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AAQS
ADA
ADC
ADT
AF/AFY
ALS
ALUC
ALUP
AQMP
ARB
ARP
AST
ATP

BACM
Basin Plan
BFE

BGS
Bi-State DPS
BLM

BLS

BMP

BOD

BOP

BTA

BTP

CAA
CalEPA
CalARP/RMP
CALFIRE
CalRecycle
Caltrans
CAO

CASP
CBSC

CCPI

CCR

CC&R

TIOGA WORKFORCE HOUSING
DRAFT SUBSEQUENT EIR

ACRONYMS & ABBREVIATIONS*

Ambient Air Quality Standards
Americans with Disabilities Act
Alternative Daily Cover (for landfills)
Average Daily Traffic

Acre-feet; acre-feet per year

Advance Life Support

Airport Land Use Commission

Airport Land Use Plan

Air Quality Management Plan
California Air Resources Board (also referred to as ‘CARB’)
California Accidental Release Program
Above-Ground Storage Tanks

Active Transportation Program

Best Available Control Measures

Water Quality Control Plan prepared by the Calif. Water Quality Control Board

Base Flood Elevation

Below Ground Surface

Bi-State Distinct Population Unit of the Greater Sage Grouse
Bureau of Land Management

Basic Life Support

Best Management Practices

Biological Oxygen Demand

Battery, Oil and Paint (a waste recycling term)

Bicycle Transportation Account

Bicycle Transportation Plan

Clean Air Act
California Environmental Protection Agency

California Accidental Release Prevention and Risk Management

California Dept. of Forestry and Fire Protection

California Department of Resources Recycling and Recovery
California Department of Transportation

Cleanup and Abatement Order

California Aviation System Plan

California Building Standards Code (also referred to as ‘CBC’)
Cooperative Conservation Partnership Initiative

California Code of Regulations

Homeowner Covenants, Conditions and Restrictions

! The reader is also referred to ‘Key Terms’ as defined for individual EIR sections where applicable.



CcDD Community Development Department (Mono County)

CDF California Department of Forestry

CDFA California Department of Food and Agriculture
CDFW California Department of Fish and Wildlife (formerly Fish and Game)
CcDO Cease and Desist Order

CcbocC California Department of Conservation

cbp Census Designated Place

CEC California Energy Commission

CEPEC California Earthquake Prediction Evaluation Council
CERCLA Comprehensive Environmental Response, Compensation and Liability Act
CESA California Endangered Species Act

CEQA California Environmental Quality Act

cfs Cubic feet per second

CFR Code of Federal Regulations

cGgC California Government Code

CGS California Geological Survey

CHP California Highway Patrol

CHRIS California Historical Resources Information System
CIWMA California Integrated Waste Management Act
CIWMB California Integrated Waste Management Board
CNDDB California Natural Diversity Data Base

CNPS California Native Plant Society

co Carbon Monoxide

cob Chemical Oxygen Demand

CO,e Carbon dioxide equivalent

coG Council of Governments

CPH Chains per hour, a measure of the rate of fire spread (1 chain is equal to 66 feet)
CRHR California Register of Historic Places

CRV California Redemption Value

cs Service Commercial, a land use designation

CSA Community Service Area

csp Conservation Stewardship Program

CTC California Transportation Commission

CTR California Toxics Rule

CuUpP Conditional Use Permit

CUPA Certified Unified Program Agency

CURES Coalition for Unified Recreation in the Eastern Sierra
CWA Clean Water Act of 1972

CWPP Mono County Community Wildfire Protection Plan
DBH Diameter at breast height (tree diameter)

DFG California Department of Fish and Game

DHS California Department of Health Services

DMG California Division of Mines and Geology

DOF California Department of Finance

DOT U. S. Department of Transportation

DPH Mono County Department of Public Health

DPS/DPU Distinct Population Segment/Distinct Population Unit
DTSC California Department of Toxic Substances Control
ECSZ Eastern California Shear Zone

ECTPP Eastern California Transportation Planning Partnership

EIR Environmental Impact Report



EIS Environmental Impact Statement, prepared for projects subject to the National
Environmental Policy Act

EMS Emergency Medical Services

EMT Emergency Medical Technician

EOC Emergency Operations Center

EOP Emergency Operations Plan

EPA United States Environmental Protection Agency
EQUIP Environmental Quality Incentives Program
ESA Endangered Species Act

ESLT Eastern Sierra Land Trust

ESRFSC Eastern Sierra Regional Fire Safe Council

ESTA Eastern Sierra Transit Authority

FAA/FAR Federal Aviation Administration; Federal Aviation Regulations
FEMA Federal Emergency Management Agency

FESA Federal Endangered Species Act

FHSZ Fire hazard severity zone

FHWA Federal Highway Administration

FLPMA Federal Land Policy and Management Act

FPD Fire Protection District

FPPA Farmland Protection Policy Act

Fps Feet per second

FRA Federal Railroad Administration

FRI Fire return interval

FRAP Forest Resource Assessment Program

FRPP Farm and Ranch Lands Protection Program

FTA Federal Transit Administration

FTIP Federal Transportation Improvement Program
‘g’ Gravitational acceleration rate

GBVAB Great Basin Valleys Air Basin (‘Great Basin’)
GBUAPCD Great Basin Unified Air Pollution Control District
GPD Gallons per day

GPLUE General Plan Land Use Element

GRP Grazing Reserve Program

GSA Groundwater Sustainability Agency

GSP Groundwater Sustainability Plan

HA Hydrologic Area, used in the LRWQCB Basin Plan
HCP Habitat Conservation Plan

HHWE Household Waste Element

HOA Homeowners’ Association

HSC Health and Safety Code of California

HU Hydrologic Unit, used in the LRWQCB Basin Plan
HWME Hazardous Waste Management Element

ICLEI Local governments for sustainability

P Caltrans' Interregional Improvement Program

INF Inyo National Forest



IPM

ISO
IRWMP
ITIP
IWMP

JESD
JLCAC

LADWP
LAFCO
LCMMP
LED
LEED
LFG
LGOP
LID
LOS
LRA
LRWQCB
LTC

MAD
MAP-21
MCL
MCMWTC
MEA
MPO
MRZ

MSL
MTCOze
Hg/m3

NAAQS
NDFE
NIMS
NFIP
NFWF
NOP
NOXx
NHP
NPDES
NRCS
NTR
NVUM

OES
OHV

Integrated Pest Management

Insurance Service Office (insurance credit rating)
Integrated Regional Water Management Plan
Interregional Transportation Improvement Program
Integrated Waste Management Plan

Round Valley Joint Elementary School District
June Lake Citizens Advisory Committee

Los Angeles Department of Water and Power
Local Agency Formation Commission

Land Cover Mapping and Monitoring Project
Light Emitting Diode

Leadership in Energy and Environmental Design
Landfill Gas

Local Government Operations Protocol

Low Impact Development

Level of Service

Local Responsible Area

California Water Quality Control Board-Lahontan Region
Local Transportation Commission

Mosquito Abatement District

Moving Ahead for Progress in the 215t Century

Maximum Contaminant Levels

Marine Corps Mountain Warfare Training Center (in Sonora Pass)
Master Environmental Assessment

Metropolitan Planning Organization

Mineral Resource Zone (formerly ‘MRA’ — Mineral Resource Area)
Mean Sea Level

Metric tons of carbon equivalent emissions

Micrograms per cubic meter of air

National Ambient Air Quality Standards
Non-Disposal Facility Element

National Incident Management System

National Flood Insurance Program

National Fish and Wildlife Foundation

Notice of EIR Preparation

Nitrogen Oxides

Natural Habitat Protection, a land use designation
National Pollution Discharge Elimination System
Natural Resources Conservation Service
National Toxics Rule

National Visitor Use Monitoring

Office of Emergency Services
Off-Highway Vehicles



OHWM Ordinary High Water Mark

OPR California Governor’s Office of Planning and Research

OSHA Occupational Safety and Health Act

PCB Polychlorinated biphenyls

PFPD Paradise Fire Protection District

PM Particulate Matter; PM1o is particulates no more than 10 microns in diameter, and PM2.5, is
very fine particulates measuring no more than 2.5 microns in diameter

POU Publicly-owned Utility

PPM Parts per Million

PRC Public Resources Code

PUC Public Utilities Commission, Public Utilities Code

PUD Public Utilities District

RCD Resource Conservation District

RCRA Resource Conservation and Recovery Act of 1976

RE Resource Extraction, a land use designation

REP Resource Efficiency Plan

RFA Recreation Facility Analysis

RMH Rural Mobile home, a land use designation

RPAC Regional Planning Advisory Committee

RTP Regional Transportation Plan

RWQCB Regional Water Quality Control Board-Lahontan

SAFETEA-LU Safe, Accountable, Flexible, and Efficient Transportation Equity Act: A Legacy for Users

SARA Superfund Amendments and Reauthorization Act of 1986

SCE Southern California Edison

SCS Sustainable Communities Strategy

SDC Seismic Design Criteria set by Caltrans

SDWA Safe Drinking Water Act

Semi-clustered Sort of clustered

SEMS Standard Emergency Management System

SFHA Special Flood Hazard Areas

SGMA Sustainable Groundwater Management Act of 2014

SHMP State Multi-Hazard Mitigation Plan

SHPO State Historic Preservation Office

SIP State Implementation Plan

SJVAPCD San Joaquin Valley Air Pollution Control District

SMARA Surface Mining and Reclamation Act

SMGB State Mining and Geology Board

SNC Sierra Nevada Conservancy

SNARL Sierra Nevada Aquatic Research Laboratory

SOx Sulfur oxides

SOP Standard Operating Procedure

SR State Route

SRA State Responsibility Area (a high fire hazard zone)

SRRE Source Reduction and Recycling Act

SRTP Short Range Transit Plan

SSRE Solid Waste Recover Element

STIP State Transportation Improvement Program

SWE Snow Water Equivalent

SWL Static Water Level



swacs California Water Quality Control Board

SWPPP Stormwater Pollution Prevention Plan

T A measure of soil transmissivity

TCP Timber Conversion Permit

TDA California Transportation Development Act
TDM Transportation Demand Management
TDS Total Dissolved Solids

THP Timber Harvest Plan

TMDL Total Maximum Daily Load

TOC Total Organic Carbon

TOML Town of Mammoth Lakes

TPZ Timberland Production Zones

TRI Toxic Release Inventory

TSCA Toxic Substances Control Act

TSD Commercial Treatment Storage Disposal
UCCE University of California Cooperative Extension
USACE U.S. Army Corps of Engineers

USDA United States Department of Agriculture
USFS United States Forest Service

USFWS United States Fish and Wildlife Service
USGCRP U.S. Global Change Research Program
USGS United States Geological Survey

UsT Underground Storage Tank

UWMP Urban Water Management Plan
VHFHSZ Very high fire hazard severity zones
VMT Vehicle Miles Travelled

vocC Volatile organic compounds

WDR Waste Discharge Requirements

WHIP Wildlife Habitat Incentives Program
WRP Wetland Reserve Program

wul Wildland Urban Interface

WWTP Wastewater Treatment Plant

X Unknown Quantity

YARTS Yosemite Area Regional Transit System

ZOB Zone of Benefit, a LAFCO designation for areas served by a county service district.
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TIOGA COMMUNITYWORKFORCE HOUSING PROJECT
REVISED DRAFT/FINAL SUBSEQUENT EIR

SECTION 1.0
INTRODUCTION

1.0 INTRODUCTION TO THE REVISED FINAL/DRAFT SUBSEQUENT EIR

This document is a consolidation of the Tioga Inn Workforce Housing Project Draft Subsequent EIR (DSEIR), as modified by
changes incorporated into the Tioga Community Housing Final Subsequent EIR (FSEIR). All substantive modifications are
shown in ‘Track Changes.” The consolidation of the DSEIR with changes incorporated through the FSEIR is in conformance
with CEQA Guidelines §15088(d) (Evaluation of and Response to Comments) which states: “The response to comments may
take the form of a revision to the draft EIR or may be a separate section in the Final EIR. Where the response to comments makes
important changes in the information contained in the text of the draft EIR, the Lead Agency should either: (a1) Revise the text
in the body of the EIR, or (2) Include marginal notes showing that the information is revised in the response to comments.” The
consolidated text will also facilitate future use of project information by the Lead Agency and other entities.

The original publication of the FSEIR and DSEIR documents, including public comments, are available online at:
https://monocounty.ca.gov/planning/page/tioga-inn-specific-plan-seir _or by calling the Mono County Community
Development Department at (760) 924-1800.

The documentation for the Planning Commission meeting on April 16, 2020, is available at:
https://monocounty.ca.gov/planning-commission/page/planning-commission-special-meeting-8 or by calling the Mono
County Community Development Department at (760) 924-1800.

1.1 BASIS FOR AND PURPOSES OF THE SPECIFICPLAN AND SUBSEQUENT EIR

The County of Mono, as Lead Agency, has determined that proposed amendments to the 1993 Tioga Inn Specific Plan
constitute a ‘project’ subject to CEQA as defined in the CEQA Guidelines §15060, and require the preparation of a
Subsequent EIR consistent with the requirements of CEQA §15162. CEQA §15162 states that ‘(a) When an EIR has been
certified...for a project, no subsequent EIR shall be prepared...unless the lead agency determines...one or more of the following:
(1) substantial changes are proposed in the project which will require major revisions of the previous EIR...due to the involvement
of new significant environmental effects or a substantial increase in the severity of previously identified significant effects; (2)
Substantial changes [occur regarding project circumstances] which will require major revisions of the previous EIR...due to the
involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant
effects; or (3) New information of substantial importance, which was not known and could not have been known...at the time of
the previous EIR...shows...(A) one or more significant effects not discussed in the previous EIR..., (B) significant effects previously
examined will be substantially more severe than shown in the previous EIR; (C) mitigation measures or alternatives previously
found not to be feasible would in fact be feasible and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the...measure or alternative, or (D) mitigation measures or alternatives which are
considerably different from those analyzed in the previous EIR would substantially reduce one or more significant effects, but the
project proponents decline to adopt the...measure or alternative; (b) If changes to a project or its circumstances or new
information becomes available...the lead agency shall prepare a subsequent EIR if required under subdivision (a). Otherwise, the
lead agency shall determine whether to prepare a subsequent Negative Declaration, an addendum, or no further documentation.
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(c) Once a project has been approved, the lead agency’s role in project approval is completed unless further discretionary approval
on that project is required... (d) A subsequent EIR...shall be given the same notice and public review [as a Draft EIR]....”

In compliance with CEQA, this Consolidated Draft Subsequent EIR/Final Subsequent EIR (‘DSEIR/FSEIR’) focuses on (1)
substantial changes in the proposed project that may involve new significant effects or substantially more severe
environmental effects than were previously analyzed in the 1993 Tioga Inn Final EIR, (2) changes in the project circumstances
that may involve new significant effects or substantially more severe environmental effects than were previously analyzed
in the 1993 Tioga Inn Final EIR, (3) new information that was not and could not have been known in 1993 that shows one or
more new significant environmental effects, or effects that are substantially more severe, or feasible alternatives and
mitigations that were previously judged infeasible, or feasible alternatives and mitigations that would substantially reduce
one or more significant effects, and (4) changes in the project and/or environmental information, as described in the Draft
SEIR, that were made as part of the Final SEIR. This Subsequent EIR does not consider or analyze previously approved
project elements (including the 120-room hotel and the full-service promontory restaurant) that have not changed since the
1993 approvals were granted. A detailed description of the scope of the current Subsequent EIR is provided in EIR §3.0
(Project Description).

1.2 CEQA REVIEW PROCESS
1.2.1 Where to obtain a copy of the Draft EIR

Public review and comment is an essential part of the CEQA process. Lead Agencies are encouraged to provide opportunities
for public involvement, and required to make environmental information available for public review and comment (CEQA
§15201). Theis Draft Subsequent EIR wasis-being circulated for review and comment to the public and other interested
parties, agencies, and organizations for a 60+-day review and comment period_(described in §1.2.2 below), which is the
maximum time allowed by law. To afford the widest possible review, the Draft Subsequent EIR washas-beern made available
for review in a number of locations:

e A copy of the Draft SEIR (with all attachments and exhibits) wasis electronically available on the Mono County website:
https://www.monocounty.ca.gov/planning/page/tioga-inn-specific-plan-seir

e A printed copy of the Draft SEIR waswit-be kept on file for public review at the Mono County Community Development
offices in Mammoth Lakes (437 Old Mammoth Rd., Suite P, Minaret Village Mall, Mammoth Lakes) and another printed
copy waswitt made-be available in Bridgeport (74 School St, Bridgeport, CA 93517).

e Printed copies of the Draft SEIR werewil-be available at the June Lake and Lee Vining public libraries.

e Printed copies were also available for may-be-purchased at Mono County offices in Mammoth & Bridgeport for the cost
of reproduction.

1.2.2 Draft EIR Review Period Dates

The 60+-day Draft EIR review period began on Friday, 14 June 2019 and was scheduled to end on 13 August 2019, and was

further extended in response to public requests to 21 August 2019.endeds—onFuesday,—2223-August 2029 Due to the

timeframe for completing the CEQA review process, the County cannot accept comments that are received after the closing
date._ >-PLEASE ensure tha i )

1.2.3 Where to Submit Comments on the Draft EIR

The County invites and encourages your comments on this Draft EIR. Comments may be submitted by email, U.S. mail, hand
delivery or fax to the following:

TO SUBMIT COMMENTS BY MAIL:
Mono County Community Development Department
PO Box 347 ¢ Mammoth Lakes, CA 93546

TO HAND-DELIVER COMMENTS:
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Mono County Community Development Department
437 Old Mammoth Rd.
Minaret Village Mall, Suite P, Mammoth Lakes

TO SEND COMMENTS VIA EMAIL:
Michael Draper (mdraper@mono.ca.gov)
760-924-1805
TO SEND COMMENTS VIA FAX:
Mono County Community Development Dept.
760-924-1801

1.2.4 Public Meeting during the Draft SEIR Review Period

A public workshop and meeting to discuss this project wasil be held on 20 June 2019, during the Mono County Planning
Commission Meeting. The Planning Commission meeting will start at 10:00 am, and will be held in the Town/County
Conference Room at 437 Old Mammoth Road, Suite 220, in Mammoth Lakes. Please check for additional meeting details
on the County’s website at: https://www.monocounty.ca.gov/planning/page/tioga-inn-specific-plan-seir

A second public meeting, at the request of the community, was held on July 30, 2019, at the Lee Vining Community Center
at 6:30 pm.

1.2.5 Response to Comments on the DSEIR

The Draft EIR public and agency review and comment period has a number of specific goals and purposes. As stated in CEQA
§15200, the public review period enables reviewing agencies and citizens to:

e Share expertise and information e Discover public concerns and
e Disclose responsible and trustee agency analyses e Solicit counter proposals and alternatives
e Detect omissions of relevant information e Check for the accuracy of data and conclusions

The public review and comment period for this Draft Subsequent EIR on the Proposed Tioga Workforce Housing Project is
intended to achieve all of the above purposes. In reviewing the draft EIR, CEQA §15204(a) advises agencies and individuals
to focus on the sufficiency of the EIR in identifying and analyzing possible impacts and ways in which significant effects
might be avoided or mitigated. Comments are most helpful when they suggest additional specific alternatives or
mitigation measures that are feasible and could better avoid or mitigate adverse effects. Whenever possible, reviewers
are asked to provide data and reference materials and to explain the basis for their comments.

At the close of the 60-day public review period, the County wil-compiled the Final Subsequent EIR, which is presented in
DSEIR/FSEIR §13. The Final EIR wit-consists of a copy of all comments received, a list of all persons and organizations and
agencies that submitted comments, a copy of the Draft Subsequent EIR, and responses prepared by the County to address
all significant environmental issues raised in the review and comment process. The Final EIR may include other information
added by the Lead Agency.

The Final EIR waswil-first-be submitted for review by the Planning Commission_on 16 April 2020. During the meeting, ;
the Planning Commissioners whieh-wil-formulated recommendations for consideration by the Mono County Board of
Supervisors. The Final EIR waswil-then be subsequently forwarded for consideration by the Board of Supervisors. The
Board of Supervisors will determine whether to certify the Final Subsequent EIR as adequate, based on several key
elements:

e Determination whether the Final SEIR has been completed in compliance with CEQA,
e Verification that Board members have fully reviewed and considered information contained in the Final SEIR,
e Affirmation that the Final EIR reflects the independent judgment and analysis of the County.

13
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Following EIR certification, the Board of Supervisors will consider whether to approve the project. If the EIR has identified
one or more significant and unavoidable adverse impacts, the Board shall be required to make one or more written findings
for each of the significant effects. The written findings will indicate, for each significant effect, whether: a) changes have
been incorporated into the project to substantially lessen the adverse effect; b) such changes are the responsibility and
jurisdiction of another public agency; or ¢) the changes are infeasible due to specific economic, legal, social, technological
or other considerations; substantial evidence will be provided in support of each finding. At the same time, the Board will
adopt a program for reporting on and monitoring the changes incorporated for the purpose of minimizing environmental
effects, and will specify the location and custodian of the documents and other materials that constitute the record of
proceedings upon which their decision is based.

If significant effects have been identified but not avoided or substantially lessened, the Board of Supervisors shall consider
whether the project benefits outweigh the adverse environmental effects. The reasons supporting the Board's decision
shall be specified in writing as a ‘Statement of Overriding Considerations’ that will be included with the record of project
approval. At this point, the Board may determine whether to approve the proposed Tioga Inn Workforce Housing Project.

1.3 REGULATORY SETTING

Each EIR section contains a discussion of regulations at the federal, state and local level that may have a bearing on issues
addressed in that section. Note that some of the programs discussed are not truly regulatory, but also include legislative
and programmatic actions that may pertain to issues addressed in the section.

1.4 CEQA GUIDELINES AND DETERMINATION OF IMPACT SIGNIFICANCE

CEQA requires that environmental documents identify and focus on the potentially significant effects of a project proposal.
A significant effect is one that may or will cause “a substantial or potentially substantial adverse change in any of the
physical conditions within the area affected” by a project (CEQA Guidelines §15382). The determination of whether an
impact is significant is based on a number of factors, including 1) criteria offered by the Lead Agency, responsible agencies
or other entities, 2) criteria provided in the CEQA guidelines, and 3) evidence provided by factual materials and expert
opinion (Guidelines §15064).

Where a lead agency provides thresholds of significance, CEQA requires that such thresholds be adopted by ordinance,
resolution, rule or regulation, and developed through a public review process, and supported by substantial evidence
(CEQA §15064.7). Mono County has not formally adopted thresholds of significance (some examples of thresholds are,
however, listed in the Mono County General Plan). This EIR relies on thresholds established by the State Clearinghouse
and provided in the Environmental Checklist Form®* to reflect issues of concern identified through the Notice of EIR
Preparation and public scoping meeting. Each section of the environmental analysis specifies the thresholds used to
determine the significance of potential impacts.

During preparation of the Draft Subsequent EIR, the CEQA Statutes and Guidelines were updated by the California
legislature; the updated statutes and guidelines became effective on 28 December 2018. Impact analyses contained in
this Tioga Inn Workforce Housing Draft SEIR have been updated to reflect the new guidelines. In some instances, the
updated Guidelines topics have relocated the sections within which topics are addressed; this DSEIR retains the original
locations, with referrals where needed to point to the location of impact analyses.

Potential environmental impacts refer to issues identified in the NOP as well as issues raised by the County, the public,
responsible and trustee agencies, and other entities. In this Draft SEIR, the focus is on potential adverse effects that are
clearly produced by the proposed project and may cause a substantial change in environmental conditions in the project
study area. The proposed amendment to the Tioga Inn Specific Plan does not meet the CEQA criteria for projects of
Statewide, Regional or Areawide Significance, but will be transmitted to the State Clearinghouse as part of the Draft
Subsequent EIR public review process.

