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Summary

SUMMARY--BODIE HILLS RV PARK REVISED SPECIFIC PLAN/FEIR

® Summary of Revisions to FEIR

Several minor corrections were made to the Final Environmental Impact Report (FEIR) in
response to comments received on the Revised Specific Plan/Draft EIR. In addition, some
existing Specific Plan policies and EIR mitigation measures were modified and enhanced in
response to comments on the Revised Draft SP/EIR. Revisions in the FEIR are summarized
in Chapter VIII, EIR Comments--Revised Draft EIR (bound separately as Volume 1II of the
Specific Plan/EIR). Revisions in the text of the FEIR are indicated by strikethreughprint for
deletions and bold and italicized print for additions.

Revisions to Specific Plan policies and EIR mitigation measures include the following (see
Chapter VIII for a comprehensive list and explanation of the following items):

a. Livestock grazing requires approval of a Grazing Management and Sage Grouse
Enhancement Plan.

b. The Design Guidelines have been amended to delete references to compatibility with
Bodie State Historic Park and to focus on a rustic modern design which blends into the
surrounding environment to the greatest extent possible.

c. Requirements for the Streambank Protection componernt of the Grading Plan have been
amended to focus on stream restoration and enhancement measures which will also
avoid or minimize channel and streambank erosion. Engineered methods of streambank
stabilization shall be used only where required (e.g. bridge abutments).

d. The permitted uses for the Rural Resort/Resource Conservation Passive Recreation
(RU/RCPR) land use designation have been amended to permit no other uses than those
specified in the policy in order to clarify that the remainder of the parcel not identified for
development in the Specific Plan will remain as open space and will provide a buffer
between the development and surrounding public lands.

e. To further reduce impacts to songbirds/migratory birds and to the riparian habitat, the
Specific Plan has been amended to require a 30 foot setback from the top of the bank for
the riparian buffer zone along Clearwater Creek , instead of a 10 foot setback.

f. The permitted uses for the Open Space/Natural Habitat Protection (OS/NHP) corridor
along Clearwater Creek have been amended to prohibit recreational use of the
Clearwater Creek corridor within the project area. Signs shall be posted on the fence
along the 30 foot setback stating the fragile nature of the area and prohibiting use of the
stream corridor.

® Recirculation of Revised Specific Plan/DEIR
The Revised Specific Plan/Draft Environmental Impact Report (DEIR) was recirculated in
compliance with Section 15088.5 (a) of the CEQA Guidelines which requires recirculation of
an EIR "... when significant new information is added to the EIR after .... public review ... but
before certification". Information from additional technical studies concerning hydrology,
traffic, and vegetation was added to the DEIR following the initial comment period.

The DEIR was initially circulated for public comment in August--October, 1997. The Mono
County Planning Commission considered the project at a public hearing on December 11,
1997. The Commission approved the Specific Plan with modifications and adopted a
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statement of overriding considerations upon finding that the project would result in
significant unmitigatible effects. The Mono County Board of Supervisors considered the
project at a public hearing on February 11, 1998, but took no action on the project.

® Summary of Revisions to Specific Plan/DEIR

The Bodie Hills RV Park Specific Plan was revised in direct response to concerns raised in the
initial draft. Additional mitigation measures were incorporated into the project to address
traffic, visual impacts, and erosion impacts. The project was redesigned to conform to the
Reduced Project Alternative identified as the Environmentally Superior Alternative in the
initial draft; eleven proposed RV spaces located between Clearwater Creek and the Bodie
Road were eliminated, and the proposed improvements adjacent to each RV space were sited
outside a 30 foot setback from the top of the bank of Clearwater Creek.

The following sections of the Draft EIR were revised:

1L

II.

Iv.

Summary
Added as required by CEQA Guidelines and to increase the usability of the document.

Introduction
The following sections were added as required by the CEQA Guidelines but in
themselves do not constitute significant changes to the DEIR;

Recirculation of Draft Specific Plan/EIR
Summary of Revisions to Draft EIR
Required Contents of an EIR

Intended Uses of the EIR

Revised Project Description

The total number of RV spaces was reduced from 39 to 32. There are now no spaces
located between Clearwater Creek and the Bodie Road; there are 32 spaces, instead of 27
spaces, located south of Clearwater Creek. A maintenance building in the RV Park area
was deleted from the project. The size of the back-in RV spaces (previously 20' x 40') now
varies from a minimum of 12' x 25' to a maximum of 20' x 40' depending on location; the
size of the pull through RV spaces (previously 20' x 60') now varies from a minimum of
15' x 50" to a maximum of 20' x 70" depending on location.

Specific Plan Goals, Policies, Implementation Measures

Pertinent policies and implementation measures were revised in response to new
information added to the environmental analysis section. These revisions focus on
policies and implementation measures which address natural resource conservation
(erosion, streambanks, water resources, vegetation), traffic, and visual impacts.

Environmental Analysis
The following sections were revised to include additional information from the
hydrology, traffic, and vegetation studies prepared for the project:

Earth Transportation/Traffic Visual Analysis
Water Resources Exposure to Risk (Erosion hazards) Plant Life

Impact Summary
This chapter was added to provide a summary of potential impacts and to increase the
usability of the alternatives analysis.
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VI. Mitigation Measures
This chapter was added to include a mitigation monitoring program.

VII. EIR Comments & Responses-- Draft EIR
This chapter contains comments received when the Draft Bodie Hills RV Park Specific
Plan/EIR was circulated in 1997 and responses to those comments.

VIII. EIR Comments & Responses--Revised DEIR
This chapter contains comments on the Revised DEIR and responses to those comments.

