~ .

MOUNTAIN PLAN

GREAT WESTERN DIVIDE (N1/2)

- ‘ ;

REDWO0D
MOOKTAIN

UPPER
BELCH PARE

YR
PERRIAY

GREAT WESTERN
DIVIDE (N1/2)







MOUNTRIN PLAN

GREAT WESTERN DIVIDE (N1/2)

PREPARED BY THE TULARE COUNTY PLANNING AND DEVELOPMENT DEPARTMENT
FOOTHILL AND MOUNTAIN PLANNING DIVISION
August, 1990

Approved:

Tulare County Planning Commission
Resolution No. 6820, October 10, 1990

Adopted:

Tulare County Board of Supervisors
Resolution No. 90-1410, November 20, 1990

An Amendment to the Land Use, Circulation,
and Open Space Elements of Tulare Gounty







-

TULARE COUNTY BOARD OF SUPERVISORS

Lori Mangine, Chairman
District 3

John Conway
District 2

LeRoy Swiney
District 4

TULARE COUNTY PLANNING COMMISSION

Shirley Kirkpatrick, Chairman
Appointee-at-Large

William R. Huffman
District 1

Vincent Brogan
Appointee-at-Large

John Millwee
District 5

Eugene E. Smith, Secretary

Clyde R. Gould
District 1

John Reed
District 5

Morris J. Tracy
District 2

Bruce F. Jensen
District 3

Chris Kapheim
District 4

GREAT WESTERN DIVIDE (N1/2) PLANNING COMMITTEE

Ben Ray

Bill Roberts

Bob Burton

Carl Tapia

Carol Ann Victory
Dean Glass

Don MacMillan
Chuck lacono
Walter R. Hunsaker

Don Zuckswert
Marty Martin

Glen Duysen

Lana Heaton
Wanda Longueville
Wiley Haynes
William White
Margaret Carroll






Se

TULARE COUNTY PLANNING AND DEVELOPMENT DEPARTMENT

Eugene £. Smith, Director (1)
George E. Finney, Assistant Director*
Michael Olmos, Planner IV (1)
Mary Beatie, Planner IV**

Jerry Beatty, Planner III (2)
Josie Chapin, Planner II
Brenda Reynolds, Planner 1
Roger Towers, Planning Technician (1)
Wayne Clausen, Intern
Bi11 Horst, Building Inspector
Jose Aguilar, Drafter II
Cindy Wynalda, Drafter II
Andrew Pacheco, Drafter II
Karen Edwards, Secretary I1
Sharon Saunders, Senior Clerk Steno
Audrie Tleord, Office Assistant III
Lillie Williams, Office Assistant III
Elizabeth Meyers, Office Assistant II

* Editors
** Project Manager
(1) Resigned
(2) Retired






N o S 0

PREFACE - INTRODUCTION TO MOUNTAIN PLAN

The Great Western Divide {N 1/2) Plan is the second of seven "sub-area" plans
proposed to complete the Mountain Plan, an amendment to the Tulare County
General Plan. The Mountain Plan will establish planning policy for all pri-
vately owned lands within the mountain region of the County.

The mountain planning region includes all lands in Tulare County east of the
most easterly boundary of the Foothill Growth Management Plan, which generally
coincides with the westerly boundary of Federal Tands in Tulare County, in-
cluding lands under the jurisdiction of the Sequoia National Park, the Sequoia
National Forest, and the Bureau of Land Management.

The private lands in this region approximate 40,000 acres and include 7 sepa-
rate geographical locations or "sub-areas" with distinguishing characteris-
tics. The geographical locations have been identified as:

Kennedy Meadows

Great Western Divide (N 1/2)

Great Western Divide (S 1/2)

Redwood Mountain

Posey

Upper Balch Park

| South Sierra

and include such communities and development enclaves known as Wilsonia, Sil-
ver City, Camp Nelson, Sequoia Crest, Alpine Village, Quaking Aspen, Pondero-
sa, Johnsondale, Monache Meadows, Kennedy Meadows, Chimney Peak, California
Hot Springs, Pine Flat, Idlewild, Panorama Heights, Balance Rock, Posey, Fair-
view-on-the-Kern, and Corral Creek. ‘

When complete, the sub-area plans will serve to update and contemporize poli-
cies, in particular, land use and circulation policies pertaining to the moun-
tain regions, set forth in the 1964 Area General Plan for Tulare County.
Boiled down, the 1964 Area General Plan provides that:

No new communities would be planned for in the mountain area. Develop-
ment would be encouraged within existing developed areas. All development
occurring in the mountain area should be constrained by careful protection
of the environment. The primary thrust behind development would be to
realize the economic potential of recreation. Recreation-oriented housing
would be encouraged but should be balanced against the need to conserve
soil and water. Highway {and road) extensions would be encouraged where
appropriate and necessary for improved circulation within the mountain
area. The designation and treatment of scenic highways would be
encouraged.

The sub-area plans will provide more specific and concise policy guidance in
order to respond to the unique characteristics of each planning area, while at
the same time reinforcing principles from the 1964 Area General Plan which are
applicable to the mountain region. The sub-area plans will also amend, if
necessary or appropriate, other elements of the Tulare County General Plan.
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CHAPTER 1
INTRODUCTION TO THE GREAT WESTERN DIVIDE (N 1/2) PLAN

The preparation of the Great Western Divide (N 1/2) Plan was authorized by the
Tulare County Board of Supervisors in response to an increasing need for a
plan for the Great Western Divide area that accurately refiects the current
needs and priorities of the area’s residents and property owners and the Coun-
ty as -a whole. This Plan supersedes the 1964 Tulare County Area General Plan
and amends the 1972 Open Space Element and thereby provides a contemporary
framework for continuing growth within the Great Western Divide (N 1/2) area.

\ .
To identify local issues and concerns relative to the long range planning of
the area, a Citizen’s Advisory Committee, consisting of interested residents
and property owners within the communities, was appointed by the Board of
Supervisors to assist in the preparation of this Plan. A public opinion sur-
vey was also conducted within the Planning Area as a means of identifying lo-
cal values and preferences.

A draft Plan prepared with the assistance of the Citizen’s Advisory Committee
was circulated along with a Draft Environmental Impact Report (DEIR) on that
plan, for public review and comment. During three separate meetings of the
public hearing process on the draft Plan and EIR, it became evident to the
Planning Commission that the proposed Plan was too permissive and that it
could result in numerous environmental impacts. The Planning Commission di-
rected Planning and Development Department staff to revise the proposed pian
and more specifically directed that the plan be a scaled-back version which
better recognized the following:

- Historical development trends,

- Existing environmental constraints, and

- Development opportunities within each of the communities or lo-
cales in order to maintain a degree of market flexibility or
choice beyond historical trends within each community or locale

Thus, the Plan has been formulated to reflect the unique character of the
Planning Area in conjunction with the values, desires, and needs of the local
residents and property owners.

As with any plan, the contents of this Plan are not considered to be absolute.
Planning is a continuous process and, to be effective, requires periodic re-
evaluation and revision to reflect changing needs and priorities. Once adop-
ted, this Plan should, therefore, be reviewed on a regular basis with the as-
sistance and participation of local citizens and groups. It is recognized
that it is difficult to satisfy each and every property owner’s desires under
the General Plan development process. It is aiso difficult to pin-point which
properties will be first proposed for development and which will fulfill a
recognized need in the Planning Area, if developed.

It is an adopted policy of the Tulare County Board of Supervisors to.a110w
landowners, develepers, residents, and other interested parties or agencies to
request, from time to time, that the County amend its general plan in order

to:
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“(1) Permit the épproval of amendments to the County Zoning Map which
would otherwise be inconsistent with the County’s general plan; or

(2) Allow subdivision maps to be approved which would otherwise be incon-
sistent with the County’s general plan; or

(3) Establish revised land use planning rules, objectives, and standards
in particular areas of the County which more closely reflect the
aspirations and desires of residents and landowners in the community;
and ‘ : : , .

In deciding whether or .not to initiate the amendment, the Board shall,
among other considerations, ‘give consideration as to the public need or
necessity of the proposed amendment, and whether the proposed amendment
would further the goals, objectives, and policies of the general plan and
not obstruct their attainment.”

.By‘f011owing this policy, it is anticipated that the Great Western Divide
(N '1/2) Plan can continue to provide meariingful and necessary guidance for the
development of the community in the foreseeable future.

AUTHORITY AND SCOPE OF THE GREAT WESTERN DIVIDE (N 1/2).PLAN..

California Government Code Section .65300 et seq. requires that each Tocal
agency (county or city) prepare and adopt a comprehensive long-term general
plan for the physical development of the lands within its boundaries. A
general plan must function as "a statement of development policies” and must
include a text and diagram{s) setting forth goals, policies, standards, and
plan proposals. - A local government’s general plan document must include all
of the following elements: land use, circulation, housing, conservation, open
space, noise, and safety. In addition, State law provides that a local agency
may include one or more of several optional elements, depending upon the needs
and characteristics of the jurisdiction.

Within the. County of Tulare, the General Plan has historically been developed
on a county-wide basis; with policies emphasizing issues and concerns on a
county-wide level. More recently, however, in developing land use planning
policies, the Tulare County Board.of Supervisors has recognized that most of
the unincorporated communities and development enclaves (such as the Great
" Western Divide (N 1/2)- Planning Area) have localized and unique land use needs
and problems which should be addressed in a specific manner. Therefore, .sub-
area plans are being prepared for individual communities or sub-areas, with
emphasis directed to Tand use and circulation planning. Consequently, this
Plan constituites an amendment to the 1964 Tulare Area General Plan (covering
Jand use and circulation) and the 1972 Open Space Element of the Environmental
Resources Management Element. The amendments contained herein, therefore, are
specifically applicable to the Great Western Divide (N 1/2). Planning Area.

General Plan law (specifically Government Code 65302) requires that a local
government agency’s land use element shall designate the proposed general dis-
tribution and general location and extent of the uses of the land for housing,
business, industry and open space, including. agriculture, natural resources,
recreation, and enjoyment of scenic beauty, education, public buildings and
grounds, solid and liquid -waste djsposa1'fac11ities, and other categories of
public and private uses of Tand. ‘Section 65302 of the Government Code indi-
cates, however, that each 'state-mandated element need be addressed only to the
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extent it is relevant to the jurisdiction’s planning area. As an example,
Just as a discussion of agricultural lands might be irrelevant to a completely
urbanized area, the .discussion of industrial lands is similarly irrelevant to
this planning area since no such uses are proposed. As such, all other uses
not specifically planned for the area are not discussed.

In amending ihe land Use, Circulation and Open Space Elements of the County
Gegera] 2’1an, Lhe Great Western Divide (N 1/2) Plan will present the following
-information:

Land Use

The "Land Use" portion of the Plan designates the proposed general dis-
tribution and general 1location and extent of the uses of the land for
housing, business, open space, recreation, and other categories of public
and private uses of land. The land use plan includes a statement of the
standards of population density and building intensity recommended for the
various segments of the Planning Area. The land use component of this
Plan supersedes the land use component of the 1964 Tulare County Area
General Plan for the Great Western Divide (N 1/2) Planning Area.

Circulation

The "Circulation" portion of the Plan shows the general location and ex-
tent of the existing publicly maintained major road network and es-
tablishes use classifications for existing and potential roads within the
Planning Area. In addition, the Plan sets forth parameters within which
access by new development to publicly maintained roads will be allowed and
when access by private vehicular easements will otherwise be required.
The circulation component of this Plan supersedes the circulation compo-
nent of the 1964 Tulare County Area General Plan for the Great Western
Divide (N 1/2) Planning Area.

Ogen‘Séace

"~ The 1972 Open Space Element of the Tulare County General Plan designates
‘the federal Tands within the Study Area as "National and State Open Space
Lands," however, the Element does not currently apply an.open space use
designation on the privately owned lands within the boundaries of the
federal lands in the mountainous area of the County. Since the purpose of
the Open Space Element is to formulate and execute policies and programs
which will assure the protection and management of the natural enviren-
ment, this Plan extends and continues the emphasis of the Open Space Ele-
ment by creating a new open space use designation not previously utilized
in the Element. The "Mountain Recreation/Resource Management" designation
is hereby created and included in the Open Space Element for application
to all private lands within the Great Western ODivide (N 1/2) Planning
Area. The Mountain Recreation/Resource Management designation identifies
private lands lying within National and State Open Space lands that have
potential for development to recreation-oriented commercial, residential,
and other related uses. Such uses may include, but are not limited to,
primary and secondary/vacation residential uses and commercial uses which
serve the needs of both tourists and local residents. [In those cases
where development of such properties is not anticipated to occur in the
immediate future, the Mountain Recreation/Resource Management desjgnation
permits these properties to be maintained in open space or utilized for
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timber production/harvesting, cattle grazing, or other similar i

r . ‘ ’ ; .uses

such time as development occurs. The Open Space Plan.Map and the teggt;;
the Open Space Element are hereby superseded to include the Mountain

Recreation/Resource Management designation and to a e i
B¢ ment _ pply the new des -
R;gg to all private lands within the Great Western'DiSig;‘(N 1/2) P]aLﬂ?ﬁg

RELATIONSHIP 10 OTHER {ULARE COUNTY GENERAL PLA§;§g§ﬂ§H1§

The County of Tulare has adopted all of the general p[an elements requireq by
State law (Land Use, Circulation, Housing, Conservation, Open Space, Noise,
and Safety) and has also adopted optional elements (Urban Boundaries, Recre-
ation, Water and Liquid Waste Management, Scenic Highways, and Public $u1]d-
ings). Even though this plan constitutes a more narrowly-focqsed description
of 1and use, circulation, and open space policies for a specific planning area
of the County jurisdiction, it is nonetheless an adjunct to the land use ele-
ment of the County’s General Plan and therefore has equal status under the law
with all other elements of the County’s General Plan. To the extent that this
Great Western Divide (N 1/2) Plan does not propose to amend -other elements of
the County’s General Plan, the policies and directives of those other elements
that are applicable to the Great Western Divide (N 1/2) Planning Area must

still be followed.
The Great Western Divide (N 1/2) Plan refines the County’s general plan poli-

cies to reflect the Planning Area conditions and needs specific to its
citizens. As mentioned earlier, this refinement will primarily focus upon

land use and circulation issues.

PLANNING PERIOD

To provide a definitive tool for guiding future growth, an area plan must be
designed to be implemented within a realistic time frame, which is termed the
"planning period." For the Great Western Divide (N 1/2) Plan, the planning
period encompasses a time frame of approximately 20 years. This does not
mean, however, that the area plan will remain static during this period. As
~ conditions and needs within the Planning Area change during the planning peri-

od, the area plan must be periodically reviewed so that appropriate modifica-
tions can be made. In this way, the Plan will continue to serve ‘the Planning
. Area in an effective manner throughout the planning period. o

RELATIONSHIP TO OTHER AGENCY PLANS AND PROJECTS

The Sequoia National Forést and -the Tule River Indian Reservation are both in
the process of preparing long-range plans affecting lands in the vicinity of
or adjacent to private lands within the Great Western Divide (N 1/2) Planning
Area. In addition to long-range planning, the Forest. Service .has determined
the feasibility of, and is soliciting proposals for, a regional recreation
resort, called Peppermint Mountain Resort at Slate Mountain, and near Pon-

" derosa, that could accommodate about 10,500 people including 8,000 alpine and
nordic skiers on peak winter days at buildout. .




Sequoia National Forest

The Sequoia National Forest Land and Resource Management Plan and Environmen-
tal Impact Statement (EIS), as published in March 1988, establishes the man-
agement direction for the Sequoia National Forest for the next 10-15 years,
although, amendments to this plan are possible from time-to-time during this
period. The Forest Plan emphasizes multiple use of National Forest lands,
providing a management program which sets a course of balanced use to provide
;ncgeased public benefit while maintaining the long-term productivity of the
and.

The Plan, as published, emphasizes timber, range, habitat protection, and dis-
persed recreation. Most of the Forest area surrounding the Great Western Di-
vide (N 1/2) Planning Area is assigned a management emphasis of either general
dispersed recreation, developed recreation, or saw timber. In addition, a new
botanical area was established on Slate Mountain. The Forest Plan also gave
consideration to the needs of private development enclaves such as Camp Nel-
son, Ponderosa, and Sequoia Crest/Alpine Village. As private land owners
within the Forest are indirectly affected by the policies of the Forest, the
continued maintenance or increase of the activities, as prescribed by the
Forest Plan, will be to the economic benefit of the communities within the
Planning Area. Continued resource management will ensure the availability of
jobs while enhancement of the Forest lands will attract additional recreation
users,

Peppermint Mountain Resort: 1In December of 1985, a Final Environmental Impact
Statement (FEIS) assessing the potential impacts of a projected year-round
resort at Slate Mountain, currently referred to as Peppermint Mountain Resort,
was distributed by the U.S. Forest Service. While the FEIS evaluated alterna-
tive resort developments ranging from a 500 person at one time day use winter
sports facility to a 10,500 person at one time year-round destination resort,
the Forest Service did identify a "Preferred Alternative" of a year-round re-
sort accommodating 10,500 people at one time during winter and 3,300 people at
one time during the non-winter months. :

Though the conclusion of the FEIS and the Sequoia National Forest Supervisor
that the Slate Mountain -site has the potential to be developed in a manner:
suggested by the "Preferred Alternative" was appealed at all two available
Tevels, the Chief of the U.S. Forest Service in Washington, D.C. denied the
final appeal. Forest Service Chief F. Dale Robertson, in his decision of De-
cember 1987 regarding the final appeal, concluded that the only activities
which may occur (as a result of the "development potential" decision) are is-
suance of a prospectus and evaluation of any proposals received. He further
determined that "... a subsequent decision to issue a special-use permit to
build and operate a ski area must be supported by full NEPA (National Environ-
mental Policy Act) compliance in the form of a site specific supplement to the
existing EIS, or a new EIS depending on the magnitude and effect of the actual
proposed development.”

At this point in time, the Sequoia National Forest Service Porterville Office
has prepared a prospectus, as authorized, and is currently reviewing develop-
ment proposals. At the time of writing this Plan, a developer for the project
has not been selected and it is not known whether the project in fact will be
constructed. '




Since a precise development plan for the Peppermint Mountain Resort was not
known at the time of the writing of this Plan, specific land use. needs/demands
on private inholdings that might be generated by the resort development could
not be accurately forecasted. Therefore, in lieu of making potentially inac-
curate speculations about land use needs and demands resulting from the resort
development, this Plan provides, in Chapter 7 (Implementation), for a com-
prehensive review of this Plan to take place, with subsequent initiation by
the County of amendments to the Plan which are identified as being necessary
to accommodate the Peppermint Resort development. The comprehensive review
will be conducted at such time as the specific characteristics of the final
approved project are released by the Forest Service to the County and to the
general public. This general plan amendment process to be initiated by the
County will be subject to environmental assessment procedures required by the
California Environmental Quality Act (CEQA) and to the public hearing process
required by State Taw. ,

Tule River Indian Reservation: The Reservation is not under the land use
Jurisdiction of the County, and is therefore not a part of this Plan. In
1974, the Tribal Council adopted the Comprehensive Development Plan which was
amended in 1979 and annually updates the Overall Economic Development Plan as
required by the Federal Economic Development Administration under the Depart-
ment of Commerce. Currently, the Reservation is in the process of adopting an
interim land use Ordinance. It is expected that this action will govern Tand
use decisions until such time as other Reservation Plans and documents are
synthesized into a detailed land use ordinance. (Source: Mark Greenfield,
Natural Resources Manager, Tribal Council, July 10, 1990.)

There are approximately 236 acres of privately owned lands in the Study Area,
which are surrounded by Tule River Indian Reservation lands in the northeast
area of the Reservation. While the Reservation is excluded from this Plan,
the privately owned properties are part of the Planning Area and are subject
to all applicable Plan provisions. Access to these properties is by the Tule
River Indian Reservation Road from the west. Coy Flat Road (Forest Service
Road 20S94) only leads to the boundary of the Reservation on the north. The
Reservation will not Tikely be affected by other areas of the Planning Area
due to the remoteness and the lack of common access. For example, the water-
shed of the Reservation is completely separate from other parcels in the Plan-
ning Area - except for the properties noted above.