*2004 CEQA Statutes & Guidelines, Appendix G, Environmental Checklist Form.

1-4
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1.5 MITIGATION MONITORING AND REPORTING

Allimpacts and recommended mitigation measures are summarized in the Executive Summary (please see Table 2.1), and
presented in detail as part of the Mitigation Monitoring and Reporting Program provided in updated DSEIR/FSEIR §10.

In addition to the mitigation measures contained in this EIR, the project would be subject to a wide range of California
Building Standards, Code requirements, and standard conditions of approval required by the County or other agencies
(for example, energy conservation measures required in Title 24, etc.). These mandatory requirements do not conform to
the strict definition of a mitigation measure. Standard conditions and requirements are not generally incorporated as
specific mitigation measures into this EIR.

1.6 AFFORDABLE HOUSING COMPLIANCE

The project is broadly compliant with the County’s goal to plan for adequate sites and facilities to support future housing
needs, and with all applicable? supporting policies as summarized below:

Policy 1. Facilitate the provision of housing in unincorporated communities to meet local housing demand: The
project aims to provide affordable and proximate housing for all onsite employees (if desired), and for employees in other
areas of the county if units remain available after the needs of onsite employees are met.

Policy 2. Ensure that adequate infrastructure exists or will be provided to support future housing development:
Infrastructure for water, sanitation and power will be provided onsite sufficient to fully meet residents’ needs.

Policy 5. Plan for adequate sites and facilities to be available for housing all segments of the population: Project
housing will benefit seasonal workers and other potentially underserved individuals including large families, single-parent
families, and lower-income families).

Policy 7. Designate adequate sites for a variety of residential development in each community to help establish self-
sufficient communities that balance job locations with housing; i.e., develop a sufficient year-round residential
population in communities to support local schools, commercial services, and other services: Although many existing
and future uses may be closed during winter months (the deli and convenience store, the future hotel and full-service
restaurant), the workforce housing village will remain open year-round and available for year-round occupancy by onsite
employees and will include facilities (playground, space for indoor and outdoor day care services, laundry, storage, etc.)
designed to facilitate a year-round residential population.

The project is also compliant with the Mono County Housing Mitigation Ordinance (HMQ), which became effective 10
February 2020. Please see FSEIR/DSEIR §5.5 (Land Use) and Mitigation Measure LU 5.5(b-1) (HMO Compliance) for
additional discussion of project compliance with the HMO.

1.7 NOTICE OF EIR PREPARATION

A Notice of Preparation (NOP) was prepared and distributed to the State Clearinghouse, trustee agencies, responsible
agencies, the Lee Vining Regional Planning Advisory Committee and other interested parties on 17 October 2016.
Distribution of the NOP initiated a 5-week period for agencies and the public to identify environmental issues that should
be addressed in this Draft Subsequent EIR. During the NOP review period, a public scoping meeting was held at the Lee
Vining Community Center inviting interested agencies, individuals, and organizations to discuss the range of issues,
alternatives, and potential mitigation measures to be addressed in this Draft Subsequent EIR.

2 Note that 3 of the policies are not applicable to this project: #3-ldentify sites including seasonal housing units on public lands, agency
employee housing and under-utilized sites; #4-seek adequate sites through coordination with other public agencies, private concerns,
nonprofit entities and tribal governments; and #6-Utilize a Regional Housing Authority or similar entity to develop, implement and
manage housing programs in Mono County and the Eastern Sierra.
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At the time of the public hearing and NOP release, the applicant was seeking approval of several project elements that
were subsequently deleted from the application. Table 1-1 identifies project elements as they were approved in 1993, as
they were described in the 2016 NOP, and as now proposed and analyzed in this Draft Subsequent EIR. Unless otherwise
noted in the discussion below, all Specific Plan approvals (the 1993 Specific Plan, the Plan amendments of 1995 and 1997,
and the Director Review of 2012) remain consistent with the earlier approvals. Most of the changes incorporated since
2016 were made in response to comments on the NOP and at the scoping meeting.

Table 1-1. TIOGA INN SPECIFIC PLAN, PROPOSED MODIFICATIONS AND CHANGES SINCE 2016 NOP

LAND USE

LAND USES APPROVED
IN 1993 SPECIFIC PLAN

SPECIFIC PLAN CHANGES
PROPOSED IN OCTOBER 2016

SPECIFIC PLAN CHANGES
AS NOW PROPOSED

HOTEL

120-room TWO-STORY hotel
with varied guest services,
and parking.

120-room THREE-STORY hotel with
varied guest services and parking.

Changes to the hotel are NO LONGER PART
of the application; existing Specific Plan
provisions will remain in effect.

PROMONTORY
RESTAUTANT

Full-service restaurant with
up to 5,000 square feet of
interior dining area.3

Full-service restaurant with 200
seats and up to 5,000 square feet of
interior dining area.

Changes to the full-service promontory
restaurant are NO LONGER PART of the
application; existing Specific Plan provisions
will remain in effect.

WORKFORCE
HOUSING

The 1993 Specific Plan
included 10 hilltop residential
housing units (of which only 8

were built). Six additional
residential cabins were
subsequently constructed
about 300 feet south of the
flagpole; no formal approvals
were granted for the 6 cabins.

The 2016 application included up to
8o new workforce housing units to
be located in an area currently
designated as Open Space-
Preserve. The 6 existing cabins
would be demolished and replaced
by the proposed workforce units.

The amended application includes up to 100
workforce housing units, with daycare, in an area
currently designated as Open Space-Preserve;
the Open Space-Preserve acreage would be
expanded; the Open Space-Facilities and Open
Space-Support acreage would be reduced. The 6
existing workforce cabins would be demolished
and replaced by the workforce units.

GAS STATION
& MINI-MART;
DELI

2 gas pump islands, each
with 1 underground storage
tank and an overhead
canopy with lighting

= 1new Gas Pump Island with 1 new
underground storage tank, and an
overhead canopy with lighting (for a
total of 3 islands)

= As proposed in the 2016 NOP (i.e., a total of
3 gas pump islands).

MINI-MART;
DELI

® 4,800 sf mini-mart with
picnic area, restrooms and
accessory facilities.
= Delicatessen

No Changes Proposed

No Changes Proposed

WATER
STORAGE

300,000-gallon potable water
storage tank near the hilltop
residential units.

Demolition of the existing 300,000-
gallons water storage tank, and
construction of a new 300,000-

gallon potable water storage tank

in the same general location.

As proposed in the 2016 NOP (i.e., demolition
of the existing tank and replacement with a
new tank of the same size in the same general
location.

PROPANE

Unspecified number of
above-ground propane tanks.

= Addition of one new 30,000
gallon propane tank and continued
use of the existing propane tanks.

As proposed in the 2016 NOP (i.e., 1 new
30,000 gallon propane tank and continued use
of the existing propane tanks).

SANITATION

Standard septic tank/leach
field systems for each land

The 2016 NOP proposal was for
replacement of the existing onsite
septic system with an onsite

The amended application still includes an
onsite wastewater treatment plant to provide
subsurface treated water for landscape

3 The 1993 Specific Plan implementation measures discuss restaurant size only in terms of the interior dining area (max 5,000 sf) with
provision for an exterior sit-down dining area on the observation deck and an interior and exterior cocktail lounge. Reference to 100
restaurant seats is found only in the discussion of environmental impacts pertaining to traffic (1993 SP, p. 59). The 1993 Specific Plan
goals, policies and implementation measures make no reference to 100 seats, but the 100-seat provision is considered to be a specific
plan limit, and has been added to the proposed Specific Plan Amendment #3.
4 The delicatessen was not a part of the 1993 approvals. This use was retroactively approved through a 2012 Mono County Community
Development Department Director Review.
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use per Mono County Health
& LRWQCB standards,

with a 200% expansion field
area for all onsite facilities.

wastewater treatment plant to treat
wastes before discharge to a
designated leach field.

irrigation and habitat restoration, along with
expansion of the existing septic system and
leach field (still with a 100% expansion field).

TOTAL PROPOSED ACRES 67.83 (reduced from 73.7 acres in 1993)

The October 2016 NOP is provided in Appendix A1 of this DSEIR/FSEIR, and comments on the NOP are provided in
Appendix A2. Table 1-2 below summarizes key points raised in the NOP comment letters. The NOP comments are also
summarized in the applicable EIR section as a basis for the scope of issues addressed. To be clear: the NOP discussed
changes to the previously-approved hotel and full-service restaurant that were later dropped from the project proposal in
response to comments on the NOP.

TABLE 1-2. Comments Received on the October 2016 Notice of EIR Preparation

COMMENT SUMMARY OF
SOURCE COMMENTS
Janet Carle & | ® GENERAL: The projectis critically important for Mono Basin, Mono County and the Eastern Sierra, not only as the
numerous eastern Yosemite gateway but also as gateway to the Mono Lake Basin — a crossroads with thousands of visitors
others from each summer. As such, it offers an opportunity for a groundbreaking project that is climate-friendly and
Lee Vining, renewable, and sets an example for the region as a whole.
Bridgeport, e ENERGY: The project scope suggests a major increase in energy use. Energy facilities must be wholly comprised
of passive solar, designed for net zero energy use, platinum LEED certified and exceeding requirements of Title 24
Walker, Mono
X h (energy code).
City, Hilton e WATER: The proposed use of groundwater supply, a limited resource, calls for innovative graywater reuse and
Ck., June overall conservation. Consider a cutting-edge black-water dispersal system and exclusive use of native drought-
Lake, San tolerant landscaping.
Francisco, e WORKFORCE HOUSING: The proposed 8o units would roughly double available housing in Lee Vining,
Mammoth potentially impacting a range of services in Lee Vining such as schools. Small cabin design is inefficient in a
Lakes) mountain climate; 2 or 3 apartment-style buildings may be more efficient, with good southern exposure and state-
of-the-art insulation.

e COMMUNITY IMPACTS: The project will impact Lee Vining. Impacts have the potential to benefit the
community, but add more intensity, more traffic and more visitors. Please reach out to the community to identify
and integrate town needs with project needs, including joint use of meeting spaces, sponsoring local events, and
ensuring aesthetic design that complements the site.

Caltrans RESPONSIBLE AGENCY (Table 2): Caltransis a Responsible Agency for the project, and must issue an encroachment

permit for any driveway intersection improvements in the State Right of Way (ROW).

Suggests EIR include

consultation with Yosemite Area Rapid Transit System (YARTS).
TRAFFIC:

For the intersections of SR 120/US 395 and the Tioga Inn entry at SR 120, estimate impacts from turn movements
and queuing, and identify needed improvements (e.g., addition/alteration of turn- and/or acceleration-lanes). A
2-lane exit from the site may work, but a 2-lane entry may exacerbate weaving at the hotel/gas station junction.
Areas south and north of the driveway must be included in the analysis. To the south is the YARTS bus stop/parking
areaq; to the north is the dirt pullout area, which has expanded and experiences improper parking that limits sight
distances. The County and Caltrans may want to consider parking restrictions in the vicinity.

Ensure that pedestrians and bicycles are accommodated in the project.

SR 120 ROW improvements must meet Caltrans standards as stated in the Encroachment Permit process.
Caltrans commends the proposal provide substantial additional parking for guests, for park and ride, and for
YARTS buses.

AESTHETICS: Ensure that the visual analysis considers the designation of US 395 as a State Scenic Highway, and the
eligibility of SR 120 for such designation.
HYDROLOGY: Ensure that no added drainage is directed onto Caltrans’ ROW.
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ROW ENCROACHMENTS: Much of the picnic/landscaped area is in the SR 220 ROW. Caltrans plans to issue a Notice
of Encroachment, and further interaction is required for resolution.

DRIVEWAY LOCATION: The legal SR 120 access to this site was altered during 1994 from the 30 linear feet of access
rights granted by Caltrans. The current paved driveway exceeds the 30’ limit by 6" and the proposed access may be
even wider. Interact with Caltrans to address driveway width.

Allison
Brooker

HOTEL: A 3-story hotel would be out of proportion to the environment and local businesses.

WORKFORCE HOUSING: The 8o-unit workforce housing structure would be out of proportion to the area, and would
likely remain underutilized during off months.

AESTHETICS: Visuals are needed to assess aesthetic impacts of the Workforce Housing.

RESTAURANT: A 200-seat restaurant would grant Tioga Inn an unfair advantage over local businesses; 100 seats are
enough.

CAR RENTAL: It does not make sense to provide car rental facilities at this location.

GAS ISLANDS: The 2 existing gas pump islands are large; there is no need for a third island.

ELECTRIC CAR CHARGING: The commenter supports this component.

OVERALL CONCEPT: The commenter supports the concept of meeting facilities, jobs and employee housing if
coupled with noteworthy architecture, but believes that the Visitor Center already provides facilities sufficient to meet
area needs.

Lynn Boulton
11-1-16

MONO LAKE: Mono Lake levels are extremely low and the lake is at risk. The SEIR must demonstrate that project
groundwater pumping will not adversely impact Mono Lake.

LOCAL SPRINGS: There are many freshwater springs around Mono Lake; they provide a water source for local and
migrating wildlife, contribute to tufa formation, and support area visitation. The SEIR must prove that project will not
impact these springs.

LEE VINING CREEK: Ensure that project-related groundwater pumping will not undercut DWP settlement agreement
provisions that are designed to mimic natural hydrologic flows.

NEIGHBORING permit: Nearby private wells (including one across US 395) predate the existing Tioga Inn well,
including one directly across the highway. Drought continues to exacerbate town reliance on these wells. The SEIR
must assess whether project water demands will place an added burden on these nearby wells; a bond should be
posted to compensate owners of nearby wells for losses.

SURFACE VEGETATION: Thereduction inrecharge water from Tioga Inn may impact surface vegetation in the Mono
Basin. A baseline assessment should be made, and the vegetation monitored.

ADJUDICATION: The SEIR should list and characterize each neighboring well in preparation for future adjudication
of groundwater rights. The SEIR should also determine the size and age of the underlying aquifer. The data will
facilitate resolution of future water resource conflicts as well as adjudication.

GENERAL: The SEIR should set a cap on project groundwater use and ensure the equitable use and availability of
water supplies to all users in Mono Basin. A hotel swimming pool is discouraged.

Lynn Boulton
11-8-16

HYDROLOGY TESTS: Raises concern that the planned hydrology tests will only on the adequacy of supplies to serve

the project, and not consider impacts on the Mono Basin environment. Asks whether the tests will determine (a) age
of the project aquifer supply, (b) age of springs entering Mono Lake, (c) age and size of the southern basin’s aquifer,
(d) impacts to neighboring wells and local springs that flow into Mono Lake, and (e) impacts to flows in Lee Vining
Creek.

Lynn Boulton
11-10-16

HOTEL: Would like to see project scaled down to mitigate viewshed impacts and more closely adhere to the dark sky
policy. Supports a 2-story hotel (not 3-stories) and recommends the restaurant be inside the hotel and not at the
flagpole. Consider a partial 3-story design, or placing the 1993 coffee shop at an elevation lower than the Gas Mart to
retain views of Mono Lake. To avoid a ‘wall-like’ hotel appearance, consider designing the hotel front with varied
setbacks, or tiering, or a design with 2- and 3-story elements. Mitigation in the 1993 FEIR required an alpine design;
this may not fit well with the sagebrush vegetation character around Lee Vining. Consider a unique exterior design,
tasteful, rustic and perhaps similar to the Visitor Center. If a chain hotel is selected, it should feature unique and local
design elements. Another option would be to convert the sagebrush dominated acreage north of the hotel to a
Jeffrey/aspen tree forest to hide buildings and block lights (provided greywater is used for irrigation). To minimize
pavement, consider placing the hotel parking underground.

GAS PUMP: The sodium lights of the existing gas pumps are very bright and visible from town and highway. Consider
using dimmer lights for the existing and proposed islands.

FLAGPOLE RESTAURANT: Disagrees with 1993 FEIR finding that the flagpole restaurant conforms to dark sky and
other county requirements. Raises concern that this location will be highly visible, with little screening vegetation.
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Consider minimizing impacts by prohibiting all of the following: 24-hour restaurant operation, use of neon signing,
lighted trademark signing after closing time, and trademark signing that can be seen from Mono Basin. Suggests the
site be used as windbreak with outdoor benches in lieu of a restaurant. If a restaurant, would prefer something unique,
and something other than Applebee’s or similar.

EMPLOYEE HOUSING: Employee housing may benefit Lee Vining, but the planned 8o-bedroom design is too dense
and too visible. Consider reducing the number by half, and ensure that each unit has a bathroom so the units appeal
to a wider demographic. Consider providing heat to each unit through design features instead of built-in heat sources.
Consider lowering the pad elevation to reduce the profile and retain the natural ridgeline of the moraine.

WATER TANK: Consider use of pinyon pines to effectively screen the second water tank.

LANDSCAPING: Require that landscaping be of drought-resistant native materials.

WILDLIFE: To protect wildlife, prohibit use of pesticides. Provide discussion of a wildlife movement corridor that
crosses the eastern end of the property, crosses SR 120, and passes a private home on SCE property. This project may
require wildlife to circle behind the development to travel up Lee Vining Cyn or go around town to lower Lee Vining
Ck. The long-term shift to a drier climate would increase traffic and wildlife collisions; a wildlife underpass is needed
in this area. Provide updated information about the Casa Diablo herd, including impacts of Tioga Mart development
to date. Provide bear-roof dumpsters and trashcans to address reduced bear hibernation patterns.

TOWN IMPACTS: Encourage cross-pollination between town guests and Tioga Inn guests, perhaps with a connecting
footbridge and nature trail.

Lynn Boulton

HYDROLOGY TESTS: Recommends two well stress tests including one at peak runoff in June, and one at the

11-15-16 lowest runoff in October or November to assess recharge is adequate to support hotel uses. The 1992 tests were
conducted only during June.
Malcolm & WATER: The SEIR must demonstrate that anticipated project water demands can be sustainably met given ongoing

Ellen Mosher

drought conditions.

TRAFFIC:

* Yosemite traffic has increased significantly since the 1993 EIR, resulting in sometimes unsafe conditions at the
120/395 junction. This project will further increase area traffic volumes.

o Drivers often ignore the 30 mph speed limit through Lee Vining, despite pedestrian activity. Routine policing is
needed. This project will further increase traffic and possibly unsafe speeding through Lee Vining.

e The hotel and restaurants will add to parking demands in Lee Vining, which is already underparked. Solutions are
needed to resolve this problem.

o Trafficin the area of Lee Vining High School routinely speeds, often reaching 50-60 mph despite the posted 30 mph
limit. The Tioga Inn project will likely add to traffic and speeding in this area, increasing the need for policing or
perhaps a traffic signal.

AESTHETICS:

e The proposal to increase the hotel from 2 to 3 stories will increase visibility. The EIR must clearly identify height
and appurtenances, and assess how the hotel will impact water, traffic and aesthetic values. Erect story-poles so
that residents can see how big the hotel will be.

e Hotel lighting (parking, restaurant, rooms) will impact dark sky viewing over a large area around the project.

e The commenter strongly opposes the request to increase restaurant seating from 150 in 1993 to 400 in the current
proposal.

PARCEL 2:

e Regarding the 8o-bedroom workforce housing proposal, provide details including unit sizes, number of units,
building heights, number of stories and bedrooms per unit and number of garages, to accurately gauge future
impacts on water use, sewage, dark sky impacts, wildlife and other issues. Indicate how the project will impact
employment, and characterize the seasonal nature of the employment opportunities.

e The EIR must assess whether the one- and two-bedroom units may generate school-age children and require
construction of new school facilities.

CLOSING REMARKS:

e Uses on the site should be held to the 1993 approvals.

e Asawhole, the project will adversely impact many other businesses in town including motels, food services, retail
and souvenir shops, and gas stations.

e The commenter proposes that the third schematic rendering be taken from Test Station Road along the shoreline
of Mono Lake, and provided a photo show views from the suggested site.
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Larry & Carol
Holt

PROJECT SIZE: The project has potential to place a heavy burden on Lee Vining Services. Please analyze the impact
on town population and local schools.

WATER: Lee Vining has recently experienced significant water use restrictions and Mono Lake is receding; how will
this project impact water availability and Mono Lake levels?

SEWAGE: It appears that the leach field flow could end up in Lee Vining Creek and thereon to Mono Lake. Are there
studies indicating impacts on fish populations in Lee Vining Creek?

FIRE: The Lee Vining Fire Department does not own equipment capable of fighting a 3-story fire, and the firehouse
is too small to park such equipment.

AESTHETICS: The 3-story hotel may be a visual blight on the Mono Lake National Forest Scenic Area. Are setbacks
adequate to ensure buildings are not visible from the Scenic Area?

OVERALL: As now proposed, the project is too large and too great a burden on Lee Vining.

Dept. of Fish
& Wildlife
(CDFW)

TRUSTEE & RESPONSIBLE AGENCY: CDFW is a Trustee Agency for fish and wildlife resources, and a Responsible
Agency for any discretionary actions (e.g., Lake or Streambed Alteration Agreement, Permit for Incidental Take of
Endangered, Threatened and/or Candidate species.

HABITAT: Assess habitat types in the project with a map identifying each. CDFW recommends use of The Manual of
California Vegetation for this purpose. Include adjoining habitats for potentially impacted offsite areas.

INVENTORY: Include an inventory of fish, amphibian, reptile, bird and mammal species that are or may be present
(referring to listed sources); CBDDB forms should be completed and submitted to document results.

LISTED SPECIES: Provide a complete and recent inventory of rare, threatened, endangered and other sensitive
species in the impact area.

PLANTS: Provide a thorough and recent assessment of special status plants and natural communities using
recommended protocols.

REGIONAL SETTING: Characterize the regional setting, emphasizing rare and unique resources.

BROAD REVIEW: Consider project impacts from lighting, noise, human activity, wildlife-human interactions, exotic
and invasive species, and drainage impacts including changed drainage patterns and water quality in, upstream and
downstream of the project site.

INDIRECT EFFECTS: Discuss such indirect project impacts on nearby public lands, open space, adjacent natural
habitats, riparian areas, wildlife corridors and any designated or proposed reserve or mitigation lands.

SHORT & LONG-TERM EFFECTS: Consider impacts of construction and long-term operation and maintenance.
CUMULATIVE EFFECTS: Assess cumulative effects including potential direct and indirect impacts to riparian areas,
wetlands, vernal pools, alluvial fan habitats, wildlife corridors, aquatic habitats, sensitive species and habitats, open
lands, open space and adjacent natural habitats based on general and specific plans in the area and past, present and
anticipated future projects.

MITIGATION-SENSITIVE PLANT COMMUNITIES: Seek to fully avoid or protect communities with a statewide
ranking of S-1, S-2, S-3 and S-4, all of which are considered sensitive and declining.

MITIGATION-SPECIES OF SPECIAL CONCERN (SSC): Consider SSC during the review.

MITIGATION: Impacts to sensitive species and habitats are considered significant; mitigation should emphasize
avoidance and impact reduction; where unavoidable, consider onsite restoration and/or enhancement, or offsite
mitigation through habitat creation or preservation in perpetuity. Address access restrictions, land dedications,
ongoing monitoring & management, illegal dumping controls, water pollution, increased human interaction, etc.
RESTORATION PLANS: These should be prepared by qualified individuals. Assumptions should be stated and plans
should include location, species/sizes/seeding rates/sources, mapping, a local seed/cuttings/planting schedule, a
description of irrigation methods, measures to control exotic species, specific success criteria, monitoring (of sufficient
duration to ensure success), contingency measures, and identification of responsible parties. CDFW recommends use
of local propagules, with timely seed collection to ensure adequate supply and appropriate restoration goals and plant
palettes. Restoration plans should be specific to project components, and objectives should include protection of
habitat elements or their re-creation in affected areas.

