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MISCELLANOUS LAND USE ELEMENT UPDATES

1. WHEELER CREST AREA PLAN

Policy 24.A.3. Retain the rural residential character of the entire study area.

Action 24.A.3.f. Prohibit net-ewner—oceupied—all types of short-term
rentals {see that may be permitted under Chapter 25} in the Wheeler Crest

Planning Area.

2. LAND USE DESIGNATION CHAPTERS

Commercial (C)

INTENT: The “C” designation is intended to provide for a wide range of uses
and services for the resident and visitor including retail, business and
professional uses and services in community areas, including commercial
lodging and higher density housing, when found compatible with retail and
service functions.

The creation of a pleasant and efficient environment for shopping and
business is an important function of this district.

USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review

Processing, Ch. 31)

e All permitted uses if determined necessary by the Director

e Temporary uses: model homes, mobile-home display units, etc., only if one
year or less

e All new construction for the purpose of conducting sales, business or services,
including any uses listed above.

e All conversions from a prior use when exterior structural alterations or
additional parking are required.

e Accessory buildings and uses.

e Transient rentals (fewer than 30 consecutive days)

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

e Household units; if found compatible with the district, apartments,
condominiums, etc.

e Lodging—e.g., hotels, motels, time-share, RV parks, campgrounds, glamping,
bed-and-breakfast establishments, etc.
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Commercial Lodging, Moderate (CL-M) and High (CL-H)

INTENT: The “CL-M” designation is intended to provide commercial lodging
units for short-term occupation in or near residential uses.

The “CL-H” designation is intended to provide short-term commercial
lodging units in close proximity to commercial/recreational centers.

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

e Mobile-home parks (see Dev. Standards —Mobile-home and RV Parks, Ch.
17)

e Recreational-vehicle parks (see Ch. 17), campgrounds and glamping

e Projects containing four or more units such as condominiums,
cooperatives, townhomes, cluster developments, and/or apartments

o Hotels, motels, lodges, bed-and-breakfast establishments, cabins, and
other uses found to be similar by the Commission. Ancillary uses such as
limited dining, lounges and convenience retail, provided the ancillary use
does not occupy more than 25% of the project's habitable space

e Transient rentals (fewer than 30 consecutive days) in multi-family units
under single ownership of four or more dwelling units

e Conversion of five or more apartment units into transient rentals

e Conversion of existing habitable space into ancillary uses

e Parking lots and parking structures other than required off-street parking

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

Industrial Park (IP)

INTENT: The “IP” designation is intended to provide for a combination of
light- and moderate-intensity industrial uses that do not create
environmental nuisances or hazards to a degree that might be obnoxious or
offensive to persons conducting business in this or adjacent areas.

PERMITTED USES

e Any proposed change of use when conducted within an existing, conforming,
legally developed structure, for those uses subject to a Director Review or Use
Permit

e Adult-oriented businesses conducted in compliance with the locational
requirements of Chapter 19 of the Land Development Regulations (set forth
in Section VI of this Land Use Element) and with the permit and other
operational requirements of Chapter 5.45 of the Mono County Code

e Caretaker unit — one per district



Mixed Use (MU)

INTENT: The “MU” designation is intended to provide for a wide range of
compatible resident- and visitor-oriented residential and commercial uses,
including business, professional, and retail uses; to provide for efficient use
of land and increased opportunities for affordable housing; to provide a
transition between intensive commercial uses and residential uses; and to
be applied to areas with existing mixed-use development.

MU transitional areas can limit the size of business establishments and
restrict uses incompatible with residential district. Not all areas need
contain residential uses. Commercial uses shall conform to strict standards
that prohibit obnoxious odors, obtrusive light and glare, and excessive
noise.
USES PERMITTED SUBJECT TO DIRECTOR REVIEW (Director Review
Processing, Ch. 31)
e Residential uses — e.g., condominiums, townhomes, commercial lodging,
cluster developments, and apartments
e Retail trade — e.g., food, drug, hardware, apparel, arts and crafts, sporting
goods, bookstores, bakery, florist
e Social care facilities — e.g., medical and dental offices, welfare and
charitable services
e Professional offices — e.g., real estate, financial, insurance, rental and
reservation services, legal services
e Business services — e.g., business centers, general advertising, business
and management consulting
e Recreational activities — e.g., health clubs, dance studios
e Food service establishments — e.g., restaurants, cafes, delicatessens
e Conversion or expansion of existing operations
e Transient rentals (fewer than 30 consecutive days)

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

e All of the above uses subject to Director Review, if determined to be
necessary by the Community Development director

e Parking lots and parking structures other than required off-street parking
when abutting a commercial district

e Religious and cultural activities — e.g., museums, art galleries, churches

o Small-scale malls, plazas, parks and related pedestrian open space

e Conversion or expansion of existing operations

e Mobile-home parks (see Development Standards — Mobile-home Parks and
RV Parks, Ch. 17) €

e Recreational-vehicle parks (see Ch. 17), campgrounds and glamping

e Manufactured housing subdivision (see Ch. 18)



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

Rural Resort (RU)

INTENT: The “RU” designation is intended to provide appropriate sites for
outdoor recreation facilities and limited visitor-oriented facilities and
services in rural areas of the county. The district is intended to protect the
environment and rural character of an area while allowing for compatible
development.