USE OF THE GREAT WESTERN DIVIDE (N 1/2) PLAN AND ENVIRONMENTAL IMPACT REPORT

The Great Western Divide (N 1/2) Plan prescribes the manner in which the Plan-
ning Area will develop and grow in the foreseeable future. Its policies will
form the basis for future decisions by the County of Tulare regarding requests
for building permits, zone changes, divisions of land, and other development
review processes. In addition, as the Plan establishes development densities
and prescribes land uses, it will undoubtedly .influence private decisions per-
taining to Tand purchases and development proposals within the Great Western
Divide (N 1/2) Planning Area. Finally, as the Plan contains standards for the
development of property, in conjunction with various State laws and County
ordinances, it provides the authority for requiring necessary physical im-
provements in conjunction with private development projects such.as private
road improvements, which enhance the physical, social, and economic environ-
ment of the area while protecting the health, safety, and welfare of its

citizens.




An Envirgmmental Impact Report (EIR) has been prepared to assess potential
adverse impacts to the environment that might result from the implementation
of this Plan in accordance with the California Environmental Quality Act
(CEQA) and the State and County Guidelines implementing CEQA.

CEQA Guidelines Section 15152 provides that agencies are encouraged to "tier"
EIRs which they prepare for separate but related projects including general
plans, zoning changes, and development projects. This approach is intended to
be utilized by the County for discretionary actions by the County subsequent
to the adoption of this Plan since tiering, as pointed out in the Guidelines,
can eliminate repetitive discussions of the same issues and focus the subse-
quent environmental documents (Negative Declarations or EIRs) on the actual
issues ripe for decision at each level of project and environmental review.
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CHAPTER 2

THE GREAT WESTERN DIVIDE (N 1/2) STUDY AREA
INTRODUCTION

Since the Great Western Divide (N 1/2) Planning Area is located within the
Sequoia National Forest, a definition of terms used in the Plan is necessary.
Tulare County’s land use jurisdiction is limited to privately owned lands
within the Forest. However, for purposes of planning and environmental as-
sessment it is necessary to look at these inholdings within the context of
their surroundings. The term "Study Area" will be used when referring to both
the Sequoia National Forest and private lands within the boundary of the Great
Western Divide (N 1/2) Plan Area. The term "Planning Area" is used when

referencing those inholdings over which the County has land use and zoning
Jurisdiction.

REGIONAL SETTING

The Great Western Divide (N 1/2) Study Area is situated in the west-facing
slopes of the Sierra Nevada mountain range within the Tule River and Kern
River watersheds and lies west of the North Fork Kern River. Access to the
Planning Area is provided by State Highway 190, which enters from the west at
the northerly end of the Planning ‘Area, Western Divide Highway {M107), and
Kern River Highway (M99) and Parker Pass Road (M50) via Hot Springs Road,
which enter the Planning Area from the southeast and southwest respectively.
The Planning Area is approximately a two to two-and-one-half hour drive from
the Tulare County seat of Visalia and is about a one-half to one hour drive
from Springville, the nearest community along State Highway 190 outside the
Planning Area. (Refer to Exhibit C, Study Area Location Map.)

HISTORICAL PERSPECTIVE AND EMERGING CONCERNS

The development pattern within the Great Western Divide (N 1/2) area has
generally resulted in the establishment of several identifiable communities,
which, while having similar environmental settings and sharing common general
interests respective to mountainous regions, also exhibit a certain degree of
autonomy and a distinctive identity unique to each area. Development has
typically occurred first on privately owned lands most favorable for develop-
ment, such as areas with reasonable slopes, easy access, available essential
services, and within close proximity to commercial services. Commercial
development is generally located near well-traveled roadways and areas having
adequate vehicular access. Residential development initially clusters near
established commercial areas and then radiates outward as development con-
tinues. The Camp Nelson locale demonstrates this type of development with the
Camp Nelson Lodge as the historical commercial center encircled by single fam-
ily residential development.

Due to its unique mountain environment, its relative remoteness, and the abun-
dance of surrounding National Forest lands, the Planning Area has historically
experienced a significant amount of tourist activity. While a substantial
number of persons reside in the area on a full time basis, most homes in the
Planning Area are second-home vacation cabins. Because employment opportuni-
ties in this area will Tikely continue to be Timited, it is anticipated that
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use of the lands in the Planning Area will continue to follow the historical
pattern. .

In recent years, as interest has been demonstrated for further development of
this area, current development density has increased, creating pressure for
additional residential, commercial, and recreational development. As present
land use policies and regulations currently in effect for the Planning Area
are inadequate to deal effectively with the land use and circulation issues
confronting the Great Western Divide (N 1/2) area, a more contemporary and
specific policy framework is needed. Therefore, the Great Western Divide

(N 1/2) Plan is being prepared to:

1. Address land use and circulation issues in a comprehensive
fashion (as set forth in State law).

2. More specifically meet the current needs and address the issues
particular to the Great Western Divide (N 1/2) Planning Area.

3. Assure that development in the Great Western Divide (N 1/2) area

occurs in a manner consistent with other County general plan
elements. :

4. Assure that development in the Great Western Divide (N 1/2) area
occurs in a manner consistent with prevailing local opinions and
values.

5. Promote land use activities consistent with the level of service
that can reasonably and cost effectively be provided by public
and private agencies.

6. Recognize current market demand for development while ensuring
that it occurs in a fashion consistent with the precepts of plan-
ning practice and within the parameters established by existing
constraints in the Planning Area.

7. Establish an up-to-date land use plan that strikes an acceptable
balance between possible competing public interests.

In support of the above goals, research of the historic development of the
area was conducted to provide a basis for establishing land use patterns for
the future. Research demonstrated that, a low rate of growth in the Planning
Area reflects a steady but limited demand for development in the Great Western
Divide (N 1/2) area. Evaluation of historical development activity identified
two distinct types of land use demand: the development of existing parcels

(i.e., construction activity) and the creation of new parcels through the land
division process.

Research of building permit activity revealed that an average of about 8 new
homes are constructed in the Planning Area each year. Research of land divi-
sions in the Planning Area through review of parcel map and subdivision ac-
tivity revealed approximately 99 newly created parcels since 1975, or an
average of 7 new parcels each year. (These new parcels ranged in size from
0.25 acres to 179 acres, with the bulk of the parcels averaging 1/2 to 5 acres
in size.) Research of the 99 parcels also revealed that, in the 14 year peri-
od since 1975, 13 of the 99 parcels had been issued building permits for new
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dwellings, which averages 1 newly created parcel each year being developed.
Therefore, of the average 7 parcels created each year, 6, or about 86%, have
continued to be vacant, which means that about 86% of the parcels created
since 1975 (or about 85 parcels) have remained undeveloped. In addition, 620
undeveloped residential lots created prior to 1975 also exist in the Planning
Area. . Combining the two figures indicates that a total of approximate1y 706
undeve]oped residential lots exist in the Planning Area.

Comparing the average number of annual housing starts (8) to the average num-
ber of new lots created annually (7) indicates that single family residential
Tots are being developed at a faster rate than they are being created. While
this appears to be the situation existing at the time of formulation of this
Plan, it is not cause for immediate concern. An abundant supply of vacant
residential lots (706) are known to exist within the Planning Area that can
effectively absorb anticipated housing demands during the 20-year planning
period without significantly limiting the supply of vacant lots.

This examination of parcelization activity indicates that a unique demand ex-
ists in the Planning Area whereby individuals purchase residential land with
the anticipation of constructing residences in the distant, rather than the
{mmediate, future. Thus, it appears that parcels are being purchased and
held, for various reasons, with construction delayed on these parcels for an
indefinite period. Reasons for delaying construction are undoubtedly varied,
but may include the need to accumulate funds for constructing a vacation or
retirement residence, or, simply, the desire to have a piece of mountain prop-
erty as a family keepsake.

ENVIRONMENTAL SETTING

(Please refer to Chapter 3 of the Environmental Impact Report for a complete
description of the environmental setting of the Planning Area.)

Introduction: The Planning Area lies east of the easterly-most boundary of the
County adopted Foothill Growth Management Plan and within the Sequoia National
Forest. The Planning Area encompasses the privately owned lands which are
situated generally within the following areas and communities:

Biedebach Ranch _ Alpine Village

Doyle Springs Sequoia Crest

Moorehouse Springs Cedar Slope

Pierpoint Springs Quaking Aspen

Camp Nelson Ponderosa

Rogers Camp Freeman Grove

Red Hill Grove ' " Lands in Tule Indian Reservation

The private inholdings contained in these areas, and to which this plan is
directed, comprise approximately 4,580 acres. Lands under the jurisdiction of
the Nationa] Forest will not be subJect to land use and circulation planning
set forth by this plan, except to the extent that existing and planned land
uses for these surrounding lands, as established by the Sequoia National
Forest, have been taken into consideration .in .the development of this plan.
As the matter of jurisdiction over privately owned lands situated within the
exterior boundary of the Tule River Indian Reservation has not been finally
resolved at the time of writing of this plan, this plan does provide land use
designations for these privately owned lands. Existing and planned land uses
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on the Reservation have also been taken into consideration in the development
of this plan.

The following section describes in some detail land use, zoning, housing, en-
vironmental elements, and other background information in relation to iden-
tified "locales" or groupings of the various communities or areas listed
above. The dominant community within each locale is used as the identifying
name for the entire locale. The following is a description of the geographic
context of the locales as they are used in this next section of the general-
ized environmental setting description:

Pierpoint: ~ Biedebach Ranch and other lands just east of Spring-
oo viile inside the Planning Area boundary, Moorehouse
Springs, and Pierpoint Springs

Camp Nelson: Rogers Camp, Red Hil1l Grove, lands in the Tule Indian
Reservation, and Camp Nelson

Alpine Village: Doyle Springs, Sequoia Crest, and Alpine Village

Ponderosa: Cedar Slope, Quaking Aspen, and Ponderosa

The majority of the policies established in the plan address area-wide issues
assuring the comprehensiveness of the general plan document for the entire
Planning Area. However, as each locale has its own identity and associated
degree of autonomy, some policies were needed which addressed issues unique to
a locale to retain and encourage the distinctive identity of the respective
communities.

The information below presented for each locale describes in general terms
existing conditions and past trends. Existing conditions manifest as either
opportunities or constraints for future planning decisions. For example, ex-
isting soils, steep slopes, or limited availability of water may constrain
development in specific areas. On the other hand, vacant land without these
types of limitations present an opportunity for development of a range of land
uses. General plan policies provide the framework for establishment of ap-
propriate or desired land uses in each community. The policies in this plan
set forth appropriate or desired land use for each community, taking into con-
sideration the existing opportunities and constraints that may influence or
impact potent1a1 development,
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PIERPOINT LOCALE:

LAND USE

Acreage/Zoning: The Pierpoint locale contains approximately 1,753 acres,
consisting of 155 lots. Of those 1,753 acres, approximately 1,608 acres are
comprised of 19 lots which are ten acres in size or larger. The remaining 145
acres contain 135 lots, each under ten acres in size.’

The zoning in the locale includes: Agriculture (A-1), Rural Residential (R-A),
Light Manufacturing (M-1), and Recreation ("0"). The acreage total that each
zone represents are as follows: A-1 = 1,714 acres, R-A-16.5 = 16.6 acres,
R-A-14 = 17.5 acres, M-1 = 1 acre, and "0" = 3 acres.

-TABLE 1
PIERPOINT ACREAGE BY ZONE

Zoning Acreage Lots

East Springville  A-1< 10 acres 32 7
A-1 > 10 acres 612 6

644 acres 13 lots

Moorehouse Springs A-1 > 10 acres 984 acres’ 12 lots
Pierpoint A-1 < 10 acres 74 86
A-1 > 10 acres 12 1
R-A-16.5 < 10 acres 16.6 34
R-A-14 < 10 acres 17.5 \ -5
M-1 < 10 acres 1 - 2

- "0" < 10 acres 3 ' -2
. 124.1 acres - 130 lots
TOTAL: ‘ 1,752.1 acres 155 lots .

Source: Tulare County Planning and Development Department

Housing: The entire locale contains 68 single-family residences, 2
mobilehomes, and 1 travel trailer. The locale also contains 63 vacant lots.
The East Springville area contains 7 single-family residences, and 7 vacant
lots. The Moorehouse Springs area contains 2 single-family residences and 10
vacant lots. The area of Pierpoint contains 59 single-family residences, 2
mobilehomes, one travel trailer, and 46 vacant lots.

Commercial Services: The Pierpoint Tocale contains one commercial center that
provides services for the area. The center, known as Pierpoint Springs Re-
sort, contains a seven-unit motel, restaurant/bar, cafe, grocery store, post
office, real estate office, and gasoline services.
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R O R Ak Oy A N B S & N T I O S W B IR W

ENVIRONMENTAL ELEMENTS
Wildlife and Vegetation:-' The Pierpoiht locale lies within the designated

boundary of the Tule River Deer Herd habitat. This particular locale is situ-
ated within the herd’s migration routes and critical winter habitation areas.
Both the southern portion of the Moorehouse Springs subdivision and the pri-
vate inholdings along Highway 190, just east of Springville, occur within the
known critical winter habitation areas.

The Natural Diversity Data Base (NDDB) Inventory has indicated that the locale
occurs within the known boundaries of a number of special plants and wildlife
species. The special wildlife known to occur in this locale are the wolverine
(Gulo gulo) and the black swift (Cypseloids niger).

The special plants known to occur in the locale are the Kaweah brodiaea
(Brodiaea insignis), Springville clarkia (Clarkia springvillensis), Yosemite
ivesia (Ivesia’ unguiculata), and spiny sepaled coyote thistle (Eryngium
spinosepalum). i

The protection provided to these special plants and wildlife are outlined be-
low. The wolverine species is State listed as Threatened and is ranked as a
Candidate 2 for potential Federal listing. It is also prioritized by the NDDB
as A2.1. The Springville clarkia is State listed as Endangered, and ranked as
a Candidate 2 for potential Federal listing. The clarkia is also prioritized
by the NDDB as A2.1. The Yosemite ivesia is prioritized by the NDDB as B2.1.
The spiny sepaled coyote thistle is ranked as a Candidate 2 for potential
Federal Listing, and prioritized A2.1 by the NDDB. (See Appendix A for NDDB
classifications.)

Seismic Safety: Most of the Pierpoint locale lies within the seismic safety

zone of S1. The eastern portion of the locale, from the middle of Moorehouse
Springs - east, lies within the seismic safety zone of S$2. The S1 and S2
seismic safety zones require compliance with the Uniform Building Code Zone II
and III, respectively. ~

Hydrology: The major watershed for this locale feeds the South Fork of the

Middle Fork of the Tule River. This particular fork of the Tule River origi-
nates at the hase of Slate Mountain. ,

CONSTRAINTS AND OPPORTUNITIES

This locale is severely restricted by steep slopes. Significant development,
residential or commercial, is not practical at any of the sites represented by
this locale, with the exception of perhaps Banjo Flat and Mohogany Flat in
Moorehouse Springs..

At the western edge of the locale, near Springville, 414 acres of the 644
acres in this vicinity are committed to agricultural preserve. The Spring-
ville clarkia, which is State listed as endangered, occurs in this area. In
addition, the area is critical winter habitat for the Tule River Deer Herd.
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At the Moorehouse Springs property, approximately 90 percent of the area con-
sists of slopes greater than 30 percent, with a majority of the slopes being
over 50 percent. The portion of the site which does have developable slopes
is Tocated within critical winter deer habitat.

At Pierpoint Springs, significant areas exist with a slope of less than 30

percent, but these areas are already developed. Commercial services are prob-
ably limited to the existing commercial area with minimal room for expansion.
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CAMP_NELSON LOCALE:
LAND USE

Acreage/Zoning: The Camp Nelson locale contains approximately 1,015 acres,
consisting of 637 lots. Of those 1,015 acres, approximately 650 acres contain

8 lots over ten acres in size. The remaining 365 acres contain 629 lots under
ten acres in size. :

The zoning in the Tocale includes Agriculture (A-1), Rural Residential (R-A),
Single Family Estate (R-0), and Recreation ("0"). The acreage total that each
zone represents are as follows: A-1 = 923 acres, R-A-12.5 = 7 acres, R-A-20 =
12 acres, R-0-20 = 63 acres, and "0" = 10 acres.

TABLE 2
CAMP NELSON ACREAGE BY ZONE

Zoning Acreage Lots
Camp Nelson A-1 < 10 acres 187 - 370
R-A-12.5 < 10 acres 7 . 2 .
R-A-20 < 10 acres 12 4
R-0-20 < 10 acres 63 125
"0" < 10 acres 10 5
279 acres 06 lots
Rogers Camp and A-1 > 10 acres 650 8
other areas A-1 < 10 acres 86 123 ,
: 7136 acres 131 lots
TOTAL: . 1,015 acres 637 lots

Source: Tulare County Planning and Development Department

Housing: The entire locale contains 373 single family residences, &
mobilehomes and 4 travel trailers. The locale also contains 234 vacant lots.
The Camp Nelson area contains 360 single-family residences, 6 mobilehomes, 4
travel trailers, and 117 vacant lots. The Rogers Camp area contains 13 single
family residences and 117 vacant lots.

Commercial Services: The community of Camp Nelson contains the only commer-
cial center within the locale. The commercial center consists of a real es-
tate office, grocery store, deli, bookstore, and resort facilities. The cen-
ter also contains a restaurant/bar and 10-unit motel facility. The area known
as Rogers Camp contains no commercial services.

ENVIRONMENTAL ELEMENTS

Wildlife and Vegetation: The Camp Nelson Tlecale lies within the designated
boundary of the Tule River Deer Herd habitat. The community of Camp Nelson
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lies within the herd’s major summer to winter migration corridor.  Rogers Camp
“lies within the path of several winter to summer migration routes.

Both Camp Nelson and Rogers Camp are situated entirely within the known summer
range of the herd. In the Rogers Camp area, the 160 acre parcel in Section 9
has a key fawning area within and adjacent to it.

The Natural Diversity Data Base (NDDB) Inventory indicates that the locale
contains several special plants and wildlife species. The Rogers Camp area
contains two specific boundaries for the spotted owl (Strix occidentalis).
The northern edge of the locale, just above Camp Nelson, contains one specific
boundary for the owl.

The genera]ized boundarles of both the Kaweah brodiaea (Brodiaea insignis) and
the Yosemite ivesia (Ivesia unguiculata) habitats cover the entire locale.
The Big Tree Forest (Sequoiadendron giganteum) habitat occurs in several
places within the locale. On the eastern edge of Camp Nelson, the Big Tree
Forest "Belknap Camp Grove" exists. In the Rogers Camp area, the Big Tree
Forest "Black Mountain Grove" covers nearly two-thirds of the area. In the
southeast corner of the 10ca1e, the Big Tree Forest "Red Hill Grove" occurs
near Crawford Camp.

The protection provided to these special plants and wildlife are as follows:
The spotted owl is prioritized by the NDDB as B2.1. The Kaweah Brodiaea is
State listed as Endangered and ranked as a Candidate 1 for potential Federal
1isting. The species is also prioritized A2.1 by the NDDB. The Yosemite ive-
sia is prioritized B2.1 by the NDDB. The Big Tree Forest habitat is priori-
tized by the NDDB as B2.1. (See Appendix A for NDDB classifications.)

Seismic Safety: The Camp Nelson locale contains all three of the seismic
safety zones that occur in the planning area. The parcels west of Rogers Camp
are within Zone S1. Camp Nelson and Rogers Camp are within Zone S2. The pri-
vate inholding known as Red Hill Grove, adjacent to the southern boundary of
the Planning Area, lies within the $S25 Zone. Zone S1 is characterized by
shaking that should be minimal, due to the hard granitic and metamorphic rock
and distance from active faults. The S2 and S$S2S Zones are characterized by
shaking that is known to be minimal to moderate on hardrock. Shaking is more
intense on alluvium in valleys, or on thick sections of weathered bedrock in
mountain meadows. The S1 Zone requires compliance with the Uniform Building
Code Zone II. Both the S2 and S25 Seismic Safety Zones require compliance
with the Uniform Building Code Zone III. (See Appendix C for seismic
classifications.) ) '

Hydrology: The major watershed for the locale is the South Fork of the Middle
Fork of the Tule River. This fork of the river originates at the base of
Slate Mountain.