NESTING BIRDS & MIGRATORY BIRD TREATY ACT: The project must comply with all applicable laws relating to
nesting birds and birds of prey as well as migratory non-game native bird species protected under the Migratory Bird
Treaty Act. The Fish and Game Code also affords protections including §3503 (unlawful to take, possess or needlessly
destroy bird nests or eggs), §3505.3 (unlawful to take, possess or destroy birds of prey or their nests or eggs), and §3515
(unlawful to take or possess any migratory nongame bird). Avian surveys are recommended, as are avoidance and
minimization measures (e.g., phasing, monitoring, sound walls, and buffers) to ensure impacts do not occur.

Paul Ashby

DESIGN: Overall the structures appear disproportional to the region, landscape and ecosystem.
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AESTHETICS: It appears that the hotel will be visible from US 395 and SR 120, significantly changing the landscape of
this area.

SEASONALITY: Describe how project elements would be sustained during off-season months.

ECONOMIC IMPACTS: Analyze impacts to existing businesses during the peak season. Consider effects on tourism if
the project forces some existing businesses to close, and impacts on population if the project draws large numbers of
new visitors.

WATER: Closely analyze impacts of leach field flows on the watershed and water quality given area geologic
characteristics. Describe contingency plans in the event of treatment system failures. Consider whether seismic effects
could cause system failure.

llene
Mandlebaum

ALTERNATIVES: The 1993 EIR identified alternatives to reduce significant impacts on visual quality and area growth.
The alternatives (all of which were rejected due to infeasibility, associated new impacts and/or noncompliance with
project objectives) should now be revisited with a focus on options that reduce size, scale and intent. Disclose the
applicant intent to lease or sell the hotel site to an outside developer with pre-set goals (size, design and uses) that
may be at odds with community aesthetic values.

ECONOMIC ANALYSIS: An updated Economic Analysis is needed to assess impacts on local businesses.

DESIGN: A Design Review Permit should be required. Articulate plans and required standards and restrictions for
siting, scope, design, signage, roads, water and energy use and conservation, transportation, emission controls, and
pedestrian linkage to town.

LAND USE PLANNING: Describe how the plan will comply with Mono Basin Community Plan goals and objectives
and require mitigation as needed.

SAFETY: Analyze increased demands on safety services including police, fire and paramedics.

FIRE: Lee Vining Fire Department (LVFD) has neither equipment nor staff to protect this project; please analyze.
AIRPORT: Assess how the project would impact Lee Vining Airport, including potential growth inducements and
secondary impacts thereof.

AESTHETICS: It may not be feasible to reduce to less than significant levels the visual impacts of the promontory
restaurant and housing. Assess whether a 3-story hotel is appropriate in this sagebrush environment, and consider
night light pollution.

BIOLOGY: Consider whether this project undermines the 1993 deer impact mitigation of leaving open space areas.
New mitigation should consider funding for bitterbrush plantings in the Azalea Fire area.

TOURISM: Assess the impacts of increased tourism on the Lee Vining Creek drainage and wildlife.

WATER: Identify the recharge source for groundwater aquifers around the project wells, and potential impacts of
increased pumping. Consider whether approval would set a precedent for future projects.

SANITATION: Describe how the wastewater management plan will reduce water consumption as stated.
PARKING: Parking should be no more than required to park each vehicle in one location; do not double count for
guests using the hotel and restaurant. Use porous surfaces to minimize runoff and increase infiltration.
LANDSCAPING: Require pesticide/herbicide-free landscape maintenance for future and existing uses.
WORKFORCE HOUSING: Consider whether workforce housing responds to employee needs in terms of cost, size &
facilities. Assess whether size & appearance can be mitigated, and surrounding views maintained.

DESIGN: Consider a scaled-down project design and partnership with a hotel/restaurant developer who understands
and values the Lee Vining area and community.

Ann Howald

CONSERVATION: Require use of feasible conservation technologies throughout the project.

SIGNIFICANCE THRESHOLDS: Requests that EIR clearly define ‘significant impact’ for each EIR section, along with
specific mitigation to reduce significant impacts to less than significant levels.

WATER: Thoroughly identify the full range of impacts associated with increased water consumption; ensure that the
project incorporates all feasible water conservation materials and technologies (graywater recycling, low-flush/flow
toilets and showers, on-demand heaters, conservation signage, native landscaping, etc.).

WATER: Groundwater pumping has the potential to reduce surface flows to Lee Vining Creek and thence to Mono
Lake, with increased risk of failure in the Mono Basin ecological system. Potential impacts require thorough
evaluation, with mitigation of potentially significant impacts.

ENERGY: The project should be a net-zero energy user, with a wide range of conservation/LEED features such as solar
panels, efficient appliances, and highest R-value insulation. Provision of a walking/bicycle trail to connect Tioga Inn
with Lee Vining would reduce GHG emissions, parking demands, and traffic volumes.

WORKFORCE HOUSING: The workforce units should be grouped in a manner that saves space, reduces heating and
optimizes energy efficiency.
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TRAFFIC: Thoroughly analyze impacts to SR 120, US 395, and downtown Lee Vining. To reduce traffic, consider
ridesharing, carpooling, increased bus services and a connecting path to town.

PARKING: Parking should be adequate to accommodate all onsite parking, and guests encouraged to leave vehicles
on site through provision of bus-service and a connecting trail to town.

DARK SKY: Provide visual simulations to show project impacts on dark-sky conditions from several locations and
distances. Mitigation should focus on night lighting and hotel window materials.

BIOLOGY: Provide updated analysis of impacts to deer migration and impacts to Lee Vining Creek and Mono Lake
from increased water use.

FIRE SAFETY: Fire-fighting resources in Lee Vining are inadequate to handle a 3-story fire; there is no ladder truck and
no place to store such a vehicle. LVFD resources will require major upgrade to serve the project, protect local residents
and protect property values through access to fire insurance.

POPULATION: The project will increase population, affecting local schools, churches, businesses, services and quality
of life in Lee Vining; these impacts must be identified and addressed.

Audenried
Family

EXISTING BUSINESSES: A project of this scale threatens the viability of small businesses in Lee Vining and beyond,
as well as the small-town character of Lee Vining.

EMPLOYMENT: Itis difficult to recruit employees, and workforce housing may not alleviate this problem. The project
may attract the few available employees, adding to a lack of employees for town businesses. Will the project recruit
employees from out of the area? If so, how will town services accommodate the growth?

AESTHETICS: A project of this size will alter the aesthetics, appearance and character of Lee Vining, altering ambient
light and sound and possibly jeopardizing qualities that draw visitors to the area.

DESIGN: The project may introduce ‘chain’ commercial enterprises to Lee Vining; consider this carefully.

Sally Miller

LEE VINING CANYON: Many important wildlife inhabit Lee Vining Canyon that could be impacted by increased
visitation, dog harassment, proliferation of off-road trails and related uses. Provide measures to mitigate these
impacts onsite, with input from with CDFW and the U.S. Forest Service (USFS).

BIOLOGY: Conduct an updated wildlife study with emphasis on past and potential project-related changes in mule
deer use at the base of Lee Vining and Horse Meadow/Gibbs canyons. Consider recent mule deer use of the sagebrush-
bitterbrush flats around Lee Vining, and whether seasonal migration may be transitioning to a patterns of year-round
use of Lee Vining Canyon and surrounding mountain areas (as evidenced by vehicle-deer collisions, which the project
may increase). Also consider whether the project area may be suitable as potential habitat for the bi-state sage grouse
given available sagebrush habitat.

TRAFFIC: The added housing has potential to further increase traffic and congestion on Tioga Road and at the
Yosemite Park entry. Identify ways to mitigate traffic into Yosemite: increases in the number and frequency of YARTS
shuttles during peak seasons (with at least one YARTS Lee Vining-Yosemite Valley shuttle and multiple Lee Vining-
Tioga Pass shuttles, possibly free of charge). Also consider impacts on YARTS parking, including parking for those
who plan to use YARTS or other Yosemite transportation. Work with Caltrans to identify locations for YARTS shuttle
parking.

GATEWAY DESIGN: Ensure the preservation of visual and scenic qualities as seen from the US 395/SR 120 Yosemite
gateway; consider the appropriateness of a 3-story hotel at this location (Mammoth may be the only location in the
region with an existing 3+-story structure). Before final plans are developed, appoint a Design Review Committee to
provide input on design and landscaping, with community input to consider alternatives and identify a preferred
alternative. Provide visual simulations to guide this analysis.

TRAIL LINKAGE: The walk between Tioga Mart and Lee Vining is dangerous and will become more so with future
traffic. Provide a pedestrian link between the project and Lee Vining to increase walkability and public safety, reduce
parking demand in town, and enhance the visitor experience. Consider a pedestrian ‘skyway’ across SR 120 as
mitigation (illustration provided), and work with Caltrans and others to identify additional mitigations that would
ensure safe pedestrian movement in this area.

ECONOMIC SYNERGY: The project has potential to benefit the town’s economy and foster new businesses, but also
has potential to adversely impact town commerce. The County and applicant are encouraged to work with the
community to identify ways in which the project could leverage and benefit town businesses. Consider trail linkage
and other incentives, possibly via creation of an Economic Development Subcommittee.

Barry
McPherson

FIRE SAFETY: The project has potential to increase the already-heightened risk of wildlife. Preventive measures must
be analyzed and mitigations recommended to enable LVFPD to prevent and fight fires, including more and better
equipment & buildings (a hook-and-ladder fire truck and a place to store it).
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LEE VINING PARKING & AIRQUALITY: The EIR must address increased traffic and demand for parking in Lee Vining
associated with project guests and residents, as well as the effect of associated emissions on neighborhoods and
schools.

DARK SKY: Project lighting must be designed to protect night sky views in Mono Basin.

GHG EMISSIONS: To reduce fuel consumption and emissions, require use of fuel-efficient building design, lighting
and appliances as well as 'no vehicle idling’ requirements, efficient transportation options (including safe trail access
between the project and town). Incorporate aggressive measures to minimize GHG emissions.

WATER: Ensure that the project incorporates state-of-the-art water conservation techniques throughout, including
signage for guests and visitors to communicate the conservation features and goals. Consider mitigations that
facilitate purchase of water efficient fixtures and appliances in town.

COMMUNITY SERVICES: Incorporate substantial community input to identify and mitigate impacts on Lee Vining
(including equipment and personnel) that may result from project implementation. Consider mitigation that would
provide at least one stoplight in Lee Vining. The project meeting rooms should be made available for community use
and emergency response activities.

Nora
Livingston

FIRE SAFETY: LVFD does not have equipment to fight a 3-story fire, or a place to store such equipment, or the funds
to obtain either. The project will increase fire-fighting demands.

TRAFFIC: The intersection of US 395/SR 120 is prone to accidents; project approval may increase traffic and hazards
at this location.

DARK SKY: The impact of project lighting on night-sky views must be addressed. Include special windows and street
lighting as part of the project design.

ENERGY: Ensure use of solar energy and other energy efficient features; consider LEED-certified design.

SCHOOLS: The workforce housing could generate up to 30 students, which the local schools may be unable to
accommodate. Provide school mitigation fees.

WATER: Assess whether the project may negatively impact area water allocations, and runoff to Mono Lake. Provide
for graywater systems and water recycling, including a blackwater system.

WORKFORCE HOUSING: Ensure that this housing is truly affordable and winterized for year-round living. Set rents
to accommodate offsite workers as well as project employees, and keep living costs down with energy and water
efficient fixtures.

Gary Nelson
& Deborah
Lurie

WATER: Analyze whether there is sufficient groundwater to support this project as well as the Lee Vining Community
and Mono Lake.

ENERGY: Incorporate resource-efficient features including passive solar, photovoltaic systems, graywater and
blackwater recycling and dispersal, and top-grade insulation.

ECONOMIC: Analyze whether the project is economically feasible in light of limited seasonal demand.

DESIGN: Ensure that mitigation and design standards are binding on any future uses and site developers (including
‘chain’ enterprises).

Ryan Carle

DESIGN STANDARDS: The project should be approved only if it meets the highest standards of design, efficiency,
visual compatibility and community integration.

WORKFORCE HOUSING: The proposed 8o units would increase town population by as much as 30% overall. This
would have a potentially major impact on Lee Vining schools and services. Consider capping the number of residences
at 40, or studying the number of units actually needed and associated impacts.

WATER & ENERGY USE: The project has potential to substantially increase use of energy and water resources. To
minimize impacts, use the highest possible standards for sustainability.

GENERAL: Approval should be granted only if project can achieve net zero energy use, platinum LEED standards, Title
24 standards, cutting-edge graywater/blackwater recycling/dispersal, native drought-tolerant vegetation and
workforce housing clustered in 2-3 energy-efficient, land-efficient structures.

Don Condon,
Vivian Barron

SUSTAINABILITY: Ensure that the project is environmentally sound and meets LEED Platinum standards at a
minimum.

Yoel
Kirschner

ALTERNATIVE: As an alternative to the current proposal, consider reducing the size of the workforce housing by at
least half, with use of green building principles and a design that minimizes visual impact to the greatest possible
extent. As proposed, this element has potential to change the character of Lee Vining with adverse impacts on traffic,
accident rates, water consumption and possibly the economic vitality of existing businesses.

Tim &
Stephanie
Banta

EMPLOYMENT: The regional workforce is inadequate to serve the project. Employees would need to come from
other areas, would be transient and would not contribute to the local tax base that supports services. Since area
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unemployment rates are low, the project may draw workers from existing businesses that would harm the local
economy and the livelihoods of Mono Basin residents.

SERVICES: Analyze and identify the social and community services needed to support a development of this size,
including teachers, postal workers, daycare, food, internet and emergency services. Lee Vining cannot support a rapid
expanse development project that would tax its limited resources.

FIRE & WATER: Analyze the adequacy of fire and medical services to support the project. LVFD is staffed by
volunteers, with inadequate personnel to support fire and medical response for a 3-story hotel and development of
this size; equipment and training and personnel upgrades would be needed, along with funding to purchase the
necessary ladder truck. Describe how these needs will be met, and indicate whether project water demands account
for fire suppression supply and storage. Will dedicated fire suppression water storage be provided? Can the water
supply system sustain pressure and delivery requirements during a fire?

AESTHETICS: The development would degrade the unique aesthetic, environmental and natural heritage of Mono
Basin. Consider alternatives that reflect the unique character and resources of the Mono Basin including reduced
footprint, green construction and design alternatives, building height reduction, viewscape considerations, and
mitigations for noise/traffic/light pollution.

ALTERNATIVES: Analyze alternatives that respond to the concerns above, including a No Development option. Give
special consideration to alternatives addressing (1) socioeconomics and social resource impacts, (2) waste
management requirements and impacts, (3) direct and cumulative impacts to groundwater and surface water
resources resulting from long-term use of the proposed sanitation system, (4) direct and cumulative impacts to
groundwater and surface water resources resulting from increased pumping to meet future project water demands,
(5) the pumping stress test must provide long-term reliable estimates of yield, aquifer characteristics and impact
(including a design that reflects planned extraction rates over an extended period), and (6) updated evaluation of noise,
traffic and light pollution from Tioga Mart events and concerts.

Lahontan
Regional
Water
Quality
Control
Board
(LRWQCB)

SEIR SCOPE: LRWQCB recommends consideration of the following:

e Low Impact Development (LID) strategies to maintain a landscape functionally equivalent to predevelopment
conditions, with post-construction stormwater controls that are compatible with LID;

e Minimal hydromodification (i.e., alteration of natural water flows) in order to maintain steam channel stability,
water quality, natural groundwater recharge, habitat values and pollutant filtration;

e Water Quality Standards and Significance Thresholds: Site-specific water quality standards (based on beneficial
uses and water quality objectives) must be identified in the SEIR; these standards should be used as the significance
thresholds for impacts;

e Beneficial Uses and Water Quality Objectives: when identifying site-specific standards, note that the site is in
Mono Hydrologic Unit 601.00 and overlies Mono Valley Groundwater Basin No. 6-9; designated beneficial uses are
in Chapter 3 of the Basin Plan;

e Degradation Analysis: provide a Degradation Analysis that analyzes existing groundwater quality and potential
changes associated with the proposed wastewater treatment system;

¢ Onsite Wastewater Treatment: Must not cause pollution; denitrification should be included and the SEIR should
document all treatment plant characteristics as listed in the comment letter;

e Jurisdictional Delineation: Several streams traverse the site, all of which are waters of the State and subject to
regulation by LRWQCB. A jurisdictional delineation is needed to determine the extent and locations of all surface
waters, facilitating identification of applicable regulations; the delineation should be submitted to LRWQCB and
the Army Corps of Engineers prior to construction.

e Restoration and Revegetation: All temporary impacts to water resources and upland areas should be restored to
pre-project conditions. The SEIR should include a mitigation requiring a Restoration and Revegetation Plan with
monitoring, a performance schedule, and adaptive management criteria.

o Buffer Areas: Include in the SEIR a mitigation requiring buffer areas and exclusion fencing to protect surface waters
outside the project areas, and prevent access by unauthorized vehicles/equipment.

e Vegetation Clearing: should be kept to a minimum and vegetation mowing practiced where feasible to enhance
post-construction reestablishment.

o Spill Prevention and Response: Include a mitigation requiring preparation and implementation of a comprehensive
Spill Prevention and Response Plan, with monitoring requirements and listing best management practices to
prevent, contain and clean-up spills.

PERMITTING: A number of activities may require permits from LRWQCB or the State Board:
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e §401 Water Quality Certification or Dredge and Fill Waste Discharge Requirements, required for excavation,
discharge to or alteration of surface waters;

e §402 Storm Water Permit, required for land disturbance of more than 1 acre; note that the permitincludes a NPDES
General Construction Storm Water Permit, and individual waste discharge requirements may be established.
BMPs should be provided in the EIR with information as outlined in the LRWQCB letter.

e NPDES General Industrial Storm Water Permit, required for new industrial operations.

e Waste Discharge Requirements, required for disposal from wastewater treatment facilities.

e NPDES General Permit-Limited Threat Discharges or General Waste Discharge Requirements for discharges to
land with a low threat to water quality, for water diversion & dewatering activities.

o Identify the activities that may trigger these permit requirements in the SEIR sections as appropriate.

Rebecca
Watkins

GENERAL: The project has potential to impact Lee Vining in many ways: traffic (including the need for safer
crosswalks with blinking lights for pedestrians), public schools and student enrollment, parking in Lee Vining, and
water supply (the town system needs work; verify that the project will not draw from the town supply).
CONSERVATION: Green features should be incorporated wherever possible.

TRAIL LINKAGE: A bike path connecting the project to Lee Vining would be appreciated.

Wilma &
Bryce
Wheeler

LOCATION: The project is in an especially sensitive Yosemite gateway location and must be developed in an
environmentally sensitive way that is worthy of the location. Wise and thoughtful planning are required, along with
use of the latest solar heating and lighting products.

WATER: In light of sustained drought, economical water use is essential. Consider water recycling and gray water
landscaping to minimize impact to Mono Lake and other critical habitat.

COMMUNITY: Please consult with and listen to environmental groups and citizens to ensure a project that works well
for the community and its residents as well as visitors.

Susan
DesBaillets

AESTHETICS: The view when descending SR 120 is a largely undisturbed panorama of Mono Lake and the
surrounding Scenic Area. The 3-story hotel would increase the vertical profile interfering with that view, as would the
200-seat restaurant on the highest point.

WORKFORCE HOUSING: Workforce housing is needed, but perhaps not 8o bedrooms. Indicate whether single units
or apartment-style housing is proposed, and consider community needs.

WATER: Analyze how project demands will impact the groundwater aquifer. Consider replacing some lawn area with
native plants, and irrigating with gray water.

TRAIL LINKAGE: Given increased foot traffic, provision for a safe pedestrian corridor between the site and Lee Vining
is encouraged, with crosswalks and/or a structure to cross Tioga Pass.

INFRASTRUCTURE: Project infrastructure requirements have potential to severely impact Lee Vining and the local
economy. The LVFPD may require new equipment, and the volunteer LVFPD staff may be inadequate to respond to
the added demand.

ALTERNATIVES: Consider a scaled-down design alternative, and allow ample time for community input.

Bartshe
Miller

AESTHETICS: The scale of the project has potential for significant new scenic impacts on the iconic Tioga Crest and
Mono Lake. A full analysis must include assessment of lighting, building colors, possible solar panel placement and
other structures, from multiple vantage points along SR 120, US 395, Panum Crater, South Tufa, Navy Beach and other
frequently visited sites. South Tufa is particularly important due to the absence of human intrusion, its high scenic
integrity and high value for existing (estimated at 300,000 visitors a year) and future tourism, and the fact that it is a
treasured resource. The site could be impacted by spill-over lighting, structures and general changed appearance
associated with the project.

WORKFORCE HOUSING: The proposed 8o new beds represent a significant increase in residential development. If
rented at market rate as the applicant stated, they may not conform to the definition of ‘workforce housing.” The
overall size and number of units have potential to cause considerable economic, social and environmental impacts
including a doubling of Lee Vining population. Long-term housing implications and impacts may extend over most
Mono County communities by skewing market rentals, housing prices, commuter traffic and habits. If it draws from
outside the areg, it will not mitigate the existing shortage of local housing and may exacerbate the problem of seasonal
squatters on public lands. A population doubling would place significant demands on LVFD, EMS services, the county
Sheriff's Department, solid waste disposal, local schools, social services, traffic, parking, and pedestrian movement.
Even with added funding, it may not be practical to meet the added demands; all require analysis.

ALTERNATIVE: Consider addressing the 8o0-bed workforce housing proposal as a separate project.

Claire
Skinner

STANDARDS: Project approval should be contingent on use of the highest standards for green building, low visual
impacts and responsiveness to community needs.
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WORKFORCE HOUSING: Affordable housing is needed, but the proposed 8o beds could increase Lee Vining
population by 54% with a major impact on schools, community services, town businesses, traffic and overall quality of
life in Lee Vining. Consider capping the residences at 40 or, at a minimum, provide an analysis of how many units are
needed.

CONSERVATION: An effort is underway to designate Mono Basin as a ‘climate-friendly community.’ This would entail
use of the highest sustainability standards including: (1) net zero energy use with LEED platinum certification and
standards above requirements of Title 24; (2) cutting-edge graywater recycling and blackwater dispersal; (3) native
drought-tolerant landscaping; (4) muted, downward-pointing outside lighting to preserve dark skies; (5) 2-3
apartment-style, energy efficient buildings for staff housing with good southern sun exposure, and water efficient
graywater/blackwater systems.

Mono Lake
Committee

WATER: The SEIR must analyze, for all seasons and anticipating continued drought, water supply sources and
impacts to Lee Vining Creek and downgradient spring/aquifer recharge. New pump tests, supplemented with a
geologic analysis, are now needed (ideally undertaken together, to understand complex area geology and validate
pump test assumptions). Specific quantity details (with monthly maximum, minimum and average amounts) are
needed for water pumping, graywater disposal, and septic disposal. Water quality testing is needed in conjunction
with the water supply studies (note that Lee Vining is now seeking a second water supply source).

GRAYWATER SYSTEM: Actual water needs and landscape requirements must be quantified and compared with
anticipated graywater volumes. Discuss the disposition of any excess graywater, and indicate whether a septic tank
will be needed. Excess graywater should not be directed to vegetation on adjoining areas. Discuss required graywater
system components and how they would be implemented. A detailed landscaping plan should also be included, and
LRWQCB contacted to ensure that agency requirements are identified and analyzed. Include discussion of runoff from
paved areas, with mitigation measures as needed.