® Revised Project Description
The proposed Bodie Hills RV Park is located on approximately 13 acres adjacent to Hwy. 270
(the Bodie Road) in Clearwater Creek Canyon. The project site is part of a larger 155 acre
private parcel. The project will include the following components:

a. General Store/Motel Complex (General Store, Office, Restrooms, 10 Motel Units);
. Old West Museum (600 sf);

c. Recreational Vehicle Park (32 spaces total; 21 back-in spaces, 11 pull through spaces.
Reduced from a previous total of 39 spaces. The size of the back-in RV spaces
[previously 20" x 40'] now varies from a minimum of 12' x 25' to a maximum of
20' x 40' depending on location; the size of the pull through RV spaces
[previously 20" x 60'] now varies from a minimum of 15' x 50' to a maximum of
20' x 70" depending on location.); '

Recreational Vehicle Park Restroom/Laundromat/Shower Building (800 sf);

Camping Cabins (8 units, each 300 sf, no electricity or indoor plumbing);

Camping Cabins Restroom /Laundromat/Shower Building (800 sf);

Tent Camping Area (14 primitive camping spaces);

Tent Camping Restroom Building with Water Spigot (300 sf);

Two Single Family Employee Residences on the north bluff (2,050 sf each).

L)

All of the RV spaces and tent camping spaces will be located on the south side of Clearwater
Creek. The camping cabins will be located on the north side of Hwy. 270. On-site roads and
parking areas will be gravel (except for handicapped spaces). Three roadway bridges and
one pedestrian bridge will cross Clearwater Creek. Landscaping and fencing will be used to
screen project components from view.

The resort will operate seasonally, from one week prior to the opening of the fishing season in
Mono County (i.e. one week before the last weekend in April) to one week after the end of the
fishing season (i.e. one week after Oct. 31).

The project site will be designated Rural Resort (RU); the remaining portion of the parcel will
be designated Rural Resort/Resource Conservation Passive Recreation (RU/RCPR). The
project is consistent with the existing Resource Management (RM) designation for the parcel
and the proposed Rural Resort (RU) designation. The project site is also designated Rural
Resort (RU) in the Draft Cooperative Management Plan for the Bodie Hills Planning Area,
prepared by the Bodie Area Planning Advisory Committee, a group consisting of
representatives from the Bureau of Land Management, Mono County Planning Staff, land
owners and interested individuals.

A 150-foot wide Wildlife Movement Corridor (WMC) will be designated through the middle
of the project and the Clearwater Creek Channel will be designated Open Space/Natural
Habitat Protection (OS/NHP). Specific Plan policies limit uses in those designations to
bridges and roadways.
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® Public Concerns Regarding the Project
During the scoping process for the project, concerns were raised regarding the following
topics:

a. The aesthetic impact of the project.

b. Traffic impacts relating to pedestrian and vehicle safety along Hwy. 270.

c. Flood hazards to people and property resulting from the project location adjacent to
Clearwater Creek.

d. Impacts to wildlife, particularly the mule deer herd, resulting from project development.

e. Impacts to the "Bodie Experience" resulting from the project.

Concerns raised during the scoping process were addressed in the project design and by the
environmental analysis in the draft EIR.

® Issues to Be Resolved
During the decisionmaking process on the SP/EIR, the Board of Supervisors will need to
determine the preferred alternative for the powerline placement and will need to adopt,
reject, or modify proposed alternatives and mitigation measures.

® Significant Effects and Proposed Mitigation Measures

CEQA requires an EIR to identify significant environmental effects of a proposed project
(CEQA Guidelines Section 15126.2 a) and mitigation measures which could minimize those
potential impacts (CEQA Guidelines Section 15126.4). The Environmental Analysis in
Chapter IV determined that the following potential environmental effects of the Bodie Hills
RV Park could be significant; proposed mitigation measures would reduce the potential
effects to a less than significant level. A summary of the proposed mitigation measures for
each of these impacts in contained in the Mitigation Monitoring Program (Chapter VI).

a. Erosion and sedimentation impacts, onsite from cut and fill.

b. Erosion impacts to persons and property in the project area resulting from channel
bank erosion.

c. Impacts to groundwater and streamflows and associated indirect impacts to wildlife
(water quantity impacts).

d. Impacts to plant life.

e. Impacts to animal life.

f. Impacts to cultural resources.

® Significant Unmitigatible Effects
The following unavoidable significant environmental effects would occur as a result of
implementing the Bodie Hills RV Park Specific Plan:

1. Visual impacts (see "Aesthetics” in Chapter IV).

Although the project has been designed to avoid or minimize potential visual impacts, any
new development on the floor of the existing canyon, the proposed overhead powerline,
and/or the single family residences, will result in visual impacts. A number of policies and
design features have been incorporated into the Specific Plan to avoid potential visual
impacts and to mitigate potential impacts to a less than significant level; however, the project
will still result in significant visual impacts. Visual impacts will be significant and
unavoidable because any development in the currently undeveloped project area will have
some visual consequences.
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The proposed development complies with Mono County General Plan policies and Mono
County Code requirements concerning visual resources, site disturbance, structural design
and materials, landscaping, outdoor lighting, utility lines, and signs.

Project Alternatives

The draft EIR describes a reasonable range of three project alternatives, including a No
Project Alternative, a Reconfigured Project on the Same Site, and a Relocated Project on an
Alternative Site, and compares them to the Revised Project described in the Bodie Hills RV
Park Specific Plan. The alternatives developed for the proposed Bodie Hills RV Park were
evaluated based on their potential to eliminate significant adverse environmental effects or
reduce them to a level of insignificance, as well as to attain the project objective to:

"... provide a mix of over-night accommodations and services for the Bodie visitor in
a rustic environment that complements the historic character of Bodie State Historic
Park and the setting and natural resources in the area."