CONSTRAINTS AND OPPORTUNITIES

Development on the private lands that are accessed by Coy Flat Road (Forest
Service 20594) are constrained by inadequate access. Currently, the Forest
Service closes the road for approximately six months of the year. The road is
not surfaced and is less than two lanes in width. The Forest Service has in-
dicated they are unwilling to improve this road and it is unlikely the County
will improve this road within the twenty-year period of the Plan. Future
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development in the Rogers Camp area appears to be limited to residential con-
struction on existing Tots for recreational purposes due to the seasonal na-
ture of access.

In Camp Nelson, the less steep areas have been residentially developed, except
for the meadow areas. This relatively undeveloped area within Camp Nelson
consists of approximately 10 acres of recreationally zoned property. It con-
tains a limited amount of commercial recreation development, which basically
includes the general store, lodge, and restaurant. '

Factors which favor commercial development at this location include a central

‘location to other inholdings within the Forest, vacant lands with slopes of

less than 15 percent, existing commercial development, good access, highest
concentration of houses, and nearby campgrounds.

Development in that portion of Camp Nelson which is upslope from Highway 190
is constrained by severe slopes.
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ALPINE VILLAGE LOCALE:

LAND USE

The Alpine Village 1locale contains approximate1y. 1,129
Of those 1,129 acres, approximately
The remaining 179 acres

Acreage/Zoning:
acres, comprising a total of 342 lots.
950 acres contain 12 lots over ten acres in size.
contain 330 lots under ten acres in size.

The zoning in the locale includes Agriculture (A-1), Rural Residential (R-A),
and Recreation ("0"). The acreage total that each zone represents are as fol-
lows: A-1 = 708 acres, R-A = 390 acres, R-A-12.5 = 20 acres, R-A-20 = 5 acres,
and "0" = 6 acres. : , ‘ ‘ '

TABLE 3
ALPINE VILLAGE ACREAGE BY ZONE

Zoning Acreage Lots
Doyle Springs A-1 > 10 acres 200 acres 2 lots
Sequoia Crest A-1 > 10 acres 228 1
R-A > 10 acres 307 2
R-A < 10 acres 73 206
808 acres 211 Tots
Upper Alpine Village A-1 > 10 acres 161 3
A-1 < 10 acres 26 6
177 acres 9 lots
Lower Alpine Village A-1 > 10 acres 63 4
A-1 < 10 acres 60 82
R-A < 10 acres 10 20
R-A-12.5 < 10 acres 20 11
R-A-20 < 10 acres 5 4
"0" < 10 acres 6 _ 6
164 acres 127 Tots
TOTAL: 1,159 acres 347 lots

Source: Tulare County Planning and Development Department

Housing: The

entire

locale contains

mobilehomes, and no travel trailers,

lots.

residences occur on the one parcel.

and 8 vacant lots.

residences and 63 vacant lots.

172

single family residences, no
The Tocale also contains 211 vacant

The Doyle Springs parcel contains 51 single family residences; all 51

The Sequoia Crest area contains 82 single
family residences on individually owned parcels, and 145 vacant lots. The
Upper Alpine Village private inholding contains one singie family residence
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Commercial Services: The Alpine Village locale contains one commercial cen-
ter, which currently provides services for the area. The Doyle Springs parcel
contains no commercial services. The USFS Camp Wishon area, south of Doyle
Springs, at one time contained commercial services that included a restaurant/
bar, store, and gas station. During the preparation phase of this Plan these
services have been discontinued and the structures dismantled. However, the
USFS Wishon campground is still in operation, which consists of a restaurant
and a four-unit motel facility. Upper Alpine Village contains no commercial
facilities. The Sequoia Crest subdivision contains a restaurant facility that
is currently closed. ‘

ENVIRONMENTAL ELEMENTS

Wildlife and Vegetation: The Alpine Village locale 1ies within the designated
boundary of the Tule River deer herd habitat. This particular locale lies
within the path of several of the herd’s summer to winter migration routes.
The southern half of the Doyle Springs parcel is situated within the herds
known winter range; the northern half occurs in the summer range.

The Natural Diversity Data Base (NDDB) Inventory indicates that the locale
occurs within the boundary of one special concern wildlife species, the spot-
ted owl, and within the boundaries of several special plant species. The
specific boundary of the spotted owl (Strix occidentalis) occurs in the
southern end of the locale. The generalized boundaries of both the Kaweah
brodiaea (Brodiaea insignis) and the Yosemite ivesia ({Ivesia unquiculata)
cover nearly the entire locale. In the Sequoia Crest subdivision, approxi-
mately two-thirds of the area lies within the boundary of the Big Tree Forest
habitat (Alder Creek Grove.)

The protection provided to these special plants and wildlife area as follows:
The spotted owl is prioritized by the NDDB as B2.1. The Kaweah brodiaea is
State listed as Endangered, and ranked as a Candidate 1 for potential Federal
listing. The species is also prioritized A2.1 by the NDDB. The Yosemite ive-
sia is prioritized B2.1 by the NDDB. The Big Tree Forest habitat is priori-
tized by the NDDB as B2.1. (See Appendix A for NDDB classifications.)

Seismic Safety: The entire locale occurs in the seismic safety zone of S2.
The S2 Zone is characterized by shaking that is known to be minimal to moder-
ate on hard rock. Shaking is more intense on alluvium in valleys, or on thick
sections of weathered bedrock in mountain meadows. The S2 Zone requires com-
pliance with the Uniform Building Code Zone III, with normal facilities. (See
Appendix C for seismic classifications.)

Hydrology: The major watershed for the locale is both the North Fork of the
Middle Fork and the South Fork of the Middle Fork of the Tule River. The
Doyle Springs parcel and the Sequoia Crest subdivision lie within the water-
shed of the North Fork of the Middle Fork of the Tule River; Alpine Village
lies within the watershed of the South Fork of the Middle Fork of the Tule
River,

CONSTRAINTS AND OPPORTUNITIES

The private inholdings within the Alpine Village locale share the common fac-
tor of not being located on a through road. This factor, in combination with
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others (i.e., road closures due to heavy snow, small population), significant-
1y Timit commercial opportunities within the locale.

The potential for additional second-home development exists at each of the
separate areas within the locale, except Doyle Springs as it is already devel-
oped. Both Alpine Village and the areas east of the existing Sequoia Crest
subdivision have slopes that exceed 30 percent. ,

Sequoia Crest and Alpine Village also have a community water system, both of
which can probably be expanded. However, the undeveloped area east of Sequoia
Crest is part of the Alder Creek Sequoia Grove, which contains several "speci-
men" trees. Although a portion of the Grove has already been subdivided, the
appropriateness of further subdivision is still questionable. The Department
of Fish and Game has listed the habitat of the big trees as uncommon and
threatened. The fact that the specimen trees are still standing, despite log-
ging of other species, is testament of the current owners’ awareness of the
value of the trees. However, future owners of the property may not care to be
as sensitive, and therefore, policies may be needed for the protection of the

trees.
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PONDEROSA LOCALE:

LAND USE

Acreage/Zoning: The Ponderosa locale contains approximately 580 acres, con-
sisting of 418 lots. Of those 580 acres, approximately 300 acres contain 10
lots over ten acres in size. The remaining 280 acres contain 408 lots under
ten acres in size.

The zoning in the locale includes Agriculture (A-1), Rural Residential (R-A),
and.Recreation ("0"). The acreage total that each zone represents are as fol-
lows: A-1 = 350 acres, R-A-20 = 213 acres, and "0" = 17 acres.

TABLE 4

PONDEROSA ACREAGE BY ZONE

Zoning Acreage Lots
Cedar Siopes A-1 > 10 acres 43 3
A-1 < 10 acres 112 110
155 acres 113 Jots
- Quaking Aspen A-1 > 10 acres 100 3
A-1 < 10 acres 4 1
104 acres 4 Tots
Ponderosa A-1 > 10 acres 717 1
: A-1 < 10 acres 4 1
R-A-20 > 10 acres 70 2
R-A-20 < 10 acres 143 282
"0" < 10 acres 17 _14
311 acres 300 lots
Freeman Grove A-1 10 acres 1 ot
TOTAL: 580 acres 418 lots

Source: Tulare County Planning and Development Department

Housing: The entire Tlocale contains 153 single family residences, no
mobilehomes, and no travel trailers. The locale also contains 237 vacant
lots. The Cedar Slope area contains 61 single family residences and 42 vacant
lots. The Quaking Aspen area contains four vacant lots. The Ponderosa area
contains 92 single family residences and 190 vacant lots. In addition, there
is a 10-acre vacant lot near Freeman Creek, called Freeman Grove, in the
northeast corner of the locale.

Commercial Services: The Ponderosa locale contains two commercial centers,
which currently provide services to the area. In Cedar Slope, the commercial
service provided is a cafe/bar along Highway 190. The Ponderosa commercial
center provides the following services: restaurant, coffee shop, general
store, real estate office, one two-unit motel accommodation, gasoline service,
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and snowmobile repair service. These services are located near the frontage
of the Ponderosa subdivision on the Western Divide Highway. :

ENVIRONMENTAL ELEMENTS

Wildlife and. Vegetation: The Ponderosa locale occurs within the boundary of
the Kern River Deer Herd habitat. The Cedar Slope subdivision, Quaking Aspen,
Freeman Grove, and the Ponderosa subdivision occur in the herd’s summer range.

An area located between Ponderosa and Quaking Aspen serves as a key fawning
area for the herd.

'THe Natural Diversity Data Base (NDDB) Inventory indicates that the locale
contains several special plants and wildlife species. The specific boundary
of the spotted owl (Strix occidentalis) occurs adjacent to Quaking Aspen.

The generalized boundaries of both the Kaweah brodiaea (Brodiaea insignis) and
Yosemite ivesia (Ivesia unguiculata) occur within the locale. The Big Tree
Forest {Sequoiadendron giganteum) habitat occurs in several places within the
locale. On the eastern edge of the locale, the Freeman Grove Big Tree Forest
covers the 10-acre parcel. The Wheel Meadow Grove Big Tree Forest surrounds
the Quaking Aspen parcels. The McIntyre Grove Big Tree Forest occurs within
the Cedar Slope area.

The protection provided to these special plants and wildlife are as follows:
The spotted owl in prioritized by the NDDB as B2.1. The Kaweah Brodiaea is
State Tisted as Endangered, and ranked as a Candidate 1 for potential Federal
listing. The species is also prioritized A2.1 by the NDDB. The Yosemite jve-
sia is prioritized B2.1 by the NDDB. The Big Tree Forest habitat is priori-
tized by the NDDB as B2.1. (See Appendix A for NDDB classifications).

Seismic Safety: This locale occurs in Seismic Safety Zone S2. The S2 Zone is
characterized by shaking that should be minimal to moderate on hardrock. The
shaking is known to be more intense on alluvium in valleys, or on thick sec-
tions of weathered bedrock in mountain meadows. The $2 Zone requires com-
pliance with the Uniform Building Code Zone III with normal facilities. (See
Appendix C for seismic classifications.)

Hgdro]og¥: The two major watersheds in this locale are both the South Fork of
the Middie of the Tule River and the North Fork of the Kern River. The Cedar
Slope area is situated in the Tule River watershed. Freeman Grove, Quaking
Aspen, and Ponderosa are all situated in the Kern River watershed.

CONSTRAINTS AND OPPORTUNITIES

Cedar Slope is, for the most part, fully developed. Commercial development
along Highway 190.1s further constra1ned by steep slopes adjacent to Highway
190. Frontage development could not provide adequate parking and would Yikely
result in hazardous access problems.

In Quaking Aspen, approximately 100 acres of private land exists about one-
half mile northwest of the U.S. Forest Service Quaking Aspen campground. This
land fronts on both sides of Highway 190 and approximately 20 to 25 acres may
be suitable for moderate development. The lack of developed water at the site
presents a development constraint.

- 23 -




Ponderosa is constrained by a high water table in the meadow areas. As a.
result, some existing residential lots cannot be developed using conventional
septic disposal systems. Otherwise, Ponderosa has no site specific environ-
mental concerns, has good access, favorable slopes, and an existing community
water system. Most of Ponderosa has been subdivided for residential purposes,
with 17 acres currently zoned for commercial recreation. The existing commer-
cially zoned property is ideal for intense development provided liquid waste
can be disposed safely. As outlined previously, a 0.67 acre parcel is fully
developed for commercial. There are 81 acres that are currently within

-agricultural preserve, although a Notice of Non-Renewal has been filed for 77

acres, for which the Agricultural Preserve Contract will expire January 1,
1996.
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CHAPTER 3
GROWTH/DEVELOPMENT ASSUMPTIONS AND CONSIDERATIONS

Even though at the time of formulation of this Plan the Forest Service
had concluded that the Peppermint Mountain Resort project is feasible and
had begun  soliciting specific project proposals from prospective

‘developers, a precise development proposal for an anticipated regional

recreational resort on Slate Mountain within the Sequoia National Forest
was not available during the formulation of this Great Western Divide (N
1/2) Plan.. Therefore, specific land use needs/demands on private inhold-
ings that could be generated by Peppermint Mountain Resort could not be
accurately forecasted. Further, a specific schedule for the development
of the resort was also not available, rendering it difficult to assess
the impact of the proposed resort within the planning period. For these
reasons, this plan is not premised upon the anticipated development of
the Peppermint Mountain Resort but is instead based upon historical
development patterns and trends which have occurred in the area. None-
theless, it is expected that the resort, if constructed, will have a
growth inducing impact and will increase commercial/recreation and
residential demands in the Planning Area. Such demands generated by Pep-
permint Mountain Resort can be accommodated by Plan modification{s) at
the time that a precise development proposal for the project is approved
by the U. S. Forest Service. In the event that Peppermint Mountain Re-
sort becomes a reality during the planning period, the Plan will provide
measures to facilitate necessary plan modifications once the specific
characteristics of the project become known.

A mix of land uses will be necessary to support the day to day needs of
residents and typical recreational users during the twenty year planning
period based upon past development trends. Demand  for new commercial
development is expected to be low. New housing starts will also be
JTimited, estimated at 10-15 dwellings per year.

Pierpoint, Camp Nelson, and Ponderosa will continue to retain their sta-
tus as commercial nodes within the Planning Area. As deemed necessary,
other areas may be suitable for additional or new commercial development.

There exists a limited desire within the Planning Area for multiple
family residential development.

Area residents and property owners have given high priority to control-
1ing new development so that it does not adversely impact natural resour-
ces within the Planning Area. Environmental features in general (e.qg.
vegetation, wildlife, archaeological resources, etc.) will not pose any
significant barriers to low intensity development, but may be factors to
consider in identifying ultimate development densities.

Significant interest exists within the Planning Area to develop guide-

lines for the manner in which new commercial and multiple family develop-
ment occurs. o
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10.

11,

12.
13,

14,

15.

16.

Limited employment opportunities will be available within the Planning
Area.

The nature of recreation activities in the P1ann5ng Area will continue to
be generaily of low intensity (i.e. hiking, hunting, fishing, camp1ng,
horseback riding, cross country skiing, and snowmobiling).

‘While maximum land use densities .will be set forth in the Plan, actual
densities shouid be based on such physical factors as topographical con-
ditions, availability of ground water, suitability of soils for sewage
disposal, site access, surrounding land uses, unique envircnmental con-
cerns and other similar conditions.

The basic. framework of the major traffic circulation system within the

"Planning Area will remain unchanged. It is anticipated that no new major

access routes will be developed in the P]annung Area; primary access to
newly developing areas will be from existing major routes, such as State
Highway 190, Western Divide H1ghway, Wishon Drive, Nelson Drive, Redwood
Drive, Aspen Drive, etc.

Given the significant amount of land controlled by the federal govern-
ment, the predominant land use within the Study Area will continue to be
resource conservation/open space/recreation; these federal lands will
contigue to be ava11ab1e and accessible to the public during the planning
perio

Demand for privately owned mountain land will continue.

The Great Western Divide (N 1/2) Planning Area is, and will continue to

be, throughout the planning  period, a predominantly second home,
recreation- oriented area. ’

Inter- agency cooperation between the County of Tulare, the U.S. Forest
Service, and the Tule River Indian Reservation will be maintained so as
to facilitate congruity in the implementation of long term plans for each
respective jurisdiction.

Certain existing uses within the Planning Area may be rendered by this
Plan and, eventually, under County Zoning Ordinances, as nonconforming.
The Plan will recognize the appropriateness of maintaining these uses
despite their acquired nonconforming status.

Sewage disposal is currently provided by individual septic tank/leach
line systems throughout the Planning Area. No significant concerns
regarding sewage disposal by individual on-site systems are known to ex-
ist in the Planning Area at the time of the formulation of this Plan.
Therefore, individual septic' tank/Teach line systems will continue to be
the predominant form of "sewage disposal for new development during the
twenty-year planning period. Further, while community sewer systems can
be proposed for new developments or may be desirable or necessary due to
on-site conditions, no new community sewer systems within the Planning
Area will be proposed by this Plan.
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17.

Domestic water is currently provided by both individual wells and private
water companies. This trend is expected to continue through the planning
period. New residential subdivisions will likely utilize new private
community water systems, where physical and economic opportunities are
suitable. Limited expansion of existing private- water systems might oc-

cur, but is not expected to be significant. Water quality should remain
adequate.
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CHAPTER 4
GOALS AND POLICIES

GENERAL LAND USE

GOAL A: TO PROVIDE A BALANCED AND ORDERLY LAND USE PATTERN WITHIN THE PLAN-
NING AREA AND WITHIN INDIVIDUAL COMMUNITIES AND LOCALES CONSISTENT
WITH THE MOUNTAIN-FOREST SETTING AND ENVIRONMENT OF THE REGION.

POLICY

POLICY

POLICY

POLICY

POLICY

POLICY

POLICY

POLICY

POLICY

1.

5.

6.

7.

Establish land uses and development densities that are consis-
tent with available or assured public facilities including, but
not necessarily limited to, water, sewage disposal, vehicular
access, and fire protection.

Development in environmentally sensitive areas, such as, but not
Timited to, areas characterized by slopes in excess of 30%, un-
stable geology, flood prone areas, special wildlife habitats,
unique archaeological/historical sites, and scenic vistas, shall
be precisely planned. '

The amount and type of new commercial development shall be
that necessary to satisfy local residential and recreational-
visitor (tourist) needs and demands.

The integrity of any use, building, or parcel previously and
legally established that may not be expressly permitted by this
plan in any given land use designation or the implementing
zoning shall be allowed to be continued in accordance with the
County Zoning Ordinance.

Implementation strategies shall be formulated to assure that
the goals and policies of this plan are effectively implemented.

Land use patterns shall promote compatibility of land uses and
minimize future potential land use and environmental conflicts.

Historical land use patterns within the Planning Area shall be
generally maintained so as to avoid disruption of existing vi-
able residential and commercial areas.

Mixed use developments containing land uses which complement
each other and are compatible with land uses in the vicinity of
the development site, shall be allowed within the Planning area
as Planned Unit Developments through the Special Use Permit pro-
cedure established in the Tulare County Zoning Ordinance to as-
sure project compatibility with surrounding land uses.

Land use designations adjacent to Sequoia National Forest

and Tule River Indian Reservation lands shall be compatible with
the planned land uses designated by the National Forest and
Tribal Council within their respective jurisdictions.
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POLICY 10.

Quasi-public facilities that existed at the time of Plan for-
mulation shall be reccgnized by the Plan, however new public and
quasi-public uses shall be permitted in any area of the Plan
subject to approval of a special use permit,

COMMERCIAL LAND USE

GOAL B: TO PROMOTE AN ADEQUATE DISTRIBUTION OF COMMERCIAL FACILITIES THAT

WILL SATISFY THE LOCAL/VISITOR NEEDS IN THE PLANNING AREA AND BE

FUNCTIONAL, SAFE, ATTRACTIVE, AND COMPATIBLE WITH OTHER LAND USES.

POLICY 1.
POLICY 2.

POLICY 3.

POLICY 4.

POLICY &.

POLICY 6.

POLICY 7.

POLICY 8.

POLICY 9.

General and recreation-oriented commercial uses shall primarily
lTocate in the communities of Pierpoint, Camp Nelson, and
Ponderosa.

Neighborhood commercial nodes may be permitted in appropriate
areas to satisfy basic needs of neighborhood residents.

Commercial uses and facilities should be made compatible with
adjacent residential areas by means of adequate design features
through established County Site Plan/Design Review, and, in some
instances, Special Use Permit procedures.