AESTHETICS: Mono Basin has many valued scenic qualities and many protections in place, including the Mono Basin
National Forest Scenic Area Management Plan. Though the site is adjacent to but not in the Scenic Area, the
Management Plan guidelines should be used where possible. Vistas from several key Scenic Area lands may be
impacted by the project, and require study in the SEIR including the Visitor Center, the Old Marina, South Tufa, and
the Tufa State Natural Reserve boardwalk at Mono Lake County Park. Visual impacts from Lee Vining Canyon, Lee
Vining and Mono City should also be analyzed, with visual simulations to depict the appearance of proposed uses. The
simulations should include night-time photos to capture lighting impacts and ensure conformance to Night Sky
ordinance requirements. The simulations should focus on the proposed change from a 2-story to a 3-story hotel, and
the workforce housing complex, which is in a potentially highly visible site. The analysis should identify elements
(colors, roofing materials, reflective surfaces, lighting, etc.) that may not be known until a hotel developer is selected;
stringent Design Review is needed to ensure compatibility, with a public comment period and approval by the
Commission and Board.

SCENIC BYWAY: SR 120 and US 395 are both under consideration as scenic byways, which would place the project
site in a scenic byway corridor. Steps are needed to protect this potential designation.

WILDLIFE: Thesite is at the lower end of Lee Vining Canyon and within 750’ of Lee Vining Creek —areas rich in wildlife.
Impacts of the increased population at Tioga Inn on resident and migratory wildlife require updated analysis including
study during winter if the hotel may operate year-round. It appears that the project may eliminate the open space deer
migration route established in the 1993 EIR. New mitigations will be required, developed in coordination with CDFW.
Consider reducing the current footprint. Also, consider impacts to the visitor experience of solitude in this canyon.
Coordinate with Yosemite and INF in the assessment.

LANDSCAPING: Analyze and compare various landscaping options for their effect on the project including an option
with exclusively native plants and another with non-native species to shield structures.

GROWTH: The project could more than double the population of Lee Vining and the SEIR must study the effects on
businesses and economic stability. Use of market rate rental pricing may encourage non-resident renters seeking a
second home, or vacation rental programs, placing employees at a disadvantage when seeking housing. The
increased population will strain many Lee Vining resources (LVFD, EMS, Sheriff's Dept., schools, traffic, and
pedestrian movements). The volunteer LVFD would not be able to respond under existing conditions, and would
require new training, staffing, equipment and equipment storage.

TRAIL LINKAGE: Connectivity from the site to Lee Vining must be addressed in terms of infrastructure, safety and
economics. Pedestrian and bike linkage could reduce parking and traffic, and enhance pedestrian mobility; all require
assessment in the SEIR.
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CLIMATE CHANGE: Update the Specific Plan discussion of federal, state, and local climate change requirements
including measures for water conservation and GHG. Use of wood-burning fireplaces as a primary heating source
could have a significant adverse impact on air quality.

DESIGN: The Design Review should be a public process, occurring before final approval. Consider strong
conservation measures including solar panels, orientation for passive solar, low-flow toilets and showerheads,
detailing swimming pool water and water discharge requirements. Encourage the proponent to seek a hotel
developer that would build a LEED Certified project.

MONO BASIN COMMUNITY PLAN: Many points in this plan are directly relevant to the project, as detailed in the
Mono Lake Committee letter and briefly noted herein: (a) ambivalence about growth, (b) need for workforce housing,
(c) challenges posed by the Lee Vining Main Street area layout, (d) the goal to maintain natural values and rural small
town character, and objectives to (a) provide for orderly growth, encourage development that is compatible with
scenic attributes, maintain and protect natural, historical and recreational attributes, and promote well-planned and
functional community uses (all with supporting policies and actions). These and other goals and policies require
analysis in the SEIR, possibly with a table to show changes.

Elin Ljung

STANDARDS: Project approval should be contingent on use of the highest standards for green building, low visual
impacts and responsiveness to community needs.

WATER: The SEIR must analyze water supply sources and impacts to Lee Vining Creek and downgradient
spring/aquifer recharge in all seasons. Future demand projections should consider the possibility of continued and
possibly more severe drought, as well as water supply concerns already identified in Lee Vining.

AESTHETICS: Analyze day- and nighttime visual impacts, using simulations and focusing on the change from a 2- to
3-story hotel and housing complex. Require a stringent Design Review Process, with opportunities for public
comment.

WORKFORCE HOUSING: The proposed change from 10 to 8o workforce beds is significant; with market rental rates,
it would exacerbate the regional lack of affordable housing; this merits analysis in the SEIR. The increase would also
put a strain on Mono County and public services (fire, EMS, sheriff and schools), add to local parking and traffic
problems, and increase risks to pedestrians; these issues must be analyzed. The newly adopted Mono Basin
Community Plan should guide all aspects of the SEIR process.

Anonymous
Letter

AESTHETICS: A key viewshed for protection is the view coming down Tioga Pass with Mono Lake in the background.
WORKFORCE HOUSING: The workforce housing component must include permanent deed restrictions to prevent
their use for transient rentals.

DESIGN: No variance should be granted to allow heights above existing standards and codes.

Anonymous
Call

SITE VISIT: Requests that the Planning Commission & Board of Supervisors conduct a site visit during project
review.
DENSITY: Expresses concern that the number of housing units may impact traffic and deer use patterns.

Bill Jansen

COMMUNITY INPUT: Please involve and consider community input in this project review to ensure adequate
mitigation of project impacts.

FACILITIES: Onsite facilities (including the pool, restaurant and meeting spaces) should be available to the
community as is now the case for Double Eagle in June Lake and other developments.
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TIOGA COMMUNITY WORKFORCE-HOUSING PROJECT
REVISED DRAFT/FINAL SUBSEQUENT EIR

SECTION 2.0
EXECUTIVE SUMMARY

2.1 PURPOSES OF THIS DRAFT SUBSEQUENT EIR

As described in the Introduction (SEIR §1.0), Mono County has determined that the proposed third amendment to the
1993 Tioga Inn Specific Plan will require preparation of a Subsequent EIR to analyze potentially significant effects that
were not considered in the certified 1993 Final EIR. Consistent with the requirements of CEQA §15162, this Draft/Final
Subsequent EIR focuses on (1) substantial changes in the proposed project that may involve new significant effects or
substantially more severe environmental effects than were previously analyzed_in the 1993 FEIR, (2) changes in the
project circumstances that may involve new significant effects or substantially more severe environmental effects than
were previously analyzed_in the 1993 FEIR, (3) new information that was not and could not have been known in 1993 that
shows one or more new significant environmental effects, or effects that are substantially more severe, or feasible
alternatives and mitigations that were previously judged infeasible, or feasible alternatives and mitigations that would
substantially reduce one or more significant effects, and (4) changes in the project and/or environmental information
that were made as part of the current Final Subsequent EIR. This Subsequent EIR does not consider or analyze previously
approved project elements (including the 120-room hotel and the full-service promontory restaurant) that are not now
proposed for modifications. EIR §3.0 (Project Description) offers a detailed description of the scope of the current
Subsequent EIR.

2.2 ALTERNATIVES TO THE PROPOSED PROJECT

The CEQA Guidelines require that an EIR describe a reasonable range of alternatives to the project or to the location of
the project that would reduce or avoid significant impacts, and that could feasibly accomplish the basic objectives of the
proposed project. Five—alternatives—are—considered—in—DSEIR/FSEIR §6.0 considers six alternatives, one of which
(Alternative 6) is now the Preferred Project Alternative, and is also now the proposed project, as described in SEIR §3.0
(Proposed Project).-ef-this-EIR. The alternatives were selected with the intent to respond to NOP-requests_received in
response to the NOP and in comments on the DSEIR, and to reduce significant project impacts while accomplishing
project objectives. The sixfive alternatives are identified below and briefly defined in the paragraphs that follow:

e No Project Alternative

e Alternatives Considered in 1993

e Reduced Development Alternative

e Modified Cluster Design Alternative

e Modified Apartment Design Alternative
e Preferred Modified Design Alternative 6

Alternative 1: No Project Alternative. Under Alternative 1, the County would not approve the proposed Tioga Inn
Specific Plan amendment #3. The No Project Alternative would preclude (a) construction of up to 150 workforce
housing bedrooms, (b) a third gas pump island, (c) a new 30,000-gallon propane tank, (d) a replacement water storage
tank, (e) construction of a new wastewater treatment system with subsurface irrigation using treated effluent, and an
expanded septic system, and (f) modifications to several parcels and open space areas. All existing entitlements
would remain in place.
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Alternative 2: Alternatives Considered in the 1993 EIR: The 1993 EIR considered 4 alternatives including the No
Project Alternative, a residential use alternative, an optional siting alternative, and an alternative with a different mix
of uses. In response to an NOP comment letter, the 1993 alternatives are reconsidered in Alternative 2.

Alternative 3: Reduced Development Alternative: This alternative would reduce the number of workforce housing
bedrooms by half, resulting in a proposal for up to 75 workforce housing bedrooms. Based on factors set forth in EIR
§5.6 (Population and Housing) and EIR §5.8 (Public Services), this would result in about 50 workforce housing units,
with a resident population of approximately 150 and a K-12 student population of about 31.

Alternative 4: Modified Cluster Design Alternative: This alternative would configure the workforce housing units in
a tighter cluster with additional setback from the promontory restaurant. This layout would reduce the overall
footprint, and provide additional separation between the residences and public uses.

Alternative 5: Modified Apartment Design Alternative: This alternative would modify the design layout of the
proposed workforce housing units. Rather than the layout as now proposed (which includes a mix of individual
structures housing studio, 1-bedroom, 2-bedroom and 3-bedroom units), this alternative would envision one or two
apartment-style structures to house all units.

Alternative 6: Preferred Modified Design Alternative 6: Alternative 6 incorporates multiple changes to the project
as proposed and described in the June 2019 DSEIR. Alternative 6 is based on DSEIR Comment Letter design
suggestions, including changes in the form and number and orientation of housing structures, development of a
detailed plan for revegetation of disturbed areas, new 3’ high berms below each of the main residential parking lots,
replacement of 2-story elevations with 1-story elevations for the lower row of 6 residential structures, additional
specifications for paint colors and roofing materials, relocation of the Day Care Center to the north end of the
residential complex, additional grading to lower pad elevations in some locations, and a new phasing plan that places
the most visible units in the final phase to be built only if and when occupancy of the Phase 1 and 2 units reaches 80%.
At the same time, Alternative 6 increases the maximum allowed size of studio, 1-bedroom and 2-bedroom units to
improve livability for future residents.

Environmentally Superior Alternative: Three alternatives have been identified as environmentally superior to the
project as originally proposed in the DSEIR including: (a) the ‘No Project Alternative,’ the Cluster Alternative, and new

Preferred AIternatlve 6. Each of these 3 alternatives s—rdeﬂtrﬂed—as—theequmermﬂ%&peﬁeeﬂema%we%%e

score of ‘0’. In brief, Alternative 6 would be equwalent to the project proposed in the DSEIR -in terms of meeting
project objectives. Alternative 6 would offer many of the advantages previously described for the Cluster Alternative
(lower overall profile of the housing area; a more attractive appearance and a better blend with the surrounding area)
but would better avoid the drawbacks associated with the Cluster alternative in that it would result in a slightly
reduced footprint, better accommodate the use of solar panels, require fewer sidewalks and better accommodate the
placement of EV charging stations in close proximity to the housing units. For all of these reasons, Alternative 6 is

|dent|f|ed in thIS DSEIR/FSEIR as the preferred pr0|ect alternative, and is aIso now the proposed pr0|ect Iheélus%er

DSEIR/FSEIR §6.0 provides, in Table 6-3, a comparative analysis of Preferred the propesed-preject-Alternative 6 and all
other each-of the three-analyzed project alternatives. The comparison uses a numerical scoring system to assess how
each alternative compares to the proposed project in terms of meeting project objectives and avoiding or minimizing
potentially significant impacts.

2.3 AREAS OF CONTROVERSY AND ISSUES TO BE RESOLVED

Several concerns have been raised regarding the safety of area of motorists, cyclists and pedestrians in the vicinity of the
US 395/SR 120 intersection. The concerns pertain to the lack of safe passage crossing this intersection as well as the lack
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of a dedicated easement for non-motor transit between the project site and downtown Lee Vining. Additionally, the US
395/SR 120 intersection has been identified as having an unacceptable Level of Service “F” for motorists traveling east-
bound on SR 120 as they approach the US 395 intersection, and the reported 60 collisions at the US 395/SR 120
intersection since 2010 are attributed to high travel speeds on US 395 near the Tioga Road intersection as well as limited
visibility and sign distance for vehicles approaching the intersection. All of these concerns fall under the jurisdiction of
Caltrans, which has recently initiated a study of ‘Traffic Calming’ improvements on US 395 through Lee Vining,
enhanced safety upgrades at US 395/SR 120, and along the Caltrans apron that surrounds the Vista Point Drive project
entry. These plans have potential to alleviate existing safety concerns, but Caltrans’ study is in the early phases and the
outcome of recommended improvements will not be known during the time of the current Community\Werkforce
Housing Project Review.

A second area of concern pertains to the scope of proposed project elements. As discussed in §1.9 (Notice of EIR
Preparation, see Appendix A1), the project proposal described in the October 2016 NOP included up to 8o new
workforce housing units, an additional 100 seats in the full-service restaurant, addition of a third story to the hotel,
addition of a third gas pump island, replacement of the water storage tank with a new tank of the same size, an
expanded septic system, and a new larger propane tank. In response to comments on the NOP (all of which are provided
in Appendix A2 and summarized in Table 1-2), several of the proposed elements were eliminated, and several other
elements were revised. Pleasesee-aAdditional discussion of concerns raised in the NOP comment letters is provided
belew-in §1.8 (Notice of EIR Preparation)

2.4 SUMMARY OF IMPACTS AND MITIGATION MEASURES

This EIR focuses on the significant environmental effects of the proposed Tioga Workforce Housing Project, in
accordance with CEQA Guidelines. The CEQA Guidelines defines a significant effect as a substantial adverse change in
the physical conditions which exist in the area affected by the proposed project. A less than significant effect is one in
which there is no long or short-term significant adverse change in environmental conditions. Table 2-1 summarizes the
environmental impacts of the proposed project, the impact level of significance prior to mitigation, mitigation measures
proposed to mitigate potential impacts and the impact level of significance after mitigation.
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TABLE 2-1: Summary of Tioga Community\Werkforce Housing Project Impacts and Mitigation Measures

ENVIRONMENTAL IMPACT

MITIGATION MEASURES

RESULTING LEVEL OF
SIGNIFICANCE

§5.. GEOLOGY AND SOILS

5.1(a) Risk of Strong Ground Shaking, Ground
Failure or Landslides?

Mitigation GEO 5.1(a-1): Site Specific Soils Report during Structural
Design

Less than Significant with Mitigation

Mitigation GEO 5.1 (a-2): Debris flow mitigation, further study if grading
exposes fault traces

Less than Significant with Mitigation

Mitigation GEO 5.1(a-3): Further geotechnical investigations to be
undertaken if soil removal or grading expose fault traces.

Less than Significant with Mitigation

5.1(b) Risk of Soil Erosion or Loss of Topsoil?

Mitigation GEO 5.1(b): Use-ef Low Impact Development Best Stormwater
Management Practices Program (LID BMPP) per Mitigation HYDRO 5.2(a-

6).

Less than Significant with Mitigation

5.1(c) Risk of Liquefaction, Collapse, Landslide,
Expansion due to Unstable Soils

Mitigation GEO 5.1(c): Supplemental Geotechnical Studies prior to
Grading Permit

Less than Significant with Mitigation

5.1(d) Soils Unable to Support Septic Tanks

No mitigation required

Less than Significant

5.1(e) Loss of Mineral Resources

No mitigation required

Less than Significant

5.1(f) Destroy a unique Paleontological Feature?

See discussion in SEIR §5.4(a)

Less than Significant

§5.2 HYDROLOGY AND WATER QUALITY

5.2(a) Violate Water Quality Objectives

Mitigation HYDRO 5.2(a-1): Slope Restoration and Monitoring

Less than Significant with Mitigation

Mitigation HYDRO 5.2(a-2): Construction Buffer Zone and Exclusion
Fencing to protect surface waters

Less than Significant with Mitigation

Mitigation HYDRO 5.2(a-3): Minimal Vegetation Clearing

Less than Significant with Mitigation

Mitigation HYDRO 5.2(a-4): Spill Prevention & Response per Mitigation
HYDRO 5.2(a-7).

Less than Significant with Mitigation

Mitigation HYDRO 5.2(a-5): Onsite Storm Flow Retention

Less than Significant with Mitigation

Mitigation HYDRO 5.2(a-6): Low Impact Development Best Storm-
water Management Practices Program (LID BMPP) to be implemented
through the life of the Tioga Specific Plan.

Less than Significant with Mitigation

Mitigation HYDRO 5.2(a-7): Spill and Leak BMP Plan to be approved in

Less than Significant with Mitigation

LRWOQCB Board Order for package Waste Treatment Plant (WWTP).

5.2(b) Violate Waste Treatment or Discharge
Requirements

Mitigation HYDRO 5.2(b-1): Proper decommissioning of existing septic
tank and appropriate sizing of new leachfield.

Less than Significant with Mitigation

Mitigation HYDRO 5.2(b-2): Minimum 40’ separation distance between

Less than Significant with Mitigation
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leachfield and underlying groundwater where perc rates exceed 5 MPI,
per LRWQCB criteria and procedures.

Mitigation HYDRO 5.2(b-3): WWTP treated effluent not to exceed 10
mg/l total nitrogen; all effluent to meet USEPA secondary treatment
standards.

Less than Significant with Mitigation

Mitigation HYDRO 5.2(b-4): Irrigation system operation per DDW-
approved Title 22 report, or DDW letter stating project needn’t satisfy
Title 22.

Less than Significant with Mitigation

Mitigation HYDRO 5.2(b-5): Project to provide 1 upgradient and 2
downgradient groundwater quality monitoring wells.

Less than Significant with Mitigation

Mitigation HYDRO 5.2(b-6): If groundwater monitoring well data show

Less than Significant with Mitigation

a sustained increase in groundwater salinity, nitrogen removal systems
will be added to maintain baseline groundwater salinity.

5.2(c) Impact Water Supply Availability

Mitigation HYDRO 5.2(c-1): Groundwater Level Monitoring for Mono County

Less than Significant with Mitigation

Public Health Department.

o Sionih R Mioat

har Siamif

5.2(d) Increased Risk of Erosion or Siltation

No mitigation required

Less than Significant

5.2(e) Place Structures in 100-Year Flood Hazard Zone

No mitigation required

Less than Significant

5.2(f) Expose People or Structures to Dam Failure,
Flooding

No mitigation required

Less than Significant

5.2(g) Exposure of people or structures to Seiche,
Tsunami or Mudflow

No feasible mitigation available

SIGNIFICANT UNAVOIDABLE
DIRECT & CUMULATIVE IMPACT

§5.3 BIOLOGICAL RESOURCES

5.3(a) Impact Candidate, Sensitive or Special Status
Species

Mitigation BIO 5.3(a-1): Shrubland Revegetation Plan and Map

Less than Significant with Mitigation

Mitigation BIO 5.3(a-2): Fencing for rockcress protection

Less than Significant with Mitigation

Mitigation BIO 5.3(a-3): Pre-disturbance nesting bird survey

Less than Significant with Mitigation

Mitigation BIO 5.3(a-4): Pre-disturbance badger and fox survey

Less than Significant with Mitigation

Mitigation BIO 5.3(a-5): Pet fencing, leashing, eviction

Less than Significant with Mitigation

Mitigation BIO 5.3(a-6): Revegetation plan for Temporarily Disturbed

Less than Significant with Mitigation

Areas

Mitigation BIO 5.3(a-7): “Do Not Feed the Wildlife” signage to be
posted at various locations on the project site.

Less than Significant with Mitigation

5.3(b) Impacts on Riparian, Sensitive Natural
Communities

No mitigation required

Less than Significant

5.3(c) Impacts on Wetland Resources

No mitigation required

Less than Significant

5.3(d) Impacts on Wildlife Movement or Nursery Sites

Mitigation BIO 5.3(d-1): Shielding of night-lighting

Less than Significant with Mitigation

Mitigation BIO 5.3(d-2): Burn area restoration

Less than Significant with Mitigation
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Mitigation BIO 5.3(d-3): Protected Corridor along US 395, free of
barriers, bright signs, most new structures.

Less than Significant with Mitigation

Mitigation BIO 5.3(d-4): Design of Waste Receptacles to prevent access
by Bears and Ravens

Less than Significant with Mitigation

Deer Movement: No feasible mitigation MitigationBlO5- 3{d-5):- Grant
lication ford

Less than Significant Direct Impact;

SIGNIFICANT AND UNAVOIDABLE

CUMULATIVE IMPACT

5.3(e) Impacts on Local Policies or Ordinances

No mitigation required

Less than Significant

5.3(f) Impacts on Habitat Conservation Plans

No mitigation required

Less than Significant

§5.4 CULTURAL & TRIBAL CULTURAL RESOURCES

5.4(a) Impacts to Prehistoric or Historic Resources

Mitigation CULT 5.4(a): Tribes to be notified prior to earthwork, and
compensated for limited Construction Crew Training and/or Monitoring,
Construction Plan Statement, Process if Historic Resources are found
during Earthwork

Less than Significant with Mitigation

5.4(b) Impacts to Paleontological Resources

Mitigation CULT 5.4(b): Construction Plan Statement, Process if
Paleontological Resources found during Earthwork

Less than Significant with Mitigation

5.4(c,d) Impacts to Human Remains, Sacred Lands,
Tribal Cultural Resources

Mitigation CULT 5.4(c,d): Tribes to be notified prior to earthwork and
invited to observe without compensation; work to stop if resources
unearthed, with paid monitoring thereafter; advisory statement on
construction plans; NAHC protocols if human remains are found.

Less than Significant with Mitigation

§5.5 LAND USE AND PLANNING

5.5(a) Physically divide an established community

No mitigation required

Less than Significant

5.5(b) Conflict with a land use plan, policy or regulation

Mitigation 5.5(b-1): Determination regarding method of HMO

compliance prior to first building permit.Ne-mitigationrequired

Less than Significant

Mitigation 5.5(b-2): ESUSD bus stop/turnaround in restaurant parking

Less than Significant

lot; ESTA bus stop/turnaround near hotel access; all to be maintained.

5.5(c) Impact recreational facilities or open space

No mitigation required

Less than Significant

5.5(d) Impact open space acreage or function

No mitigation required

Less than Significant

§5.6 POPULATION, HOUSING, EMPLOYMENT

5.6(a) Induce substantial population growth

Mitigation POP 5.6(a-1): Phasing Plan for construction of Community

Housing Units.Ne-mitigationrequired

Less than Significant

5.6(b) Displace people or housing

No mitigation required

Less than Significant

§5.7 PUBLICHEALTH AND SAFETY

5.7(c) Contribute to a Hazardous Materials Release

No mitigation required

Less than Significant

5.7(b) Be located on a Hazardous Materials Site

No mitigation required

Less than Significant

5.7(c) Expose People to Airport Hazards

Mitigation SFTY 5.7(c): Compliance with FAA and California Dept. of

Less than Significant
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Aeronautics regulations.