Environmentally Superior Alternative

The Environmentally Superior Alternative is the No Project Alternative since it would not
create any environmental impacts. The No Project Alternative would not fulfill the project
‘objective of developing "a mix of over-night accommodations and services for the Bodie
visitor in a rustic environment that complements the historic character of Bodie State Historic
Park and the setting and natural resources in the area” and is therefore not an acceptable
alternative,

When the No Project Alternative is the environmentally superior alternative, CEQA
Guidelines Section 15126.d.4 requires the identification of an environmentally superior
alternative from the remaining alternatives. The Bodie Hills RV Park, the Revised Project,
would be the environmentally superior alternative since it reduces potential impacts on
wildlife habitat, vegetation removal, visual resources, indirect impacts on cultural resources,
and sedimentation and erosion impacts on Clearwater Creek.
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L. INTRODUCTION

INTRODUCTION

The Draft Bodie Hills RV Park Specific Plan/Environmental Impact Report addresses State
planning law requirements for a Specific Plan and CEQA requirements for an EIR in one
integrated document, as allowed by Section 15120 (b) of the CEQA Guidelines.

The project utilizes a prior EIR (Mono County General Plan EIR, SCH #91032012), as allowed by
Section 21083.3 of the Public Resources Code, which provides for the use of a certified EIR for
subsequent development when the proposed development is consistent with an adopted
community plan. For such projects, subsequent environmental review need only address effects
on the environment that are peculiar to the project. Use of the prior EIR is fully addressed in
Chapter IV, Environmental Analysis.

RECIRCULATION OF DRAFT EIR

The DEIR was recirculated in compliance with Section 15088.5 (a) of the CEQA Guidelines which
requires recirculation of an EIR "... when significant new information is added to the EIR after ....
public review ... but before certification". Significant information concerning hydrology, traffic,
and vegetation was added to the DEIR following the previous comment period.

The Draft EIR was initially circulated for public comment in August--October, 1997. The Mono
County Planning Commission considered the project at a public hearing on December 11, 1997.
The Commission approved the Specific Plan with modifications and adopted a statement of
overriding considerations upon finding that the project would result in significant unmitigatible
effects. The Mono County Board of Supervisors considered the project at a public hearing on
February 11, 1998, but tock no action on the project.

SUMMARY OF REVISIONS TO PREVIOUSLY CIRCULATED DRAFT EIR

The Bodie Hills RV Park Specific Plan was revised in direct response to concerns raised in the
initial draft. Additional mitigation measures were incorporated into the project to address traffic,
visual impacts, and erosion impacts. The project was redesigned to conform to the Reduced
Project Alternative identified as the Environmentally Superior Alternative in the initial draft;
eleven proposed RV spaces located between Clearwater Creek and the Bodie Road were
eliminated, and the proposed improvements adjacent to each RV space were sited outside a 30
foot setback from the top of the bank of Clearwater Creek.

The following sections of the Draft EIR were revised:

Summary
Added as required by CEQA Guidelines and to increase the usability of the document.

I. Introduction
The following sections were added as required by the CEQA Guidelines but in
themselves do not constitute significant changes to the DEIR;

Recirculation of Draft Specific Plan/EIR
Summary of Revisions to Draft EIR
Required Contents of an EIR

Intended Uses of the EIR
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II. Revised Project Description

The total number of RV spaces was reduced from 39 to 32. There are now no spaces
located between Clearwater Creek and the Bodie Road; there are 32 spaces, instead of 27
spaces, located south of Clearwater Creek. A maintenance building in the RV Park area
was deleted from the project. The size of the back-in RV spaces (previously 20' x 40') now
varies from a minimum of 12' x 25' to a maximum of 20' x 40' depending on location; the
size of the pull through RV spaces (previously 20' x 60') now varies from a minimum of
15' x 50" to a maximum of 20' x 70" depending on location.

III. Specific Plan Goals, Policies, Implementation Measures
Pertinent policies and implementation measures were revised in response to new
information added to the environmental analysis section. These revisions focus on
policies and implementation measures which address natural resource conservation
(erosion, streambanks, water resources, vegetation), traffic, and visual impacts.

IV. Environmental Analysis
The following sections were revised to include additional information from the
hydrology, traffic, and vegetation studies prepared for the project:

Earth Transportation/Traffic Visual Analysis
Water Resources Exposure to Risk (Erosion hazards) Plant Life

V. Impact Summary
This chapter was added to provide a summary of potential impacts and to increase the
usability of the alternatives analysis.

VI. Mitigation Measures
This chapter was added to include a mitigation monitoring program.

VII. EIR Comments & Responses-- Draft EIR
This chapter contains comments received when the Draft Bodie Hills RV Park Specific
Plan/EIR was circulated in 1997 and responses to those comments.

VIII. EIR Comments & Responses--Revised DEIR
This chapter contains comments on the Revised DEIR and responses to those comments.

SPECIFIC PLAN REQUIREMENTS
The Bodie Hills RV Park Specific Plan contains the following requirements as specified in Section
65451 of the California Government Code:

a. Textand a diagram or diagrams which specify all of the following in detail:

1. The distribution, location, and extent of the uses of land, including open space,
within the area covered by the plan.