Tourist-oriented commercial uses shall be situated along
established paths of tourist traffic, such as Highway 190,
Western Divide Highway, Redwood Drive, Nelson Drive, and Aspen
Drive, unless the character of the proposed uses warrants a
Jocation off these roadways.

Development of commercial strips along major roads shall be dis-
couraged; grouping of commercial uses into compact, well or-
ganized, and accessible centers shall be encouraged.

Additional commercial uses may be established on appropriate
properties outside areas shown on the Plan Map for commercial
centers in order to accommodate future commercial demand.

Home occupations shall be permitted as a means to satisfy the
commercial demands for goods and services within the mountain
communities.

Short term lodging facilities, such as motels, bed and

breakfast inns, and recreational vehicle parks, shall be permit-
ted within the Planning Area as a means: of satisfying recre-
ational user housing needs.

- Open-space oriented, recreation/commercial uses of a low-

intensive nature, such as campgrounds, cross-country ski facili-
ties, hiking or pack stations, etc., shall be considered in ap-
propriate locations throughout the Planning Area.
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RESIDENTIAL LAND USE

“GOAL 'C:* TO PROVIDE ADEQUATE RESIDENTIAL OPPORTUNITIES FOR PERMANENT RESIDENTS
v« .. -AND RECREATIONAL USERS WHICH ARE COMPATIBLE WITH THE MOUNTAIN-FOREST

SETTING - AND WHICH CAN BE ACCOMMODATED BY AVAILABLE ESSENTIAL
SERVICES. |

POLICY 1. Residential densities shall not exceed the type and level of
essential services such as sewage disposal, domestic water sup-
ply, and fire protection, and shall be compatible with site

specific physical features such as topography, drainage, access,
and soil and geologic conditions.

POLICY 2. Single family residential opportunities may be made available to
recreational users of the area through the provision of
vacation/rental housing. '

POLICY 3. Limited multiple family residential uses shall be allowed in
specific areas having direct access to a major thoroughfare and
offering adequate accessibility to commercial centers, and where
the design features of such development blend with surrounding
single family neighborhoods.

POLICY 4. Multiple family residential development shall provide the full
range of necessary essential services in compliance with the
applicable policies of the plan, and shall be controlled through

the Site Plan/Design Review procedures established in the Tulare
County Zoning Ordinan;e.

POLICY 5. Mobilehome parks shall be permitted in accordance with State
law and County ordinances, and in accordance with the policies
and implementation strategies of this plan.

POLICY 6. Mobilehomes on individual lots will be allowed in the manner
permitted by law; mobilehome subdivisions will be considered on
a case-by-case basis where such use is found to be physically
and aesthetically compatible with surrounding land uses.

POLICY 7. Private lands on the periphery of developed Tands may be placed
in a low density residential designation to provide a logical
transition from standard residential densities to the surround-
ing public lands and to serve as a holding zohe for pending fu-
ture conversion of these private lands to residential lots.

RESOURCE_CONSERVATION/MANAGEMENT |

GOAL D: TO IDENTIFY AND PRESERVE UNDEVELOPED OR INACCESSIBLE PRIVATE INHOLD-
' INGS FOR CONTINUED RESOURCE MANAGEMENT AS A MEANS OF “BANKING" SUCH

LANDS FOR POTENTIAL DEVELOPMENT UNDER'FUTURE PLANS FOR THE PLANNING
AREA.

POLICY 1: Undeveloped inholdings and remote properties within the Planning
Area shall continue to be available for resource management but
shall not be designated for development under the current plan;
such Tands shall instead be placed in a "holding" designation
for future development consideration.
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TRAFFIC AND CIRCULATION

GOAL E: YO PROVIDE FOR EFFICIENT, SAFE, AND CONVENIENT TRAFFIC -CIRCULATION
WITHIN ‘AND THROUGH THE GREAT WESTERN DIVIDE (N 1/2) PLANNING AREA
CONSISTENT WITH THE NATURE AND INTENSITY OF DEVELOPMENT IN THE
REGION.

POLICY 1.

POLICY 2.

POLICY 3.

POLICY 4,

POLICY 5.

POLICY 6.

POLICY 7.

POLICY 8.

POLICY 9.

State Highway 190 and Western Divide Highway shall continue to
serve as the principle access and transportation routes both
through and within the Planning Area and shall be designated as
"Arterials" on the Plan Map.

Wishon Drive, Redwood Drive, Coy Flat Drive, Nelson Drive, and
Aspen Drive shall be maintained as the major collectors, provid-
ing access to interior inholdings not accessed directly by High-
way 190 and Western Divide Highway; new development utilizing
these roads shall occur only when it is found that existing and/
or future improvements to the roads can accommodate anticipated
traffic increases. ‘

Where direct access to a publicly maintained paved road is not
otherwise available, private vehicular access easements (PVAESs)
shall be made available from any new development and/or every
new parcel created by a division of land within the Planning
Area to a pup]icly maintained, all-weather surfaced road.

Future vehicular access systems, whether public or private,
shall be compatible with and protect the aesthetic qualities of
the Planning Area and the mountain environment, and should not
result in significant adverse environmental changes.

Traffic circulation systems and improvements for both public and
private roads within newly developing areas shall be designed to
facilitate ingress and egress by emergency vehicles, :

.All development occurring along public and private roads in the

Planning Area shall be designed so as to minimize potential
traffic safety hazards. '

- The County shall consider modified road standards where pub]ic]y
.. and privately maintained roads are proposed in newly developing
“areas, and where it is found that such modifications provide

safe and efficient circulation and where such access complies
with other goals and policies set forth in this plan.

Future development projects shall provide sufficient off;stfeet
parking to satisfy anticipated demands. -

Present County road standards for mountainous areas shall be re-
evaluated by the County to determine if modifications to said
standards should be incorporated into the appropriate County
Ordinances and General Plans that would reduce the economic bur-
den of constructing roads and lessen the environmental damage
resulting from road construction in the Planning Area.
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OPEN SPACE/RECREATION

GOAL F: SUPPORT AND ENHANCE THE OPEN SPACE AND RECREATION OPPORTUNITIES IN
THE GREAT WESTERN DIVIDE (N 1/2) AREA. '

POLICY 1. Allow activities and amenities that support the variety of rec-
reational opportunities available in the Great Western Divide (N
1/2) Study Area.

POLICY 2. Development projects should be designed to include open space so

as to enhance the projects compatibility with the Tocal mountain
environment.

ESSENTIAL SERVICES

B U N TN Gl My B R S EE I T BN G Em =

GOAL G: ENSURE THAT DEVELOPMENT IS MANAGED TO A LEVEL AT WHICH THE HEALTH AND
SAFETY NEEDS OF THE GREAT WESTERN DIVIDE (N 1/2) RESIDENTS CAN BE MET
BY AVAILABLE FACILITIES AND SERVICES.

WATER - Domestic and Fire Flow:

POLICY. 1. No new development projects nor significant expansions to exist-
ing developments shall be allowed until it is demonstrated that
an adequate and safe supply of water will be made available to
the site for domestic and fire flow purposes.

FIRE PROTECTION:

POLICY 2. New development projects shall not be approved unless necessary
‘ improvements are provided to reduce the potential for wildland
fires.

SEWAGE DISPOSAL:

POLICY 3. New development projects and significant expansions to ékfgting
projects shall not be approved unless appropriate provisions are
made for adequate and safe disposal of sewage effluent.

POLICY 4. Use of community sewer systems shall be encouraged where practi-
cal and feasible in accordance with policies of the Tulare Coun-
ty General Plan.

POLICE AND MEDICAL EMERGENCY SERVICES:
POLICY 5. Law enforcement and medical emergency services shall be provided
in the Planning Area at a level commensurate with population
growth, development, and public use of the area.

STORM WATER DRAINAGE:
POLICY 6. New development projects shall contain adequate facilities for

collection and disposal. of storm water run-off with minimal ef-
fects to nearby properties and the environment.
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SCHOOLS:

- ..

'POLICY 7. 'Schools should be available to and'havé}sufficient capacity for
an increasing student population in the Planning Area.

SNOW REMOVAL:

POLICY 8. The Board of Supervisors shall appoint a committee to conduct a
detailed study and assessment of snow removal needs within the
Planning- Area, and to make a recommendation to the Board of
Supervisors as to the feasibility of forming an area-wide snow
removal district, and/or other options the committee may deter-
mine are feasible or appropriate.

POLICY 9. 1In the interim, snow removal services shall be provided within
the Planning Area at a level commensurate with increasing de-
mands for year round access to developing areas, and within the

financial Timitations placed upon those who presently provide
such services.

SOLID WASTE REMOVAL:

POLICY 10. New development projects shall dispose of solid waste in a man-
ner and at a location acceptable to the County Public Works and
Health Departments. '

ALl SERVICES - GENERAL:

POLICY 11. Alternative financing metheds to provide necessary essential
" services shall be considered by Tulare County when public funds
are unavailable or insufficient to finance expanding or new

public facilities and services.

ENVIRONMENTAL CONSIDERATIONS

éOAL H: PROMOTE A BALANCED AND ENVIRONMENTALLY SENSITIVE APPROACH TO
DEVELOPMENT.

POLICY 1. The Plan shall recognize unique natural features such as the
meadows in Camp Nelson and Ponderosa, the riparian areas associ-
ated with major drainage channels, such as the Nelson Creek and
the Tule River, and groves of specimen giant sequoia trees, and
shall provide for their protection.

POLICY 2. Provisions shall be fncorporated into development projects to
protect environmentally sensitive areas, such as areas charac-
terized by marshes, meadows, riparian areas, slopes in excess of
30%, unstable geology, flood prone areas, water courses, special
wildlife habitats, mineral springs, giant sequoia groves, and
unique archaeological/historical sites,

‘POLICY 3. Land alterations (grading and excavation) shall conform to the
surrounding natural terrain to the extent practicable.
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POLICY 4.

POLICY 5.

POLICY 6.

POLICY 7.

POLICY 8.

Development activities shall include adequate provisions for
sediment and erosion control.

The quality of natural drainage channels and local water courses
and their associated riparian areas shall be maintafned.

Advertising signs within the Great Western Divide (N 1/2) area
shall be regulated to avoid sign clutter and ensure that future
signs will be compatible with the mountain environment.

In order to achieve compatibility with the County Scenic Highway
Element, the Plan shall designate State Highway 190 and the
Western Divide Highway as scenic roads, and shall include provi-
sfons for maintaining scenic quality along these roads.

The Plan shall recognize and support the economic benefits of
timber harvesting on private lands provided said harvesting is
conducted in a manner consistent with the requirements of the
State of California Department of Forestry and the goals, poli-
cles, and implementation strategies of this Plan.
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CHAPTER 5
IMPLEMENTATION STRATEGIES

A. GENERAL LAND USE:

1.

Areas appropriate for single and multiple family residential, commer-
cial, recreation, and open space uses shall be established on the

Land Use Plan Map with provisions for integration of uses. (POLI-
CIES: A.1, A.2, A.3, A.6, A.7, A.8)

Parcels legally created prior to the adoption of this plan but con-
taining less area than the minimum parcel size specified for the par-
ticular land use designation applicable to those parcels shall be
recognized by this plan as legally non-conforming and developable in
accordance with this plan. (POLICIES: A.4, A.7)

Any use or building that was legally established but is not expressly
permitted by this plan, in any given land use designation or the im-
plementing zoning, will be allowed to continue on a permanent basis
as a "non-conforming use" 1in accordance with the provisions of the

Tulare County Zoning Ordinance for Non-Conforming Buildings and Uses.
(POLICIES: A.4, A.7)

Development projects and substantial expansions/modifications of ex-
isting developments shall be required to undergo Site Plan/Design
Review and possibly Use Permit procedures. 1In addition to the items
required by the Site Plan/Design Review procedures of the County
Zoning Ordinance, the following criteria shall also be considered
during the review of site plans for land division projects:

a. Measures proposed to stabilize slopes and prevent soil erosion
and sedimentation of nearby waterways.

b. Potential impacts to wildlife, particularly, those species of
plants or animals unique to the area, as may be identified by
such agencies as the California Department of Fish and Game and
U.S. Fish and Wildlife Service.

c. Potential impacts to archaeological resources, as may be iden-
tified by the District Archaeologist or other State agencies
that may have concerns over protection and recordation of his-
toric or prehistoric resources.

d. The provision of adequate and practical fire protection measures
based upon the individual needs of each specific proposal.

However, these procedures shall not apply to new single family dwell-
ings or expansion/modification to existing single family dwellings,
so long as said dwellings are used exclusively for single family pur-

poses. (POLICIES: A.2, A.S5, B.3, C.1, C.6, C.7)

The Site Plan Review Procedures as set forth in the Tulare County
Zoning Ordinance shall be amended to include "Design Review," which
will be used to evaluate the architectural and aesthetic qualities of
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commercial, multiple family, and other high intensity land uses.
Design review considerations shall include but not necessarily be
limited to the following:

. Architectural style

Exterior Finishes (i.e., materials)
Landscaping

. Aesthetic compatibility in the neighborhood

(POLICIES: A.2, A.5, B.3, C.6, C.7) . '

N -

The minimum parcel size for any new parcel created within the Plan-
ning Area shall be 20,000 square feet, provided, however, that the
appropriate minimum parcel size allowed to be created by a division
of land proposal may need to be greater than 20,000 square feet based
upon the evaluation of the following criteria:

a. Availability of water in sufficient quantity and quality for
domestic and fire protection purposes.

b. Availability of suitable soils or facilities on-site or off-site
for sewage disposal.

¢. Physical site charécteristics such as steep slopes, flood prone
areas, drainage courses, archaeological resources, rock outcrop-
pings, or other sensitive environmental features.

d. In the case of non-single family developments, the provision of
adequate off-street parking, efficient on-site circulation, and
safe ingress/egress for vehicular traffic.

e. Conformance of the proposed development project with other
goals, policies, implementation strategies, and development
standards set forth in this Plan.

Lot sizes shall be subject to the Slope Area Diagram set forth in
attached Appendix C, provided, however, that lot sizes less than that
prescribed in said Slope Area Diagram may be approved by the ap-
propriate decision-making body, when justified based on a detailed
evaluation of the above items, 6.a., 6.b., and 6.c., by a registered
.Civil Engineer, provided however, that said lot sizes shall not be
less than 20,000 square feet. (POLICIES: A.1, A.2)

Front yard setbacks shall be measured from.the edge of the planned
ultimate road rights-of-way. (POLICIES: A.1, A.2, A.6)

The Sequoia National Forest and Tule River Indian Reservation Tribal
Council shall be consulted regarding all development proposals that
may affect lands within their respective jurisdictions; the recommen-
dations of these agencies shall be submitted to and considered by
decision-making bodies. (POLICIES: A.9)
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B. COMMERCIAL LAND USE

1.

Areas within the communities of Pierpoint, Camp Nelson, Ponderosa,
and other appropriate outlying areas shall be identified on the Plan

Map as General Commercial uses; such areas shall exhibit the follow-
ing minimum characteristics:

a. The property shall have direct access to a major publicly main-
‘ tained paved road or can gain reasonable access to such roads
through other commercially designated property; primary access

wi;l not be allowed from minor streets except as provided in No.
4 below.

b. The property shall have adequate area of gentle slopes to accom--

modate  off-street parking demands ~ with minimum land
disturbances.

c. The property has a sufficient amount of frontage to allow safe
ingress/egress of vehicles.

d. Commercially designated areas shall be compatible with adjacent
surrounding land uses.

e. The property contains or is adjacent to existing commercially
developed properties. :

(POLICIES: B.1, B.3, B.5)

As a means of minimizing aesthetic and environmental concerns, maxi-
mum land area developed with structures shall not exceed 20% of total
parcel area.

Maximum height of structures shall not exceed 35 feet as measured
from the average level of the highest and lowest point of that por-
tion of the site covered by the building to the upper-most part of

the roof and except as provided in the Tulare County Zoning
Ordinance.

RHigh intensity, tourist-oriented, commercial uses, such as motels,
restaurants, lodges, and other high traffic generating uses shall
locate on properties with direct access on Highway 190, Great Western
Divide Highway, Redwood Drive, Nelson Drive, Aspen Drive, or those
portions of Linder Drive abutting commercially designated lands in
Camp Nelson. (POLICIES: B.4) .

Low intensity, open-space oriented, recreation commercial uses may be
located away from a major publicly maintained road, if the decision
making body finds that the nature of the site or characteristics of
the proposed use justify a location off a publicly maintained paved
road. (POLICIES: B.4, B.9, E.1)

Low intensive, open space-oriented, recreation commercial uses, such
as RV parks, campgrounds and similar uses shall be established with a
Special Use Permit in accordance with the following criteria:
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a. The maximum density of RV spaces, campsites, or comparable units
shall be five (5) per each one (1) acre in the entire parcel.

b.  The property upon which the use is tec be located has frontage on
a publicly maintained, paved road, unless the nature of the site
and characteristics of the proposed use justify location off a
publicly maintained, paved road.

¢. The property can provide adequate domestic water and sewage dis-
posal for the proposed use.

d. The development can be adequately screened and otherwise buff-
ered from adjacent land uses.

e. The development can comply with all other applicable provisions
of this Plan and County Ordinances.

(POLICIES: B.9)

The Land Use Plan Map shall identify specific properties within the
Planning Area for neighborhood commercial uses, in accordance with
the following criteria:

a. .The property has direct access to a major street or can access
such major streets through adjacent commercial property.

b. The commercial designation will fulfill an anticipated demand
for neighborhood commercial uses satisfying the daily needs of
community residents.

c. The use of the commercial property shall not be primarily di-
rected at attracting tourist traffic to the area.

d. The property can be developed without creating éonflicts of use
with adjacent property.

(POLICIES: B.2, B.3, B.7)

Low intensive service commercial uses may be established in residen-
tial areas in accordance with the Home Occupation provisions of the
Tulare County Zoning Ordinance. Generally, home occupations shall be
incidental to the residential use, however, the Plan recognizes that
those uses may have seasonal fluctuations and are acceptable in the
Great Western Divide (N 1/2) area, providing the activity will not be
2 nuisance to surrounding uses during its peak period of use. Condi-
tions may be established for these uses to ensure their compatibility
with surrounding land uses. (POLICIES: B.7)

A1l new commercial uses or significantly expanded/modified commercial
uses shall be required to undergo Site Plan/Design Review in the case
of minor retail uses, and Special Use Permit in the case of general
or service commercial uses. Consideration will be given in either
case to provisions for adequate parking, vehicular and pedestrian
circulation within and onto the site, building location and setbacks,
landscaping, "signs, exterior lighting, noise, and other factors
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10.

11,

12.

depending on the nature and intensity of the proposed use. (POLI-

CIES: B.9)

The Site Plan Review Committee shall approve traditional Bed and
Breakfast facilities offering one or two bedrooms for short-term,
overnight lodging, through the Site Plan/Design Review process, so
}oq? a? the request for Bed and Breakfast facilities comply with the
ollowing:

a. One parking space shall be available for each bedroom rented, in
addition to one space for the resident. (Tandem parking is not
permissible.)

.b. The owner of the residence shall be the operator of the Bed and
Breakfast facility, and shall reside in the dwelling on a full-
~ time basis while the facility is in operation.

¢. There shall be no employees other than the owner or members of
the owner’s family.

d. There shail be no visible evidence of the conduct of a home oc-
cupation other than one (1) non-illuminated name plate not to
exc$$d two (2) square feet in area mounted flat against the
dwelling.

e. The use is compatible in the neighborhood in which it is
located.

Requests for all other types of Bed and Breakfast facilities shall be
subject to a Special Use Permit. (POLICIES: B.8)

High traffic-generating, short-term lodging facilities other than Bed
and Breakfast facilities, such as motels and RV parks, shall be per-
mitted anywhere in the Planning Area designated for major commercial
or recreational uses, except in areas zoned Neighborhood Commercial.
(POLICIES: B.8)

Commercially designated tands shown on the Land Use Plan Map shall,
to the extent feasible, incorporate site area dimensions that facili-
tate the development. of compact and accessible commercial nodes. To
accommodate commercial designations with considerable depth, shared
driveways and private vehicular access easements across other commer-
cial developments may be considered, in conjunction with applications
for Site Plan/Design Review and Special Use Permits. (POLICIES: B.5)

C. RESIDENTIAL LAND USE:

l.

