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the General Plan. For those policies of the General Plan that are not called out in the Specific
Plan, the provisions of the Mono County General Plan apply.*

To Coleville To Smith Yalley

NORTH

MNO SCALE| -

Fae Jay Tkl ALCI

O BISHOP

Figure 2: Lee Vining, Mono County To Independence

The General Plan identifies the subject property within the “SB” Specific Plan, land use
designation on the Lee Vining Community Area map (General Plan Land Use Element, Figure
23). The Specific Plan must be consistent with other goals, policies, and implementing
programs of the General Plan. Specific Plans are incorporated by reference into the General

Plan.

3/This conforms to the requirement of Government Code §65451(b).
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3. Relationship between the Specific Plan and the Environmental
Impact Report?

The State CEQA Guidelines states “The requirements for preparing an EIR on a local ... plan
... will be satisfied by using the ... plan ... as the EIR and no separate EIR will be required...”®
if the consolidated Plan and EIR
contain all of the information re-
quired in the CEQA Guidelines
“N\e" along with a cover sheet or special
N LEE VI N I N G sectiin addressing where the }I))oints
are listed. The cover sheet is a
separate section of the table of con-
tents on page iv under the section
entitled Environmental Impact
Report Sections.  Additionally,
there are notations in the appropri-
ate section headings to identify the
appropriate California Code of Reg-
ulations section of the CEQA Guide-
lines for which the text is applica-
ble.

The approach in the Specific
Plan is for implementation measures
to serve as mitigation measures for
impacts identified as significant or
potentially significant in the envi-
ronmental impact report analysis.

Figure 3: Location of subject property The implementation program
in the Tioga Inn Specific Plan is
tied to the proposed project by creating quantifiable implementation measures, or time-specific

actions. This allows the implementing program to be incorporated into the mitigation
monitoring and compliance program. In effect, the implementation measure serves as the

blueprint for project conditions.

4/Specific Plan content requirements: Relationship of the specific plan to the General Plan [California

Government Code {GC) §65451(b)]
5/14 CCR §15124. (Notation means Title 14, California Code of Regulations, Section 15124)
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4. Project description®
a. Location of the project (14 CCr §15124(@)

The Tioga Inn project site is located at the intersections of State Highway 120 and US
Highway 395 at the southern edge of the Lee Vining area in Mono County. The project site is
approximately two miles south of Mono Lake. It is located in a portion of the southeast quarter
of the northwest quarter, and the southwest quarter of the northeast quarter of Section 14,
Township 1 North, Range 26 East (MDBM). Figure 2 shows the general location in Mono
County. Figure 3 shows the location in relation to the community of Lee Vining.

b. Project objectives (14 ccr §15124(b)

The objective of the project is to provide central Mono County with an inclusive resort
facility that can draw upon north-south traffic traveling through Mono County as well as Yo-
semite-oriented visitor traffic traveling over Tioga Pass. The facility is to provide a complete
range of services for the Mono Basin visitor including accommodations, meals, vehicle fuel,
supplies, meeting/banquet rooms, and business center facilities. The resort hotel complex is
designed to serve both the transient traveler and those whose destination includes the Mono
Lake Basin or Yosemite National Park. The project is also intended to serve local residents with
meeting facilities, a swimming pool that can be used by school swim teams and area swim
clubs, and a full-service restaurant.

Implementation of the Specific Plan is intended to add to the area’s economy through
increased employment opportunities, provision of additional needed motel rooms during peak
months, and provision of additional rental housing. Visually, the objective of the project is to
blend into the natural setting through careful structure siting, and architecture and landscaping
complementing the environment.

C. Tioga Inn project description (14 cCr §15124(c)

The Specific Plan area (refer to the site plan in Figure 5) is approximately seventy-four
acres in gross land area. The proponent proposes to subdivide the property into four parcels
of various sizes, as identified in Table A. The division of land requires a tentative parcel map,
which is a part of the proposed Specific Plan project. Parcel Map 34-35 previously divided the
property into two lots of 63.4 and 10.3 acres on each side of US 395.