2. The proposed distribution, location and extent and intensity of major components of
public and private transportation, sewage, water, drainage, solid waste disposal,
energy and other essential facilities proposed to be located within the area covered by
the plan and needed to support the land uses described in the plan.

3. Standards and criteria by which development will proceed, and standards for the
conservation, development and utilization of natural resources, where applicable.

4. A program of implementation measures including regulations, programs, public
works projects, and financing measures necessary to carry out paragraphs 1, 2 and 3.

b. A statement of the relationship of the specific plan to the general plan.
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RELATIONSHIP OF SPECIFIC PLAN TO EIR

The development standards and implementation measures required in a Specific Plan (see
Chapter III, Specific Plan Goals, Policies, & Implementation Measures) serve as the mitigation
measures for potential impacts identified in the environmental analysis portion of this document
(Chapter IV).). A Mitigation Monitoring Program, as required by the CEQA (PRC Section
2108}.6) and the Mono County Environmental Handbook, is included in Chapter V1.

RELATIONSHIP OF SPECIFIC PLAN TO MONO COUNTY GENERAL PLAN

The Mono County General Plan and its associated Area Plans contain general land use policies
for the unincorporated areas of the county. The Bodie Hills RV Park Specific Plan provides
detailed direction for implementation of General Plan policies for a specific area of the Bodie
Hills.

Section 65454 of the Government Code requires a proposed specific plan to be consistent with the
General Plan, including any applicable Area Plan. The Bodie Hills RV Park Specific Plan has
been designed to be consistent with all provisions of the Mono County General Plan. The Mono
County General Plan designates the proposed Bodie Hills RV Park as Resource Management
(RM). The intent of this designation is to recognize and maintain a wide variety of values in the
land outside existing communities, including recreation, cultural resources, visual rescues, and
wildlife habitat. The designation allows higher intensity uses, such as large-scale resort
development, subject to the Specific Plan process if the proposed development conforms to
General Plan policies.

The General Plan allows for higher intensity uses outside of existing community areas if it can be
demonstrated that the use cannot be accommodated in existing community areas, that the use is
incompatible with existing community uses, or that the use directly relies on the availability of
unique on-site resources (Mono County Land Use Element, Objective A, Policy 3). The project
depends on its unique location on the primary access road to Bodie State Park, near its junction
with Hwy. 395, where it is strategically located to provide services to the Bodie visitor and
travelers on Hwys, 395 and 270.

The General Plan requires the preparation of a Specific Plan for higher intensity uses outside of
existing community areas (Mono County Land Use Element, Objective A, Policy 3, Action 3.1)
and for making the following minimum findings through the Specific Plan process:

1. Permanent open space preservation is provided;

2. The development would not adversely affect existing or potential farming, ranching, or
recreational operations;

3. Development is clustered, concentrated or located to avoid adverse impacts to cultural
resources;

4. Development is clustered, concentrated or located to maintain the visual quality of the
area;

5. Adequate public services and infrastructure for the proposed development are available
or will be made available;

6. The development protects and is compatible with the surrounding natural environment
and rural character of the area;

7. Housing is limited to that necessary to maintain the development; and

8. The development avoids or mitigates potential significant environmental impacts as
required by Mono County General Plan policies and the California Environmental
Quality Act (CEQA).

The project has been designed to comply with the above findings.

1-8
FEIR
January 2000



Introduction

There is no applicable adopted Area Plan although there is a Draft Cooperative Management
Plan for the Bodie Hills Planning Area. That plan -- which was prepared by the Bodie Area
Planning Advisory Committee, a group consisting of representatives from the Bureau of Land
Management, Mono County Planning Staff, land owners and interested individuals -- would
allow rural resort uses on private lands within the Bodie Hills Planning Area as long as the use
did not detract from the Bodie Experience. The project site is designated Rural Resort (RU) in the
Draft Cooperative Management Plan for the Bodie Hills Planning Area.

The provisions of the Mono County General Plan apply except where other policies and

implementation measures are detailed in this Specific Plan.

REQUIRED CONTENTS OF AN EIR

CEQA requires lead agencies to prepare an EIR in cases where a project may have a significant
effect on the environment. As defined by CEQA (Guidelines Section 15121), the purpose of an
EIR is to:

¢ Inform public agency decision-makers and the public generally of the significant
environmental effects of a project;

¢ Identify possible ways to minimize the significant effects; and
¢ Describe reasonable alternatives to the project.

The CEQA Guidelines require that EIRs contain specific elements (Guidelines Sections 15122-
15132). The location of each required element is noted below:

EIR ELEMENT LOCATION IN EIR
Table of CONteNts........ccccoeiiiinnnnriri e P i
SUMMATY oottt p- 1
Project Description.......c.cccvvivceincniiiiicniesenns p. 11
Environmental Setting........c..cooveeeeeiiieniienin p. MEA
Environmental Analysis.......o.occeeiiciivniinneiceniecins p. 58

Significant Environmental Effects and

Proposed Mitigation Measures.........oooeviiiririviniecnnnns p. 113
Effects Not Found to be Significant...........ccooeviniiinnniienn. p. 113
Significant Unavoidable Environmental Effects........ocooiinnn p. 113
Growth Inducing Impacts.........cccomviiiiniicniniiiinn, p. 114
Cumulative INpacts.....cccicceenmiiiencenennene p. 115
Project Alternatives......cocoecriieeiiiie e p- 115
References (including Organizations and Persons

Contacted).......ooveueevrcvviiciiicc p- 249

INTENDED USES OF THE EIR

Public Agencies Using the EIR
The following agencies are expected to use the EIR in their regulatory and approval programs:

Federal
U.S. Army Corps of Engineers. Placement of fill material into "waters of the United States"
(404 permit process) (if necessary).
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U.S. Environmental Protection Agency. Oversight of 404 permit program implemented by
the U.S. Army Corps of Engineers (if necessary).

