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AGENDA ITEM NO.: 6 (Action Item — Public Hearing)
PLANNING COMMISSION

MEETING DATE: June 23, 2010

SUBJECT: Tentative Parcel Map #391/Cline
EXECUTIVE SUMMARY

A proposal to subdivide a 3.18-acre parcel located at 1821 Valley View Drive, northwest
of Bishop (APN 010-353-11), into four parcels (ranging in size from 9,353 sq.ft. to
21,381 sq.ft.) and a remainder (1.68 acres in size). The four proposed parcels will be
accessed by extending West Street eastward, ending in a cul-de-sac; access to the
remainder parcel (which has an existing home) will remain unchanged off Valley View
Road. Sewer service will be provided to the four proposed lots by extending a sewer
main in West Street eastward (lift stations may be required). Water will be provided by
individual wells.

The proposed eastward extension of the existing sewer main and West Street may
provide the means to subdivide additional property located to the north of the project site,
which has been contemplated (i.¢., four parcels and a remainder proposed by Tentative
Parcel Map #386/Pool). ' .

NOTE: Planning staff received a comment letter from the Department of Fish & Game
after the project was noticed for the June Planning Commission meeting. Upon review
of the comment letter (see Attachment #6), staff is recommending that the project be
continued to the August 25, 2010, Planning Commission meeting, pending the applicant
gathering additional biological information that can address the concerns raised by Fish
& Game.

PROJECT INFORMATION
Supervisory District: First District

Applicants: Patrick Cline




Landowners:
Locétion of Project:
A.P.N.:

General Plan:
Zoning:

Size of Parcel:
(gross)

Surrounding Land Use:

(same as above)

1821 Valley View Drive, Bishop

010-353-11

Residential Medium Density (RM), 4.6-7.5 du/net acre

Residential Mobile Home (RMH), 7200 sq.ft. minimum

lot size

Current

3.18 acres

Proposed

Parcel 1: 11,650 sq.ft. (0.27 acres)
Parcel 2: 9,878 sq.ft. (0.23 acres)
Parcel 3: 8,719 sq.ft. (0.20 acres)
Parcel 4: 21,381 sq.ft. (0.49 acres)
Remainder: 73,103 sq.ft. (1.68 acres)

| Location | Use General Plan Designation | Zone Designation
Site Residential & Residential Medium Residential Mobile Home
corrals/pasture Density (RM) (RMH), 7200 sq.ft.
: minimum
North Residential & Residential Medium. Residential Mobile Home
corral/pasture Density (RM) (RMH), 7200 sq.ft.
| (north/northwest) & minimum
& Residential Medium High &
Cal-Tron Density (RMH) Light Industrial (M-2)
(northeast) &
Light Industrial (LI)
East Residential Residential Medium Residential Mobile Home
Density (RM) (RMH), 7200 sq.ft.
South Residential Residential Medium Residential Mobile Home
Density (RM) (RMH), 7200 sq.ft.
minimum
West Residential Residential Medium Residential Mobile Home
Density (RM) (RMH), 7200 sq.ft.
minimum

Recommended Action:

1.) Continue the public hearing on the
application to the August 25, 2010, Planning




Commission meeting, and direct the applicant in
the meantime to have a biological study/survey
prepared which will address the issues raised in
the Department of Fish & Game comment letter
on the project (see Attachment #6)

Alternatives:
1.) Make certain Findings with respect to, and

approve, Tentative Parcel Map #391/Cline,
subject to the Conditions of Approval
recommended in this staff report and without
‘requiring additional biological information that
would address issues raised by the Department of
Fish & Game comment letter.

2.) Deny the proposed parcel map, thereby
prohibiting the applicant from subdividing.

Project Planner: | Tanda Gretz

BACKGROUND

The project site is a 3.18-acre parcel located in northeastern portion of the Dixon”
Lane/Meadow Creck community. The property currently contains a home and various
corrals and open space used for horses. For the most part, the site is an acreage site
existing within a surrounding, smaller-lot residential neighborhood, and which is now
ready to subdivide down to lots of a comparable size to the surrounding neighborhood.
The exception would be the proposed “remainder” parcel, which will be of a larger size
and which will contain the existing home and be of a size to support some open space and
corrals for horses.

STAFF ANALYSIS

General Plan Consistency

The project is consistent with Inyo County General Plan land use designation Residential
Medium Density (RM), 4.6-7.5 dwelling units/net acre. All surrounding properties are
similarly designated, with the exception of a portion of the property to the
north/northeast: portions of this property are designated as Light Industrial (LI) and
Residential Medium High Density (RMH) (NOTE: it should be noted that the County’s
General Plan Land Use diagram for this property is incorrect, in that the “LI” and




“RMH?” designations should be switched, so that the LI exists at the corner of Dixon Lane
and Valley View Drive).