The maximum density in single family residential designated areas
shall be one single family dwelling unit for each parcel. In addi-
tion to this one single family dwelling, one additional dwelling for
each 40 acres in the entire property will also be allowed. However,
if the property is less than forty acres, but greater than ten acres
in area, and was of record at the time the zoning which implements

‘this Plan becomes applicable to the property, one such additional

residence may be placed on the property with the approval of a Spe-
cial Use Permit. A1l residences shall be occupied only by the owner,
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lessee of the entire property, relatives of the owner or lessee, or
by employees who work on the property. (POLICY: C.1)

To the extent feasible the second dwelling permitted in No. 1 above
should be situated on the lot in a manner  that would enable future
land division to separate both dwellings onto individual parcels.
Each resulting parcel shall conform to existing applicable lot design
standards of the County Subdivision Ordinance and all applicable re-
quirements of this Plan. ;

Regardless of the above criteria, a second dwelling established in
conformance with the Second Unit provision of Section 15 of the Coun-
ty Zoning Ordinance shall be allowed on any properties designated and
zoned for residential uses. (POLICIES: A.1, A.2, A.6, B.8, C.1, C.4,
C.5) '

Mobilehome subdivisions will be considered on a case-by-case basis
where the proposed use is found to be physically and aesthetically
compatible with surrounding land uses. (POLICIES: C.4, C.9)

Mobilehome parks shall be permitted in all areas planned and Zzoned
for residential purposes subject to Site Plan/Design Review and the
approval of a Special Use Permit. (POLICIES: C.8)

Multiple family residential uses shall have adequate and convenient
access to commercial centers, provided, however, that access shall
not be via minor residential streets. (POLICIES:C.5)

Areas designated for multiple family uses shall exhibit the following
characteristics: '

a. The property shall have direct frontage on or have direct access

to a wmajor, public, all-weather improved road; provided,

, however, that access to such road may be obtained via an all-

weather improved private vehicular access easement through an
existing commercial or multiple family development.

b. The property shall have adequate area to accommodate off-street
parking demands without necessitating significant cut and fil
activity.

c. Multiple family residential areas shall be compatible with adja-
cent and surrounding land uses.

(POLICIES: C.3)

The maximum density in multiple family residential areas shall be one
dwelling unit per 3000 square feet of net lot area.

The development of multiple family residential uses shall be required
to undergo Site Plan/Design Review in the manner prescribed by im-
plementing zoning. In addition to the items required by Site Plan/
Design Review procedures of the County Zoning Ordinance, the follow-
ing shall also apply:
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.

"f'a; Land area developed with structures shall not exceed 20% of the

total parcel area.

'b.  Maximum height of structures shall not exceed 35 feet as mea-

sured from the average level of the highest and Towest point of
that portion of the site covered by the building to the upper-

most part of the roof and except as provided in the Tulare Coun-
ty Zoning Ordinance.

(POLICIES: C.6, C.7)

D. RESOURCE MANAGEMENT /CONSERVATION:

1.

Lands not considered suitable or necessary for development shall be
zoned to allow continued management of resources while restricting
dgve]opment during the planning period. (POLICY: D.1) -

Lands not appropriate for development during the planning period
shall be held until future demands for private development can be
addressed with future plans. (POLICY: D.1)

E. TRAFFIC AND CIRCULATION:

1.

Off-street parking shall be provided for all new development in ac-
cordance with the Planning Commission-adopted Development Standards.
Existing uses, when expanding, shall provide off-street parking as
required to accommodate the expanded use. This latter requirement
may be modified by the decision-making body if it 1s determined that
said requirement will result in practical difficulties or unnecessary
hardships, and if modifying the requirement will not Jeopardize
public health and safety. - (POLICIES: E.8)

Commercial and other high intensity land uses shall minimize access
points onto the public road. Such access points shall be a minimum
of 30 feet in width when providing two-way traffic flow. Facilities
designed to channel traffic to established access points may be re-
quired to prevent indiscriminate access to and from the public road-
way. (POLICIES: B.4, E.5, E.6)

Primary access to non-single family land uses shall not be allowed

from minor streets serving single family residential areas. (POLI-
CIES: A.6, E.6) .

Parking areas for new non-single family residential developments
shall be designed such that direct access from individual. parking

" spaces onto a County road or State highway is prohibited. (POLICIES:

E.4, E.6)

Encroachment permits shall be secured from the appropriate jurisdic-
tion prior to any private road work taking place within the public
road rights-of-way. Caution shall be taken at the site plan review

- stage to ensure that no permanent structures will be placed within

the existing public road rights-of-way and that any proposed improve-
ments do not conflict with planned ultimate road rights-of-way.

- (POLICIES: A.6, E.1, E.2, E.6)
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6.

A1l applications for Site Plan Review and Special Use Permits, for
projects utilizing direct access to publicly-maintained roads, shall
contain detailed plans for ingress/egress, internal circulation, and
off-street parking. Development projects shall be approved only
after the decision-making body is satisfied that adequate off-street
parking is provided, that the method of access onto the public road-
way will not create a potential traffic hazard, that through traffic
along the roadway will not be impeded, and that other applicable pro-
visions of this plan have been complied with. (POLICIES: E.5, E.8)

New public and private roads, including PVAEs subject to the Subdivi-
sion Ordinance Section 7103.4, shall be built to standards set forth
in the County Subdivision Ordinance. However, in recognition of di-
verse circumstances from property to property, the decision-making
body may consider road designs that deviate from County standards,
provided that proposals for alternative road design are included in
the apptication submittal. Approval of alternative road designs
shall be subject to provisions of Article 8 (Exceptions) of the Sub-
division Ordinance, and shall include the examination of such factors
including, but not limited to, the following:

a. Provisions for adequate drainage of storm-water run-off.

b. Provisions for stabilization of cut and fill stopes and
"minimization of soil erosion.

c. Provisions for safe and efficient use by emergency vehicles.

. d.  The capability of the proposed road design to adequately and

safely serve the type and volume of traffic expected to be

- generated by the project together with additional traffic vo-
lumes anticipated to be generated by planned land uses along the
road.

e. With regard to PVAEs:

- Distance from public road to which access is proposed;
- Disposition of any off-site easement (e.g., recorded or
prescriptive).

In making this determination, decision-making bodies shall consider
the recommendation of the Public Works Department regarding .the pro-
posed alternative road design. (POLICIES: E.3, E.4, E.5, E.7)

Private vehicular access easements (PVAEs) serving: single family
residential areas shall be subject to all applicable requirements and
standards contained in the Tulare County Subdivision Ordinance, pro-
vided that paving may not be required where imported or native
materials provide for a stable and adequate road base, where provi-
stons for drainage and erosion control are incorporated into.the road
design, and where it can be demonstrated that the PVAE does not have
the potential to serve more than 8 parcels, now or in the future.
(POLICIES: E.4, E.5, E.7)

Nhere.PVAEs are proposed for new parcel map projects, the minimum
easement width shall be as set forth in the Tulare County Subdivision
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10.

11.

12.

13.

14,

Ordinance Section 7103.4; however, where it is determined that the
easement may potentially serve more than 4 parcels, now or in the
future, the minimum easement width within the confines of the proper-

ty proposed for development project shall be 50 feet. (POLICIES:
E.5, E.6, E.7)

In addition to the County adopted PVAE Maintenance Agreement, PVAEs
shall be maintained in accordance with the following: ‘

a. Provisions for permanent maintenance of either new or existing
PVAEs, situated within the confines of the property that is the
subject of a development project, shall be incorporated into the
conditions of approval for all development projects.

b. PVAE maintenance agreements will not be required to extend off-
site from a development project unless there is mutual consensus
between on-site and off-site property owners to extend the
agreement to include off-site PVAEs.

(POLICIES: E.4)

Design and construction of new roads, either public or private, on

~1irregular terrain shall include measures to alleviate potential prob-

lems associated with road construction on steep slopes. ‘Where roads
will traverse areas of natural slopes (before grading) of 30% or
greater, the application shall include a detailed description of the
measures to control storm water run-off and stabilize cut and fill
banks.  (POLICIES: E.4)

A1l new development proposals shall be reviewed by the appropriate
agencies to determine if the individual proposal will provide for
safe and efficient access for emergency equipment and personnel
during emergency situations. (POLICIES: E.1, E.5)

A11 new vehicular water crossings shall have a minimum 1oad capacity

of 20 tons (40,000 pounds) gross vehicle weight to ensure safe cross-

ing by emergency equipment. (POLICIES: E.5)

The Planning and Developmeht and Public Works Departments shall work
together, in conjunction with the Great Western Divide (N 1/2)
Citizen Advisory Committee, to evaluate various modifications to the
County road standards for mountainous areas in effect at the time of
preparation of this Plan, and shall make recommendations to the Board
of Supervisors as to whether appropriate and feasible alternative
mountain road standards should be adopted. (POLICIES: E.9)

F. OPEN SPACE/RECREATION:

1.

Due consideration shall be given to proposals for recreation develop-
ment. Such consideration shall include the examination of the en-
vironmental, social, and economic implications of such proposed proj-
ects. (POLICY: F.1) :
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Preservation of scenic vistas shall be given consideration during the
review of development projects. Development projects shall be exam-
ined with regard to maximizing scenic views from within the develop-

.ment and minimizing the degradation of such views from surrounding

developed areas. (POLICIES: F.2)

Environmentally unique or sensitive areas, including natural drainage
courses, rock outcroppings, marshy areas, significant archaeological
sites, and areas of botanical and/or biological significance, located
on sites propesed for development, should be maintained 1in open
space. The location of such sites, and the specific measures for
preserving them, shall be precisely identified during the discretion-
ary application review phase of development projects. (POLICIES:
F.2) .

G. ESSENTIAL SERVICES:

WATER - Domestic and Fire Flow:

1.

Preliminary and final geological/hydrological reports, submitted
pursuant to the procedures set forth in the Tulare County Subdivision
Ordinance, shall contain sufficient information to verify that water
for domestic and fire suppression purposes shall be available in ade-
quate quantity and quality to serve the project under consideration.
(POLICIES: G.1) :

When water is proposed to be supplied by a private water company,

a letter shall be submitted by an authorized representative of the
water company indicating whether said company has the necessary water
supply to serve the proposed development, or that appropriate im-
provements will be made to provide adequate water to the project.
(POLICIES: G.1)

 In accordance with County Ordinance Section 7034.1.a., new residen-

tial develepment projects creating any parcel less than 5 acres in
size shall receive domestic water service from a public or private
community water system (subject to the County Health Department’s and
Fire Department’s approval of the quality and quantity of the water
supply), unless the decision-making body determines that unique cir-
cu?stancei exist which make this requirement unreasonable. (POLI-
CIES: G.1

Adequate water for fire suppression purposes shall be provided for

. each development project. Methods of providing such water may in-

clude bulk storage of water within the development or on each indi-
vidual parcel, the installation of a fire hydrant system in com-
pliance with the Tulare County Improvement Standards, the. instaltla-
tion of an automatic fire sprinkler system within each single family
dwelling unit or main structure, or some other method acceptable to
the decision-making body. (POLICIES: G.1)

FIRE PROTECTION:

1.

A1l new development projects shall comply with the standards as adop-
ted by California Department of Forestry, along with state and local
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ordinances including such regulations as set forth in the Uniform
Fire Code, the County Fire Flow Ordinance, and other fire safe stan-
dards. °‘(POLICIES: G.2)

The Tulare County Fire Department shall be consulted during the re-
view of discretionary projects to assist in determining fire protec-
tion needs. The recommendations of the Fire Warden shall include but
not necessarily be limited to considerations for house numbering,
fuel modification/clearance areas, and roofing materials. Said
recommendations shall be considered by the decision-making body prior
to taking action on any discretionary project. (POLICIES: G.2)

As population growth and development occurs in the Great Western Di-
vide (N 1/2) Planning Area, the County of Tulare, with assistance
from the County Fire Department, shall evaluate the need and
feasibility for constructing additional. fire stations and/or provid-

ing additional personnel and equipment to adequately serve the area.
(POLICIES: G.2)

SEWAGE DISPOSAL:

1.

A1l subsurface waste water disposal systems shall be designed to meet
the requirements of the Tulare County Health Department and, if ap-
plicable, the State Regional Water Quality Control Board, provided,
however, that where soils are not conducive to conventional septic
tank-leach 1line disposal systems, other site-specific engineer-
designed systems may be submitted by the applicant for consideration

by ;he Health Department and the decision-making body. (POLICIES:
6.3

The preliminary and final geological-hydrological report, if required
pursuant to the procedures set forth in Tulare County Ordinance Code
Section -7105.1, shall be used as the basis for evaluating the
capability of the soil for sewage disposal, and determining the ap-

propriate method of sewage treatment and disposal. (POLICIES: 6.3,
G.4)

A1l applications for new development projects shall be submitted to
the County Health Department and, if applicable, the State Water
Quality Control Board for review and comment. The recommendations of
those bodies shall be considered by the decision-making body prior to
their taking action on such projects. . (POLICIES: G.3, G.4)

POLICE AND NEDICAL EMERGENCY SERVICES:

1. The County of Tulare shall evaluate on a regular basis the feasibili-

ty of expanded law enforcement and medical emergency service to the

Planning Area based on factors including but not Tlimited to the
following:

population

distance and response time within the area
crime rate

accident rate
medical emergency incidents

Tcancom
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(POLICIES: G.5)

A11 requests for discretionary permits shall be referred to the Coun-
ty Sheriff and other appropriate emergency response agencies for re-
view and comment. (POLICIES: G.5)

The County of Tulare shall encourage and assist, as appropriate, the
continued provision of medical-evacuation services to the Planning
Area, whether provided by the California Highway Patro! and/or some
other future medi-vac organization. (POLICIES: G.5)

STORM WATER DRAINAGE:

1.

The review of new projects shall include consideration of the appli-
cant’s proposal for such items as the means of collection and dis-
posal of storm water and the -environmental consequences of disposal
into natural drainage channels. (POLICIES: G.6)

A Storm Water Drainage and Erosion Control Plan shall be required for
all new development projects, and shall be submitted to the Public
Works Department for review for adequacy and completeness. The Plan
shall be prepared by a registered Civil Engineer. (POLICIES: G.6)

SCHOOLS:

1.

The County of Tulare shall encourage, and if possible, assist in the
provision of additional school services and facilities necessary to

"~ serve an 1increasing student population in the Planning Area. (POLI-

CIES: G.7)

Requests for discretionary permits shall be referred to the. ap-
plicable school districts that would serve the proposed project for
their review and comment. (POLICIES: G.7)

SNOW REMOVAL:

1.

If the alternative methods for snow removal suggested by the proposed
Snow Removal Committee are beyond what is presently taking place, and

- determined to be appropriate by the Board of Supervisors, the Board

of Supervisors shall take necessary steps to allow the property
owners within the affected areas to have the opportunity to approve

“or deny the proposed alternative for their particular community.

{POLICIES: 'G.8)

Until the Board of Supervisors adopts a new method or means of snow
removal, the County of Tulare shall periodically monitor the adequacy

~of the existing (at the time of adoption of this plan) Board of

Supervisors-adopted Snow Removal Resolution and, 1f appropriate,
mod;fy the resolution to provide additional services. (POLICIES:
6.9

The Public Works Department should review new development projects to
determine if measures to facilitate effective snow removal are neces-
sary, including, but not limited to, the establishment of easements
for the storage of snow removed from the roadways. (POLICIES: G.9)
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- Ok ER TS G A T W

SOLID WASTE:

1.

ALL

Development projects subject to discretionary review by the County
shall include provisions for the removal of solid waste in accordance
with the requirements of the County Public Works and the Environmen-
tal Health Departments. (POLICY: 6.10)

SERVICES - GENERAL:

The County of Tulare shall encourage the establishment of home
owner’'s associations, special districts, zones of benefit under the
adopted County Service Area, or other available means to finance ser-
vices or facilities necessary to adequately serve new or existing
developed areas. (POLICIES: G.11)

H. ENVIRONMENTAL CONSIDERATIONS:

- 1.

A1l new development projects shall be required to submit a detailed
Storm Water Drainage and Erosion Control Plan to the County of Tulare
for review and approval prior to initiating site alterations. Said
plan shall set forth the provisions for:

a. collection and disposal of stormwater run-off,
b. stabilization of cut and fi11 banks,
¢. control of sedimentation,

for all land alterations proposed for the subject property.
(POLICIES: F.6, H.2, H.8)

The slope of exposed cuts and fills for roads constructed under Coun-

ty Improvement standards, with the exception of those composed of

rock, shall meet the standards established in the Improvement Stan-

?ar?s of Tulare County, as follows: Cut banks - 1:1 and Fill banks -
-1/2:1. '

The above standards may be modified by the Public Works Depart-
ment, based upon engineering data submitted by the project pro-
ponent which justifies the utilization of steeper slopes.

(POLICIES: H.2, H.3)

Grading for structures and building pads must be in accordance with
the Uniform Building Code (maximum 2:1 for cut and fi11). (POLICY:
H.2)

A1l ground disturbances shall be contoured to harmonize and blend
with surrounding natural topography, provided, however, that this
standard shall not pertain to cut or fill slopes composed of rock.
(POLICIES: H.3)

Development projects shall be designed in a manner that does not re-
quire excessive grading. (POLICIES: H.2, H.3, H.4)

Denuded or soil-exposed slopes caused by construction activities
shall require immediate and long-term slope stabilization measures to
protect exposed slopes from erosion. Where cut slopes are not sub-
Ject to erosion due to the erosion-resistant character of the

- 47 -



10.

11.

12.

13.

14,

15,

materials, such protection may be waived by the County. (POLICIES:
H.2, H.3)

Slope stabilization and erosion prevention shall be completed immedi-
ately after grading. Grading shall not occur during the wet period
of the year, unless the drainage and erosion control plan demon-
strates that proposed slope stabilization and erosion prevention
techniques will overcome potential problems associated with grading
during this period. (POLICIES: H.3) '

Development occurring on slopes of 30% or greater shall contain suf-
ficient measures to mitigate problems that may be encountered when
developing on steep slopes. (POLICIES: H.3)

Fill slopes and/or excavated material shall not encroach into natural
watercourses. (POLICIES: H.4) '

Adequate setbacks for all new sewage disposal systems from intermit-
tent and perennial watercourses or marsh areas shall be established
during the review stage of discretionary development projects. The
Health Department shall be consulted during the review period to as-
sist in identifying adequate separation areas. (POLICIES: H.4)

Building improvements shall be adequately separated from any water-
course or drainage channel so as to prevent obstruction of water flow
and to maintain the integrity of channel banks. (POLICIES: H.4)

Timber harvesting shall be conducted in accordance with the require-
ments of the California Department of Forestry Forest Practice Act.
(POLICIES: H.7)

Development plans subject to discretionary review shall show the
location of all Giant Sequoia trees and shall also indicate any that
are_proposed for removal. Loss of Giant Sequoia trees shall be
evaluated as part of the environmental review process required by
CEQA. (POLICIES: H.1, H.2)

Consultation with appropriate Federal, State, and local agencies and
organizations who have jurisdiction or responsibility for unique or
special concern environmental resources, such as historical or ar-
chaeological resources, and plants, wildlife and their habitats,
etc., will be conducted for new development projects in accordance
with the California Environmental Quality Act of the Public Resources
Code and the State and County Guidelines implementing the Act.
Specific measures for minimizing impacts to these resources shall be
identified through this consultation process during case-by-case re-
view of development projects. (POLICIES: H.1)

New integrated commercial projects within the P]anninQ'Area consist-
ing of two or more businesses shall be subject to the following:

a. One free standing sign advertising the name of the commer-

cial center, and which may list the businesses included
therein, may be permitted.
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16.
17.

18,

19.

20.

b. One sign each advertising the name of an individual busi-
ness shall be permitted at each business in the commercial
center so long as said sign is attached to and flat against
the primary building facade.