U.S. Bureau of Land Management. Approval of right-of-way placement for powerline (if
necessary).

State
Department of Transportation. Right-of-way review and approval. Encroachment permit.

Department of Fish and Game. Stream alteration permit.

Lahontan Regional Water Quality Control Board. 401 permit (Water Quality Certification if
wetlands or stream crossings are involved) and NPDES permit (if necessary).

Local
Mono County Health Department. Well permit approval. Septic system approval.

Mono County Planning Department. Building permits, ongoing compliance review, Use
Permit for single-family residences (employee housing), amendments to Specific Plan.

Mono County Public Works Department. Grading permits and construction approvals
(building permits). Road design and right-of-way approvals. Solid waste design
approval.

Permits and Approvals Required to Implement the Project
The following additional permits and approvals may be required to implement the project:

Mono County Public Works Department Grading Permit.

Mono County Health Department Well Permit.

Mono County Health Department Septic System Approval.

Mono County Use Permit for construction of single-family residences (employee housing) (if
necessary).

Caltrans Encroachment Permit.

BLM Right-of-way dedication for powerline (if necessary).

DFG Stream Alteration Permit (if necessary).

Army Corps of Engineers 404 Permit (if necessary).

Lahontan 401 Permit (if necessary).

Lahontan NPDES permit (if necessary).

California Department of Housing and Community Development RV Park permit (if
necessary).

Related Environmental Review and Consultation Requirements

Additional environmental review may be required to implement the project depending on the
alternative chosen for the powerline placement. If it crosses public lands managed by the BLM,
environmental review of the powerline placement will be required.

The area may also qualify as wetlands under the narrowly defined EPA and Army Corps of
Engineers Section 404 permit program; such a determination would require additional study.
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Project Description

II. PROJECT DESCRIPTION

PROJECT SETTING

The proposed Bodie Hills RV Park is located on approximately 13 acres adjacent to Hwy. 270 (the
Bodie Road) in Clearwater Creek Canyon. The project site is part of a larger 155 acre private
parcel which is nearly surrounded by public lands administered by the Bureau of Land
Management as part of the Bridgeport Valley Management Area. The BLM has designated the
area north of the project’s northern boundary as a Wilderness Study Area. A 29 acre private
parcel touches the northwest corner of the subject property but does not lie adjacent to the subject
parcel. The project site extends easterly along Hwy. 270 approximately 0.8 miles from the
junction of Hwy. 270 with Hwy. 395. The project site is approximately 9 miles south of
Bridgeport along Hwy. 395, 20 miles north of Lee Vining along Hwy. 395, and 12 miles west of
Bodie State Historic Park along Hwy. 270 [see Figure 1, Location Map, and Figures 2A & 2B,
Vicinity Maps--Bodie Hills (in Chapter VIII, EIR Comments & Responses--Revised Draft EIR)].

The project site includes fairly flat terrain located in a narrow (100-400 feet wide) canyon bottom.
Steep, rocky slopes rise rapidly from the canyon floor to the north and south of the project site to
heights of approximately 100 to 200 feet. Clearwater Creek flows through the entire project site,
roughly parallel to Hwy. 270, in a four to ten foot deep channel that varies in width from 30 to 60
feet. The site is currently undeveloped and ungrazed but shows signs of past human disturbance
(fire rings, litter, etc.).

Vegetation in the project vicinity is predominantly Big Sagebrush Scrub (sagebrush, bitterbrush,
rabbitbrush), with riparian scrub (willow, wild rose) dominating the vegetation along Clearwater
Creek, and pinyon-juniper woodland (single-needle pinyon, Utah juniper) dominating the rocky
slopes and flats north and south of the project site.

PROJECT OBJECTIVE

The project objective is to provide a mix of over-night accommodations and services for the Bodie
visitor in a rustic environment that complements the historic character of Bodie State Historic
Park and the setting and natural resources in the area.

PROJECT DESCRIPTION
The Bodie Hills RV Park will consist of the following facilities (see Figure 2, Vicinity Map):

a. General Store/Motel Complex
General Store 1,600 sf Restrooms 300 sf
Office 300 sf Motel (10 units) 2,600 sf

b. Old West Museum 600 sf

¢. Recreational Vehicle Park (32 spaces total; reduced from 39 spaces in the previous draft)

21 Spaces--Varying from a minimum of 12' x 25' to a maximum of 20' x 40' depending
on location (previously all 20" x 40'), back-in gravel access, elevated grills, utility
hookups (sewer, water, electricity) in a 4' x 4' space as required by the California
Department of Housing and Community Development, and a 6' x 8' concrete pad
adjacent to the gravel area. Utitity-hookupsancd-the-concrete-pad The spaces shall
be a minimum of 30" from the top of the bank of Clearwater Creek. Two spaces (#s 1
and 2) are designated for seasonal employee use .
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h.

i

11 Spaces--Varying from a minimum of 15' x 50' to a maximum of 20' x 70' depending
on location (previously all 20' x 60), pull through gravel access, grills, utility hookups
(sewer, water, electricity) in a 4' x 6' space as required by the California Department
of Housing and Community Development, and a 6' x 8' concrete pad adjacent to the

gravel area. Ytilityhookupsand-thecencrete-pad The spaces shall be a minimum of

30' from the top of the bank of Clearwater Creek.