9This section of the Specific Plan conforms to the requirements of 14 CCR §15124, which describes the
requirements for Project descriptions in the CEQA Guidelines. The CEQA Guidelines are the common name to the
contents of Title 14 of the California Code of Regulations (14 CCR} beginning at §15000, which contains the
administrative regulations for the implementation of the California Environmental Quality Act. Although there are
books published called “The CEQA Guidelines” or similar title, the administrative California Code of Regulations
are the “official” state guidelines. The California Environmental Quality Act begins in the Public Resources Code
{PRC} at §21000. In this document, the Guidelines are cited as 14 CCR §15XXX, and CEQA is cited as PRC §21XXX.
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Frivate —\, Lee Vining Area

EEEEE LEGEND

Mono Basin HI - Heavy Industrial
National Forest PF - Public/Quasi-public
RM - Resource Management

Scenic Area 05 - Open Space
\—— SF - Specific Flan

INF s
R/ ortor S,
\ pO/Z“Q
Inyo '
National ¢ it
Forest 05 slua' f“E‘)’:;:ans?nlrly 05
(INF) Spacific
& .
Mono Basin RM/INF
National Forest
Scenic Area s
RM/INF
TIOGA INN
SPECIFIC
PLARN
_____ 05 AREA
' \
Frivate | RM/INF
_____ Lo 120 05
INF !
T 05

Figure 4: Lee Vining area land use map (Mono County General Plan Land Use Element)
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m The Tioga Inn — hotel and accommodations
BRI The hotel (Refer to Figure 6, the pull-out) is to be located
adjacent to Highway 120 on a relatively level bench about eight
hundred feet south of the intersection with Highway 395. The
| hotel will contain 120 rooms, a coffee shop, banquet room, and
| a small retail gift shop primarily serving hotel guests. A swim-
ming pool for hotel guests, with use by the local school and area
swimming clubs, is also proposed. Parking for the hotel will be
| south of the structure, screened from view by the hotel building.
| Access from Highway 120 will be on a common drive located
{ immediately south of the parking lot at the bottom of a steep
————— D0Tth facing slope. The proposed two story hotel structure will
be oriented in an east-west direction, presenting an end view to traffic on Highway 120 and
taking advantage of hotel room views to the north and northeast toward Mono Lake, and west
toward Tioga Pass.

Full service restaurant

A sit-down restaurant is proposed to be located at the top of a ridge line about five
hundred feet east of the hotel. The difference in elevation between the location of the
restaurant and Highway 395 offers an opportunity to provide views for patrons from the
restaurant site while screening the structure from traffic on US 395. The restaurant will be
triangular-shaped, conforming to the shape of the flat area on top of the ridge, with a parking
lot screened by the terrain to the south and access from the same road as the hotel. An
observation deck will flank the northwest and northeast faces of the restaurant taking advantage
of the panorama of Mono Lake, Tioga Pass and Mono Craters visible from that location. The
restaurant will include seating for one hundred persons in the restaurant and lounge and a
small gift shop/information center.

Residential area

A five acre parcel intended for ten residential rental housing units is proposed on the
southwest corner of the subject property. This housing is proposed to consist of five, two-bed-
room one-story duplexes. Access is proposed via a private road near the top of the main access
road leading up to the restaurant. Flexibility is provided to also permit individual single family
homes. The residential property is not proposed for further subdivision. These units will add
to the County’'s rental housing stock. The Mono County Housing Element requires that
development of this type provide opportunities for employee housing. With the inclusion of
the residential units, it would be possible for project employees to live onsite, meeting the
Housing Element requirements.

Convenience store and gas station

A smaller parcel immediately to the southwest of the hotel is proposed for a gas sta-
tion/mini-mart. The gas station will have two gas pumping islands and a small 4,800 square

The Company of Eric Jay Toll AICP - 1050 Easc William . Suite 407 - Canson City, Nevada 89701 - 702 . 883 . 8987
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Amend Page 7 - Full-service restaurant:

The restaurant will be-triangular-shaped,conforming-to-the shape-of be built

on the flat area on top of the ridge, with a parking lot screened by the terrain to
the south and access from the same road as the hotel.
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Figure 5: Tioga Inn site plan
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Full Service Restaurant

Convenience Store and Fuel Sales

Residences

Figure 6: Tioga Inn Resort -- Architectural renderings

Tioga Inn Hotel - south/West Elevation
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foot mini-mart. Parking areas will be screened from highway views by buildings, terrain, and
landscaping.

Design concepts

Architecturally, the hotel, restaurant, and gas station/mini-mart will carry the same theme.
Exposed foundation areas will feature stone. The wall areas will be predominantly natural
wood interfaced with stone. The roof areas will be earthtone or green metal.