(POLICIES: H.5)

In the Planning Area, new free-standing advertising signs shall re-
quire discretionary approval by the Site Plan Review Committee, based
on design, setback, size, architectural compatibility, traffic safe-
ty, and visibility. (Policies: H.5)

To the extent practical, utility improvements for new or significant-
ly expanding development projects shall be located underground, if
the property fronts along State Highway 190 or Western Divide High-
way. {POLICIES: H.6) _

A minimum setback of 25 feet from the upper-most edge of the banks of
all intermittent and perennial water courses shall be maintained. In
the case of commercial development, it shall be a general rule that
the minimum setback shall be at least 50 feet, with the precise set-
back to be determined through the Site Plan Review and Special Use
Permit processes in order to consider site specific conditions. POLI-
CIES: H.1, H.2, H.5)

I% ordoy toTivotect the cteracter and integrity of the Tule River in
‘he Ffast Springville and Moorehouse Springs Jocales, development
shall generally be held back at least 100 feet from the high water
mark of the river, with more precise setback distances to be deter-
mined through the Site Pian Review and Special Use Permit process to
allow consideration of site specific conditions. As a general excep-
tion, where bluff conditions exist, and where buildable sites would
exist at elevations of 25 feet or higher above the high water mark,
then setbacks shall generaily be at least 25 feet from the edge of
the bluff, with more precise setbacks to be determined through the
Site Plan Review and Special Use Permit process to allow consider-
ation of site specific conditions.

Implementing zoning applied to creeks and meadow areas shall be such
to limit parcel sizes and land divisions and shall provide for set
backs to preserve natural character of these areas while still pro-
viding reascnable use of these properties for residential purposes.
(POLICTES: H.1, H.2, H.5)
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CHAPTER 6
PLAN DESCRIPTION

The Great Western Divide (N 1/2) Planning Area contains several, somewhat au-
tonomous, private development enclaves within Forest Service lands, each of
which can expect to be subject to growth pressures, to one degree or another,
during the planning period. The general principle in preparing the Great
Western Divide (N 1/2) Plan was to provide more precise and contemporary land
use policies to facilitate and respond to such development. The individual
communities. within the Planning Area each demonstrate a unique land use pat-
tern; this plan recognizes such differences, and the land use designations, as
described below, were applied in such a manner as to reflect historical
development trends as well as to give consideration to environmentally sensi-
tive areas.

Any parcel of land that was legally created prior to the adoption of this
Plan, but containing less area than the minimum parcel size specified for the
particular Tand use designation, shall be recognized by this Plan as legally
non-conforming and developable in accordance with this Plan. Any use or
building which was legally established, but which is not expressly permitted
by this Plan, will be allowed to continue as a non-conforming use, in accor-
dance with the provisions of the Tulare County Zoning Ordinance for Non-
Conforming Buildings and Uses.

Resource Management/Conservation

The Resource Management/Conservation designation is primarily applied to pri-
vate inholdings that are remote and/or generally undeveloped or are presently
in agricultural use where it is desirable or necessary to manage commodity or
amenity resources. These areas are generally inappropriate for development
because services cannot be reasonably provided and because development of
these properties would not fulfill any presently demonstrated demand. The
Resource Management/Conservation designation is secondarily intended to "hold"
these lands for potential development to standard residential densities (i.e.
20,000 square-foot lots) or for other higher intensity land use designations
which may be applied in future plans given changes in development trends and/
or improved access routes. The minimum parcel size shall be 160 acres and the
height of structures shall not exceed 35 feet as measured in accordance with
thg provisions of this Plan and except as provided in the Tulare County Zoning
Ordinance.

The Resource Management/Conservation designation will permit a variety of open
space and resource management uses, including growing and harvesting of tim-
ber, animal grazing, fish farming, game preserves, and other similar uses.
Limited numbers of single family dwellings and accessory uses are also al-
lowed. Mobilehomes will be permitted in lieu of on-site built residential
structures in accordance with applicable County and/or State laws. Certain
types of uses including outdoor educational facilities, mineral exploration
and mining, commercial energy resource development, public utility transmis-
sion stations, and other similar uses can be considered for areas designated
as Resource Management/Conservation through the spectal use permit process.
The range of uses allowed in this designation will be specified in the im-
plementing zoning.
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Mountain Residential-5 Acre Minimum

The Mountain Residential-5 Acre Minimum designation is intended to accommodate
low density single family residential development. The minimum parcel size
for this land use designation shall be 5 (five) acres gross.

The Mountain Residential-5 Acre Minimum designation will permit single family
residences and accessory uses on relatively large lots. Mobilehomes will be
permitted in lieu of on-site built residential structures in accordance with
applicable County and/or State laws. Certain types of agricultural uses will
also be permitted, including the raising of limited numbers of poultry, fur-
bearing animals, and domesticated quadrupeds (sheep, goats, horses, bovine
animals, etc.). Certain types of uses including guest ranches, - mobilehome
parks public works maintenance facilities, sewage treatment plants and dis-
posal areas, churches, power generating facilities, and other similar uses can
be considered for properties designated as Mountain Residential-5 Acre Minimum
through the special use permit process. The specific range of uses allowed in
this designation will be specified in the implementing zoning.

The Mountain Residential-5 Acre Minimum designation is primarily applied in
areas surrounding established single family neighborhoods or Jands previously
subdivided to accommodate small-lot single family development. In addition,
the Mountain Residential-5 Acre Minimum designation is utilized adjacent to
estabiished single family areas where the adjacent existing parcel sizes are
generally in the 5-10 acre range. This land use-designation will serve as a
residential holding zone by 1imiting the land division potential consistent
with historical demand. The Mountain Residential-5 Acre Minimum designation
is utilized in these areas instead of the Resource Management/Conservation
designation because the latter designation would allow for potentially incom-
patible land uses adjacent to established Mountain Residential-20,000 square
foot minimum development, and which would restrict more severely future land
division potential in already developed areas.

The Mountain Residential-5 Acre Minimum designation is also applied in areas
which the Plan identifies as unique, environmentally-sensitive areas, specifi-
cally, riparian and meadow areas within Camp Nelson and Ponderosz. The Plan
acknowledges that these environmental features serve as important natural
areas and landmarks within the respective communities and therefore applies
the Mountain Residential-5 Acre Minimum designation as a means to preserve and
protect these features by Timiting potential land use and Yand division oppor-
tunities. It is intended that the implementing zoning for these areas will
contain appropriate development standards that will provide for continued pro-
tection of these areas.

The maximum density in Mountain Residential-5 Acre Minimum areas is to be one
single family dwelling per each legally created parcel. However, if the prop-
erty is Tess than forty acres, but greater than ten acres in area, and was of
record at the time the zoning which implements this Plan becomes applicable to
the property, one additional residence may be placed on the property with the
approval of a Special Use Permit. In addition, an attached second dwelling
may be allowed in residential areas as provided in the Second Unit provision
of Section 15 of the Tulare County Zoning Ordinance, and when in conformance
with the criteria established in the Plan.
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To assure orderly development within the Planning Areas, it is intended that
land division proposals within the Mountain Residential-5 Acre Minimum desig-
nation shall be designed in such a way that the proposed parcel and access
layout could be converted in the future to the Mountain Residential-20,000
Square Foot Minimum type density (i.e., a convertible lot design that shows
how the site could accommodate future access to and layout for 20,000 square-
foot lots or other minimum lot size as determined by the Slope Area Diagram
contained in Appendix B). This provision will enable future plans for the
area to utilize these lands to satisfy long term housing needs.

As an option to creating 5 acre parcels in the area so designated on the land
use map for the Moorehouse Springs locale, it is the intention of this plan to
allow "planned unit residential development* within the 100 acre area iden-
tified on the north side of State Highway 190. The maximum density that will
be allowed in a planned unit residential development for this 100 acres would
be one unit per each five acres. The intended purpose of a Planned Unit
Residential Development would be to cluster building sites in locations where
stope conditions do not exceed 30 percent. This land use designation would be
implemented by attaching the PD overlay to the implementing zoning.

Mountain Residential-20,000 Square Foot Minimum

The Mountain Residential-20,000 Square Foot Minimum designation s intended
primarily to accommodate small-lot mountain residential development for both
year-round and seasonal or second-home residents. The minimum parcel size for
any new parcel in the Planning Area shall generally be 20,000 square feet,

However, variations from this 20,000 square feet standard is to be used as a

minimum, and may be increased for specific projects based on a detailed
evaluation of the property in question in relation to considerations such as
the availability of water, on-site soil types, and other physical site-
specific characteristics which may have a bearing on the project. Parcel
sizes for new lots are also subject to the Slope Area Diagram as-set forth in
the Plan (see Appendix B, Slope Area Diagram.) Parcel sizes for new lots less
than the minimum size prescribed in the Slope Area Diagram (but greater than
20,000 square feet) may be approved when justified based on a detailed evalua-

tion of site characteristics and appropriate mitigation measures developed

through the environmental review process.

The Mountain Residential-20,000 Square Foot Minimum designation will permit
generally the same range of uses as the Mountain Residential-5 Acre Minimum
designation, with the major distinction being the allowable minimum lot area.
The primary use within this designation will be Mountain Residenttal-20,000
square foot minimum. Accessory structures and limited agricultural uses (in-
cluding the raising of limited agricultural uses (including the raising of
limited numbers of poultry, fur-bearing animals and domesticated quadrupeds)
will also be permitted. Mobilehomes will be permitted in lieu of on-site
built residential structures in accordance with applicable County and/or State
laws. Certain types of uses including guest ranches, public works maintenance
facilities, sewage treatment plants and disposal areas, churches, and power
generating facilities can be considered for properties designated as Mountain
Residential-20,000 Square Foot Minimum through the special use permit process.
The range of uses allowed in this designation will be specified in the im-
plementing zoning.

The maximum density in Mountain Residential-20,000 Square Foot Minimum areas
is to be one single family dwelling per each legally created parcel. However,
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if the property is less than forty acres, but greater than ten acres in area,
and was of record at the time the zoning which implements this Plan becomes
applicable to the property, one additional residence may be placed on the
property with the approval of a Special Use Permit. In addition, an attached
second dwelling may be allowed in residential areas as provided in the Second
Unit provision of Section 15 of the Tulare County Zoning Ordinance, and when
in conformance with the criteria established in the Plan. :

The establishment of mobilehomes on individual tots shall! be allowed to the
extent provided by State law and Tulare County Ordinances. Mobitehome parks
. are permitted in the Planning Area in all areas planned and zoned for residen-
tial purposes, subject to the Site Plan/Design Review process and .the approval
of a Special Use Permit. Mobilehome subdivisions may be considered on a case-
by-case basis when found to be compatible with surrounding Yand uses.

The Mountain Residential-20,000 Square Foot Minimum designation is also in-
tended to atlow for opportunities for recreational users of the area through
the provision of vacation/rental housing. Additionally, accessory and non-
residential uses that complement single family neighborhoods are allowed in
residential areas when in accordance with the policies as outlined in this
Plan and the provisions of the Tulare County Zoning Ordinance. :

The Mountain Residential-20,000 Square Foot Minimum designation is primarily
applied in areas within and adjacent to-established single family neighbor-
hoods within the Planning Area. Factors taken into consideration in applying
the Mountain Residential-20,000 Square Foot Minimum designation were those of
existing and/or potentially available vehicular access, type and level of ex-
isting and/or assured essential services, such as sewage disposal and domestic
water supply, and consideration of environmentally sensitive characteristics
of- the site, such as topography, drainage, and other site-specific physical
features unique to mountain areas. _

Multiple Fam11y Res1dent1a1

The Multiple Family Residential designation is intended to provide an alterna-

tive to Mountain Residential-20,000 square foot minimum development in the
Planning Area by allowing a higher density of development in designated areas.
As with the Mountain Residential-20,000 Square Foot Minimum classification,

the minimum parcel size is 20,000 square feet; however, the maximum develop-.

ment density may not be greater than one dwelling unit per 3000 square feet of
net area. Lland area developed with structures shall not exceed 20% of the
total parcel area. The maximum height of structures shall not exceed 35 feet
as measured from the average level of the highest and lowest point of that
portion of the site covered by the building to the uppermost part of the roof.

The Multiple Family Residential designation will permit the establishment of
structures housing multiple families on a single lot, in the form of duplexes,
apartments and group houses, subject to a maximum allowable density. Standard
single family residences will also be permitted; provided, however, that
mobilehomes may be utilized in Yieu of on-site built single family structures.
Certain types of uses, including, but not limited to mobilehome parks, public
utility structures, nursery schools, churches and public parks may be con-
sidered on property designated as Multiple Family Residential through the spe-
ctal use permit process. The range of uses allowed in this designation will be
specified in the implementing zoning.
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Multiple Family Residential development will be monitored through the Site
Plan/Design Review process, as set forth in the Tulare County Zoning Or-
dinance, ensuring development is consistent with surrounding areas and com-
patible with the mountain environment.

In applying the Multiple Family Residential designation to areas within the
Planning Area, certain criteria were utilized to identify the areas suitable
for higher density residential development. The primary areas for this type
of development are those having direct frontage on or adequate access to a
major public thoroughfare, adequate area to meet off-street parking demands
with minimal land disturbances, and compatibility with adjacent and surround-
ing land uses. Adequate access to commercial centers is also a consideration,
with the intent of avoiding minor residential streets as primary access
routes. -

Neighborhood Commercial

The Neighborhood Commercial designation is intended to satisfy the basic daily
needs of the local residents. Such uses include book stores, apparel stores,
grocery stores, bakeries, liquor stores, offices, shoe stores, and similar
uses. Single and multiple family residential uses will also be permitted.
Certain types of uses, such as alcoholic beverage sales, churches, nursery
schools, public utility structures and recreation centers may be considered
for property designated as Neighborhood Commercial through the special use
permit process. The range of uses allowed in this designation will be
specified in the implementing zoning.

Areas designated as Neighborhood Commercial are generaliy situated away from
roads carrying tourist traffic. Neighborhood Commercial Nodes shall not be

primarily directed toward attracting tourist traffic to the area, though some.

use by visitor/recreational users to the area will be expected. Areas ap-

propriate for the Neighborhood Commercial designation exhibit characteristics
similar to other .commercially designated areas, such as direct access to a-

major street or access to such a major street through adjacent commercial
property, the ability of the property to be developed without creating con-
flicts of use with adjacent property, and potential to fulfill an anticipated
demand for neighborhood commercial uses satisfying the daily needs of local
residents. The minimum parcel size for this designation is 20,000 square feet,
however the appropriate minimum parcel size for any given site shall be deter-
mined subject to the Slope Area Diagram as set forth in Appendix B. Land area
developed with structures shall not exceed 20% of the total parcel area.
Maximum height of structures shall not exceed 35 feet as measured from the
average level of the highest and lowest point of that portion of the site
covered by the building to the uppermost part of the roof and except as pro-
vided in Sections 15 and 16 of the County Zoning Ordinance.

General Commercial

The General Commercial designation is intended to satisfy the needs of both
local residents and visitors. Such uses include antique stores, beauty shops,
delicatessens, grocery stores, convenience markets, laundromats, recreational
vehicle sales, restaurants, service stations, and other similar uses. Certain
types of uses, including hotels, motels, bus depots, equipment sales and rent-
al facilities, and resorts may be considered on property designated as General
Commercial through the special use permit process. Single and multiple family
residential uses will also be permitted in this designation. The range of
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uses permitted in this des1gnat16n will be specified in the implementing
zoning. ’ : :

General commercial and tourist-oriented recreational uses will primarily be
located in the communities situated along ‘Highway 190, ‘including Pierpoint,
Camp Nelson, and Ponderosa, in recognition of past development patterns. The
General .Commercia? designation is applied to areas capable of accommodating
high intensity and higher traffic-generating uses associated with commercial
development. Areas considered appropriate for general commercial development
exhibit characteristics such as having direct frontage onto a major County-
maintained road, adequate area to accommodate off-street parking demands with
minimal land disturbances, sufficiént frontage for safe ingress/egress of
,ygh;ﬁie&mwgompa%4bigdtyww%th;;urwaunéingvﬂand"USﬁs:wand*cbntafnfﬁgmvr”profii
‘mate;to-existing. commercial devel opment . +The minimum parcel size within the
General: Commercial de§ignation ~1s--20,000: square feet.  Land area developed
Withustructures. shall. niot: excedd '20%-of 'the total parcel area. Maximum helght
ofistructures ‘shall ot ‘exceed 35 Feet “as measured from the "average level of
the highest 'arid Jowest-Hoint: of that' portion-of ‘the site covered by the build-
ing.-to-.the -uppermost ‘part of'thé “roof and except as provided in the Tulare
Cduntyﬁ26w1ngﬁqfdiﬂagcéf~$“~'”-‘T“‘F*'“*x‘f' N oo C

A1} new commercial uses or significantly expanded/modified.commercial uses are
required to undergo Site Plan/Design Review for: minor retail- uses; more-in-
tense  commercial uses will require’ the -approval.‘of a -Special 'Usé  Permit.
Evaluation of such proposed. projects will be based on provisions for adequate
parking, vehicuYar and pedestrianicirculation within and onto the site, build-
1ngr1ocation:aﬁdy;etbacks,hlandscapjng,usigns;,exterior lighting, noise at-
tenuation, and otheér factors depending :on the nature and intensity of the pro-
posed use. | ..U T T T s R
Generally, commercial development is encouraged to be grouped- into compact,
well:organized, and: accessible ‘centers; the development of commercial strips
s. discouraged. To “accommodate  properties with considerable -depth, shared
driveways ~and private’ vehicular 'access easements across other commercial
deveélopments -may be . considered, -in. conjunction with applications for Site
Plan/Design Review and Special Use Permits. - - oo

_ . cial uses will primarily be located
along established paths of tourist traffic such as Highway 190, Western Divide
Highway,. Redwood Drive, and Camp Nelson Drive. ‘Low intensity, recreation com-
mercial uses,’ such.as campgrounds, cross .country ‘ski faci{lities, hiking or

-pack stations, etc., may be considered in appropriate Tocations throughout the
Planning Area.. These low intensity, recreation commercial uses may be located
away " from a’major publicly ‘maintained road, {f the nature of the site or
characteristics of -the proposed use justifies a location off a publicly main-
tained road. . . . .. - . C ‘ - o '

Highi’1hiéhsify3_Tto&rf§t16r1éntéd commer

Low jnﬁensiﬁe,fsefvice commercial uses hay be established in residential areas

in.accordance with.the Home Occupation provisions of the Tulare County Zoning
Ordinance., Generally, these uses shall be incidental to the restdential ‘use,

and, recognizing that these uses may have seasonal fluctuations, the activity,

during its peak perfod of use; shall not be a nuisance to  surrounding uses.
Conditions may be attached to these uses to ensure their compatibfiity with
adjacent land uses. R | - . _ ‘
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Bed and Breakfast facilities, offering one or two bedrooms for short-term,
overnight.lodging, will be aliowed in the Planning Area through the Site Plan/
Design Review process, providing that the Bed and Breakfast facility complies
with the criteria established in this Plan. Requests for all other types of
Bed and Breakfast facilities shall be subject to a Specia) Use Permit. All
other high traffic-generating, short-term lodging facilities, such as motels
and RV parks, will be permitted anywhere in the Planning Area designated
General Commercial.

Quasi-Public

The Quasi-Public designation is applied to those uses associated with a
government, public utility, or institutional use and in existence at the time
that this plan was formulated. No attempt is made to speculate on potential
future quasi-public uses that may be deemed appropriate given future develop-
ment trends. Existing uses classified under the Quasi-Public designation are
such uses as water and telephone company facilities and County fire stations
and equipment yards. New or expanded quasi-public uses will be permitted in
any land use classification contained in this plan, as long as the policies
and standards contained herein are satisfied and potential adverse effects to
surrounding properties are minimized and approval of a spectal use permit is
obtained. The minimum parcel size shall generally be 20,000 square feet,
however the appropriate parcel size shall be determined subject to the Slope
Area Diagram contained in Appendix B. The intensity of development of quasi-
public uses shall be .in accordance with and as provided by the implementing
zoning for the land uses designated by this Plan. :

Traffic and Circulation

The primary purpose of the Circulation Plan is to establish use classifica-
tions for existing and potential roads within the Planning Area. Policies and
Implementation Strategies are directed toward maximizing efficient road usage
and development while at the same time maintaining as much as possible the
aesthetic qualities of the mountain environment.

The Plan acknowledges that State Highway 190 and Western Divide Highway will
continue to serve as the principle access and transportation routes both
through and within the Planning Area. Those roads are designated as "Ar-
terials” on the Land Use and Circulation Plan Map, with the primary function
of carrying traffic to the Planning Area and from one section of the area to
another.