Recreational Vehicle Park Restroom/Laundromat/Shower Building 800 sf
Camping Cabins
8 units with outdoor water spigots and elevated grills, no electricity or indoor

plumbing, 300 sf per cabin (see Figure 3--Camping Cabins, Typical Layout &
Elevation)

Camping Cabins Restroom/Laundromat/Shower Building 800 sf

Tent Camping Area
14 primitive camping spaces (approximately 30' x 30" each) with elevated grills, no
improvements, brush cleared only enough for camping

Tent Camping Restroom Building with Water Spigot 300 sf

Two Single Family Employee Residences on the north bluff 2,050 sf each

The resort will operate seasonally, from one week prior to the opening of the fishing season in
Mono County (i.e. one week before the last weekend in April) to one week after the end of the
fishing season (i.e. one week after Oct. 31). Specific Plan policies allow the Planning Director to
extend the season through the Director Review Process.

Infrastructure/Utilities

Water:

Sewer:

Water will be provided from an on-site well and distributed utilizing a 20,000 +/- gallon
storage tank and an underground distribution system (see Figures 3 and 4). The
distribution system will be constructed to serve the general store/motel/museum
complex, the  single-family  residences, the RV  spaces, the RV
restroom/laundromat/shower building, the camping cabin restroom/laundromat/
shower building, and the tent camping restroom building. The water storage tank will be
approximately 14 feet in diameter and 20 feet in height and will be screened from view
by topography, existing trees, additional trees planted by the project proponent, and
paint color.

Sewage disposal will be provided by on-site collection systems utilizing septic tanks
emptying into leach fields (see Figures 3 and 4 for location of leach fields and septic
tanks). All septic tanks and the sewer lift station will be placed underground.

General Store/Motel /Museum Complex: Sewage from this project component will flow
directly to a 3,000 gallon septic tank located to the west of the proposed Museum. It
will flow to a leach field disposal system located directly southwest of the complex.

Single Family Residences: Septic lines will flow down the proposed access road
alignment to the General Store’s septic tank and system.
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Figure 1 -- Location Map
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Gas:

Electric:

Phone:

RV Spaces: All RV spaces will be provided with-a sewage hook-up. Sewage from this
project component will be transported through a collection system to a 5,000 gallon
septic tank located at the west end of the complex. Effluent from the septic tank will
flow to a sewer lift station and will then be pumped to a leach field located southwest
of the complex.

RV Spaces Restroom/Laundromat/Shower Building: Sewage from the restroom/
laundromat/shower building will flow to the 5,000 gallon septic tank located at the
west end of the complex. Effluent from the septic tank will flow to a sewer lift station
and will then be pumped to a leach field located southwest of the complex.

Camping Cabin Restroom/Laundromat/Shower Building: Sewage from the restroom/
laundromat/shower building will flow to a 3,000 gallon septic tank and leach field,
both located adjacent to the restroom building.

Tent Camping Restroom Building: Sewage from the restroom building will flow to a
1,000 gallon septic tank and leach field, both located adjacent to the restroom
building.

Propane gas service will be provided for the general store/motel complex, the single-
family residences, and for the two restroom/laundromat/shower buildings located in the
RV spaces and camping cabin areas. A 500 gallon propane storage tank will be located
near the store/motel building. A 200 gallon propane storage tank will be located near
each of the restroom /shower buildings. All tanks will be screened from the highway and
parking areas using rustic looking wood fencing.

Electricity will be provided by Southern California Edison. The project proponent is
proposing an overhead transmission line to the site. Two overhead line alternatives
are proposed. Alternative 1 would construct an overhead power line from the
existing SCE power line located on the east side of Hwy. 395. The overhead line
would run northeasterly from the existing SCE line to the ridge on which the leach
field for the RV spaces will be located. This line crosses public lands managed by the
BLM and would require right-of-way clearance from the BLM, a visual contrast
analysis, cultural resource clearance, etc., to ensure that the proposed line conforms
with BLM regulations and policies. Alternative 2 for the overhead utility line would
run from the existing SCE line across the subject property parallel to the southern
property line.

With the exception of the overhead lines described above, all power lines will be
installed underground in conformance with the Mono County Code (MCZDC
19.030.07). Power will be extended to the general store/motel complex, all RV
spaces, the maintenance building, the two restroom/laundromat/shower buildings,
and the single-family residences.

Telephone lines will be provided overhead and underground along the same route
used for electric service. Telephone service will be provided to the general
store/motel complex, the single-family homes, the two restroom/laundromat/
shower buildings in the RV Park and Cabin Camping areas, and the single-family
residences.

Solid Waste Dispesal: A screened dumpster area will be provided near the general store.

Fourteen garbage cans with lids will be placed throughout the RV and
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camping areas. All trash facilities will be designed to resist wildlife
access, including bears.

Lighting:  Nineteen ]ampposts with hghts w1ll be mstalled within the pro]ect at 51tes shown on
the plot plan - e eFig ten

Exterior hghtmg will be installed as necessary for the respectwe
uses of each buildmg

Drainage: Proposed drainage facilities include the extension of an existing 24-inch culvert under
the parking area in the general store area, the extension of an existing 18-inch culvert
under the access road and parking area for the camping cabins, and the installation of
an 18-inch CMP drain under the tent camping parking area. Two retention basins
will be installed to collect runoff from the large parking area adjacent to the General
Store complex and the camping cabins. In addition, runoff from parking areas will
be pretreated using oil/water separators to remove oil and gas residue, in
conformance with Lahontan Water Quality Control Board requirements. Drainage
improvements will conform with the provisions of the Mono County Department of
Public Works and the Lahontan Water Quality Control Board. Specific Plan policies
specify that the drainage component of the Grading Plan shall also consider diversion
channels or armored berms around the proposed improvements in the areas affected
by the tributary drainages and shall provide methods of preventing clogging in any
proposed pipe storm drains.