Zoning Ordinance Consistency

The project is consistent with the Inyo County Zoning Ordinance, which designates the
site as Residential Mobile Home (RMH), 7200 sq.ft. minimum lot size. All surrounding
property is similarly zoned, with the exception of a property to the northeast (at the
corner of Dixon Lane & Valley View Drive), which is zoned for Light Industrial (M-2)
use and contains a business.

Compliance with Inyo Couﬁtv Code Title 16 (Subdivision) & California Subdivision Map Act

The proposed project complies with both the Inyo County Subdivision Ordinance and the

California Map Act, with the exception of roadway width for the extension of West Street,

which is offered at 48 feet rather than 60 feet requlred by Inyo County Code Section
16.16.180.B, Approved Access: .
“Road easements for on-site access shall be located so as to provide for

Juture development of parcels adjacent to them. On-site road easement

shall be a minimum sixty feet in width; except that road easements peripheral
to the land division shall be a minimum of 30 feet in width; when, in the
opinion of the advisory agency, topography permits future widening of the road
easement within a contiguous property.”

Lot Sizes

The current project site is 3.18 acres. The applicant proposes to create four lots plus a
remainder parcel from this acreage, in the following configurations:

Parcel 1: 0.27 acres/14,620 sq.ft.

Parcel 2: 0.23 acres/9,878 sq.ft.

Parcel 3: 0.20 acres/8,719 sq.ft.

Parcel 4: 0.49 acres/21,381 sq.ft.
Remainder Parcel: 1.68 acres/73,103 sq.ft.

The development standards for the RMH Zone are as follows:
e Min. parcel size: 7200 sq.ft.

e Min. parcel width: 50 feet
o Front yard setback: 25 feet




o Side yard setback: 5 feet
» Rear yard setback: 20 feet (5 feet for accessory buildings)

Access Issues

As noted above, the extension of West Street is proposed at a width of 48 feet, rather than the
60 feet called for in the Inyo County Subdivision Code. The proposed 48 feet width,
approved by Inyo County Public Works/Road staff, is due to the fact that the existing width of
West Street is 40 feet; NOTE: the additional 8 feet of street width (to total 48 feet) will exist
on the north side of the centerline of the street, due to the fact that the property boundary for
the overall site extends slightly north of the existing West Street (see this on the APN map,
Attachment #2). The proposed 48-foot roadway easement requires that your Commission
officially waive the normal code requirement for a 60-foot wide on-site easement for road
purposes, as required by Section 16.16.180.B of the Inyo County Subdivision Code.

Relatedly, and as noted in the Executive Summary for this staff report and in the project

descriptions for public notices published for the project, the proposed extension of West Street

will make possible a second proposed parcel map application for property adjacent to the

project site on the north: proposed Tentative Parcel Map #386/Pool (see Attachment #5). The

Pool map, which also proposes the creation of four lots and a remainder, proposes three lots to
front on the West Street extension created by the Cline parcel map. '

The proposed extension of West Street will provide access to Cline Lots 1-4; access to the

remainder parcel, which contains the Cline home, will be via an already-existing
40-foot wide driveway off Valley View Drive.

Public Services

Services for the proposed parcels are provided by the following:

o Sewer: Eastern Sierra Community Services District (see the attached “will
serve” letter at Attachment #4). The existing sewer main located in West Street
will be extended to serve the four proposed parcels (a lift station may be
necessary). - The remainder parcel is already served by sewer.

¢ Water: individual water well for each lot. The RM General Plan designation for
the parcels states that “connection to both an acceptable sewer and water system is
mandatory for new subdivisions,” and the Director of the County’s Environmental
Health Services Department has approved as acceptable the proposed new well for
Parcel #2.

o Electric: Southern California Edison

e Fire: Bishop Rural Fire Protection District

e Telephone: Verizon




Existing Buildings

As noted above, there is an existing home on what is proposed as the remainder parcel,
and various corrals for horse scattered over the overall site. The applicant reports that
horses and corrals will continue as a use on the remainder parcel, should the project be

approved.

ENVIRONMENTAL REVIEW

A CEQA Checklist (see Attachment #3) was prepared for the project and circulated for
public review and comment from May 6™ to June 7.  One comment letter has been
received from the Department of Fish & Game and, based on the contents of that letter,
staff is recommending that the application be continued pending additional biological
information from the applicant. The comment letter from the Department of Fish &
Game, together with staff’s response, is included at Attachment #6 to this staff report.

RECOMMENDATIONS

Recommended Findings

1.) Based on substantial evidence in the record, the Planning Commission finds
that the Tentative Parcel Map is in conformance with the Goals and
Objectives of the 2001 Inyo County General Plan, the Inyo County
Subdivision Ordinance, and Inyo County Zoning Ordinance and the State
Subdivision Map Act.

(Evidence: The proposed Tentative Parcel Map is consistent with the zone
district of RMH (Single Residence or Mobile Home Combined), 7200 sq.fi.
minimum parcel size. This action is also consistent with the requirements of
the 2001 General Plan land use designation of Residential Medium Density
(RM), 4.6-7.5 dwelling units per acre. This proposal will conform with all
development standards applicable to the subject parcel. This subdivision also
conforms to the provisions of the State Subdivision Map Act.)