5.7(d) Secondary Access Encroachment on SR

aoolatesiara il Seqercan e Doceornos

Mitigation SFTY 5.7(d): Encroachment Permit from Caltrans if secondary

access gate is inside Caltrans’ right-of-wayPublic safety site-evacuation
e

Less than Significant

i Pobliceaf T : N

o Sionih

5.7(e) Contribute to Wildland Fire Risk

Mitigation SFTY 5.7(e-1): Implementation of Wildland Fire Protection
Measures

Less than Significant with Mitigation

Mitigation SFTY 5.7(e-2): Multiple hydrants to reach all site areas, with
breakaway design

Less than Significant with Mitigation

5.7(f) Exposure to Avalanche, Landslide, Vulcanism,
Rockfall

No mitigation required

Less than Significant

§5.8 PUBLIC SERVICES, ENERGY AND UTILITIES

5.8(a) Require New Police, School or Other Services

Mitigation SVCS 5.8(a-1): Right-of-way for ADA-compliant pathway
between Vista Pt. Drive and NW property boundary,with-construction
£ ped anieveli h i Cal ized
. ot | . 'S S .

SIGNIFICANT POTENTIALLY
UNAVOIDABLE DIRECT &
CUMULATIVE IMPACT

Eg”; SVES5-8(a-2): Grant apphication for sate pedestrianicyciing

Mitigation SVCS 5.8(a-2): One automated defibrillator unit to be
provided at Day Care center and one at Manager’s unit; both to be
maintained in good condition.

Less than significant

Mitigation SVCS 5.8(a-3): Shuttle Service to be provided between
project site and Lee Vining.

SIGNIFICANT POTENTIALLY
UNAVOIDABLE DIRECT &
CUMULATIVE IMPACT

5.8(b) Result in Wasteful, Inefficient Energy
Consumption

No mitigation required

Less than Significant

5.8(c) Be served by a Landfill with Insufficient Capacity

No mitigation required

Less than Significant

§5.9 TRAFFIC AND CIRCULATION

5.9(a) Regulatory Compliance — Access Rights,
Encroachment Permit, YARTS Access

Mitigation 5.9(a-5): The owner shall resolve SR 120 access right locations

Less than Significant

and widths pursuant to Caltrans’ established Right-of-Way process.

Mitigation 5.9(a-6): An encroachment permit shall be obtained from
Caltrans if the secondary access gate is located inside the Caltrans right-
of-way.

Less than Significant

Mitigation 5.9(a-7): Project to incorporate a pedestrian pathway
between Community Housing area and YARTS bus stop, and a pedestrian
crosswalk at the Vista Point entry.

Less than Significant

SRdresisanis

=T
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Recommendation TFFC5-9(a-2):-Caltrans consideration-of designated | Less than Significant
Vista E’"'Eel"t."’eg'ess _ o T : -
parking

e _ = e —— : : -

5.9(b) Vehicle Miles Travelled

No mitigation required

Less than Significant

5.9(c) Air Traffic Safety

See discussion in EIR §5.7(c)

Less than Significant

5.9(d) Peak-season midday Design-Traffic Hazards at
SR 120/US 395

No feasible mitigation identified.

| 9 ion, ;FS: !91'2' ) ion TEEC .g . Cal 395]. ¢
Feupdebevtanabe LG e nlO R one Lntopcoation

SIGNIFICANT POTENTIALLY
UNAVOIDABLE DIRECT &
CUMULATIVE IMPACT

5.9(e) Emergency Access

See discussion in EIR §5.7(d)

Less than Significant

§5.20 AIRQUALITY AND GREENHOUSE GASES

5.10 (a-c) Criteria Pollutants, Air Quality Standards,
Sensitive Receptors

No mitigation requiredRecommendation-AQ-5. 1 o{a):-Additional
Ermission.C 'M K od

Less than Significant

5.10(d) Objectionable Odors

No mitigation required

Less than Significant

5.10 (e,f) Generate GHG Emissions, Violate GHG
Standards

No mitigation required

Less than Significant

§5.112 NOISE

5.11 (a) Expose People to Excessive Noise Levels

No mitigation required

Less than Significant

5.11(b) Expose People to Excessive Airport Noise

No mitigation required

Less than Significant

5.11(c) Expose People to Groundborne Vibration

No mitigation required

Less than Significant

§5.12 AESTHETICS

5.12(a,b) Impacts to Scenic Resources and Visual
Character

Mitigation AES 5.12(a,b): Use of design, landscaping, and materials to
screen or minimize offsite views of project.

SIGNIFICANT AND UNAVOIDABLE
DIRECT AND CUMULATIVE IMPACT

5.12(c) Light and Glare Impacts

Mitigation AES 5.12(c): Outdoor Lighting Plan with additional

information requirements including no seasonal lighting where visible

to public viewshed and screening landscaping. Mandaterycempliance
ith Dark Sky R lai

SIGNIFICANT AND UNAVOIDABLE
DIRECT AND CUMULATIVE IMPACT
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TIOGA COMMUNITYWORKFORCE HOUSING PROJECT
REVISED DRAFT/FINAL SUBSEQUENT EIR

SECTION 3.0
PROJECT DESCRIPTION

3.1 PROJECT LOCATION AND SURROUNDING LAND USES

The proposed Tioga WerkferceCommunity Housing project is located at 22 Vista Point Road, close to the intersection of SR

120 and US 395 and about %2 mile south of Lee Vining. The project is located in the roughly the geographic center of Mono

County, which covers an area of 3,132 square miles on the eastern slopes of the Sierra Nevada mountain range in east

central California. Mono County is relatively long (108 miles at the longest point) and narrow (with an average width of only

38 miles). The County seat is located in Bridgeport, and the only incorporated town in Mono County is Mammoth Lakes,

home to 57% of the county population. The site is located in 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 3-1 depicts the regional layout of Mono
County.

As a whole, Mono County is dominated by lands owned by the public and
managed by various federal, state and local entities. The General Plan
estimates that 94% of the county land area is publicly owned, 88% of which
is managed by federal agencies. The Tioga WerkferceCommunity Housing
project is located about 10 miles west of Yosemite National Park, 25 miles
north of Mammoth and 1 mile east

of the Mono Lake Tufa State

National Reserve and Scenic

National Forest (Figure 3-2).

Figures 3-1 (Regional Location,
leftabeve) and 3-2 (Mono Lake
public lands, right)

3.2. PROJECT HISTORY AND PURPOSE

The Tioga WerkfereeCommunity Housing project proposal encompasses multiple

elements, many of which were analyzed in a Final EIR and Specific Plan that was

certified by the Mono County Board of Supervisors in 1993. The original concept,

as reflected in the 1993 documents, was to provide a full range of services and facilities for tourists (visiting Yosemite
National Park, the Mono National Scenic Recreation Area, the Lee Vining Chautauqua and the eastern Sierra Nevada
generally), as well as meeting facilities, jobs and employee housing opportunities for area residents.

The current proposal retains the goals and concepts developed in 1993, with several newly added elements. Most
significantly, the current proposal would provide up to 100 new housing units with up to 150 rewwerkforce—heousing
bedrooms in up to 100 new units_and ancillary facilities including a staffed day care center with a play area, laundry and
social room, and a residential storage space. The current proposal also provides for a third gas pump island and overhead
canopy, adds a third lane to Vista Point Drive and additional parking {to accommodate onsite guest vehicles as well as a
general-use park-and-ride facility and bus parking for ESTA and ESUSDYesemite-transit—vehieles), incorporates a new
package wastewater treatment plant with system{te-replace-the-existing-septic syster)-tied-te-a new subsurface drip

irrigation system, replaces an existing water storage tank with a new tank of the same size in the same general area, adds a

3-1
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new 30,000-gallon onsite propane tank # isti ' wi
2,500-gallencapacity), modifies the boundaries and acreage ofde5|gnated open space, and modlﬂes parcel boundarles

Several of the uses approved in 1993 were constructed and placed into operation during the late 1990s. Construction of the
hotel and restaurant elements was postponed due to a general economic downturn and other factors. The purpose of the
current project proposal is to support the earlier approved components with modifications and new elements that respond
to current conditions in housing, tourism, and employment.

3.3 PROJECT ELEMENTS AND SCOPE

The current proposal embodies concepts developed in 1993 with added elements, goals and refinements. A key task of the
current DSEIR/raf-FSEIR and Specific Plan is to delineate between project elements that are, and those that are not, subject to
discretionary action with the current project, as shown in Table 3-1:

TABLE 3-1. Discretionary Status of Project Elements
CATEGORY STATUS
Actions approved in 1993 and No discretionary actions or
subsequently constructed approvals required
Actions approved in 1993, never constructed, and now No discretionary actions or
scheduled for implementation consistent with 1993 approvals. approvals required
Actions approved in 1993 for which Subject to Discretionary Approval with
changes are now proposed Current Project Proposal
Newly proposed project elements (never before considered) Subject to Discretionary Approval with
and proposed modifications to existing project elements Current Project Proposal

The project encompasses 4 parcels, all of which are listed in Table 3-2 along with existing and proposed uses. Exhibit 3-3
shows the proposed project layout and parcel boundaries. Table 3-2 outlines approved elements and project elements now
subject to discretionary approval. Only the newly proposed elements (shown in the right-most column) are subject to
discretionary action as part of the current project.

Table 3-2. TIOGA SPECIFIC PLAN EXISTING, APPROVED & PROPOSED LAND USES AND ACREAGES

ACRES CURRENT USES NOW PROPOSED &
APPROVED|PROPOSED EXISTING LAND USES SUBJECT TO DISCRETIONARY
PARCEL | IN1993 | ACREAGE LAND USES APPROVED IN 1993 ACTION
= Open Space = 120-room 2-story hotel | = Changed parcel boundary/acreage
1 30.3 26.5 Monument Signs (2) with coffee shop, * Lane modifications to improve
swimming pool, banquet vehicle movement by gas pumps
room and gift shop; = Realignment of road serving the 8
= Parking for onsite uses existing hilltop housing units
= Signage Plan = New Package Wastewater
= Septic System Treatment System
= Qverflow parking = Overflow/oversize |= Changed parcel boundary & acreage
2 36.0 32.1 = Historical Marker vehicle parking = New rental housing with up to 100
= 6 cabin units (no formal = Fyll-service units & up to 150 bedrooms
approvals) Promontory restaurant |= Day care facilities for residents’ use
= Electric supply shed = Restaurant parking = Net 0.7-acre gain in Open Space
= Two Water Wells * Maintenance Building | including 13.0-acre increase in Open
= SCE powerlines = ropane Tanks Space-Preserve acreage, 0.9-acre
= Buried Utility Xing -septic| decrease in Open Space-Facilities,
[leach field and 11.4-acre decrease in Open
= 5 propane tanks with a Space-Support
combined capacity of 2,500 = 30,000-gallon propane tank
gallons = Elimination of septic tank;
retention of septic leach field
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= Subsurface Irrigation System using
flows from Package Treatment Plant
= Maintenance/residents’ storage
building
= 2 Gas Islands (8 fuel = 2gasislands with 8 = 3rd Gas Pump island with 4
3 2.4 2.4 pumps, canopies, fuel pumps & canopies, | additional fuel pumps, 1 additional
lighting, 2 USTs). lighting, 2 USTs. underground storage tank, and
= Tioga Gas Mart = Tioga Gas Mart overhead canopies & lighting
= Whoa Nellie Deli = Delicatessen
= 8 hilltop housing units | =10 Hilltop Housing Units? |* Changed parcel boundary & acreage
4 5.0 6.8 = 1 Water Tank = 300,000-gallon water = Demolition of existing water
= 1 Cell Tower? storage tank tank, replacement with new tank.
SR 120 TBD TBD * 1-ingress & 2-egress lanes|  * Access from SR-120 = One new traffic lane added
Easement to SR-120 * Park & Ride Area adjacent to gas station to enhance
* Park & Ride Area’ interior circulation
* Caltrans ROW
acquisition area
(adjacent to deli)

TOTAL PROPOSED ACRES 67.83 (reduced from 73.7 acres in 1993)

3.4 PROJECT OBJECTIVES

CEQA Guidelines §151243 requires an EIR to identify the primary purpose and objectives of a project proposal. This
requirement makes explicit the goals that underlie the proposed actions and approvals sought, and also sets the parameters
for identifying feasible alternatives.* As stated in the 1993 Final EIR, the project objective was to "provide central Mono
County with an inclusive resort facility that can draw upon north-south traffic traveling through Mono County as well as
Yosemite-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 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.” Goals,
policies and implementation programs in the approved 1993 Specific Plan also include the following objectives:

@ Enhance visitor-oriented services in Lee Vining area by allowing flexibility for multiple uses on Specific Plan parcels;

B Ensure adequate facilities for the Specific Plan development (by obtaining all applicable permits, and ensuring
adequate fire prevention management);

B Strive to reduce the project’s visual intrusiveness in the area (by minimizing site disturbance, maximizing use of
indigenous species, using introduced species that that provide additional screening at maturity, ensuring that
landscaping is property maintained, providing landscaping for picnic and walking and relaxation areas, ensuring a
visually attractive development, reducing reflective glare from the development);

B Conserve the potential for forage in the Plan area (by maintaining areas for deer feeding and gathering, retaining
naturally vegetated areas, avoiding construction during peak migration, prohibiting unauthorized off-road activity,
ensuring that pets do not roam freely);

B Maintain safe traffic by conforming to Caltrans access requirements and County circulation and fire safe requirements.

1 The cell tower was approved by Mono County in 2007 under Permit # o7BLD-00079.

2 Of the 10 hilltop units approved in the Specific Plan, only 8 units were constructed.

3 CEQA §15124 states: “A clearly written statement of objectives will help the lead agency develop a reasonable range of alternatives [and
aid]...decision makers in preparing findings or statement of overriding considerations, if necessary."”

4 CEQA §15126.6(c) states: “The range of potential alternatives...shall include those that could feasibly accomplish most of the basic
objectives of the project and could avoid or substantially lessen one or more of the significant effects.”
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EXHIBIT 3-3. MODIFIED TIOGA COMMUNITY\W-ORKFORCE HOUSING PROJECT PLAN & SITE CONTEXT MAP _(“Alternative 6")
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All of the 1993 objectives remain valid with the current project, joined by the additional objectives listed below:

B To provide sufficient werkferee-housing on the project site to accommodate a majority of employees of the hotel,
the full-service restaurant and other onsite land uses;

B Toincorporate water conservation and energy efficient features and design elements in order to manage costs and
conserve resources;

B To ensure that infrastructure sizing is adequate to meet existing and future needs.

@ To provide additional gasoline services consistent with demands.

3.5 DESCRIPTION OF PROJECT ELEMENTS

The discussion in this section provides details concerning all project elements. All of the project components will comply
with applicable requirements of the Americans with Disabilities Act (ADA) including access to goods, services, facilities and
programs, as set forth in the most current California Building Code.

3.5.1 Residential and WerkforeeCommunity Housing

The 1993 project included 5-acres on the northwestern-most parcel to be used for 10 residential rental units (5 duplexes
housing ten single-story 2-bedroom units). Only 8 of the approved units were constructed. The units provide housing for
Mobile Mart employees as well as Lee Vining residents. Six additional unpermitted werkferee—housing units were
subsequently constructed (the 6 units are located about 200’ due south of the promontory parking area).

Changes: The amended plan makes no changes to the original residential units, but eliminates the six newer (unpermitted)
units and incorporates a new WerkferceCommunity Housing complex in the southcentral portion of the site (see Exhibit 3-
3). The complex will provide up to 100 rental units (including a separate 4-bedroom manager’s unit) with up to 150 total
bedrooms for onsite employees and area empleyeesresidents and their dependents. The werkfercecommunity housing
will include a eentral-common area with staffed day care facilities, and play area, and-laundry facilities, and a short trail
connecting to the ESUSD school bus stop that will be located in an area of the promontory restaurant parking lot that is
closest to the Day Care Center. The maintenance building will include a separate storage area for use by residents.

New Preferred Alternative 6: This DSEIR/FSEIR incorporates a new Preferred Alternative 6 that differs from the project that
was proposed and discussed in the DSEIR. Alternative 6 was developed in response to recommendations and suggestions
offered in the DSEIR comment letters, with the primary intent to lessen project impacts on aesthetic resources. Alternative
6 is now the proposed project.

3.5.2 Gas Pump Island and Convenience Store

The 1993 project included 2 gas pump islands with 2 underground storage tanks plus overhead canopies and lighting, a
4,800 square foot convenience store, and an outdoor picnic area; all of these elements were constructed as proposed. The
deli (located inside the convenience store) was not identified as a permitted use in the 1993 Specific Plan (nor was it
addressed in the Specific Plan Amendments of 1995 and 1997) but was approved during 2012 through a Director Review
process. The Director Review (provided in Appendix B) included a requirement that, “No other commercial or retail space
expansion will be permitted on the convenience storage gas station parcel without a revision to the Tioga Inn Specific Plan.”s

Changes: The amended plan adds a third gas pump island with overhead canopy and lighting (with modifications to ensure
that the lighting here and elsewhere on the site conforms to the county’s Dark Sky initiative), and provides Specific Plan
standards to govern the delicatessen. A bus access, turnaround and parking area will be provided in the area of the gas
station/hotel for use by ESTA buses.

3.5.3 Parking

The 1993 project included minimum parking standards for the hotel, the minimart, the full service restaurant, and private
parking for the residential area. Although the full service restaurant has not been constructed, a total of 52 parking spaces
(including oversize parking for RVs) are located adjacent to the restaurant site. The parking |ot design also incorporates

5 Mono County, Notice of Decision, Director Review 12-007/Tioga Inn Kitchen Expansion. 2012 (see Appendix B).
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new provisions to enable ESUSD buses to access, turn around and park adjacent to a trail that will link the Day Care center
to the ESUSD bus stop. ha i i F i i R

Changes: Amendment #3 meets the minimum parking requirements in the approved Specific Plan for all onsite uses, and
provides substantial additional parking for the werkfereecommunity housing (a minimum of 200 spaces for up to 100 units).
Parking requirements outlined in the 1993 Specific Plan are summarized in Table 3-3, along with parking provisions
anticipated in the current project plan.

TABLE 3-3. MINIMUM PARKING STANDARDS

1993 SPECIFIC PLAN PROPOSED AMENDMENT #3
LAND USE AUTO RV + TRAILER OTHER AUTO RV + TRAILER OTHER
CATEGORY PARKING PARKING PARKING PARKING PARKING PARKING

1space per 2 1space per 2
Hotel 120+2 2 employees 120+2 2 employees
Full-Service 2 (buses) 2 (buses)
Restaurant 50 5 (trailers) None 50 5 (trailers) None
Convenience 2 (buses) 2 (buses)
Store/Fuel Sales 10 2 (trailers) None 10 2 (trailers) None
Hilltop Attached private Attached private
Residential Units [garage or covered None None garage or covered None None
parking parking

Open Space No parking required or proposed No parking required or proposed
Housing NA | NA NA 190 o None
3.5.4 Sanitation and Reuse

The 1993 project included a standard septic tank and leach field system for land uses on the site; the leach field was
designed with a 100% expansion field area for onsite facilities.

Changes: The amended plan incorporates a new package wastewater treatment plant. Effluent from the plant will be
distributed to a subsurface drip irrigation system during the late spring, summer and fall months (about 8 months of the
year). The existing septic tank will be abandoned and disabled per Health Department regulations, and the existing leach
field will be used for disposal of treated effluent during the low-flow winter months. Peak summer flows are projected to be
40,800 gallons per day (gpd), dropping to 22,000 gpd during the winter months. A detailed discussion of the proposed
sanitation system and facilities is provided in EIR §5.2, Hydrology.

3.5.5 Energy and Communication

Project energy needs are currently met with propane and electrical service. Propane is provided through five existing tanks
(with a combined 2,500-gallon capacity) that are owned by the project owner/applicant and situated in various locations
around the property. Electric service is provided by SCE; overhead SCE power lines cross the site on the portion of Parcel 2
that is located east of US 395. Propane and electricity will continue to be used on site.

Changes: The proposal includes a new commercial 30,000-gallon propane tank that will be sufficient to serve all onsite uses
as well as demands in the surrounding areas if there is a market demand. The five existing tanks will remain in use on the
siteberemeved. The applicant plans to install solar panels on the south-facing roofs of most project structures (existing and
proposed) as a primary source of project-wide renewable energy. Solar energy was not a part of the 1993 Specific Plan.
Under the current California Government Code (Title 7, Div. 1, Ch. 4, Article 2, §65850.5),° the use of solar energy is not a
discretionary action. Following a satisfactory compliance review, the solar energy application will be approved ministerially.

Wood-burning appliances (fireplaces, wood stoves, etc.) will comply with current requirements and standards of the County
for new construction. Cable, telephone and internet services will be wireless (cell phone service in this area is provided by
Verizon). The project will use energy efficient appliances and practices as rated by Energy Star, a joint program of USEPA

6 Calif. Legislative Info: http://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?sectionNum=65850.5.&lawCode=GOV.
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and the U.S. Dept. of Energy.” Proposed energy conservation features are discussed more fully in the Specific Plan (EIR §4)
andin EIR §5.8 (Public Services and Utilities).

3.5.6 Water Supply Facilities

Until 2017, the Mobil Mart development was served by a single onsite water supply well located on the portion of Parcel 2
that is east of US 395. In 2017, a second water supply well was installed in the same location. Both wells are currently
classified by Mono County as Transient Non-Community water system permits.® Water from both wells is piped under US
395 and into the existing water storage tank located on Parcel 4 adjacent to the existing hilltopwerkforee housing area.

Changes: If the proposed Tioga WerkferceCommunity Housing Project is approved, the existing water system ‘Transient
Non-Community’ permit will be revised to incorporate the new development and reclassified as a ‘Non-transit Non-
Community’ permit or possibly as a ‘Community’ system, depending on the number of full-time residents. The existing
permit will remain in effect pending any changes.

3.5.7 Water Storage Facilities

The 1993 EIR provided for construction of a new 300,000-gallon steel water storage tank on a site located by the eight
existing hilltop werkferee-housing units.

Changes: The amended plan calls for demolition of the existing water storage tank. A new tank, also with 300,000-gallon
capacity, will be constructed in the general location of the old tank.

3.5.8 Tioga Inn Hotel

As approved in 1993, the hotel will be a two-story structure with 120 guest rooms, a coffee shop, a banquet room, a small
retail gift shop, a swimming pool, and parking. The hotel will be oriented in an east-west direction, presenting an end view
to SR 120 and providing hotel rooms with expansive views of Mono Lake to the north/northeast, and Tioga Pass to the west;
solar panels will be oriented to the south, away from Mono Lake viewpoints. The current proposal retains the hotel
standards approved in the 1993 Specific Plan.

Changes: No changes are proposed.
3.5.9 Full Service Restaurant

As approved in 1993, the full-service restaurant will be a freestanding structure with up to 5,000 square feet of interior
dining area as well as an exterior site-down eating area, interior and exterior areas serving alcohol, and miscellaneous
accessory uses including a gift shop, information center, parking, deck, appurtenant service areas, and other similar uses.
Maximum height of the full-service restaurant was set at 20-feet from the top of the stem wall to the top of the roof line
(not counting chimneys, gables and snow control devices).

Changes: No changes are proposed.

3.5.10 Solid Waste and Recycling Facilities

Solid waste on the property is stored in bear-resistantpreef commercial dumpsters (including recycling bins) located
adjacent to the gas station. Refuse is collected by a commercial service. All existing dumpsters will remain in use, along with
new bear-proof structures that were approved in 1993 for the hotel and restaurant.

Changes: The proposed project calls for additional bear-resistant and raven-resistant preef solid waste and recycling
facilities to serve the new werkfercecommunity housing units. Further discussion of solid waste is provided in EIR §5.8.

3.5.11 Stormwater Drainage

7Source: USEPA and Dept. of Energy website: www.energystar.gov/.
8 Communication from Jon Drodz, Mono County Environmental Health Department, 23 May 2019.
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Following the 1993 EIR approvals, the Mobile Mart project was constructed with a controlled drainage system in which
runoff is captured and diverted to onsite dry wells. The dry-well process was designed in conformance with requirements of
the LRWQCB.