Manicured and introduced landscaping (as proposed in the conceptual landscape plan de-
scribed in Table F on page 42) for all sites will be minimal. The introduced plant species will
be limited to primarily decorative landscaping in and around the buildings and parking lots.
Planters adjacent to the hotel and gas. station/mini-mart and immediate surrounding areas are
also proposed. Landscaping around the residential housing will be native, low maintenance
shrubs and small trees. The native sagebrush on the ridges and hillsides will be preserved and
areas disturbed for installation of facilities or during construction will be revegetated with low
profile indigenous plants. The exception to this will be the area viewing the pumice processing
facility. This viewshed — located to the northeast of the hotel — will be planted with taller
trees to block the view of the US Pumice facilities from the Tioga Inn.

Project facilities and services

The Tioga Inn Specific Plan has no major components of public facilities and services.
It has private systems designed to serve its immediate needs. The water delivery system and
sewage disposal system are not designed to serve any projects other than the four components
of the Tioga Inn Specific Plan.

The site plan on page 8 shows the location of the roads, driveways and parking areas.
These are the “major” components of the public and private transportation system. The road
system is described further in the Traffic element of the Specific Plan beginning on page 58.
“Intensity and extent” means location and width. The element to conform to the Specific Plan
requirements to identify the “distribution,” “intensity and extent” of roads identified in
California law.

Water supply is proposed to be derived from an existing well located east of Highway 395
which will be connected to a new storage tank near the south boundary of the 64 acre parcel.
A portion of the reservoir will project approximately five feet above a natural berm and will not
be seen from either the highways or town. The well produces a suitable volume of potable
water. It is described in greater detail in Chapter VI.A.2. The water pipe will be designed to
meet flow requirements established by the Mono County Health Department and Lee Vining
Fire Protection District (See Figure 9 on page 39 in the Facilities Plan Element).”

’/Specific Plans usually are prepared for large projects spanning multiple ownerships. The Specific Plan
regulations call out for the location and siting of “distribution lines” for water supply and sewage disposal.
' (continued...)
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Amend Page 10 - Project facilities and services - first paragraph
The water delivery system and sewage disposal system are not designed to
serve any projects other than the four components of the Tioga Inn Specific
Plan.
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Development restrictions in the form of open space easements are proposed for the portion
of the project located east of US 395 and the steep slope adjacent to and facing Highway 395.
No development other than underground utility lines and appurtenances — such as a well
house, electric equipment shed, or utility related facilities — will occur in these areas. A water
main will be constructed under Highway 395 through existing pipe sleeves from the well site.
Sewage disposal systems’ expansion areas may cross under the highway to this site at some
time in the future. Power and telephone service will most likely come from the east side of
Highway 395, since no phone service is available north of Highway 120.

Sewage disposal will be by standard septic tank/leach field systems for each separate land
use area in conformance with Mono County Health Department and Lahontan Regional Water
Quality Control Board (RWQCB) standards. The project will comply with standards for sewage
disposal leach fields including a one hundred percent expansion field area for all onsite
facilities.

Solid waste will be stored in commercial dumpsters located within screened areas
adjoining each of the project buildings, and at a separate screened area for refuse cans serving
the residential development. Refuse will be collected by a commercial scavenger service
recognized by Mono County for delivery of such service.

The property will utilize a controlled drainage system meeting accepted engineering
practices. Run-off will be controlled and managed onsite through the use of dry wells meeting
the requirements of the Lahontan Regional Water Quality Control Board. The locations
proposed for the drywells are shown on Figure 9. California regulations, such as a waste
discharge permit from the Regional Water Quality Control Board, require that there be controls
so that during storm periods, the surge or peak of the storm run-off is retained onsite until
offsite storm flow, velocity, and volume are reduced to levels that can be managed in the
drainage system without flooding. Additionally, water that may be contaminated from surface
exposure cannot be discharged.

Energy for the project will be provided by Southern California Edison for electricity and
private contract for propane. All electrical utilities will be underground. Propane tanks will
be sited in conformance with the Uniform Building Code and the Fire Code. Screening — such
as designed fencing or landscaping — will be used to mitigate visual impacts of the tanks.

Open space lands and land designhations
Areas designated as “open space” are proposed to be retained in a natural condition. Three

Opcn space designations are proposed. Open Space — Preserve designation will be for lands
that cannot be developed as a part of the project. The Open Space - Facilities designation is

7/(...continued)
“Distribution lines” refers to pipelines more commonly called “water mains” or “sewer mains” that distribute the
water supply from the treatment plant to the individual parcels. Specific Plans are not intended to show the precise
location of onsite infrastructure, because these facilities must be sited and located by an engineer as part of the
construction plans. Construction plans are not required to be a part of a Specific Plan.