2.) The Planning Commission certifies that the provisions of the California
Environmental Quality Act (CEQA) have been satisfied and finds the project
could not have a significant effect on the environment.




(Evidence: a CEQA Checklist/Initial Study was prepared and circulated for
the project, with planning staff determining that the project will have no
significant effects on the environment.)

3.) Based on substantial evidence in the record, the Planning Commission finds
that the site is physically suited for the proposed type and density of
development, and finds that the existing and planned public facilities and
services are adequate to meet the needs of the proposed project. '

(Evidence: The site is designated and zoned for the type of residential use and
size proposed. The proposed extension of West Street, and of the existing
sewer main within West Street, will provide access and sewer service to the
Jour proposed new lots. Water availability, via individual wells, has been
verified with Inyo County Environmental Health Services staff)

4.) Based on substantial evidence in the record, the Planning Commission finds
that the design of the subdivision or the types of improvements will not
conflict with easements acquired by the public at large for access through, or
use of property within, the proposed subdivision, or alternate easements have

been provided.

(Evidence: A 48-foot wide roadway easement is proposed as an extension of
West Street to the project site, terminating in a cul-de-sac Thus the 60-foot
wide on-site easement for road purposes, as is normally required by Section
16.16.180.B of the Inyo County Subdivision Code, is waived by the Planning
Commission (as is allowed by Section 16.56.010). Access to the Remainder
Parcel will continue to be from Valley View Drive, via a pre-existing 40-foot
wide easement that has already been offered in dedication.) '

5.) Based on substantial evidence in the record, the Planning Commission finds
that the design or proposed improvements are not likely to cause substantial
environmental damage, or substantially and avoidably injure fish, wildlife, or
their habitat, or cause serious public health, welfare, or safety problems.

(Evidence: a CEQA Checklist/Initial Study was prepared and circulated for
the project, with planning staff determining that the project will have no
significant effects on the environment. Public services have and will be
designed, reviewed and permitted according to all regulations and with the
public’s health and safety in mind.)

6.) Based on substantial evidence in the record, the Planning Commission finds
that no significant impacts to native vegetation or wildlife will result from the
proposed project, thus supporting a finding of “de minimus” as defined in
Section 711.4 of the Fish and Game Code.



(Evidence: The applicant wishes to subdivide 3.18 acres that has been
previously used as residential property and for corrals and pasture land for
horses. As a result of this past use, staff has determined that the proposed
subdivision will have no significant impacts to habitats. California
Department of Fish & Game staff have confirmed that the project will be
exempt from their environmental fees.)

Recommended Conditions of Approval

1.

Hold Harmless: The applicant, landowner, and/or operator shall defend,
indemnify and hold harmless Inyo County, its agents, officers and employees
from any claim, action, or proceeding against the County, its advisory agencies,
appeal boards, or its legislative body concerning Tentative Parcel Map #391/Cline
or applicant’s failure to comply with conditions of approval.

Conformance with Tentative Map: A Final Parcel Map in substantial
conformance with the approved tentative parcel map shall be filed for recordation
within two years from the date of approval by the Planning Commission, unless a
request for a time extension is received prior to that date and approved.

Waive the requirement for a 60-foot wide on-site easement for road purposes, as
allowed by Section 16.56.010

Taxes and Assessments: Payment of any delinquent and/or due taxes or special
assessments shall be made to the satisfaction of the Inyo County Treasurer/Tax
Collector prior to recordation of the Final Map.

. All existing structures on the property, including those moved/fe-configured, must

meet setbacks required by the Inyo County Zoning Ordinance before approval of
the Final Map.

Grading, stormwater drainage, and improvement plans shall be to the satisfaction
of the Inyo County Public Works Department.

Map nofes, as described in the December 29, 2009 letter from Inyo County Public
Works staff, shall appear on the Final Map, to include:

* Maintenance of the detention pond shall be the responsibility of the
property owners and no construction or landscaping shall be permitted
within the detention basin, with the exception of lawn/turf.

* Building pad elevations information shall be included on the Final Map.




8.

All requirements as stated in the “will serve” letter from Eastern Sierra
Community Services District (ESCSD), dated April 13, 2010, shall be met prior
to recording the Final Map, to include:

* Approval by ESCSD of completed engineering drawings.
* Payment to ESCSD of all required lateral connection (capacity) fees.

ATTACHMENTS

A

Proposed Tentative Parcel Map #392

Inyo County Assessor Parcel Number (APN) Map%

CEQA Checklist/Initial Study (NOTE: this was distributed earlier, back in May)
Eastern Sierra Community Services District “Will Serve” Letter

Proposed adjacent parcel Map: TPM #386/Pool

Comment Letter .




PLANNING COMMISSION PACKET

ATTACHMENT #1