Redwood Drive, Wishon Drive, Coy Flat Drive, Nelson Drive, and Aspen Drive are
designated as "Collectors," providing access to interior holdings not accessed
directly by Highway 190 or Western Divide Highway. Any new development
utilizing those roads shall occur only when 1t is found that existing and/ér
future improvements to the roads can accommodate anticipated traffic
increases.

The minor residential streets located within subdivided residential areas are
defined as being "Local" roads, with the primary function being to provide
access to abutting property.

Commercial and other high intensity uses shall minimize access points onto the
public road. Facilities designed to channel traffic to established access

points may be required to prevent indiscriminate access to and from the public
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roadways. A1)l new development shall provide adequate off-street parking in
accordance with the Planning Commission-adopted Development Standards. Exist-
ing uses, when expanding, shall provide additional off-street -parking as
necessary, in order to accommodate the increased traffic generated as a result
of ‘the expansion. The Development Standards for expanding ‘uses may be
modified by the decision-making body in specific cases, if it is determined
that the standards will result in practical difficulties or unnecessary hard-
ships, and if modifying the requirement will not Jeopardize public safety.

When direct access to a publicly maintained road is not otherwise available,
private vehicular access easements (PVAEs) may be utilized to provide access
from any new. development and/or parcel within the Planning Area to a publicly
maintained paved road. Such PVAEs shall be subject to all applicable require-
ments and standards contained in the Tulare County Subdivision Ordinance and
also those provisions established in this plan. PVAEs shall be maintained in
accordance with the County adopted PVAE Maintenance Agreement, in addition to
the provisions of this plan.

Traffic circulation systems and improvements for both public and privéte roads
within newly developing areas shall be designed to facilitate .ingress and
egress by emergency vehicles and to minimize potential traffic safety hazards.

During the formulation of this ptan, a recurring concern of the Great Western
Divide (N 1/2) Citizen’s Advisory Committee (CAC) was that the costs of con-
structing new roads which meet the current mountain road standards of Tulare

County were so high as to constitute an obstacle to development. In addition,"

the CAC recognized that reduced road standards could also generate certain
environmental benefits if such reduced standards resulted in decreased cut and
fill activities. The Plan, therefore, directs that current County mountain
road standards be evaluated, and, if found to be appropriate, recommended
modifications to the standards shall be submitted to the Board of Supervisors
for consideration. '

Open Space

The 1972 Open Space Element of the Tulare County General Plan .designates the
federal lands within the Study Area as "National and State Open Space Lands,"
however, the Element does not currently apply an open space use designation on
the privately owned lands within the boundaries of the federal lands in the
mountainous area of the County. Since the purpose of the Open_Space Element
is to formulate and execute policies and programs which will assure the
protection and management of the natural environment, this Plan extends and
continues the emphasis of the Open Space Element by creating a new open space
use designation not previously utilized in the FElement. The "Mountain
Recreation/Resource Management" designation is hereby created and supersedes
the ‘Open Space Element as it applies to all privately owned lands within the
Planning Area. The "Mountain Recreation/Resource Management" designation
identifies private lands lying within National and State Open Space lands that
have potential for development to recreation-oriented commercial, residential,
and other related uses. Such uses may include, but are not limited to,
primary and secondary/vacation residential uses and commercial uses which
serve the needs of both tourist and local residents. .In those cases where
development of such properties is not anticipated to occur in the immediate
future, the "Mountain Recreation/Resource Management" designation permits
these properties to be maintained in open space or utilized for timber
production/harvesting, cattle grazing, or other similar uses until such time
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as development occurs. The text of the Open Space Element and the Open Space

Plan. Map are hereby superseded to include the . "Mountain. Recreation/Resource

Management" designation to apply to all private lands within the Great Western
Divide (N1/2) Planning Area. ‘

Population Densitﬁ and Building Intensity

As required by State law, general plans are to include a statement of the
standards of population density and building intensity recommended for the
various land uses proposed by the Plan. Below is a brief summary of the den-

sity and intensity standards for each proposed land use designation as set
forth in other sections of the Plan. : -

Resource Management/Conservation: The Plan proposes to designate 3098 acres

of land to this Tand use category. The minimum parcel size 1is 160 acres
(gross}. .One single family dwelling per each legally created parce! will be
permitted. Additional single family dwellings will be allowed providing the
resulting density will not exceed one dwelling unit per each 40 acres in the
parcel unless otherwise authorized by the Special Use Permit or Zoning
Variance procedures of this Plan and the Tulare County Zoning Ordinance. The
maximum height of buildings shal) not exceed 35 feet as measured in accordance
with provisions of this.Plan.

Mountain Residential-5 Acre Minimum: The Plan proposes to designate 413 acres
of Tand to this Tand use category. The minimum parcel size is 5§ acres (gross).
One single family dwelling per each legally created parcel will be ailowed.
One (1) additional dwelling for each forty (40) acres in the entire property
will also be allowed. However, if the property is less than forty (40) acres,
but greater than ten (10) acres in area, and was of record at the time the
zoning which implements this Plan becomes applicable to the property, one (1)
additional residence may be placed on the property with the approval of a Spe-
cial Use Permit. The maximum height of structures is 35 feet as measured in
accordance with provisions of this Plan.

Mountain Residential-20,000 Square Foot Minimum: The Plan proposes to desig-
nate 981 acres of land to this Tand use category. The minimum parcel size is
20,000 square feet (net), however the appropriate minimum parcel size for any
given site shall be determined subject to the Slope Area Diagram as set forth
in Appendix B and the evaluation of factors set forth in the General Land Use
Implementation Strategies of this Plan. One single family dwelling per each
legally created parcel will be allowed. However, if the property is less than
forty (40) acres, but greater than ten (10) acres in area, and was of record
at the time the zoning which implements this Plan becomes applicable to the
property, one (1) additional residence may be placed on the property with the
approval of a Special Use Permit. The maximum height of structures is 35 feet
as-measured in accordance with provisions of this Plan.

Multiple Family: The Plan proposes to designate 23 acres to this Tand use

destgnation. The minimum parcel size is 20,000 square feet (net), however the
appropriate minimum parcel size for any given site shall be determined subject
to the Slope Area Diagram as set forth in Appendix B and the evaluation of
factors_set forth in the General Land Use Implementation Strategies of this
Plan. The maximum density shall be one dwelling unit per 3000 square feet of
net lot area. Lland area developed with structures shall not exceed 20% of the
total parcel area. The maximum height of structures shall not exceed 35 feet
as measured in accordance with the provision of this Plan.
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Neighborhood Commercial: The Plan proposes to designate 2 acres to this land
use category. The minimum parcel size is 20,000 square feet (net), however
the appropriate minimum parcel size for any given site shall be determined
subject to the Slope Area Diagram as set forth in Appendix B.: Land area de-
veloped with structures shall not exceed 20% of the total parcel area. Maxi-
mum height of structures shall not exceed 35 feet as measured in accordance
with provisions of this Plan. Given the 20% of lot area coverage restriction
and assuming a 2-story structure, the maximum square footage of commercial
floor area on a minimum 20,000 square foot parcel would be 8,000 square feet,
or approximately 16,000 square feet per acre (43,560 square feet).

General Commercial: The Plan proposes to designate 33 acres to this land use
category. The minimum parcel size is 20,000 square feet (net), however the
appropriate minimum parcel size for any given site shall be determined subject
to the Slope Area Diagram as set forth in Appendix B. Land area developed
with structures shall not exceed 20% of the total parcel area. Maximum height
of structures shall not exceed 35 feet as measured in accordance with the pro-
visions of this Plan. Given the 20% of lot area coverage restriction and as-
suming a 2-story structure, the maximum square footage of commercial floor
area on a minimum 20,000 square foot parcel would be 8,000 square feet, or
approximately 16,000 square feet per acre (43,560 square feet).

Quasi-Public: The Plan proposes to designate 47 acres to this land use cat-
egory. The minimum parcel size is 20,000 square feet (net), however the ap-
propriate minimum parcel size for any given site shall be determined subject
to the Slope Area Diagram as set forth in Appendix B. Intensity of develop-
ment shall be in accordance with and as provided for by zoning implementing
the land uses designated by this Plan. Maximum height of structures shall not
exceed 35 feet as measured in accordance with the provisions of this Plan.

The Plan will provide for an additional 286 acres of undeveloped, unsubdivided
land for mountain residential development and 168 acres for low density moun-

tain residential development. Implementation of the Plan could generate ap--

proximately 500 new mountain residential lots, based on 20% of the land being
utilized for roads, and 23 new low density mountain residential lots, based on
10% of the land being utilized for roads. Buildout of 23 acres of multiple
family residential land could generate 300 multiple family units over the
planning period. This potential for another 823 units would be added to the
pool of 706 vacant residential lots. Assuming a household size of 2.3 per-
sons, and assuming the potential number of new households could be 1529 (823 +
706), the additional population that could be added to the Planning area would
be 3517 persons at maximum buildout.

When considering the information presented above it must be understood that
the figures result from a largely mathematical analysis and do not reflect
real-life factors that would Tikely 1limit the potential for this maximum
buildout to actually occur. Many existing parcels that have enough acreage to
subdivide further according to the required 20,000 square foot minimum 1lot
size are already developed, and other potential new lots may never be realized
due to on-site physical constraints or property owner preference not to fur-
ther subdivide or develop property.
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‘CHAPTER 7
J:n - . IMPLEMENTATION
A general plan must identify the methods and techniques that will be utilized

"to implement its various goals, policies, and standards. These implementation

methods must provide a realistic and practical framework for the achievement
of the goals establishéd in the general plan. Through the utilization of the

‘techniques described below, the various provisions of the Great Western Divide

(N 1/2) Plan will be gradualiy implemented over the planning period. However,
the extent to which the Plan is eventually implemented is dependent upon cer-
tain economic and social conditions.

For the Great Western Divide (N 1/2) Plan, implementation will be primarily
focused upon the following programs: _

1. Regulation of land development through the application of zoning clas-
sifications consistent witE the Tand use designations established in the

Plan.

State law requires that local zoning be consistent with the adopted
general plan. Thus, after the adoption of the Great Western Divide

(N 1/2) Plan, it will be necessary for the Tulare County Planning Commis-
sion and Board of Supervisors to formulate a zoning scheme to implement
the land use designations contained in the Plan. The close relationship
between the Plan and the subsequent zoning will assure that the policies
of the Plan are enforced and implemented, thereby maintaining the Plan as
a viable management tool. ' '

It is the intent of the Great Western Divide (N 1/2) Plan that the Tulare
County Zoning Ordinance will be amended to.incorporate - new zoning cat-:-
egories which will be applied to such properties designated in the Plan as
Single Family Residential and General Commercial. : o

To assist in identifying appropriate zoning categories that can effective-
ly implement the various land use classifications contained herein, a Land
Use/Zoning Compatibility Matrix has been formulated and is included in
this chapter. .The zoning categories identified in the matrix are con-
sidered to be suitable for application to properties. within. the Planning
Area,” in accordance with the directives in the Plan and shall therefore be
incorporated into future zoning studies and zone change applications af-
fecting the area. The matrix indicates that several new zones to be in-
corporated into the Tulare County Zoning Ordinance are to be developed to

- implement the Agriculture/Resource 'Management, Residential -and General
Commercial land use designations and site plan review processes set forth
in the Plan.

The application of appropriate zoning to 1implement the Land Use Plan
should, to the extent possible, follow available property lines, section
lines, and other easily identifiable boundaries. Where zoning boundaries
must divide properties, they should be situated in a manner that enables
‘each specifically zoned area to be developed, and to function as an indi-
vidual parcel in conformance with the new zoning classification.
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TABLE 6

GREAT WESTERN DIVIDE (N 1/2) PLAN
Land Use/Zoning Compatibility Matrix*

__LAND_USE_PROPOSALS

Mountéin , . .

Residen- Multiple Neighbor- Resource
Zones &rninimum | : :1:1 - :::?Eain E:?:]y gﬁ:ﬁzil ,gg;ger- . 5?2:;;:::. Quasi
Lot Sizes - — Minimum dential dential cial cial __agement  Publi
MR-5** (5 acre min., gross) X o X
MR** (20,000 sq. ft., net) X X
R-2 (20,000 sq. ft. min.) X X
R-3 (20,000 sq. ft. min.) X X
0 | " X X X
€0 (20,000 sq. ft. min.) X X
C-1 (20,000 sq. ft. min.) X X - X
C-2 (20,000 sq. ft. min.) X X
C-3 (20,000 sq. ft. min.) ' X | X
RC#* (160 acre min.) | . ' x X
AF (160.acre min.) | - X X
PO Planned,Deve!oﬁmentl ' . | X X : * |
SR Site Plan Reviewl ' e XX . x
M Special Mobilehome X X |
Special Combining Zone2 X X X X XX X

* "X" denotes zoning categories that ére determihed to be potentially compatible with GWD
land use designations ‘

** Proposed Zoning Category

1 Discretionary review processes that;may be attached to any zone asna means bf_assuring
that compliance with plan policies and development standards is achieved. .

Z FEstablishes a minimum lot area in any zone with which this classification is combined by

the attachment of a numerical figure. This numerical figure sets forth a greater |
minimum lot area than the minimum lot area ordinarily required by the underlying zoning.
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. 5,.'-5"5:“5'. .

Contirol of land division and infrastructural improvements through the ap-

plication of requirements of the Tulare County Subdivision Ordinance and
the Improvement Standards of Tulare County.

‘Divisions of land for the purpose of sale, lease, or finance are subject

to the requirements of the State Subdivision Map Act and the Tulare County
Subdivision Ordinance. These laws control not only the design of land
division projects, but also provide the basis for requiring the on-site
and off-site . improvements (pertaining to vehicular access, sewer and
water, etc.) that are necessary to serve the newly created parcels,
depending upon their intended use. Such improvements are, for the most

part, identified and categorized in the Improvement Standards of Tulare

County. However, while the Improvement Standards already contain the

" majority of the improvement requirements necessary to implement the Great
‘Western Divide (N 1/2) Plan, certain additional or modified standards are

established in this plan (see Chapter 4 & 5, Goals and Policies, and Im-
plementation Strategies) that will complement or provide guidance to the
implementation of the Improvement Standards. Thus, the improvement stan-

| dards that are unique to the Great Western Divide (N 1/2) Planning Area

will be implemented through the land division procedures (subdivision map,
parce] map, lot line adjustment, and certificate of compliance) contained

‘1n the Subd1v1s1on Ordinance.

.g'Contro] of site development through the site p1an/design review process

- and review of specia] use permits, planned. unit deve1opments,‘and other

deve1opment standards.

'The land use directives and deve1opment standards contained in this plan
"~ will also be implemented by the County of Tulare during ‘Site Plan/Design

Review and review of Special Use Permits and other various development

~ permits. These development permits must be reviewed at public hearings by

such decision-making bodies as the Site Plan Review Committee, Zoning Ad-

"ministrator, Planning Commission, and Board of Supervisors. As part of

their review, these bodies must ensure that new development proposals
satisfy the land use and development criteria estab]ished in the Great
Western Divide (N 1/2) Plan.

Control of local environmental conditions through the 1mp1ementation of
the California Environmental Quality Act.

The Great Western Divide (N 1/2) Plan contains several policies and
development standards that are directed toward the maintenance of the
quality of the local environment. While these policies and standards will
be generally implemented through regular project review, the California
Environmental Quality Act (CEQA) is another tool with which to assure that
the plan directives are implemented. This tool will be particularly use-
ful in the implementation of plan policies that are aimed at preserving
the quality of the Tlocal environment. Development projects will be
scrutinized as part of the CEQA process to ensure compliance with the
goals, policies, and implementation strategies contained in the Great
Western Divide (N 1/2) Plan, especially those emphasizing environmental
protection.
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. The provision of attractive conditions to the private sector as a means of
allowing reasonable development and growth within the Planning Area.

Growth within the Planning Area has been and will continue to be primarily
dependent upon activity within the private sector.  For the Great Western
Divide (N 1/2) area to grow, not only must demand for new development ex-
ist, but the development conditions within the Planning Area must be con-
ducive to attracting and accommodating growth. A major function of the
Great Western Divide (N 1/2) Plan must, therefore, be to assure that ap-
propriate conditions for development exist. This plan has attempted to
assure such conditions in several ways, including the application of land
use categories that respond to the unique characteristics of the Planning
Area, the evaluation of road standards for new developments within the
Planning Area, and realistic management of development densities and
population distribution commensurate with the availability of public ser-
vices which protect the health, safety, and welfare of persons "and proper-
.ty in the Planning Area. : ‘ SR

The generation of support by local organizatibns, gbvefnmgntal entities,

and private citizens.

While not a specific program for applying plan polictes, the existence of
active and continued support for the implementation of the PTan by private
citizens and businesses, local organizations, and governmental entities is
crucial to the success of the Great Western Divide (N 1/2) Plan.. Local
organizations (such as the Ponderosa Community Service District and the
Sequoia Crest/Alpine Village Community Service District) and private
citizens must exercise and advocate continuing support for the Plan, so
. that the directives and policies contained herein will be actively enfor-
. ced by local governmental entities. To encourage such support and to as-
sure that local concerns are considered in future land use matters, the
County of Tulare should refer new development proposals and applications
for review and comments to affected Community Service Districts and other
“interested local governmental entities. Recognizing the desire of ‘local
residents to adhere strictly to plan objectives, decisicon-making
governmental bodies having jurisdiction within the Planning Area will es-
tablish on-going programs of plan implementation and monitoring. Thus,
through the cooperation of local interests and governmental bodies, the
development of the community in the manner depicted in the Plan will be
achieved to the greatest extent possible. '

Future amendments to the Great Western Divide (N 1/2) Plan.

" To provide a Tong term tool for implementing both the general public needs
or desires and the goals, objectives, and policies of the County and this
- plan, this document may be amended from time to time during the 20 year
planning peried, as provided by and in accordance with State law and adop-
ted policies of the Tulare County Board of Supervisors. -

© As a méans to address the intended Peppermint Mountain Resort proposed by
" the Sequoia National Forest for Slate Mountain, it is the intent of the

Plan that the' County shall undertake a comprehensive review and evaluation
of the policies, ‘implementation strategies, and land use and circulation
designations set forth herein at such time as a Use Permit to Construct is
approved by the U.S. Forest Service for a precise development plan for the
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Peppermint Mountain Resort. The purpose of this review will be to deter-
mine the effects that the precise resort proposal will have on privately
owned lands which might necessitate amendments to this plan. If it is
apparent through the comprehensive review process that certain amendments
are necessary, the Board of Supervisors should consider initiating the
needed amendments to the Plan., In accordance with the California Environ-
mental Quality Act (CEQA) and other administrative laws of the State of
California, appropriate environmental review and public hearings will be
conducted on the proposed amendments.

The comprehensive review of this General Plan component will be conducted
immediately following the issuance of a Use Permit to Construct by the
U.S. Forest Service. Prior to this permit being approved, the U.S. Forest
Service will, by law, require completion of both financial arrangements
and the National Environmental Quality Act (NEPA) process (i.e. prepara-
tion of a subsequent or new Environmental Impact Statement for the pro-
posed resort development).
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APPENDIX A
DATA BASE PRIORITY CODES

In order to fulfill its responsibilities to make recommendations on natural
area identification and to direct its yearly work activities, the Data Base
staff conducts a thorough analysis of the inventory once a year. Assigning a
Data Base Priority is part of that analysis. -

. Data Base Priority is determined primarily by rarity and taxonomic dist%nc-

tiveness. An extremely rare species or community (fewer than six populations)
is ranked higher than a less rare one (fewer than 21 occurrences). Full spe-
cies are ranked higher than subspecies and varieties.

Detailed dbcuméntation on the criteria used in determining Data Base Priority
is available if you need it. For the purposes of this documentation, however,

_ we have compiled the general definitions for each rank.

NDDB.

PRIORITY _ ‘

Al.l Extremely rare, endangered, and unprotected sbecies.

Al.2 . Extremely rare and threatened species.

A2.1 Very rare, endangered, and unprotected species.

A2.2 .~ Very rare and threatened species. _

81.1 Rare and endangered species or extremely rare, endangered, or
threatened subspecies. ‘ :

Bl.2 Rare and threatened species or very rare, endangered, or threatened
subspecies. .

B2.1 Uncommon and threatened species or rare and endangered subspecies

B2.2 Rare and not threatened, or peripheral and endangered in California
only, species or rare and threatened subspecies.