Changes: The proposed drainage system includes 2 concrete retention basins (1 each for the hotel and housing area), and 4
bioswales (all for the hotel). Facilities are designed to the County’s 20-year storm return frequency, and the bioswales
comply with LRWQCB Low Impact Development goals.

3.5.12 Roads, Circulation and Access

The 1993 EIR proposed that access to the project site be taken from SR 120 via a common drive located immediately south
of the hotel parking area and north of the minimart and gas pump islands. The access was constructed as proposed (with
one entry lane and two exit lanes), and remains in use to the present time. The access point is about 800 feet west of the
junction with US 395. Roads on the project site are privately owned and maintained, with 3 classes as shown in Table 3-4.

TABLE 3-4. Road Standards

Private Road Classification Easement Width Pavement Width Special Notes
Main Access Road 60 feet 24 feet 3-foot shoulder
Existing Residential Access 40 feet 16 feet 10% grade
Existing Utility Access Driveway 12 feet No public use

The amended plan calls for reconfiguration of the access drive. The reconfiguration would retain the existing single entry and
two exit lanes, but the access lane is now proposed to have a dedicated left-turn lane into the hotel, and a relocated right-turn
entry to the gas pumps. The reconfiguration is designed to improve traffic flow. A second change pertains to Caltrans’ sale of a
70-foot wide portion of the SR 120 right-of-way easement to the project applicant. The easement extends a distance of 1,170-
feet adjacent to the Tioga site. A portion of this easement (west of the entry) has long been used informally by minimart
customers as a picnic and play area. The ownership transfer will provide more public parking area for YARTS customers,
facilitate long-term use of the picnic area by customers, and provide greater flexibility in design of the land adjacent to and
north of the hotel. Caltrans will continue to own the remaining SR 120 right of way, which includes an apron (east and west of
the entry) that is used heavily by motorists as a Mono Lake vista point, and also used as an overflow parking area by Tioga Mart
patrons and YARTS customers. Caltrans indicates that this additional use of the R/W can block intersection sight distance, and
is currently considering solutions to remedy this issue.”

Changes: The amended plan calls for reconfiguration of the access drive. The reconfiguration would retain the existing
single entry and two exit lanes, but the access lane is now proposed to have a dedicated left-turn lane into the hotel, and a
relocated right-turn entry to the gas pumps. The reconfiguration is designed to improve the-flow-of-traffic flow. A bus
access, turnaround and parking area will be provided in the area of the gas station/hotel for use by ESTA buses. Another
second change pertains to Caltrans’ sale of a 70-foot wide portion of the SR 120 right-of-way easement to the project
applicant. The easement extends for a distance of 1,170-feet adjacent to the Tioga site. A portion of this easement (west of
the entry) has long been used informally by minimart customers as a picnic and play area. The ownership transfer will
provide more public parking area for YARTS customers, facilitate long-term use of the picnic area by customers, and
provide greater flexibility in design of the land adjacent to and north of the hotel. Caltrans will continue to own the
remaining SR 120 right of way, which includes an apron (east and west of the entry) that is used heavily by motorists as a
Mono Lake vista point, and also used as an overflow parking area by Tioga Mart patrons and YARTS customers.? |n its
comments on the DSEIR, Caltrans indicated that this added use of the SR 120 right-of-way can block intersection sight
distance; Caltrans is currently considering solutions to remedy this issue. Caltrans also noted in its comment letter that SR
120 is an access-controlled highway in the project area. Currently, the Tioga project’s defined driveway width is 30-feet, but
the paved driveway currently exceeds this 30-foot access by about 6-feet, and the YARTS walkway (also about 6-feet) also
contributes to the width, resulting in a current access opening width of about 42-ft. The owner will need to work with
Caltrans R/W to remedy this issue (which could not have been addressed with the R/W purchase/Director’s Deed). This
DSEIR/FSEIR includes a mitigation measure (TFFC 5.9(a-5)) requiring the owner to resolve SR 120 access right locations and
widths pursuant to Caltrans’ established Right-of-Way process. Please see DSEIR/FSEIR §5.9 for additional discussion of
project issues pertaining to traffic and circulation.

9 Note: Caltrans has recently initiated a resurfacing, restoration, and rehabilitation project to improve safety, accessibility, and mobility
along US 395 through Lee Vining; study recommendations are not anticipated to be available during the timeframe of the current project.
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3.5.13 Fire Protection

The site is located in the service area of Lee Vining Fire Protection District (LVFPD), a volunteer fire department. Project
elements are required to have an operational water system before building permits are granted. Existing on-site roads have
been designed to meet County and Lee Vining Fire Protection District (LVFPD) standards.

Changes: New project elements (including roads, water supply, hydrants, fire suppression features) will be required to meet
all current CalFire and LVFPD standards, including CalFire Fire Safe Regulation PRC §4290 and §4291, and Mono County
Chapter 22 Fire Safe Regulations (for development in the State Responsibility Areas). The project will fully comply with all
applicable fire safe rules and regulations. Though not required by CalFire, the project will provide a secondary emergency
access route along the former SCE easement (now acquired by the Tioga project owner) that is located south of the hilltop
housing units. Access from the secondary easement onto SR 120 will be controlled by a break-away gate. EIR §5.8 provides
additional information about fire protection on the site.

3.5.14 Open Space

The project approved in 1993 provided for 46.5 acres of open space in 3 open space designations, including 14.8 acres of
Open Space Preserve (the most protected open spce category.

Changes: Proposed Specific Plan Amendment #3 would modify the acreage in each of the open space designations shown
in the 1993 Specific Plan; the changes would increase overall open space acreage by 0.7 acres. Changes in the acreage of
designated open space areas are discussed in DSEIR/FSEIR §5.5 (Land Use), and summarizedshews in Table 3-5.

TABLE 3-5. Proposed Changes in Open Space Acreage

Open Space Designation 1993 Specific Plan Specific Plan Amendment #3 | CHANGE

OS-Preserve 14.8 acres 27.8 acres (+) 13.0 acres

OS Facilities 13.2 acres 12.3 acres (-) 0.9 acres

OS Support 18.5 acres 7.1acres (-) 11.4 acres

TOTAL 46.5 acres 47.2 acres (+) 0.7 Open Space Acres
3.6 PROPOSED PARCEL REVISIONS

The project approved in 1993 had 4 parcels totaling 73.7 acres of land.

Changes: The current proposal would reduce the overall land area by about 5 acres, as shown in Table 3-6.

TABLE 3-6. Proposed Changes in Parcel Acreage
ACREAGE ACREAGE
PARCEL # APPROVED IN 1993 PROPOSED IN 2018
1 30.3 27.4
2 36.0 32.1%°
3 2.4 2.7
4 5.0 6.8
TOTAL 73.7 acres 67.8 acres

As shown in Table 3-5, the changed acreage affects Parcel 1 (reduced from 30.3 to 26.5 acres), Parcel 2 (reduced from 36.0
to 32.1 acres), and Parcel 4 (increased from 5.0 to 6.8 acres). In whole, the project area is proposed to be reduced by 5.9
acres. The reduced area of Parcels 1 and 2 occurred when Caltrans expanded US 395 to 4 lanes, which required acquisition
of land from adjoining properties; the expanded acreage of Parcel 4 occurred when the owner redesignated parcel acreages
to provide additional land for a new cell tower to improve internet access; land gained through purchase of Caltrans’ SR 120

right-of-way in 2018 226-wasrelinguished-tebecame part of Parcels 1and 2.

10 Note that a small portion of Parcel 2 is located east of US 395; the two existing water wells are located on this sub-parcel.
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3.7 PROJECT DESIGN

The 1993 Final EIR described the project design as having a unified theme comprised of exposed stone foundations, natural
wood walls with areas of stone, and metal roofs in green or earth-tone colors. The original design theme is evident in the
project elements that were subsequently constructed on the site, as shown in the photos below:

The new Preferred Alternative 6 eurrentprepesal-retains many of the design theme and design guidelines established in
1993, and fewne changes are proposed. The hotel, the full service restaurant, and the werkfercecommunity housing
elements will all be constructed with use of exposed stone foundations, natural wood walls with areas of stone. All east-
facing walls in the community housing complex will be painted in “Shaker Gray,” and all roofs in the community housing
area will be constructed of materials with a dull finish and dark, muted colors. Mretal roofs in green or earth-tone colors
will be allowed in other areas of the Tioga site. As noted previously, the south-facing roofs on most project structures will
be designed to accommodate solar panels (solar panels have already been installed on the Tioga Mart deli and store
building, as shown above). Preferred Alternative 6 makes substantive modifications to the form, layout, orientation and
height of the proposed housing structures (compared to the DSEIR project proposal); the new modifications are discussed
in DSEIR/FSEIR §5.12 (Aesthetics).

3.8 PROJECT PHASING AND GRADING

A formal Phasing Plan was developed for the Community Housing Project in response to comments and recommendations
received during the DSEIR public review period. Goals of the phasing plan are to enable the Lee Vining community and
town services to adapt to the new population on an incremental basis, and thereby more effectively ensure the timely
provision, availability and coordination of onsite facilities and uses including the previously-approved commercial
components. Grading for all of the housing pads would be completed during the first phase of construction, and followed
directly by landscaping of all graded surfaces. The phasing plan is included as new Mitigation Measure 5.6(a-1) and outlined
below in Table 3-7.

TABLE 3-7. Community Housing Phasing Plan

PHASE | # OF UNITS SCHEDULE
The 30 Phase | units and child care facility would be built following completion of
N 30 grading for the housing project as a whole (including phases 1, 2 and 3). The goal is to

have the 30 phase 1 units available for use by construction workers during the hotel and
restaurant construction process.

Construction of the 40 Phase 2 units would begin at the time that a building permit
application is submitted to Mono County for construction of the hotel. The goal is to

2 40 have all 70 of the phase 1 & 2 units available when hiring begins for previously-approved
commercial job positions.

Construction of the 30 Phase 3 units would begin when the phase 1 and phase 2 units

30 reach a combined 80% occupancy rate (i.e., when 56 of the Phase 1 and 2 units are

3 rented). All Phase 3 units will be in the westernmost row of units; the two-story

structures in this row are at a higher elevation, have higher rooflines, and are thus the
most visible units.
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3.9 DISCRETIONARY ACTIONS AND REQUIRED PERMITS

3.9.1 Lead Agency

Mono County is Lead Agency for this project, and will consider the following discretionary actions in processing the Tioga
WerkforeceCommunity Housing project proposal:

Certification of the Subsequent Final Environmental Impact Report. The 1993 Specific Plan was incorporated into the 1993
environmental impact report; similarly, the proposed Specific Plan Amendment #3 is included with the current Subsequent
EIR (SEIR); the current SEIR builds upon the original 1993 documents. The SEIR must be certified by the Board of
Supervisors in order for the changes proposed in Specific Plan Amendment #3 to take effect. EIR Certification is considered
by the Board of Supervisors before (and is an action separate from) their consideration of project approval.

Actions associated with the Specific Plan. The proposed Specific Plan Amendment #3 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 proposed Specific Plan Amendment #3, it may approve the amended Plan as submitted, or it may
approve a modified version of the amended Specific Plan. If the County takes action to approve the proposed Plan
amendment or a modified version of the amended Plan, and becauseif the SEIR identifies one or more significant and
unavoidable impacts, the Board must then adopt a Statement of Overriding Considerations explaining why the impacts and
mitigations have been approved despite the fact that significant and unavoidable impacts remain. The Specific Plan land
use district was adopted for this project site as part of the 1993 approvals, and will remain valid whether the current
proposed amendment #3 is approved or denied. Modifications to the tentative parcel map (adjusting the boundaries and
acreage of the four parcels) must be approved by the Planning Commission.

Approval of a Mitigation Monitoring and Reporting Program. The County is required to adopt (or make a statement of
overriding effects indicating the basis for rejecting) recommended mitigation measures. If mitigation measures are a part
of the project approval, the County and proponent must enter into a program for implementation, monitoring, and
enforcement of the adopted measures.

3.9.2 Other Agencies that may use the EIR

Table 3-87 lists all agencies that are expected to make use of the EIR when considering project permits and approvals. Note
that the Responsible and Trustee agencies may impose requirements (typically as conditions of permit approval) in addition
to the Mitigation Measures contained in this EIR.

Table 3-87. Use of this Subsequent EIR by Other Agencies

AGENCY PERMIT OF USE OF THE EIR

California Regional Water Responsible Agency:

Quality Control Board - e Streambed alteration and/or discharge of fill material to a surface water including areas
Lahontan Region associated with washes or other drainage features, even if currently dry, may require Clean Water

Act §401 Water Quality Certification for impacts to federal waters (waters of the US), or Dredge &
Fill Waste Discharge Requirements for impacts to non-federal (State) waters, both issued by the
Lahontan Board.

o Clean Water Act §402(p) Storm Water Permit, required for land disturbance of more than 1
acre; note that the permit includes a NPDES General Construction Storm Water Permit. State
Water Board Order No. WQ 2009-0009-DWQ may be required for land disturbance associated
with the project. The NPDES requires development of a Stormwater Pollution Prevention Plan
and implementation of best management practices (BMPs).

e NPDES General Construction Storm Water Permit, for new industrial operations.

e General Waste Discharge Requirements for Small Domestic Wastewater Treatment Systems
State Water Board Order No. WQ 2014-0153-DWQ, or Individual Waste Discharge Requirements,
will be the likely regulatory measure for the new packaged wastewater treatment system and
wastewater disposal.
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If the use of recycled water is intended as a proponent of the project, then Water Reclamation
Requirements for Recycled Water Use, State Water Board Order No. WO 2016-0068-DDW, or an
individual order, may be used as the requlatory measure.

State Water Resources e Water Reclamation Requirements for Recycled Water Use (per Order WQ 2016-0068-DDW),

Control Board — Division of | or Individual Water Reclamation Requirements may be required.

Drinking Water (DDW) e Approval of a Title 22 Engineering Report, or a letter from DDW indicating that the project
does not need to satisfy Title 22.

California Dept. of Responsible agency:

Transportation e __An encroachment permit shall be obtained from Caltrans if the secondary access gate is

located inside the Caltrans right-of-way.
e The project owner shall resolve SR 120 access right locations and widths pursuant to
Caltrans’ established Right-of-Way process.
e Encroachment permit, modifications to the scenic turn-out on SR 120.
California Dept. of Fish and | Trustee Agency: For fish and wildlife resources, and a Responsible Agency: For discretionary
Wildlife (CDFW) actions including Lake or Streambed Alteration Agreement, Permit for Incidental Take of
Endangered, Threatened and/or Candidate Species, etc.
California Dept. of Forestry | Trustee agency: Review plans for fire safety & wildlife protection
Mono County Department Responsible agency: Permits are required for the sewage disposal system, the small water

of Environmental Health system; the restaurant kitchen, any kitchen in the hotel, the swimming pool, and the spa.

Lee Vining Fire Protection Local public agency: Inspection or review of plans for conformance with fire safety regulations
District

Federal Aviation Responsible Agency: Determination whether project obstructions in the imaginary surface
Administration zone of Lee Vining Airport represent a hazard.

3.10 INCORPORATION BY REFERENCE AND RELATED ACTIONS

Two documents are incorporated by reference into the current Tioga WerkferceCommunity Housing Draft Subsequent EIR
review: the 1993 Tioga Inn Final EIR, the Mono County Regional Transportation Plan (RTP) and General Plan Final EIR with
all supporting technical documents. No other applicable documents have been identified for incorporation by reference in
this DSEIR, and no related actions have been identified other than the approvals that were granted for the Tioga Inn project
following completion of the 1993 Tioga Inn Final EIR and Specific Plan. The conclusions presented in each Final EIR are
briefly summarized below.

3.10.1 1993 Tioga Inn Final EIR

The 1993 Tioga Inn Final EIR concluded that implementation of the approved Tioga Inn Specific Plan would result in
significant and irreversible impacts to the visual quality of the project area. No other significant and unavoidable adverse
direct or cumulative environmental impacts were identified in the Final EIR.

To minimize or avoid these significant impacts, the 1993 Final EIR refers to design and development standards contained in
the Specific Plan for project construction, operation and ongoing maintenance. Particular emphasis is placed on provisions
calling for County review and approval of a detailed landscape plan and use of onsite lighting with minimal offsite visibility
and reflective glare, subject to detailed specifications following a night-time inspection of the site by County staff.

3.10.2 2015 Mono County RTP and General Plan Final EIR

The 2015 Mono County RTP and General Plan Final EIR concluded that implementation of the General Plan may potentially
result in a wide range of significant and unavoidable adverse environmental effects including:

e Impacts to Candidate, Sensitive & Special Status Species e Substantial Soil Erosion

e Impacts to Riparian Habitat e Loss of Mineral Resources

e Impacts to Federally Protected §404 Wetlands e Potential for Release of Hazardous Materials

o Interference with Fish or Wildlife Movement or Migration e Inadequate Emergency Response

e Conflict with Local Biological Protection Ordinances e Exposure to Wildland Fire Risks

e Exposure to Seismic Effects and Unstable Geology e Exposure to avalanche, rockfall, storms, volcanism
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e Impacts to Prehistoric or Historic Resources e Erosion and Siltation from Altered Drainage

e Impacts to Paleontological Resources e Impacts on Recreational Facilities

e Impacts to Sacred Lands e Impacts to Scenic Resources in a State Scenic Highway
o Violation of Water Quality Objectives e Degraded Visual Character or Quality

o Violation of Waste Discharge Requirements e Create new sources of Light and Glare

o Uncertain Availability of Adequate Water Supplies e Impacts on public fire and utility services

To minimize or avoid these significant impacts, the General Plan contains numerous goals, objectives, policies and actions
that will be monitored by the county. The mitigations address a range of issues including air quality/greenhouse gases,
biological resources, hydrology/water quality, and geologic conditions. Applicable policies and policy recommendations
are identified and discussed throughout the CEQA Checklist analyses.
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TIOGA COMMUNITY WORKFORCE HOUSING PROJECT
REVISED DRAFT AND FINAL SUBSEQUENT EIR

SECTION 4.0
SPECIFIC PLAN

4.1 INTRODUCTION TO TIOGA INN SPECIFIC PLAN AMENDMENT #3

In 1993, the Mono County Board of Supervisors approved a multiple-use visitor commercial project on a roughly 74-acre
site located at the junction of US 395 and State Route 120 (the southwest quadrant). The property is located in central
Mono County about one mile south of the community of Lee Vining. The 1993 project approvals included certification of a
Final EIR, and approval of the Tioga Inn Specific Plan. Upon approval, the Tioga Inn Specific Plan established both the
zoning and the General Plan uses and standards for the project site.* The approved land use designations included
“hotel,” “full-service restaurant,” “residentia
facilities,” and “open space-support.”

"ow 72\

convenience store/fuel sales,” “open space-preserve,” “open space-

|u w
1

Many of the approved uses were developed and in operation by 1996, including the residential units, the convenience
store/fuel sales, and the designated open space areas. In 1997, the deli opened inside the convenience store. The deli was
not included in the 1993 Specific Plan, but was conditionally approved through a retroactive Director Review during 2012.
The 2012 approval included a condition stating “No other commercial or retail space expansion will be permitted on the
convenience store gas station parcel without a revision to the Tioga Specific Plan.” Specific Plan standards for the deli are
included as part of the current proposed Amendment in accordance with this requirement.

The 1993 Specific Plan was amended in 1995 (Amendment #1), and again in 1997 (Amendment #2). Proposed Tioga Inn
Specific Amendment #3 has a primary goal of facilitating the construction of up to 100 wwerkfereecommunity housing units
with up to 150 bedrooms to accommodate employees of the previously approved hotel and full-service restaurant. In
order to accommodate changes in werkfereecommunity demographics over time, the werkfereecommunity housing is
designed and would be plumbed to allow flexibility in ratio of 1-bedroom, 2-bedroom and 3+-bedroom units. Additional
elements of proposed Amendment #3 include the addition of a third gas pump island, installation of a new wastewater
treatment system with subsurface distribution for summer irrigation, expansion of the propane tank storage capability,
realignment of the road providing access to the existing hillside residential units, changes in the parcel boundaries and
acreages, and replacement of the existing water storage tank with a new tank of the same size in the same general
location. Changes associated with Amendments #1 and #2, and with the 2-22 12-007 Director Review, are summarized in
Table 4.2 (1995 Amendment #1), Table 4-3 (1997 Amendment #2), and Table 4-4 (2012 Director Review 12-007).

4.2  TIOGA INN SPECIFIC PLAN HISTORY AND BACKGROUND

4.2.12 Original 1993 Specific Plan

The Tioga Inn Specific Plan was originally approved by the Mono County Board of Supervisors in July of 1993. Uses and
parcel sizes allowed with the 1993 approval are shown in Table 4-1:

1 Mono County has integrated its Zoning Code into the General Plan Land Use designations. Thus the General Plan Land Use Element
contains (a) policies and use designations to guide land use decisions, and (b) land development regulations to regulate development
activities. The General Plan policies guide land use decisions, and the land development regulations govern the use of buildings, the size
and layout and intensity of uses, parking requirements, allowed lot coverage, setbacks and other regulatory development standards.
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TABLE 4-1. Original 1993 Tioga Inn
Specific Plan Approved Uses and Parcel Sizes
PARCEL # PARCEL ACREAGE APPROVED USES

1 30.3 Hotel

2 36.0 Full-Service Restaurant

3 2.4 Store & Gas Station

4 5.0 Residential Units (10)
TOTAL 73.7

4.2.2 1995 Specific Plan Amendment #1
The first Specific Plan amendment occurred in April 1995, and included 3 changes as outlined in Table 4-2 below:

TABLE 4-2. Changes Approved in Tioga Inn by
1995 Specific Plan Amendment #1
# CHANGE
1 Amend p. 39 Figure 9, moving the proposed location of the water tank approximately 600
feet west to a site next to the proposed housing area on Parcel 4
2  Amend p. 20, Implementation Measure 1d(1) to allow for a two-bedroom apartment, not
to exceed 1,500 square feet, as part of the Convenience Store/Fuel Sales
3  Amend the text on p. 12 to allow for the building of a Convenience Store before the Hotel.

4.2.3 1997 Specific Plan Amendment #2

The second Specific Plan amendment occurred two years after the first amendment, in June of 1997, and included 12
changes as outlined in Table 4-3 below:

TABLE 4-3. Changes Approved in Tioga Inn
by 1997 Specific Plan Amendment #2
# CHANGE

1 Amend p. 7 (Full Service Restaurant): The restaurant will 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.

2 Amend p. 10 (Facilities and Services): The water delivery system and sewage disposal system are not to serve any projects
other than the four components of the Tioga Inn Specific Plan.

3 Amend p. 27, policy 5a(2): Other than access for authorized personnel to the parcels adjacent to US 395, there shall be no
access to the project from US 395.

4 Amend p. 28: 8, Financing the Specific Plan

5 Amend p. 17, Policy 1b: The Hotel land use designation shall permit the following land uses: = A public restroom/shower/
laundry facility may be permitted.

6 Amend p. 17 - Implementation Measure 1b(2): Site development standards for the Hotel land use designation shall be
(Refer to Footnote 13): = The public restroom/shower/ laundry facility shall not exceed 20’ in height, shall not exceed 1,500
square feet of interior floor space, and shall not exceed an occupancy load of 30 persons. Location of building will be in
the vicinity of the swimming pool,

7 Amend p. 19 - Implementation Measure 1c(2): Site development standards for the Full Service Restaurant land use
designation shall be: = One flag pole shall be allowed on the restaurant parcel. Flag pole shall not exceed 20 feet in
height. The maximum area of the flag shall be 40 square feet. Illumination is not permitted.

8 Amend p. 18 — Implementation Measure 1b(2): = Signs — See Master Sign Program.
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10
11

12

Amend p. 19 - Implementation Measure 1c(2): = Signs — See Master Sign Program.
Amend p. 20 — Implementation Measure 1d(2): = Signs — See Master Sign Program.

