 4,000 3,000 10,000
Subsurface outflow -10,000 -5,000 -20,000
Total recharge 184,000 170,000 210,000
Total discharge 192,000 175,000 225,000
Change in groundwater storage -8,000 -5,000 -15,000
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Table 4. Recharge estimates for the Owens Lake area (from MWH (2011), Table 16).

Component

Recharge (AFY)

Down-valley flow from north

12,500 — 14,500

Recharge from stream channels

Inyo/Coso ranges 0-2,000

Sierra Nevada (Lone Pine to Lubkin Creek) 15,750

Sierra Nevada (Carroll to Walker Creek) 8,000 - 18,500
Interfluve/alluvial fan recharge 0-2,000
Haiwee Reservoir subsurface inflow 2,000 - 10,000
Centennial Flat subsurface inflow 0-1,000
Mountain block recharge 0

Total

44,000 - 67,500

Table 5. Owens Valley Groundwater Basin water budget, based on water budgets for the Tri Valley

region, Owens Valley, and Owens Lake area (Tables 1-4).

Recharge Discharge
Pumping ET, springs and seeps,
baseflow to water courses

Tri Valley region 17,000 - 43,000 16,200 - 19,600 5,000"

Owens Valley 183,800 98,000 84,000

Owens Lake 29,500 - 55,000 2300° 51,400
Subtotal 230,800 - 281,900 116,500 — 119,900 141,400

Total 220,200 - 271,300° 251,900 - 260,300

! 4,400 AFY groundwater discharge at Fish Slough plus 600 AFY discharge in Chalfant Valley.

2 78,000 AFY pumping by LADWP plus 10,000 AFY by non-LADWP pumpers, plus 10,000 AFY from flowing wells.
* Includes 2,000 AFY for irrigation and 300 AFY for water bottling plant.

* 10,600 AFY was subtracted to account for overlap Owens Valley (Danskin, 1998) and Owens Lake (MWH, 2011)

study areas.
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Figures

Figure 1. Owens River watershed and Owens Valley Groundwater Basin.
Figure 2. Isohyetal (precipitation) map of Owens River watershed.

Figure 3. Land Owenership in Owens River watershed.

Figure 4. Geology of the Owens Valley Groundwater Basin.

Figure 5a. Gravity and structural geology map of Bishop/Chalfant Valley area.
Figure 5b. Key to Figure 5a.

Figure 6. Piezometric map of Owens Valley.

Figure 7. Locations of surface water gages at Fish Slough.

Figure 8. Surface water outflow from Fish Slough.

Figure 9. Fish Slough spring discharge and surface water outflow, 1993-1997.

Figure 10. Evapotranspiration, evapotranspiration from groundwater, surface water outflow, and

groundwater discharge at Fish Slough.
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Figure 1. Owens River watershed and Owens Valley Groundwater Basin (from Hollet et al., 1991,

courtesy of US Geological Survey).
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Figure 5a. Gravity contour and structural geology of Bishop/Chalfant Valley region, showing gravity
anomaly between Owens Valley and Chalfant Valley. Bishop is located in lower center; Fish Slough is the
wetland indicated in the upper center, with the Fish Slough Fault running along its eastern boundary;
the gravity anomaly is indicated by the closed gravity contours east of Fish Slough. Thismapis a
composite of portions of Plate 1, Sheets 1 &2 from Pakiser et al. (1964). Key is provided in Figure 5b.
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Figure 5b. Key to Figure 5a.
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Figure 6. Groundwater flow conditions between Bishop and Lone Pine. Shown are areal extent of
aquifer, zone of confined aquifer, hydraulic head contours in deep and shallow aquifer, and

groundwater flow directions (from Danskin, 1998, courtesy of U.S. Geological Survey).
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Figure 6 (continued).
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Figure 7. Locations of surface water flow gages used to estimate groundwater discharge at Fish Slough.
Location of proposed boundary revision is shown by black line.
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Figure 8. Surface water outflow from Fish Slough. Fish Slough Station #2 is on Fish Slough Ditch at the
Upper McNally Canal; Fish Slough Station #1 was located on Fish Slough Ditch approximately 1 mile
upstream of Station #1. The cause of the offset between the last measurements from Station #1 and

the first measurements from Station #2 is unknown.
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Figure 9. Outflow from Fish Slough at LADWP Fish Slough Ditch Station #2 and discharge from gaged

springs in Fish Slough. Sum of springs is the sum of the three gaged springs.
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Figure 10. Groundwater discharge at Fish Slough estimated by attributing season fluctuations in flow at

Fish Slough Station #2 to evapotranspiration (ET) and accounting for precipitation.
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