The Company of Eric Jay Toll AICP - 1050 Easc William . Suite 407 - Canson City, Nevada 89701 - 702 . 883 . 8987
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for lands on which no surface construction will take place, other than small structures to
provide access to underground utilities. The Open Space - Facilities designation provides an
open visual area, but does allow some surface disturbance. The third designation is Open
Space - Support Services. This designation provides the locations certain above-ground
facilities, such as the water tank and well house. It does not provide for construction of
additional facilities.

No onsite natural resources are proposed to be developed or used.

Phasing

The project is proposed to be developed in phases. Each of the proposed components of
the Specific Plan is dependent upon development of the infrastructure that is designed to serve
the hotel and its related facilities. The Tioga Inn’s primary infrastructure — road access, and
water supply — is to be constructed in concert with the construction of the hotel. Sewage
disposal systems may be constructed with the appropriate land uses because each use on the
project has an independent disposal system. Some of the infrastructure components that are
related only to one aspect of the project — for example, the road to the residences — may be
constructed as a part of that phase. The Specific Plan provides that the project be developed
in the following progression.®

I. Hotel and accessory uses Tioga Inn hotel, conference rooms,
swimming pool and facilities, banquet
room, coffee shop; water supply, septic
system, improvements to Hwy 120 in-
tersection with project; lighting,
signage, landscaping; parking

. Residences A maximum of ten residential units;
water supply, sewage disposal system,
access, accessory structures such as
garage, personal storage sheds, iand-
scaping

. Convenience store and gas pumps Convenience market, fuel pumps, un-
derground storage tanks, picnic area,
restrooms, accessory facilities, lighting,
signage, landscaping, parking, water
supply, sewage disposal system

8/No timelines or time limits are established on when the phases occur, as long as the phases occur in this order.

The Company of Eric Jay Toll AICP - 1050 East William . Suite 407 - Carson City, Nevada 89701 - 702 . 883 . 8957
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Amend Page 12 - to allow for the building of a Convenience Store before the Hotel, as
specified in Exhibit C.
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Phase and facility

| what's included

IV. Full service restaurant

Restaurant, observation deck, signage,
landscaping, accessory facilities, park-
ing, water supply, sewage disposal sys-
tem

d. Use of the EIR and approvals required (14 CCR §15124(d))

Other agencies that may use the EIR

The following agencies are expected to make use of the EIR when considering future

permits for the project:

Table C: Use of the Environmental impact Report by other agencies

California Regional Water Quality Control
Board — Lahontan Region

Responsible agency; Waste Discharge
Permit, if required

California Department of Transportation

Responsible agency; Encroachment
permit and modifications to the scenic
turn-out on Highway 120

California Department of Fish and Game

Trustee agency; no permits required

California Department of Forestry

Trustee agency; review of plans for fire
safety and wildfire protection

Mono County Department of
Environmental Health

Responsible agency; permits are requir-
ed for the sewage disposal systems;
small water system permit; permits will
be required for the restaurant kitchen,
any kitchen in the hotel, the swimming
pool, and spa.

Lee Vining Fire Protection District

Local public agency; inspection or re-
view of plans for conformance with fire
safety regulations.

Approvals required

Mono County will consider the following discretionary actions in processing the Tioga Inn

project proposal:

The Company of Eric Jay Toll AICP - 1050 East William . Suite 407 - Canon City, Nevada 89701 - 702 . 883 . 8987
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Certification of the Environmental Impact Report. The Specific Plan is consolidated with an
environmental impact report. The EIR provides a range of mitigation measures that will
eliminate or reduce potentially significant environmental impacts. These “conditions” or
mitigation measures are incorporated into the Specific Plan as policy and implementation
programs. The EIR must be certified by the Board of Supervisors prior to taking action on
the Plan. Certification of the environmental impact report is a separate action from ap-
proval of the project.

Action associated with the Specific Plan. (1) The Specific Plan will be the subject of a hearing
and recommendation from the Planning Commission and a hearing and action by the
Board of Supervisors. The County may deny approval of the Specific Plan, it may approve
the Plan as submitted, or it may approve a modified version of the Specific Plan. If the
County takes an action to approve the Plan or a modified version of the Plan, and if all
proposed mitigation measures are not incorporated into the Specific Plan, the Board must
then adopt a Statement of Overriding Consideration explaining why those mitigation mea-
sures were not included in the approval.

(2) Concurrently with the consideration of the Specific Plan, a change of zoning district
into the Specific Plan district must be recommended by the Planning Commission and
enacted by the Board of Supervisors.