B3.1 Uncommon and declining, or peripheral and threatened in California
only, species or uncommon and threatened, or peripheral and endan-
gered in California only, subspecies. -

B3.2 Wide-spread and declining species or uncommon and declining, or pe-
ripheral and threatened in California only, subspecies.

BU Possibly threatened, needs more information.

Natural Communities will be labeled as being either species or subspecies
equivalents.

Source: California Department of Fish & Game, Natural Diversity Data Base,
Non-Game Heritage Program '
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APPENDIX 8

SLOPE AREA DIAGRAM

BASED ON SOIL, TOPOGRAPHICAL, HYDROLOGICAL, AND GEQLOGICAL CHARACTERISTICS
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APPENDIX C
SEISMIC SAFETY ZONES

The Uniform Building Code (UBC) zones II and III refer to specific construc-
tion requirements’ for buildings and structures to resist stresses produced by
lateral forces from earthquakes. The Uniform Building Code zone III would
require structures to resist more lateral stress than structures in zone II.

The Seismic Safety -Zones S1, S2, and S2S are referenced from the 1974 Five
County, Seismic Safety Elemént. The "three zones detail specific shaking
characteristics (see page 18 for descriptions) that- could occur from seismic
activity with the known surrounding seismic faults. The Uniform Building Code
zones utilized in the Seismic Safety Element were referenced from the 1973
Uniform Building Code. The specific construction requirements for Zones 11
and III are contained in the Earthquake Regulations (Sec. 2314) of the 1973
Uniform Building Code. The current earthquake regulations applied to con-
struction requirements for Zones II and 11l are contained in Section 2312 of
the 1982 Uniform Building Code. The following list details the definitions
for the Uniform Building Code seismic zones.

*Note: There has been no change in the definitions of Zone II 'and III
between the 1973 and 1982 UBC editions.

SEISMIC ZONES REFERENCED FROM THE 1982 UNIFORM BUILDING CODE

ZONE O - No damage.

ZONE 1 - Minor damage; distance earthquakes may cause damage to
structures with fundamental periods greater than 1.0
second; corresponds to intensities V and VI of the M.M.*
Scale.

IONE 2 - Moderate damage; corresponds to intensity VII of the M.M.¥*

' Scale. .

ZONE 3 - Major damage; corresponds to intensity VII and higher of
the M.M.* Scale.

ZONE 4 - Those areas within Zone No. 3 determined by the proximity

to certain major fault systems.

*Modified Mercalli Intensity Scale of 1931
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BEFORE THE PLANNING COMMISSION

COUNTY OF TULARE; STATE OF CALIFORNIA

IN THE MATTER OF GENERAL PLAN

AMENDMENT NO. GPA 86-11, GREAT

WESTERN DIVIDE (NORTH 1/2) PLAN, _ : , ;
AN AMENDMENT TO THE LAND USE, _ : RESOLUTION # 6820
CIRCULATION & OPEN SPACE ELEMENTS -

OF THE TULARE COUNTY GENERAL PLAN

Resolution of the Planning Commission of the County of Tulare
recommending adoption of General Plan Amendment GPA 86-11, the proposed Great
Western Divide (N 1/2) Plan, which amends the Land Use, Circu]ation and Open
Space E]ements of the Tu]are County General Plan.

WHEREAS, the Planning Commission/Board of Supervisors 1n1t1ated
action by Resolut1on No. 6540 to amend the Tulare County General Plan,

pursuant to Title 7, Chapter 3, Articles 5 and 6 of the Government Code .of the

State of Ca]ifornia° and

WHEREAS, the Planning Commission has given notice of the proposed

Amendment to the General Plan as provided in Sections 65353 of the Government

Code of the State of California; and

WHEREAS, staff has made such investigations of facts bearing upon
" the proposed Amendment to assure action consistent with the procudures and
purposes set forth in the California Government Code, the State General Plan
Guidelines and other elements of the Tulare County General Plan; and

WHEREAS, public hearings were held at regular and special meetings
of the Planning Commission on March 15, 1989, May 4, 1989, and June 14, 1989,
at which meetings public testimony was recorded; and

WHEREAS, such public testimony indicted that the Plan would permit
excessive growth and development which could result in numerous environmental
impacts; and

. WHEREAS, the Planning Commission subsequently referred the Plan back
to staff with specific direction that it be re-written to include a general
scaling back of Jand use designations to better recognize historical
development trends and existing environmental constraints while stii1 allowing
some development opportunities within each of the communities or locales; and

WHEREAS, in recognition that the project proposal would change based
upon Planning Commission direction for Plan revisions, the Planning Commission
directed that the EIR also be re-written and that both the Plan and EIR be
recirculated for public review and comment in accordance with the provisions
of the California Enviornmental Quality Act (CEQA);

WHEREAS, the Plan and EIR were redrafted and recirculated to the
public, all in accordance with Planning Commission direction; and




WHEREAS, pub]ic,heérings were subsequently held on the redrafted
Plan-and EIR and public testimony recorded at regular and special meetings of
the Planning Commission on September 12, 1990, and October 10, 1990;

'NOW, THEREFORE, BE IT RESOLVED as follows: .

A.

This Planning Commission, after considering all of the evidence

presented, hereby determines the following findings to be relevant in
evaluating the proposed Great Western Divide (N 1/2) Plan:

1.

It is necessary and appropriate to adopt a comprehensive Plan
for the Great Western Divide (N 1/2) Planning Area, as it has
been identified as a Sub-Area component of an overall Mountain
Plan which the Board directed on May 6, 1985 be prepared. The
completion of the Mountain Plan is necessary as the third and
final component in a comprehensive countywide update to the
Land Use - and Circulation Elements of the Tulare County General
Plan; the first two components being the Rural Valley Lands
Plan and the Foothill Growth Management Plan.

. It is required by State law that the County’s General Plan be

internally consistent. Adoption of the proposed amendments to
the County’s Land Use, Circulation, and Open Space elements
will assure that these elements are consistent with other
elements of the Tulare County General Plan and in compliance
with State law requirements regarding general plans.

During the public hearing process, proposals for changes in

1and use designations were presented to and considered by the

Commission. Specifically the land use change proposals
involved additional areas for General Commercial in Camp Nelson
and Ponderosa, and the identification of an area in Moorehouse
Springs for planned unit residential development. In addition,
public comments indicated the Implementation Strategy for a 100
foot development setback for the Tule River was vague. As a
result of these public comments, this Planning Commission has
recommeded several modifications to the general plan text and
general plan land use maps; which recommeded modifications are
set forth in attached Exhibit B and C.

During the public hearing process, this Planning Commission
received a request from the owner of the Camp Nelson Lodge to
to consider a change in land use designation for a portion of
the Camp Nelson Lodge property (locally known as "the meadow”
and being more specifically that property lying north of Camp
Nelson Drive, south of Highway 190, west of Smith Drive, and-
east of the CDF Fire Station). The request was to change the
land use designation from “Mountain Residential-5 acre minimum
parcel size" to "Mountain Residential-20,000 square foot

. minimum parcel size" for an area being approximately 100-150

feet in depth along the highway frontage between the fire
station property on the west to the the most westerly tot -
fronting on Sutherland Drive. The property owner indicated
that the balance of the meadow area would remain in open space
uses. Following discussion by staff that the area had been
designated for 5 acre minimum residential development due to
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steep slopes in the area of the request and the environmental
sensitivity and strong “"community identity” nature of the flat
meadow portion, the Planning Commission directed the requested
change be made only if staff felt, following a more detailed
evaluation of the slopes in the area, that the change as
requested was warranted.

5. This Planning Commission received a request from a property
owner in Ponderosa that the land use designation for property
located at the northeast corner of Holby and Aspen Drives in .
Ponderosa be changed from "Neighborhood Commercial” to
"Mountain Residential-20,000 square foot minimum parcel size".

- The individual felt the Neighborhood Commercial deignation
would reduce property values in the area considerably, that
there is no need for additional commercial, that the proposed
commercial designation breaks the continuity of the residential
area, and that the current commercial use of the property is
non-conforming. Further, the individual felt that if the
property were changed to residential, that the current owner
could be allowed to continue the existing business at that
location until a change in ownership of the property or until
the death of the current owner.

The Planning Commission noted that with regard to the issue of
residential continuity, that properties across Aspen are
presently developed and designated for commercial uses; there
was no evidence presented that property values had declined as
a result of the existing business being operated at the site
and that the prediction of property values declining in the
future is speculative; and there was no evidence presented to
indicate that the business was established illegally and should
therefore be denied a right to continue; and that there is no
reasonable means for the County to be notified of a change of
ownership or of a death of the owner in order to implement the.
suggested reversion to strictly residential use. The Planning
Commission therefore declined to recommend the requested
change.

B. This Planning Comm1ss1on hereby certifies that it has reviewed
and considered the information contained in the Draft Environmental Impact
Report for the proposed Plan in compliance with the California Environmental :
Quality Act and the State Guidelines for the Implementation of the California
Enviornmental Quality Act, prior to taking action on the proposed Community
Plan, and finds that the recommended modifications to the Plan will not alter

the conclusions regarding impacts and mitigation measures contained in the EIR

or require any additional environmental assessment, pursuant to Section 15162
or 15163 of the CEQA Guidelines.

C. The fo110w1ng are the potentially significant environmental
impacts identified in the Draft EIR which were found to be insignificant in
the Final EIR and their corresponding statement of written f1ndings as
required by Section 15091 of the CEQA Guidelines:




. Surface and ground water contamination impacts will be

mitigated by policies and impiementation strategies which
require review and approval of Storm Water Drainage and Erosion
Control Plans by the County Public Works Department, for all
new development projects, and through utilization of subsequent
environmental documents tiered to the Great Western Divide (N
1/2) Plan EIR for further identification of site specific
impacts and appropriate mitigation measures. Hitigation
g$asures suggested in the EIR are hereby incorporated into the
an.

Soil erosion impacts will be mitigated by development densities
being Timited in areas of steep slopes and highly erosive
soils, by policies and implementation strategies which
establish standards for cut and fill slopes, grading
activities, setbacks from watercourses, revegetation of new cut
and fill slopes, and the requirement that Storm Water Drainage
and Erosion Control Plans demonstrate that proposed slope
stabilization and erosion prevention techniques will overcome
potential problems associated with grading activities.

Further, subsequent environmental documents tiered to the Plan
EIR will be utilized to identify site specific impacts and
appropriate mitigiation measures. Mitigation measures
suggested in the EIR are herby incorporated into the Plan.

Waste water disposal and septic tank failure related impacts
will be mitigated by policies and implementation strategies
requiring that septic tank/leach 1ine sewage disposal systems
meet the requirements of the County Health Department and,
where applicable, the requirements of the Water Quality Control
Board, requiring preliminary and final geological/hydrological
reports for use in determining capability of soils for sewage
disposal, and when practical and feasible, requiring the use of
community sewage disposal systems. . In addition, subsequent
environmental documents tiered to the Plan EIR will be utilized
to identify site specific impacts and appropriate mitigiation
measures. The mitigation measure in the EIR suggesting
monitoring of septic system failures can be accomplished
through the Mitigation Monitoring and Reporting Program
required by Section 21081.6 of the California Environmental
Quality Act. ,

Wildland Fire impacts will be mitigated by policies and
implementation strategies which require all new development
projects to comply with applicable state and local ordinances
including Uniform Fire Code, Fire Flow Ordinance and other fire
safe standards. In addition, the Plan requires special use
permit or site plan review approval for all new commercial,
multiple family and single family development projects (except
the construction of one single family dwelling under a building
permit) for which subsequent environmental assessments can be
tiered to the Plan.EIR. These subsequent environmental
documents will be utilized-to identify site specific impacts
and appropriate mitigiation measures. EIR mitigation
suggesting development be precluded outside a 15 minute attack
time is considered infeasible, since many developed areas
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already exist outside this area, and the EIR provided no
substantial evidence that wildland fire impacts are necessarily
more, significant outside the 15 minute area than within the 15
minute attack time. With regard to suggested mitigation
requiring all commercial development to install sprinkler
systems, the County/CDF has the discretion to require
sprinklers through the means outliined in the Plan policies and
implementation strategies, when deemed appropriate.

Biotic resource impacts will be mitigated by policies and
implementation strategies which require consultation with
appropriate trustee agencies over plant and animal wildlife
resources during the review of new development projects, at
which time site specific impacts and mitigation measures, as
suggested in Section 4.065 of the EIR, can be determined to be
appropriate for each site specific development proposal.

Cultural resource impacts will be mitigated by policies and
implementation strategies which require consultation with
appropriate trustee agencies over cultural resources during the
review of new develoment projects, at which time site specific
impacts and applicable feasible mitigation measures can be
determined for each site specific development proposal.
Mitigation measures identified in the EIR are hereby
incorporated into the Plan policies and implementation
strategies. .

Increased demand for domestic water exceeding groundwater and
surface water quantities will be mitigated by policies and
impiementation strategies which require preliminary and final
geological/hydrological reports to be submitted with new
development projects which contain sufficient information to
verify that adequate quantity and quality of water for domestic
purposes shall be available for the project under
consideration, and that, unless unique circumstances can be
demonstrated, community water systems shall be required for
residential projects creating parcels less than 5 acres in il
size. The mitigation measure suggested in Section 4.143 of the
EIR may be feasible to incorporate as a Policy in the Plan.

The Draft EIR identifies three alternatives (including the "no

project” a]iernative) to the proposed project. This Commission hereby rejects
those alternatives as follows:

1.

No P}oject Alternative: This alternative is rejected because it
would allow development in the planning-area that is not
coordinated in a regional sense or with regional goals in mind,

" and land use designations are not specific enough or located

appropriately to minimize impacts on the environment.

Development Suitability Alternative: This alternative is
rejected because it provides for more commercial, multiple
family, and single family development than the proposed Plan
and as such would have a greater long term impact on the
natural and man-made environment.
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3. _ Peppermint Mountain Ski Resort Alterntive: This alternative was
- ‘rejected because it would have fostered numerous environmental
impacts on the physical and biotic environment. In addition,
it would have provided for a development scenario that would

have stressed the existing service and infrastructure systems
in the Planning Area.

E. Although the draft Environmental Impact Report identifies
certain significant effects of the proposed Great Western Divide (N 1/2) Plan
which can only be partially mitigated and therefore cannot be mitigated to a
Tevel that is less than significant, the Planning Commission hereby finds the

- environmental effects to be acceptable because the benefits of the Community

Plan outweigh its unavoidable adverse effects. The specific reasons for this
finding are hereby adopted by this Planning Commission as set forth in the
following Statement of Overriding Considerations:

STATEMENT OF OVERRIDING CONSIDERATIONS

Adoption of the Plan will result in unavoidable impacts to scenic
resources, land use conflicts, and fire protection/medical aid.
Additional development in the area will result in certain impacts :
including the loss of views, removal of trees, replacement of open areas
with structures, and physical alteration of the landscape with road cuts,
graded utility easements, driveways and buiiding pads. New development
in accordance with the Plan’s land use designations could result in
conflicts with existing land uses associated with parking, views, light
.and glare, aesthetics, or noise. Without the development of a new fire
station in the Planning Area, some properties will be difficult to serve
quickly from the one fire station in Camp Nelson.

The unavoidable impacts identified already have the potential to occur,
{and likely already do occur) even if this Plan is not adopted. However
under the present County land use element, the lack of precise land use
designations and specific development standards severly limits
opportunities to even partially mitigate these impacts. As such, the
proposed Plan is viewed as providing necessary benefits toward improved
protection of the general public health, safety and welfare. The Plan
also affords more comprehensive protection of the natural and man-made
environment, and as such, was viewed as the environmentally superior
alternative. Inclusion of additional discrestionary review and agency
-consultation processes into the Plan will provide numerous opportunities,
subsequent to the Plan adoption, for review of site specific development
proposals. This will allow for increased chances for detailed review and
evaluation of site specific circumstances in order to determine
appropriate mitigations to impacts, which under the present plan cannot
be dealt with. For these reasons, adoption of the Great Western Divide
(N 1/2) Plan will afford greater benefits to the Planning Area overall
than if the Plan were rejected in favor of these three unavoidable
impacts.

AND BE IT FURTHER RESOLVED as follows:

1. This Pianning Commission hereby recommends that the Tulare
County Board of Supervisors certify the adequacy of the Environmental Impact
Report prepared for General Plan Amendment GPA 86-11, The Great Western Divide
(N 1/2) Plan.




2. This Planning Commission hereby recommends that the Tulare
County Board of Supervisors amend the Tulare County General Plan by adopting
the Great Western Divide (N 1/2) Plan (Exhibit A), with modifications as set
forth in Exhibit B1-B3 (Map Parts) and Exhibit C (Textua) Parts) and including
amendments to the Land Use, Circulation, and Open Space Elements of the Tulare
County General Plan as follows: '

\a2). Amendment of the Land Use Element of the General Plan to
incorporate the l1and use designations contained in the Great
Western Divide (N 1/2) Plan, as modified (see Exhibits B1-B3);

(b). Amendment of the Circulation Element of the General Plan to
incorporate circulation plan designations contained in the
Plan;

(c). Amendment of the Open Space Plan of the Environmenta) Resources
Management Plan by identifying a new open space use category
called the "Mountain Recreation/Resource Managment" designation
to identify the privately held lands lying within the "National
and State Open Space” lands that have potential for development
to recreation-oriented commercial, residential and other
related uses, or which can be maintained in open space or used
for resource conseravation until such time as development
occurs. . -

. The foregoing resolution was adopted upon motion of Commissioner
Huffman, seconded by Commissioner Millwee, at a regular meeting of the
Planning Commission on the 10th day of October, 1990, by the following roll
call vote: -

AYES: Tracey, Kirkpatrick, Brogan, Jensen, Tracey, Millwee
NOES:  None |
ABSENT: Kapheim

ABSTAIN: None

TULARE COUNTY PLANNING COMMISISON




BEFORE THE BOARD OF SUPERVISORS
COUNTY OF TULARE, STATE OF CALIFORNIA

* N K
IN THE MATTER OF ADOPTION )
OF THE GREAT WESTERN DIVIDE )
SUBAREA PLAN ) RESOLUTION NO. 90-1410
UPON MOTION OF SUPERVISOR Mangine » SECONDED BY

SUPERVISOR Gould » THE FOLLOWING WAS ADOPTED BY THE BOARD

OF SUPERVISORS, AT AN OFFICIAL MEETING HELD November 20, 1990
BY THE FOLLOWING VOTE:

AYES: Supervisors Gould, Conway, Mangine, Swiney and Reed
NOES:. None

ABSTAIN: Nope
ABSENT: None

ATTEST: LOUIS J. FERNANDEZ, ACTING
COUNTY EXECUTIVE/CLERK
BOARD OF SUPERVISORS

Deputy Clerk

!
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Approved adoption of the Great Western Pivide Subarea Plan; General
Plan Amendment GPA 86-11 _

Ping/Dev
FN 6827

11/26/90
ip

D-8

:
IIJ
Ir
II

;
Il



25021IVvaIqU2 40 dfA08 HHT IA0H3d

AIUSOALIAD O HTAT2 IAAIUT 90 YTHUUOD

x K &

( MOIT900A 9O SNTTAM 3HT HI

{ 301vI0 MA3T23W TA3AD 3HT 10

0rpr-o¢ .OM HMOITUJO2IA { WAIQ A3AA8UC

vH q3auondz antpnsM gozIvsaIque 30 HMOITOM WUOoIU

asiAod HRT Y8 QITICQA 2AW DUIWOJIOT IHT hluod fo21vaaque

" oeel ,0S vadmovod QJHH DUITIIM JAIDITIO MA TA ,adoa1vaague 30
{STOV DUIWCIJOT HHT Y&

bsafl bns yoniw2 .snipnsM ,yewnod ,biuod 210ztviaque  :23YA
sno :230M

gn0H sUIAT2HA
anol s THHZ2EA

DUITOA SEAUAMSAST .U 2IUGI : T2HTTA
AASLID\SVITUDEXE YTHUOD
agoz1vasaque 90 dsA0d

# % & & ® R K & & X

(svensd ;nsfq s9v16dud sbiviQ niodesW Jsend ad3 Yo notiqoss bavoiqqA
[T-38 AGD iFnembnoamA nsl9

vaQipnld

1889 M¥

0R\ASATT
qf




, .T/.H.



4