Amend Page 28: 6. Master Sign Program.

6a) Intent. The Master Sign Program is a requirement and mitigation measure of the Tioga Inn Specific Plan. The Specific
Plan requires that all signs be coordinated in design and concept with all other facility signs. The Master Sign Plan will
coordinate design, theme, and placement of signs within the Tioga Inn Specific Plan area. This Specific Plan is one site
with four separate parcels. All signs are required to be on site.

6b) General Provisions. (a) Signs and sign faces will be constructed with natural materials like stone, wood and other

natural materials to enhance the overall architectural theme of the Tioga Inn. Plastic, metal and other materials may be
used but should not be the (predominant?) feature of any sign or sign face. The exceptions to this are directional signs
which may be plastic or metal. (b) The background or unused portions of the sign facing will be painted in muted earth
tone colors or left in a natural state. (c) The sign area is calculated as the area that would enclose all words and letters of a
sign face. The portions of the sign enclosed by the decorative border or frame and the foundation are not calculated as
sign area. (d) lllumination for all signs shall be indirect or back-lit channel letters.

6¢) Permitted Signs. Monument signs — The Tioga Inn Specific Plan is permitted three monument signs for the three

commercial land uses. These signs will be visible to travelers on Highways 120 and 395. The maximum height will not
exceed 10 feet. The sign will not exceed 64 square feet per facing. Approximately 21 square feet will be allocated for each
commercial use (convenience store/fuel sales, hotel, and full service restaurant). The three monument signs are
permitted within the Tioga Inn Specific Plan on the 30-acre Hotel parcel. One sign may be installed along the Highway
120 corridor approximately 150 feet east of the gas station. Two monument signs may be installed below the restaurant
knoll adjacent to Highway 395. These signs are not permitted to be silhouetted against the skyline or located on top of
the knoll. Placement may be on either side of the knoll but on the hotel parcel. A fourth monument sign is permitted in
the vicinity of the hotel entrance site. This sign is an interior monument sign and will be used to primarily direct visitors to
the various facilities within the Tioga Inn Specific Plan site. This sign will generally not be visible to travelers on Hwy 120.

Directional signs: Signs for air and water, registration, observation deck, parking, office or deliveries shall be permitted
with @ maximum area of 3 square feet per sign facing. Directional signs may be combined subject to Director Approval.

Other signs: = Convenience store/fuel sales — Signs identifying the property, name ownership, and amenities shall be
limited to a maximum of forty-eight total square feet. » Hotel — Signs identifying the property, name, ownership, and
amenities shall be limited to a maximum of sixty-four total square feet. = Restaurant — Signs identifying the property,
name, ownership, and amenities shall be limited to a maximum of forty-eight square feet. = Required Signs — These signs
include those mandated by federal, state, or local agencies (i.e., the display of gas prices).

6d) Prohibitions. = No signs shall be permitted within the residential land use. ® No monument or freestanding signs shall
be permitted off the Tioga Inn Specific Plan site.

Integrate the letter from Tom May, lighting consultant, into the Specific Plan as number 7, Lighting.

7. Lighting. Night time lighting for the project site is required to be screened and aimed in a manner to reduce offsite
impacts. In order to reduce potential lighting impacts the following changes are required: = Replace the light fixture at
the front entrance and on the picnic island near the gas pumps. A KIM Mfg. 2B-ET4 400 watt MH. This change should
eliminate any light deflection toward the town and would maximize light distribution on the ground surface. = Place
metal glare shields on two sides of the canopy lights facing town. These shields should project 2-6 inches below the
prismatic lens. = To light the parking area immediately to the rear of the store add one light pole at the southeast corner
near the dumpster area. A KIM 2B-ET3 will spread the light satisfactorily. = To light the road to the restaurant site, place
bollard lights with 5o watt lamps on the downslope at 100-foot internals. This will light the road with the light directed
away from town.

4.2.4 2012 Director Review 12-007/Tioga Inn Kitchen Expansion

2 The word ‘predominant’ is missing from the original text, but inserted herein for clarification.
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Director Review permit 12-007, approved in July of 2012, retroactively permitted expansion of the Convenience Store
kitchen by 316 square feet, noting that the convenience store and gas station had been remodeled on several prior
occasions. Findings of the 2012 approval are presented in Table 4-4.

TABLE 4-4. 2012 Director Review 12-007/Tioga Inn Kitchen Expansion

FINDINGS

1. All applicable provisions of
the Mono County General Plan
and Tioga Inn Specific Plan are
complied with, and the site of
the proposed use is adequate
in size to accommodate the
use and to accommodate all
yards, walls and fences,
parking, loading, landscaping
and other required features;

2. The site for the proposed
use relates to streets and
highways adequate in width &
type to carry the quantity and
kind of traffic generated by
the proposed use;

3. The proposed use will not
be detrimental to the public
welfare  or injurious to
property or improvements in
the area in which the property
is located;

4. The proposed use is
consistent with the map and
text of the Mono County
General Plan and Tioga Inn
Specific Plan;

EXPLANATORY MATERIALS

The subject property is approximately 2.35 acres in size, adequate to accommodate the 316 square
feet of kitchen expansion. The property’s Specific Plan land use designation allows for: *Other uses
that are similar in nature, typically associated with the primary land use, and equal to or less in
intensity—subject to individual review and approval by the Planning Director.”

The proposed 316 square feet kitchen expansion will provide additional services on the
convenience store/gas station parcel. Due to the lack of a hotel or full service restaurant on this
property, this limited kitchen expansion is permitted by the Planning Director, subject to this
Directors Review, as permitted in the Specific Plan. No other commercial or retail space expansion
will be permitted on the convenience store gas station parcel without a revision to the Tioga Inn
Specific Plan.

The proposed addition meets the Specific Plan height limit of 20’, is located with the building
envelope established in the Specific Plan (Figure 7), and meets the minimum parking requirements
of 10 standard vehicle spaces, two bus or recreational vehicle spaces, and two spaces for vehicles
towing trailers.

The proposed project is located on Vista Point Drive with access to State Route 120. The proposed
kitchen addition will not create impacts to surrounding streets or to Highway 120. The project has
existing encroachment permits with Caltrans District g.

The Specific Plan allows for a hotel, full service restaurant, a residential area, and a convenience
store and gas station. The only two uses on the project site at this time are the convenience
store/gas station and the residential uses. The hotel and full service restaurant have never been
constructed. The proposed 316 square foot kitchen expansion will provide additional services on
the convenience store/gas station parcel. Due to the lack of a full service restaurant on the project
site, this limited expansion will not be detrimental to the public welfare, and/or injurious to
property or improvements in the project area.

The Tioga Inn Specific Plan designates this parcel as Convenience Store/Gas Station which
provides for a retail store and fuel purchase facility, an apartment, two fuel islands with four multi-
grade dispensing stations per island for a total of eight pumping stations, a picnic area sited in
conjunction with the scenic turn-out, public restrooms, and parking areas, including spaces for
recreational vehicles, vehicles towing trailers, and tour busses.

Mono County Land Use Element, Ch. 36 Specific Plans: General Plan §36.60 Specific Plan
Amendment states that amendments to a specific plan can be handled through the Director
Review process if no change in density results and no change in conditions are necessary.
[Reference to Attachment 1 Ground Floor Plan that shows existing uses and the proposed kitchen
expansion]. With DR 2012-007, the expansion of 316 square feet to the kitchen does not change
the density of the project or change conditions.

This Specific Plan was adopted in 1993 and as of this date, only the Residential and Convenience
Store/Gas Station uses have been developed. In consideration of this and the fact that the Hotel
and other Restaurant uses are undeveloped, the increase in footprint of the Convenience
Store/Gas Station from 6,300 permitted square feet to 6,835 square feet (includes the 316 sf
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kitchen expansion) is considered minor and allowed within the Specific Plan area.
5. Improvements as indicated The project is consistent with the Mono Basin Area Plan because it conforms to the policies

on the development plan are encouraging infill development within or adjacent [to] Lee Vining.
consistent with all adopted
standards and policies as set Mono County Land Use Element, Mono Basin Area Plan:

forth in the Land Objective A: Direct future development to occur in and adjacent to Lee Vining.
Development Regulations; Objective D, Policy 3: Focus commercial development within or adjacent to Lee Vining.

The project is consistent with the Tioga Inn Specific Plan because it is located on the Convenience
Store/Gas Station parcel and the permitted uses allowed on this parcel.
6. The project is exempt from  a. It qualifies for a Class 1 Categorical Exemption. Class 1 exemptions would allow for: (e) additions
CEQA. to existing structures provided that the addition will not result in an increase of more than 50% of
the floor area of the structures before the addition, or 2,500 sf whichever is less.
b. In addition, an EIR was certified as part of the Tioga Inn Specific Plan approval in 1993.
DR 12-007 CONDITIONS OF APPROVAL
1. The project shall comply with the requirements of the building Division and Environmental Health.
2. All exterior lighting shall be shielded and directed downward to comply with Chapter 23, Dark Sky Regulations and the Tioga Inn
Specific Plan.
3. The roof and exterior construction shall match the existing building store and roof colors.
4. No other commercial or retail space expansion will be permitted on the convenience store gas station parcel without a revision to
the Tioga Inn Specific Plan.
5. Termination. A Director Review shall terminate and all rights granted therein shall lapse, and the property affected thereby shall
be subject to all the provisions and regulations applicable to the land use designation in which such property is classified at the time
of such abandonment, when any of the following occur:
A. There is a failure to commence the exercise of such rights, as determined by the Director, within one (1) year from the date of
approval thereof. Exercise of rights shall mean substantial construction or physical alteration of property in reliance with the terms
of the Director Review.
B. There is discontinuance for a continuous period of one year, as determined by the Director, or the exercise of the rights granted.
C. No extension is granted as provided in §31.080.
6. Extension. If there is a failure to exercise the rights of the Director Review within one (1) year of the date of approval, the
applicant may apply for an extension for an additional one (1) year. Any request for extension shall be filed at least sixty (60) days
prior to the date of expiration and shall be accompanied by the appropriate fee. Upon receipt of the request for extension, the
Planning Division shall review the application to determine the extent of review necessary. Conditions of approval for the Director
Review may be modified or expanded, including revision of the proposal, if deemed necessary. The Planning Division may also deny
the request for extension. Exception to the provision is permitted for Director Reviews approved concurrently with a tentative parcel
or tract map; in those cases the approval period(s) shall be the same as for the tentative map.
7. Revocation. The Planning Commission may revoke the rights granted by a Director Review and the property affected thereby
shall be subject to all of the provisions and regulations of the Land Use Designations and Land Development Regulations applicable
as of the effective date of revocation. Such revocation shall include the failure to comply with any condition contained in the
Director Review or the violation by the owner or tenant of any provision pertaining to the premises for which such Director Review
was granted. Before revocation of any permit, the Commission shall hold a hearing after giving written notice thereof to the
permittee at least ten (10) days in advance of such hearing. The decision of the Commission may be appealed to the Board of
Supervisors in accordance with Ch. 47, Appeals, and shall be accompanied by an appropriate filing.

4.2.5 Tioga Inn Specific Plan Proposed Amendment #3
The proposed 3™ Specific Plan Amendment would make new changes to the approved specific plan as listed below:

= COMMUNITYWORKFOREE HOUSING: Allow up to 150 new werkfereecommunity housing bedrooms in up to 100
units (including one manager’s unit with up to 4 bedrooms);
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= GAS ISLAND: Allow construction of a third gas pump island with 4 new fueling stations, one new underground
gasoline storage tank, an overhead canopy and lighting;

=  WATER STORAGE: Allow demolition of the existing 300,000-gallon water storage tank and replacement with a new
300,000-gallon water storage tank on a pad located in the same approximately location as the existing tank;

=  PARKING: Allow additional parking to serve oversize vehicles, park & ride vehicles, ESTA & Yosemite transit;

= INTERNAL ACCESS: Realign the road providing access to the existing hilltop residential area, and reconfigure lanes
and turning areas near the main entry to eliminate conflict between the hotel and the gas station/convenience store,
and to provide safe year-round access and turnaround areas for ESUSD and ESTA buses;

=  SANITATION & REUSE: Replace the septic tank with a new package wastewater treatment facility including new
subsurface irrigation facilities and retention of the existing leach field for disposal of surplus treated water;

= PARCEL BOUNDARIES: Modify the acreage and boundaries of the four parcels;

= PROPANE: Replace the five existing propane tanks (combined 2,500-gallon capacity) with a new 30,000-gallon
propane tank to meet demand for onsite heating and offer commercial propane sales to area residents and businesses.

= EQUIPMENT & PERSONAL STORAGE: Construct a new building for storage of residents’ items and maintenance
vehicles and equipment.

Table 4-5 provides an overview of approved uses and changes proposed in conjunction with Specific Plan Amendment #3.

Table 4-5. TIOGA INN EXISTING, APPROVED & PROPOSED LAND USES AND ACREAGES

ACRES CURRENT USES NOW PROPOSED &
APPROVEDPROPOSED EXISTING LAND USES SUBJECT TO
PARCEL [IN1993 ACREAGE LAND USES APPROVED IN 1993 DISCRETIONARY ACTION

= Open Space = 120-room 2-story hotel = Changed parcel boundary and
1 303 26.5 Monument Signs (2) _ With coffee shop, _ acreage .
swimming pool, banquet = Modifications to vehicle
room and gift shop; movement at main access &
= Parking spaces for onsite realignment of road serving
uses existing hilltop housing units
= Signage Plan = New Package Wastewater
= Septic System Treatment System
= Qverflow parking = Overflow/oversize vehicle = Changed parcel boundary
> 36.0 32.1 = Historical Marker parking = and acreage
= 6 cabin units (no formal = Full-service = New weorkfereecommunity rental
approvals) Promontory restaurant | housing with up to 150 bedrooms
= Electric supply shed = Day care facilities sufficient to
= Two Water Wells » Restaurant parking accommodate all onsite youth
= SCE powerlines * Maintenance Building | = Neto.7-acre gain in Open Space
= Buried Utility Xing = Propane Tanks including 13.0-acre increase in
septic /leach field Open Space-Preserve acreage,
= 5propane tanks with a 0.9-acre decrease in Open Space
combined capacity of -Facilities, and 11.4-acre decrease
2,500 gallons in Open Space-Support
= 30,000-gal. propane tank
= Elimination of septic tank;
retention of septic leach field
= New Subsurface Irrigation
System using flows from the
Package Treatment Plant.
= 2 Gas Islands (8 fuel = 2gasislands with 8 = 3rd Gas Pump island with 4
pumps, canopies, fuel pumps & canopies, |additional fuel pumps, 1 additional
3 24 24 lighti d d | light d d d d gasoline st
ghting, 2 undergroun ighting, 2 undergroun underground gasoline storage
gasoline storage tanks). gasoline storage tanks. tank, and overhead canopies &
= Tioga Gas Mart * Tioga Gas Mart lighting
= Whoa Nellie Deli = Delicatessen
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= 8 hilltop housing units | = 10 Hilltop Housing Units# = Changed parcel boundary
4 5.0 6.8 = One 300,000-gal Water | = One 300,000-gal water and acreage
Storage Tank near hilltop storage tank. = Demolition of existing water
units tank, replacement with new tank
= 1 Cell Tower3 of same size in same area.
SR 120 NA Included ® 1-ingress & 2-egress = Access from SR-120 = One new traffic lane added
Easementl in Parcels lanes to SR-lzo = Park & Ride Area adjacent to gas station to
= Park & Ride Area enhance interior circulation
1and2 ® Caltrans ROW
acquisition area
(adjacent to deli)

TOTAL PROPOSED ACRES 67.83 (reduced from 73.7 acres in 1993)

4.3 FORMAT OF TIOGA INN SPECIFIC PLAN AMENDMENT #3

DSEIR/FSEIR §4.4 (starting in Section 4.4) presents the Tioga Inn Specific Plan_including Amendments #1, #2 and #3. Fhe
Plan_as originally presented in 1993 with the following exceptions:

1. HOW CHANGES ARE SHOWN: TFhe previoustwe-Aamendments #1 and #2 were incorporated into the text of the
1993 Specific Plan through insertions and cross-outs that were shown on pages provided next to a scanned copy of the
original 1993 Specific Plan text. For clarity in this third prepesed-amendment, the Specific Plan text has been fully
retyped, which wil-allows modifications to be shown inwith-the ‘Track Changes'-toel, and-will-alse-enables text
searches, and facilitates other document accessibility tools.

2. TEXT FORMATTING: For ease of comparison, the Specific Plan text with changes provided in the DSEIR is shown in

plain text Changes that have been made as part ofthe FSEIR (| e., since the June 2019 DSEIR) are shown in “Track

3. CITATIONS: The amended text does not include citations from the 1993 document or later amendments unless still
relevant. California Government Code citations have been deleted, and some terms have been replaced with
abbreviations (for example, EIR in lieu of Environmental Impact Report, SR 120 in lieu of State Highway 120). Minor
editorial changes (e.g., letter capitalizations) are not called out in Track Changes.

4. INFORMATION: Discussion of the Relationship between the Specific Plan and the EIR (§4.3.3) has been updated to
reflect the current language of the CEQA Guidelines regarding the relationship between the Specific Plan and the EIR
(as stated in CEQA Guidelines §15166 (EIR as Part of a General Plan)).

4.4 PROPOSED TIOGA INN SPECIFIC PLAN AMENDMENT #3°

4oyl Introduction?

3 The cell tower was approved under by-Mene-County- CUP 34-08-04 in August 2008 and inFebruary2ee7(Building-Permit # o7BLD-

00079}.

4 Of the 10 hilltop housing units approved in 1993, only 8 were constructed.

5 The 1993 EIR and Specific Plan are available online at https://www.monocounty.ca.gov/sites/default/files/fileattachments/

planning_division/page/10062/tioga_inn_sp_feir_o5_24 93 with_amendments.pdf.

6 As indicated in §3.1, the Specific Plan text has been retyped in its entirety to allow all proposed text amendments to be shown using

‘Track Changes’, and to enable text searches and other document accessibility tools.

7 The 1993 project approvals included Final EIR certification and approval of the Tioga Inn Specific Plan. Upon approval, the Tioga Inn

Specific Plan established zoning and the General Plan uses and standards for the project site.? Approved land use designations included

“hotel,” “full-service restaurant,” “residential,” “convenience store/fuel sales,” “open space-preserve,” “open space-facilities,” and “open

space-support.” Several of the approved uses were developed soon after the 1993 approvals including the residential units, the
4-7
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In the early 1990s, an application was submitted to the Mono County Planning
Department for a multiple use visitor commercial project located at the
junction of Highways 395 and 120 adjoining Lee Vining in central Mono
County. Mono County’s General Plan requires that a specific plan be prepared
for this project. A Specific Plan requires environmental analysis prior to its
consideration by the Planning Commission and Board of Supervisors. It was
recognized that the Tioga Inn proposal had the potential to significantly affect
the environment. For this reason, an environmental impact report (EIR) was
prepared as part of the specific plan. The 1993 document (as amended), in
conjunction with the 2018 Tioga Inn Specific Plan and Draft Subsequent EIR
and the 2020 Tioga Inn Specific Plan and Final Subsequent EIR, represents the
consolidated specific plan and environmental impact report. Although both
the specific plan and its EIR are being published together, the two are
separate documents. Figure 1 shows the location of Mono County relative to
the state of California.

4.4.1.1 Specific Plans

Once the County has adopted a general plan, it may prepare specific plans to
provide a more detailed and systematic implementation of the general plan for all or part of the area covered by the
general plan.®

4.4.1.1.1 What is a Specific Plan?

Although the General Plan and area or community plans usually address land development patterns and standards, a
Specific Plan provides an opportunity for a more precise set of standards and opportunities for development of an
individual parcel or group of parcels. A Specific Plan provides a means by which the County or a group of property owners
can develop a long-term comprehensive project over an extended number of years. The Specific Plan does not include
“elements” as are found in a General Plan.% Its focus is on the policies related to the development of a project area.
Explanation 1 below{rext-page} quotes the requirements of California Government Code for Specific Plans.

4.4.1.1.2 Relationship of the Specific Plan to the General Plan.

Explanation 1. Contents of a Specific Plan (GC §65461) The specific plan establishes goals, policies, implementation
measures, development standards, land use, and zoning for an
area. Specific plans can be authorized by the Board of
Supervisors or proposed by a private developer. Mono County
and the property owner have-proposed preparation of the 1993
Tioga Inn Specific Plan as well as the current 2020 Specific Plan
update;and the proponent (property owner) is responsible for
the costs of preparation, review, and implementation.

(@) A specific plan shall include a text and a diagram or
diagrams which specify all of the following in detail:

(1) 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 The

Tioga Inn Specific Plan, as amended, provides

to support the land uses described in the plan.

(3) Standards & criteria by which development will
proceed, and standards for 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) The specific plan shall include a statement of the
relationship of the specific plan to the general plan.

supplemental and more detailed policies for the project area.
The Mono County General Plan addresses a broad range of
development policies through its various elements. The
General Plan, however, does not provide the level of detail in
its policies to establish the programs needed for complex
projects carried out over a number of years. The Tioga Inn
Specific Plan provides the policies at a greater level of detail
than the General Plan. The Specific Plan, however, does not

convenience store/fuel sales, and the open space uses. The hotel and full-service restaurant construction is anticipated within 5

- scheduledfordevelopmentin2023-24.

8 California Government Code (CGC) §65450 through §65457 states the legal requirements for Specific Plans.
9 Elements are the different topics or components of a General Plan that address land use, housing, circulation, and others.
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address the individual elements as established in 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 (in keeping with Government Code

§65461(b).

The General Plan identifies the subject property in the “SP,” Specific Plan, land use designation on the Lee Vining

Community Area map (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.

4.4.1.1.3 Relationship between Specific Plan and EIR

The State CEQA Guidelines state in §15166 (EIR as Part of a General
Plan):

“(a) The requirements for preparing an EIR on a local general plan,
element, or amendment thereof will be satisfied by using the general
plan [...] as the EIR and no separate EIR will be required if: (1) The
general plan addresses all the points required to be in an EIR by Article
g of these Guidelines, and (2) The document contains a special section
or a cover sheet identifying where the general plan document
addresses each of the points required.

(b) Where an EIR rather than a Negative Declaration has been
prepared for a general plan, element, or amendment thereto, the EIR
shall be forwarded to the State Clearinghouse for review. The
requirement shall apply regardless of whether the EIR is prepared as a

separate document or as a part of the general plan or element document.”

4.4.2 Project Description

a. Location of the Project. The Tioga Inn project
site is located at the intersection of State Highway 120 (SR 120)
and US Highway 395 (US 395) at the southern edge of the Lee
Vining area in Mono County. It is located in a portion of the
southeast quarter of the northwest quarter, and the southwest
quarter of the northeast quarter of Section_16 14, Township 1
North, Range 26 East (MDBM). Figure 2 shows the location of the
project area in Mono County.

b. Project Objectives. 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 Yosemite-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 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.
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Objectives of proposed Amendment #3 are (1) to substantially increase community werkferce-housing on the project site te
provide-housing-for employees of onsite land uses (hotel, full-service restaurant and other) and offsite land uses in the larger
community; (2) to achieve the development goals of the original 1993 Tioga Inn Specific Plan, adapted to current needs; (3)
to lower energy costs and increase the energy- and water-efficiency of existing and future uses on the project site; and (4) to
maintain onsite infrastructure in good condition and ensure that sizing is adequate to meet existing & future needs.