Access

Access to the project site will be via Hwy. 270, the Bodie Road, which bisects the project site.
Hwy. 270 is a 22-foot wide paved State Highway which traverses Clearwater Canyon throughout
the project site. The State of California currently claims ownership of the road by prescription.
The project proponent and Caltrans have reached an agreement that gives the State a 40-foot
right-of-way (highway easement) throughout the project area, as well as sign easements and
drainage easements to cover features that extend outside the 40-foot limits.

Access to all elements of the resort will be directly off Hwy. 270 onto paved areas leading to
gravel surfaced roadways and parking areas (see Figures 3 and 4). Access to the
motel/store/office will be directly off Hwy. 270. A roadway leading from the store and motel
parking area up the hill will be improved and extended to serve the proposed employee housing
(single family residences) on the north bluff.

Access to the RV Park spaces will be from a 16 foot, one-way gravel loop road. Two roadway
bridges will cross Clearwater Creek, one at the entrance to the loop road and one at the exit. The
bridges will be constructed with concrete abutments located outside of the Clearwater Creek
channel and floodplain and steel or wood components finished in a manner that is unobtrusive
and complementary to the surrounding area. Pedestrian access to the General Store from the RV
Park will be provided by a footbridge, constructed in a similar manner.

Access to the camping cabins will be provided by a 20 foot wide, two-way gravel access road.
Access to the tent camping area will be from a 20 foot wide, two-way gravel road. One roadway
bridge will be constructed across Clearwater Creek to the tent camping area in the same manner
as the bridges in the RV Park area.

Parking
Parking spaces will be provided for all elements of the project in conformance with the Mono

County Code (Chapter 19.29). Parking spaces will be 10' x 20'; handicapped spaces will be 14" x
20'. All regular parking spaces will be gravel surfaced. Handicapped spaces will be surfaced
with concrete.
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A total of 77 parking spaces will be provided for the project; 6 of those spaces will be
handicapped spaces. Parking spaces will be provided as follows:

General Store/Motel/ 30 regular spaces/3 handicapped spaces
Museum Area

Camping Cabin Area: 14 regular spaces/1 handicapped space

Tent Camping Area: 18 regular spaces/1 handicapped space

RV Restroom/Shower Area: 5 regular spaces/1 handicapped space

Single Family Residences: 4 regular spaces

Employee Housing
The project proponent estimates that the resort will require eleven full-time seasonal employees.

Phase I of the project is estimated to require 7 employees total; Phase Il is estimated to require 1
additional employee for a total of 8 employees; Phase 11l is estimated to require 3 additional
employees for a total of 11 employees. Two spaces in the RV Park (#s 1 and 2) and the two
single-family residences will be reserved for employee housing.

Design

Design guidelines in the Specific Plan are intended to ensure that development of the project
minimizes potential impacts to wildlife, the visual environment, water quality and air quality.
Even though the project will require a substantial amount of cut (1,000 cubic yards) and fill (600
cubic yards), the amount of earth work will be lessened by project design measures which follow
the land's natural contours. Disturbed areas other than roadway and parking areas (i.e. cut and
fill slopes, utility trenches, etc.) will be revegetated with native vegetation where possible. The
Specific Plan requires the use of specific building and fencing materials in order to ensure that
development blends harmoniously with the surrounding natural environment and protects
natural resources (see Figures 7 and 8, Building Elevations).

Buildings will be constructed primarily of wood and other materials compatible with the
eha-raefer—ef-—Bod-te surroundmg environment. Bulldmgs fnay shall be de51gned and constructed
to have a rust1c rine c i

appeatance and to blend into the surroundmg environment to the greatest extent p0551b1e The
wood will be stained, painted or otherwise finished to have-a—weathered-aged-appearance blend
into the surrounding environment. Roofing will be Class A rated wood shingles, fiberglass
shingles, or metal in colors compatible with the area {e.g. sage, rust or similar colors). Bright
colors or reflective materials will not be used:

Wood fencing will be used sparingly to screen certain elements such as the propane tanks and to
direct patrons away from environmentally sensitive areas such as the riparian vegetation and the
streambanks. Fencing will be stained, painted or otherwise finished to have-a—weathered-aged
appearanee be unobtrusive and blend into the surrounding environment.
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Figure 2 -- Vicinity Map
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Figure 3 -- Tent Camping Area and Cabin Camping Area
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Figure 4 -- RV Park and Motel/General Store/Rental Office
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Figure 5 -- Camping Cabins--Typical Layout and Elevation
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Landscaping
The project involves minimal landscaping. Fencing and landscaping will be used to minimize

impacts to the visual environment. The Specific Plan requires the use of native landscaping
materials to ensure that landscaping blends harmoniously with the surrounding natural
environment and protects natural resources. In addition to using landscaping to screen parts of
the project and to restabilize disturbed soils after construction, a limited amount of decorative
landscaping is proposed in the following three areas (see Figures 3 and 4):

a. General Store/Motel Area
The triangular area in front of the motel units will be landscaped with lawn. A 30-inch
high two-rail wood fence will be installed along the frontage of Hwy. 270.

b. Camping Cabin Area--Proposed Picnic and Recreation Area
This area will be landscaped with lawn, picnic tables, a fire pit, and playground
equipment.