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

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

e Recreational-vehicle parks (see Dev. Standards — Mobile-home and RV
Parks, Ch. 17), campgrounds and glamping facilities

e Hotels, motels, bed-and-breakfast establishments, cabins and other uses
found to be similar by the Commission. Ancillary uses such as limited
restaurants, lounges and convenience retail, provided the ancillary use
does not occupy more than 25% of the project's habitable space

e Transient rentals (fewer than 30 consecutive days)

e Developed campgrounds

e Commercial recreational facilities such as cross country ski facilities,
equestrian facilities, golf courses and facilities (if developed in conjunction
with lodging facilities), marinas and boathouses
Employee housing, if developed in conjunction with recreational/lodging
facilities

Resource Management (RM)

INTENT: The “RM” designation is intended to recognize and maintain a wide
variety of values in the lands outside existing communities. The RM
designation indicates the land may be valuable for uses including but not
limited to recreation, surface water conservation, groundwater
conservation and recharge, wetlands conservation, habitat protection for
special-status species, wildlife habitat, visual resources, cultural resources,
geothermal or mineral resources. The land may also need special
management consideration due to the presence of natural hazards in the



area; e.g., avalanche-prone areas, earthquake faults, flood hazards, or
landslide or rockfall hazards.

The RM designation provides for low-intensity rural uses in a manner that
recognizes and maintains the resource values of the parcel.

Land subject to the land use authority of an agency other than the County may
be designated RM with a reference to the appropriate plan as follows:

Humboldt-Toiyabe National Forest Land & Resource Management Plan —
RM/TNF

Inyo National Forest Land & Resource Management Plan — RM/INF
Mono Basin National Forest Scenic Area Comprehensive Management Plan
- RM/MB

Bureau of Land Management, Bishop Resource Management Plan -
RM/BLM

California Department of Fish and Game Lands - RM/DFG

Mammoth Yosemite Airport Land Use Plan - RM/ALUP

These designations recognize the planning authority of other agencies on publicly
owned lands only; the County has authority over private and LADWP (Los Angeles
Department of Water and Power) lands throughout the unincorporated area.

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

e None stated

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

e Limited-scale lodging, such as small inns, bed-and-breakfast establishments,
and cabins, if found by the Commission to be compatible

e Recreation facilities, such as improved bike trails, cross country ski trails,
and pedestrian trails requiring modification of the natural landscape, if found
by the Commission to be compatible with the natural habitat of the area

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

e Airports, heliports, taxiways, and landing strips for aircraft

e Mining and geothermal exploration projects

e Commercial composting facilities

e Resource exploratory activities that involve excavation, devegetation, or other
potentially significant environmental effects



3. CHAPTER 01 - INTRODUCTORY PROVISIONS
01.040 Permissive Zoning & Interpretation.

A. Mono County uses permissive zoning, a type of zoning code in which any
use that is not enumerated or listed in the zoning code as permitted is
presumed to be prohibited. Except for those instances provided for in
section 01.040.B. Interpretation.

B. Unless otherwise provided, any ambiguity concerning the content or
application of the Land Development Regulations shall be resolved by the
Planning Commission (see Section 04.030, Interpretation of "Similar Uses")
or, on appeal therefrom, by the Board of Supervisors.

4. CHAPTER 02 - DEFINITIONS

02.730 Lot coverage.

Lot coverage" means the percentage of a lot encumbered by impervious structures
and modifications,-straetares including decks-and-areas-devoted-to-vehieular-traffie
er-parking. Specified requirements may be modified for substandard lots.

02.230 Campground.
"Campground" means any area or tract of land thatisused-or-intendedforuse,or
to—belet—orrented—with one or more spaces available for transient recreational

occupancy (less than 30 days) by-ecampers-ona-tempeorary basis-without-provisions
for—eleetrical-or-sanitary hookups—at-individual eampsitessupon which individuals

may occupy individual campsites overnight. “Campground” does not include
“Glamping” as defined in 02.541 or “Recreational-vehicle park” as defined in 02.980.

02.231. Caretaker’s unit.

“Caretaker’s unit” means a dwelling unit that is secondary and accessory to an
existing allowed use that is occupied by a person engaged on-site for the purpose of
care and protection of the property.

02.541 Glamping.

“Glamping” means a form of ‘glamorous camping’ for a transient occupancy, where
guests occupy detached units and/or permanently installed vintage recreational
vehicles but which are not conventional hotel, motel, or cabin facilities. Permanent
units must comply with the California Building Code. “Glamping” does not include
“Campgrounds” as defined in 02.230 or “Recreational-vehicle park” as defined in
02.980.



CHAPTER 04 - GENERAL
04.040 Uses subject to Director Review.
The following uses are permitted subject to Director Review in all districts, in
addition to those listed in individual land use designations:
A. Placement and Use of Recreational Vehicles (RVs) on Vacant Property.

2. Long-term temporary use of an RV — not to exceed six months of
each year for a five-year period — may be permitted in designated hazard
avalanehezones as a primary use subject to Director Review permit.

04.340 Mobile Vendor Standards and Guidelines

The sale of food and other retail items from a motorized vehicle or from a trailer,
or from a portable unit, is permitted in Commercial and Mixed Use (MU) land use
designations. Temporary uses (i.e., fewer than 180 days) may be permitted
through a Director Review or Special Event permit. Longer-term or permanent
operations shall be permitted through a use permit. The following standards and
guidelines shall apply to all operations:

5. LAND USE DESIGNATION CHANGES
e Sunny Slopes (636 Owens Gorge Road) — APN: 062-070-035 from SFR- 2 to Public
Facilities (PF) designation.




e Benton Hot Springs (55030 Highway 120) — APN: 024-240-014 from Mixed
Designation (MD) to Specific Plan (SP) designation.

e Benton (36 Christie Lane) - APN: 024-131-029 change the housing portion of the
parcel from Public Facilities (PF) to Mixed Designation (MD). Multi-Family
Residential (MFR-L) for the western half of the parcel (indicated by the gray
polygon) and Public Facilities (PF) for the eastern half of the parcel.
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