(3) A tentative parcel map creating four parcels must be approved by the Planning
Commission.

Approval of a Mitigation Monitoring and Compliance Program (MMCP) with assignment of
enforcement responsibility in conformance with the Mono County Environmental Handbook.
If the environmental impact report identifies mitigation measures, the approval of the
Specific Plan may incorporate some or all of those measures. If the mitigation measures
are a part of the project approval, the County and proponent must enter into a program
that provides for monitoring of the adopted measures. The program must also assign
compliance responsibility.

B. Environmental setting (4 ccr 515125

1. The County (14 ccr §15125)

Mono County is located in eastern California between the Sierra Nevada mountains and
the State of Nevada. The County is relatively isolated from most major metropolitan areas in
California. Reno, Nevada, approximately 120 miles to the north on US Highway 395, is the
closest major city.

The Mono County economy is predominantly recreation-oriented. The County offers skiing,

camping, hunting, fishing, and other visitor-activities. In 1992, the County had an estimated
population of 10,403, an increase of 4.5 percent over the 1990 Census population of 9,956 full

The Company of Eric Jay Toll AICP - 1050 East William . Suite 407 - Canson City, Nevada 89701 - 702 . 383 . 8987
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time residents.” Nearly half the population re-

sides in the County’s only incorporated commun-
ity, Mammoth Lakes.

Table D: Lee Vining area
census data f

" Data
- Population-

Lee Vining, the unincorporated community
where the project is located, had a 1990 popula-| ..
tion of 285 full time residents, an increase of four-| Households.
teen percent from 1980.1° Lee Vining is a sum-| Average age
mer staging area for visitors to Yosemite National
Park; thgeuelazgast gate to the Park on Highway 120 is Ave Hi mcq,me
closed in the winter. The community overlooks| Fersons/HH
Mono Lake. Most visitors to the Lee Vining area |-
are from southern California and are visiting Mono|
Lake, Bodie State Historic Park, and in the summer | A€ gr OUPS . 'ﬂ 2k
Yosemite National Park. ‘Under 18. . .
A8-21 ... oL
2.  Consistency with plans a | 2129 .- ..

CCR §15125(b))

The Mono County General Plan includes land | -
use policies for the Mono Basin communities of|
Lee Vining and Mono City. These policies are|
intended to direct private development into pat-
terns that prevent sprawl, serve visitors and tour-|..
ists to the County, and protect scenic resources. |
The proposed Tioga Inn Specific Plan conforms to
these requirements.

The subject property is an orderly extension of the Lee Vining community area. Although
surrounded by lands in public ownership, it is one of the larger privately owned parcels that
can be developed with the services and facilities needed to provide additional visitor services
to the Mono Basin area.

Other regional plans include the Inyo National Forest Land and Resource Management
Plan — which proposes concentrated recreation activities on parcels adjacent to the project —
and the Mono Basin Scenic Area Comprehensive Management Plan, which protects the scenic
values of that area.

%/California Department of Finance, Population Research Bureau, 1992.
19/CACI, Inc., 1990 Neighborhood Demographics Report for the 93541 Zip Code: Mono County, California
{Arlington, VA: CompuServe, October, 1892).
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3. Site characteristics (1a ccr §15125(c)

The terrain is gently to steeply sloping over the east-west course of the property. There
are several natural benches on the property upon which all development is proposed. The area
is generally scrub vegetation with a predominance of sagebrush. Several scattered pine trees
are onsite as well.

Access to the subject property can be derived from either State Highway 120 or US
Highway 395. The proponent proposes to limit general vehicle access to Highway 120 as previ-
ously negotiated with the California Department of Transportation (Caltrans).

The subject property had been used for sheep grazing in the past. This activity has result-
ed in a reduction of some cover vegetation in the area. The agricultural use of the area has
been terminated in anticipation of the proposed Specific Plan being implemented.

4. Rare and unique environmental resources (14 ccr §15123(a))

The Tioga Inn and its facilities are proposed to be developed on a small parcel that is a
part of the Mono Basin. The general area contains numerous rare and endangered plant and
animal species. Some of California’s unique geologic formations are accessible to area visitors.
There is an abundance of wildlife and fisheries in the general vicinity. The Lee Vining area
expresses extraordinary pride in the unique and significant views of the natural scenery.
Analysis prepared for the Specific Plan and its Environmental Impact Report determined that
none of the unique, rare, or endangered resources are located on or in close proximity to the

Tioga Inn parcel.
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