¢. RV Park Area and Tent Camping Area

A wildlife friendly two-rail wood fence will be constructed along the line delineating the
10 foot setback from the top of the streambank in these areas. The fence is intended to
channel foot traffic away from the riparian zone adjacent to the streambank in order to
protect the riparian habitat and to reduce the potential for streambank erosion.
Landscaping will also be planted along the split rail fence and near the RV spaces located
closest to the creek. That fencing and landscaping is intended to enhance the visual
character of the park by visually screening RV spaces located close to the creek.

Signs

The project proponent is proposing to install two illuminated monument signs along Hwy. 270;
three non-illuminated monument signs, two along Hwy. 395, and one along Hwy. 270; two free-
standing directional signs at the RV Park entrance and exit; signs discouraging use of the
Clearwater Creek corridor; and wall signs on individual buildings (see Figure 6, Sign and
Lighting Plan, and Figures 7 and 8, Building Elevations).

The sign face on the monument signs will measure 32 square feet and the signs will be a
maximum of six feet in height. The free standing signs at the entrance and exit of the RV Park
will feature a sign face of 3 square feet and will not exceed a height of eight feet.

Wall signs in the project area will include a 32 sf (4' x 8') sign on the front of the Motel and Store
building, a 25 sf (2.5' x 10') sign on the face of the Museum and a 22 sf (1' x 22') sign on the front of
the two shower and laundromat buildings located in the camping cabin area and the RV park.
The directional signs will feature a sign face of three square feet and will not exceed a height of
six feet. The Clearwater Creek signs will read “Fragile Environment--Keep Out,” and will be

posted on the fence located near—ﬂﬁe-elearwafer-ereekehmmel—baﬂk along the 30’ setback from

Clearwater Creek.

The signs will be constructed of wood and painted in rustic colors. The illuminated monument
sign will feature indirect lighting from incandescent lamps located under a rustic wood shake
roof. The Motel and Store wall sign also will feature indirect lighting. Illumination is not
proposed for the remaining signs. The signs have been designed to match the project's
histerie#rustic theme. The proposed signs conform to requirements of the Mono County Sign
Ordinance (MCZDC 19.35).
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Figure 7 -- Motel and General Store Elevations
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Figure 8 -- Laundromat and Showers, Museum and Restrooms Elevations
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Project Description

PROJECT PHASING
The project proponent proposes to construct the project in the following phases:

Phase I: Construct buildings and support structures for the General Store area, including
a General store (1,900 sf maximum), 10 unit motel (2,600 sf maximum), 300 sf RV
Park office, and 600 sf museum. Construct access roads and parking areas.
Construct the access road and two single-family residences located on the north
bluff.

Phasell: ~ Construct a RV Park, with up to thirty-two (32) spaces, and an 800 sf
restroom/laundromat/shower building. Construct access roads and bridges.

Phase IlI: ~ Construct up to 8 camping cabins with an 800 sf restroom/laundromat/shower
building and up to 14 tent camping sites with a 300 sf restroom building.

Infrastructure (utilities, roadways, and parking) and associated landscaping and revegetation will
be developed concurrently with each project phase. The project proponent intends to complete
each phase of construction in the same year in which it begins, if possible.

PROJECT FINANCING
The project will be financed entirely through private sources. According to the project engineer,
the project proponents have the capability to finance the project.
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Bodie Hills RV Park SP/EIR

I11. SPECIFIC PLAN GOALS, POLICIES & IMPLEMENTATION MEASURES

PROJECT GOAL

The project goal is to provide a mix of over-night accommodations and services for the Bodie
visitor in a rustic environment that complements the historic character of Bodie State Historic
Park and the setting and natural resources in the area.

LAND USE

Objective: Define permitted land uses and criteria for a development program which provides
over-night accommodations and services consistent with the overall goal of the
project.

Policy 1:  Designate the project site (approximately 13 acres of Assessor's Parcel No. 11-070-04)
as Rural Resort (RU) (see Figure 9, Land Use Map).

Policy 2:  Permitted uses and maximum development intensities (i.e. building square footages
and the number of RV, cabin or camping sites) for the Rural Resort (RU) designation
include the following:

a. General Store/Motel Complex
General Store 1,600 sf Restrooms 300 sf
Office 300 sf Motel (10 units) 2,600 sf

b. Old West Museum 600 sf
¢.  Recreational Vehicle Park (total of 32 spaces)

21 Spaces--Varying from 12' x 25' to 20' x 40' depending on location, back-in
gravel access, elevated grills, utility hookups (sewer, water, electricity) in a 4' x 4'
space as required by the California Department of Housing and Community
Development, and a 6' x 8' concrete pad adjacent to the gravel area. Utility

The spaces shall be a minimum of 30 ' from the
top of the bank of Clearwater Creek. Two spaces (#'s 1 and 2) are designated for
seasonal employee housing.

11 Spaces--Varying from 15' x 50' to 20’ x 70' depending on location, pull through
gravel access, grills, utility hookups (sewer, water, electricity) in a 4' x 6' space as
required by the California Department of Housing and Community
Development, and a 6' x 8' concrete pad adjacent to the gravel area. Uhtility

The spaces shall be a minimum of 30 ' from the
top of the bank of Clearwater Creek.

d. Recreational Vehicle Park Restroom/Laundromat/Shower Building 800 sf

e. Camping Cabins
8 units with outdoor water spigots and elevated grills
(no electricity or indoor plumbing), 300 sf per cabin

f. Camping Cabins Restroom /Laundromat/Shower Building 800 sf
1-28
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