C. Tioga Inn Project Description. The 1993 Specific Plan area encompassed 73.7 acres in gross land area.
With the 1993 approvals, the project proponent subdivided the property into four parcels of various sizes. The division of
land required a tentative parcel map, which was also part of the 1993 Specific Plan project. Parcel Map 34-35 had previously
divided the property into two lots of 63.4 and 10.3 acres on each side of US 395. Amendment #3 would modify the overall
project area and the individual parcel acreages as shown below in below in revised-Table 4-6. 7 6{A);rete-that the Table

TABLE 4-6: 1993 Specific Plan and Proposed Amendment #3 Parcel Sizes

PARCEL SIZE APPROVED ACREAGE PROPOSED IN
IN 1993 AMENDMENT #3
1-Hotel 30.3 27.4
2-Restavurant 36.0 32.1
3-Store 2.4 2.7
4-Residential 5.0 6.8
Total 73.7 69.0

The parcel acreage changes are due to several factors. The acreage of parcels 1 and 2 was reduced when Caltrans purchased
land from the Specific Plan owner for construction of additional lanes on US 395; the acreage of parcel 4 increased when land
for a cell tower was added to the residential parcel. Further changes occurred during 2018 with the acquisition from Caltrans
of a portion of the SR 120 right-of-way.

Tioga Inn — Hotel and Accommodations. The hotel
(refer to revised Figure 6) is to be located adjacent to
Highway 120 on a relatively level bench about eight
hundred feet south of the intersection with US 395. The
hotel will contain 120 rooms, a coffee shop, banquet
room, and a small retail gift shop primarily serving hotel
guests. A swimming pool for hotel guests, with use by the
local school and area swimming clubs, is also included.
Parking for the hotel will be south of the structure,
screened from view by the hotel building. Access from SR
120 will be on a common drive located immediately south
of the parking lot at the bottom of a steep north-facing
slope. The two-story hotel structure will be oriented in an
east-west direction, presenting an end view to traffic on
SR 120 and taking advantage of hotel room views to the
north and northeast toward Mono Lake, and west toward
Tioga Pass. The hotel roof will be designed to
accommodate the most efficient use of solar panels.

Full-Service Restaurant. A sit-down restaurant is
proposed to be located at the top of a ridgeline about five
hundred feet east of the hotel. The difference in elevation
between the location of the restaurant and US 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 built on the flat area on
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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. The restaurant roof will be designed to accommodate
the most efficient use of solar panels.

Hilltop Residential Area. A 6.84-acre parcel intended for ten residential rental housing units is proposed on the
southwest corner of the subject property. This housing consists of two 2-bedroom one-story duplexes plus one 3-bedroom
duplex, plus two 2-bedroom single family units, for a total of 8 units (two fewer units than were approved in 1993).
Consistent with the 1993 approvals, access is taken via a private road near the top of the main access road leading up to the
restaurant. Amendment #3 proposes to realign the access road to a long and more southerly (and sunnier) alignment, which
will reduce the road gradient and reduce icing during winter months. The proposed new alignment follows a route that was
previously graded and used for access by a previous site owner. The existing road would be retained and used for service
vehicles and pedestrian movements. The residential property is not proposed for further subdivision. These units have been
added to the County’s rental housing stock. With the inclusion of the residential units, it has been possible for project
employees to live onsite, meeting the Housing Element requirements.

A separate residential complex of 6 individual units was subsequently constructed south of the flagpole. This area, which was
not a part of the 1993 Specific Plan or any later approval, would be demolished to make room for the community housing
village proposed as part of Amendment #3.

Convenience Store, Deli and Gas Station. A smaller parcel immediately southwest of the hotel has been developed as
a gas station/mini-mart. The gas station currently has two gas pumping islands and a small 4,800 square foot mini-mart.
Parking areas are screened from highway views by buildings, terrain and landscaping.

Amendment #3 proposes the addition of a third gasoline pumping island with a total of 4 additional fuel pumps, one
additional underground gasoline storage tank, an overhead canopy and lighting. While self-service gas is available year-
round, the mini-mart and deli are currently open only during summer months; it is expected that the mini-mart/deli and
entertainment will in the future remain closed during winter months. Live outdoor events and music concerns are now and
will continue to be held at the Deli during summer-weekends.

The deli was added to the mini-mart in 1997, and formalized through a 2012 Director Review process that included a
condition of approval stating, "No other commercial or retail space expansion will be permitted on the convenience store gas
station parcel without a revision to the Tioga Inn Specific Plan.” Proposed Specific Plan Amendment #3 includes standards
and implementation measures for the deli. The deli currently has 16 indoor tables that provide seating for up to 88 people,
and 8o outdoor picnic tables that provide seating for approximately 300 people (including visitors who do not patronize the
deli or mini-mart). During summer, the deli serves approximately 2,000 people on an average day and up to 3,000 people per
day during peak season. Additional parking is required to accommodate patrons to the deli. The project proponent
anticipates that the construction of the full-service restaurant will reduce demands on the deli and help to accommodate the
current parking overflow. The convenience store/deli has a second floor that houses a 1,500 square foot office space.

CommunityWerkforee Housing Village. Proposed Amendment #3 includes a new communitywerkferee housing village
occupying a portion of the 32.11-acre Parcel 2, on the southwest corner of the subject property. The werkforececommunity
housing village is proposed to consist of up to #56-bedreoms-in-up-te-100 units with up to 150 bedrooms, with a mix of one-
bedroom, two-bedroom, and 3-bedroom and-4-bedreom units-plusa-manager's-unit. The proposed residential area will
include a manager’s unit, and a day care_center with common areas, laundry facilities -facility-and-cemmen-area, and a play
area. The_housingse units will add to Mono County’s rental housing stock, and provide afferdable—housing for onsite
employees_and others seeking housing in this area. As such, the werkferee-housing responds to the Mono County Housing
Element goal for developments of this type to provide opportunities for employee housing. No fewer than 200 parking
spaces will be provided in the werkfereecommunity housing complex to meet resident and guest parking needs. Access is
proposed via a private road off the main access to the full-service promontory restaurant.

Equipment & Personal Storage Facility and Propane. Proposed Amendment #3 includes a new building (up to 5,000
square feet in area) for storage of project equipment and residents’ belongings. Two outdoor parking spaces and the 30,000-
gallon commercial propane tank will be housed on the same pad as the equipment storage facility.
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Design and Landscaping Concepts. Architecturally, the hotel, restaurant, werkforeecommunity housing, and gas
station/deli/mini-mart will continue to carry the same theme. Exposed foundation areas will feature stone. The wall areas
will be predominantly natural wood interfaced with stone. AllThe roofs-areas will be earth-toneergreenmetal

constructed of materials with a dull finish and dark, muted colors.

Manicured and introduced landscaping (as proposed in the updated conceptual landscape plan described in Table 4-12) for all
sites will be minimal and native compatible. The introduced plant species will continue to 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 and proposed
we#kfe%ee ommumty housmg V|Ilage will be native, low-maintenance shrubs and small trees. All-ensite-plants—will-be
7 —During the months of
April throuqh October, it is anticipated that one-half of irrigation demand will be met through subsurface irrigation using
treated wastewater from the package plant, and the other half of irrigation demand will be met with use of potable water
from the project water supply wells. The existing septic tank will be decommissioned and the existing leachfield will be used
for disposal of treated effluent during the winter months when use of the subsurface irrigation system is suspended due to
freezing conditions.

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 selected to optimize deer forage. One exception to this is
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. The second exception is adjacent to roads
(including the ‘protected corridor’). The seed mix to be used adjacent to roads shall consist of 1) curl-leaf rabbitbrush
(Chrysothamnus viscidiflorus, 1-2 ft maximum height) and 2) desert peach (Prunus andersonii, 2 ft.), both of which are fast-
growing, and currently abundant on-site especially where the soil and vegetation has been disturbed. All facility roofs will be
designed to accommodate use of solar panels.

Project facilities and services. Project facilities and services for the Tioga Inn Specific Plan are described below. Most are
now or are proposed to be private systems, designed to serve project needs. Several systems may be expanded to serve off-

site customers and land uses; these include propane; water{which-isprevided-foruseatthe Lee Vining-Alrpert); and solar

power (to the extent that the future solar panels generate more electricity than can be used on site). Facilities and services
are briefly described below.

Transportation. The new Preferred Alternative 6 Concept Site Plan (see DSEIR/FSEIR Exhibit 4-1)-inTopical-Respense #2)
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 (§7.4.4.5). “Intensity
and extent” means location and width.

Water Supply and Storage: Water supply is derived from two wells located east of Highway 395, including one well that
was constructed following approval of the Tioga Inn Specific Plan, and a second well that was constructed late in 2017. Each
well has been shown to produce a suitable volume of potable water, individually, to serve existing and proposed uses on the
project site. Both wells connect to an existing 300,000-gallon steel storage tank near the hilltop housing on the southwestern
site boundary. Amendment #3 proposes replacement of the existing water storage tank with a new 300,000-gallon tank
located in the same area as the existing tank, which will be demolished. Replacement of water storage tank is proposed to
increase reliability of the water storage capability. An updated aquifer study and an Antidegradation Analysis have been
completed as part of this 2019 SEIR to determine whether well production would have potential to impact surrounding wells
and to assess project impacts on water quality standards of the LRWQCB. Results are presented and analyzed in DSEIR §5.2,
as amended in this FSEIREIR-§5-2. Water system elements will continue to meet all applicable requirements of the Mono
County Health Department, the Lee Vining Fire Protection District, and the Lahontan Regional Water Quality Control Board.

Open Space. As discussed below under ‘Open Space Lands and Designations”, 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 US 395. Land east of US 395 is designated as “Open Space-Facilities’ and subject to the use restrictions stated in
Specific Plan Policy 2h. Land adjoining US 395 on the West is deS|qnated as “Open Space- Preserve and subject to the use
restrictions stated in Specific Plan Policy 1g.
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shed—eeetrl—%y—re#ated—ﬁae#rtres—A water main will be constructed under US 395 through eX|st|ng pipe sleeves from the well
site. Sewage disposal systems’ expansion areas may cross under the highway to the site at some time in the future.

Sewage. Sewage disposal is currently handled 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. A new wastewater treatment system will be provided as part of the proposed Amendment #3. The system will
replace the existing septic tank treatment system, and will include a new subsurface irrigation system for use during the
summer season. A septic leach field system will be retained for disposal of surplus treated effluent, primarily during the low-
flow winter months.

Solid Waste: Solid waste on the property is 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 is
collected by a commercial disposal service recognized by Mono County for delivery of such service. Amendment #3 calls for
continued use of commercial dumpsters in bear-resistantpresf structures that would be constructed adjacent to the hotel
and restaurant, with separate collection facilities (also bear-resistantpreef)_and recycling facilities for the
werkfereecommunity housing area. Refuse will continue to be collected by a commercial disposal service recognized by
Mono County for delivery of such service.

Drainage: The stormwater retention system proposed for the project is based on the Town of Mammoth Lakes’ 1984
Storm Drain Design Manual, which was developed to meet requirements of Mono County as well as Mammoth Lakes. The
system is designed to accommodate all approved uses through Specific Plan Amendment #3, including rewprepesedfas
analyzedin-the-current Subsequent EIR)-as-wellas-the previously-approved but unbuilt hotel and promontory restaurant.
Retention volume calculations are based on storm water volume less storm water infiltration. Onsite soils are sandy, and a
conservative infiltration rate of 5 minutes per inch was used to calculate retention volumes. The resulting retention
volume calculations include 11,246 cubic feet (cf) for the werkforcecommunity housing and restaurant components, plus
9,947 cf for the hotel. The report notes that if the restaurant is constructed separate from the housing, separate retention
basins will be installed for each use. Three-48"” storm drain pipes will be installed for the hotel (with a total basin length of
167'), and 3-48" pipes will be installed for the werkforcecommunity housing (with a total basin length of 188 feet). Storm
drain pipes will be perforated.

Runoff treatment will be accomplished in four bioswales that will be located in landscaped areas of the parking lot. The
bioswales will be constructed in accordance with standard_Low Impact Development (LID) design, and planted with
drought-tolerant plant species. Other means of treatment may include installation of oil removal inserts into the inlets, or
a separate oil treatment unit.

Communications: All telephone and cable and internet services on the site are wireless. Verizon Wireless installed a cell
tower on the project site in 20072008 and the site is also connected to the ‘open access network’ created by Digital 395.

Energy: Energy for the project will be provided by Southern California Edison for electricity, augmented by electricity
produced in the onsite solar energy panels. All non-solar electrical utilities will continue to be placed underground. Project
elements will emphasize the energy-efficient products and practices of Energy Star, a joint program of USEPA and the
U.S. Department of Energy. Private contractors will provide propane to the site. As part of Amendment #3, the applicant
proposes to supplementreplaee the g5 existing propane tanks (2,500-gallons combined) with a new 30,000-gallon propane
tank; the new tank will have capacity to meet all existing and future propane requirements on the Tioga site, and to
provide propane services to the larger Lee Vining community_if desired (all offsite deliveries would be trucked to
customers; no distribution pipelines to the community are proposed). The 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 designations. Areas designated as “open space” are proposed to be retained in a natural
condition. Three open space designations are proposed. (1) The Open Space — Preserve designation is generally intended
for lands that cannot be developed as part of the project. (2) The Open Space — Facilities designation is for lands on which
no surface construction will take place, other than small structures to provide access to underground utilities. This
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designation provides an open visual area, but does allow some surface disturbance. The third designation is Open Space —
Support Services. This designation provides allows for certain above ground facilities, such as the water tank, an outdoor
yard storage area, and the well house(s).

Proposed Specific Plan Amendment #3 would modify the acreage in each of the open space designations shown in the
1993 Specific Plan; the changes would increase overall open space acreage by 0.7 acres, all within the Open Space-
Preserve designation. Changes in the acreage of designated open space areas are shown in Table 4-7.

TABLE 4-7. Proposed Changes in Open Space Acreage

Designation 1993 Specific Plan Specific Plan Amendment #3 CHANGE

OS-Preserve 14.8 acres 27.8 acres (+) 13.0 acres

OS Facilities 13.2 acres 12.3 acres (-) 0.9 acres

OS Support 18.5 acres 7.1acres (-) 11.4 acres

TOTAL 46.5 acres 47.2 acres (+) 0.7 Open Space Acres

Phasing. As originally planned, the project was to be developed in phases based on the expectation that each component
of the Specific Plan would be dependent upon development of the infrastructure to serve the hotel and its related facilities.
The Tioga Inn’s primary infrastructure — road access, and water supply — was to be constructed in concert with the
construction of the convenience store and gas station.*® Sewage disposal systems were anticipated to be constructed with
the appropriate land uses and it was envisioned that each use on the project would have an independent disposal system.
It was anticipated that some of the infrastructure components that are related only to one aspect of the project — for
example, the road to the residences — would be constructed as a part of that phase. This phasing concept was largely
retained following approval of Amendment #1, in which the Specific Plan provided that the project would be developed in
the following progression.*

TABLE 4-8. 1993 Project Phasing

Phase | Facility What's Included

Convenience market, deli, fuel pumps, underground gasoline storage tanks,
picnic area, restrooms, accessory facilities, lighting, signage, landscaping,
parking, water supply, sewage disposal system

Tioga Inn hotel, conference rooms, swimming pool and facilities, banquet
room, coffee shop; water supply, septic system, improvements to Hwy 120

Convenience Store, Deli,
and gas pumps

Hotel and Accessory

Uses intersection with project; lighting, signage, landscaping; parking
A maximum of ten residential units; water supply, sewage disposal system,
m Hilltop Residences access, accessory structures such as garage, personal storage sheds,
landscaping
Full Service Restaurant Restaurant, observation deck, signage, landscaping, accessory facilities,
[\ parking, water supply, sewage disposal system.

In practice, the convenience store and gas station and deli were constructed first (as approved), followed by the hilltop
residences. Neither the hotel nor the full-service restaurant has been constructed as of February 2020.te-date. Following
approval of Specific Plan Amendment #3, it is anticipated that the entire development will be begin construction as soon
as possible ored within 5 yearserby-2024. Initial construction would likely focus on the new gas pump island, infrastructure
improvements (sanitation, water storage, propane tank), are-construction of the promontory restaurant and hotel. In
response to comments on the DSEIR for Amendment #3, a new phasing plan has been developed for the community

housing units. The new phasing plan is outlined in Table 7-g 4-9 below. Seme-eofthepropesed-weorkforcehousingarea

The original Specific Plan provided that the project be developed in a four-phase progression that would begin with the hotel, followed
by the residences, the convenience store/gas pumps, and the full service restaurant. Specific Plan Amendment #1 changed the phasing
to allow for the building of a convenience store before the hotel (see Table 3-2).
11 No timelines or time limits are established on when the phases occur, as long as the phases occur in this order.
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TABLE 4-9. Community Housing Phasing Plan
PHASE # OF UNITS SCHEDULE
The 30 units and child care facility in Phase 1 would be built following
completion of grading for the housing project as a whole (including phases 1, 2
and 3). The goalis to have the 30 phase 1 units available for use by construction
workers during the hotel and restaurant construction process. Infrastructure for
all three phases is to be completed in Phase 1.
Construction of the 40 Phase 2 units would begin at the time that the hotel
building permit application is deemed complete by the Mono County
Community Development Department. The goal is to have all 70 of the phase 1
& 2 units available when hiring begins for previously-approved commercial job
positions.
Construction of the 30 Phase 3 units would begin when the phase 1 and phase 2
units reach a combined 80% occupancy rate (i.e., when 56 of the Phase 1 and 2
units are rented). All Phase 3 units will be located in the row of units on the
west. The structures in this row are all two stories, with higher pad elevations
and higher rooflines than in the eastern row. The Phase 3 units are thus the
most visible of the proposed community housing units.

30

[

N
1

Sustainability. The project will comply with California GHG emission standards by adopting applicable elements of the
updated Mono County General Plan (including Low Impact Development, Green Development Guides, and the Resource
Efficiency Plan) as part of the design and development process. Roofing will be preferentially constructed in a south-facing
direction to maximize the use of solar panels. The new package wastewater treatment system will provide higher quality
treated effluent than the septic system. Landscape irrigation will be accomplished through a new subsurface irrigation
system using treated effluent from the package waste treatment plant. Potable water supplies will be used for irrigation
only where required for public health. The provision of onsite werkfereecommunity housing will minimize home-to-work
traffic and fuel consumption; fuel consumption will also be minimized by use of high ‘R-Value’ insulation in the
workforcecommunity housing units, use of Energy Star appliances, LED lighting, and the provision of a wide range of
onsite employee facilities (laundry, storage, space for group child care services, and provision of at least 2 EV charging
facilities in the residential area, as well as separate EV charging facilities for hotel guests.). Components of the Low Impact
Development program are outlined below:

Low Impact Development BMP Program Components

NATURAL Onsite flows will be carried in drainage conveyance facilities located along slopes
DRAINAGE and collection elements will be sited in natural depressions.

CONTROLS

RUNOFF Stormwater runoff will be collected into the new stormwater retention system,
COLLECTION AND which is sized to accommodate a conservative infiltration rate of 5 minutes per
TREATMENT inch. Treatment will be provided by bioswales located in the landscaped areas of

the parking lot. Additional treatment facilities may be provided including
placement of oil removal inserts in the inlets, or a separate oil treatment unit.

ONSITE FLOW Runoff and excess water will be maintained onsite up to the required 20-year storm
RETENTION design standard.

INFILTRATION Use of rock swales & collection features to enhance filtration of pollutants.
ROAD/PATH Channels and/or swales will be used to create a separation between roads and
RUNOFF pedestrian paths.

SEPARATION

ROAD DESIGN Road improvements will be the minimum required for public safety and emergency

access, and will continue to feature traffic calming features including curvilinear
design, low speed limits, posted turn restrictions, high visibility internal signage,

CLUSTER DESIGN Onsite uses will feature compact design layouts that preserve open space and
natural vegetation, and minimize enerqy costs.
VEGETATION Mature vegetation will be preserved, and native bitterbrush vegetation lost to fire
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RETENTION will be replanted and irrigated until established.

SCREENING The layout of proposed uses, and the design of grading contours, will minimize
offsite visibility of constructed elements.

WATER USE FOR The project will comply with provisions of the Department of Water Resources

LANDSCAPING Model Water Efficient Landscape Ordinance.

Prompt and appropriate management of onsite spills and leaks is an additional component of sustainability, and shall be
handled in accordance with the practices outlined below:

TABLE 5-4. Spill and Leak Best Management Practices of the Tioga Community Housing Project
SPILLS Ground surfaces at the gas station and housing area shall be reqularly maintained in a clean and dry
condition, including snow removal during winter months.

Drip pans and funnels shall at all times be readily available to gas station customers and staff for use
when draining or pouring fluids.

At least 2 spill containment and cleaning kits shall at all times be readily available and properly labeled,
with instructions, at all times for use by gas station customers and staff

Kitty litter, sawdust or other absorbent material shall at all times be readily available to gas station staff
and customers, with instructions that the absorbent material is to be poured onto spill areas, and then
placed in covered waste containers for disposal. Wash down of spills shall be strictly prohibited.

LEAK Drip pans and funnels shall at all times be readily available and accessible for use with stored vehicles.
CONTROLS Drip pans shall be placed under the spouts of liquid storage containers.
TRAINING All gas station employees, as well as the housing manager, shall be trained on spill and leak prevention

practices annually.

Signage shall be posted on the gas station service islands requesting that customers properly use,
recycle and dispose of materials.

FUELING Wash down of paved surfaces at the gas station and housing area shall be prohibited in any areas that
flow into storm drains.

Signs shall at all times be posted advising gas station customers not to overfill or top-off gas tanks, and
all gas pumps shall be outfitted with automatic shutoff fuel dispensing nozzles.

Fuel-dispensing areas shall be swept daily or more often to remove litter and debris, with proper
disposal of swept materials.

Rags and absorbents shall at all times be readily available for use by gas station staff and customers in
case of leaks and spills.

Outdoor waste receptacles and air/water supply areas shall be checked by gas station employees on a
daily basis to ensure that receptacles are watertight and lids are closed.

WASTE- WWTP BMPs shall at a minimum include (a) work areas, walkways and stairwells shall be maintained
WATER clear of loose materials and trash. (b) Spills such as grease, oil or chemicals shall be cleaned up
TREATMENT | immediately, (c) Combustible trash (such as paper, wood and oily rags) shall not be allowed to
PLANT2 accumulate, (d) All chemicals and combustible liquids shall be stored in in approved containers and

away from sources of ignition and other combustible materials, (e) Qily rags shall be placed in metal
containers with lids, (f) Adequate clearances shall be maintained around electrical panels, and extension
cords shall be maintained in good conditions. Remote security scans shall be conducted on a daily
basis, with weekly walk-through inspections, bi-annual site reviews, annual BMP plan oversight
inspections, and reevaluation of the WWTP BMP plan no less than once every 5 years.

WASHING No vehicle washing shall be permitted at the gas station or housing area, unless a properly designed
wash area is provided and designated on the project site.

If a wash area is provided on the project site, it shall be located near a clarifier or floor sump, and
properly designed, paved and well-marked. Gas station employees (as well as the housing manager, if
relevant) shall be trained in use and maintenance of the designated wash area. Washwaters shall be
contained, cleaned and recycled.

Detergents sold and used at the gas station shall be biodegradable and free of phosphates.

12 Sources for the WWTP BMPs include EPA Guidance Manual for Developing BMPs (https://www3.epa.gov/npdes/pubs/owmo274.pdf)
and New Hampshire Dept. of Environmental Services Emergency Response Planning Guide (https://www.des.nh.gov/organization/
divisions/water/wweb/documents/emergency-response-guide.pdf).
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d. Use of the EIR and Approvals Required.

Other Agencies that may use the EIR. A complete list of all agencies that are expected to make use of the EIR when

conS|der|ng future permlts for the prOJect is prowded below in Table 4-10. FFI—E|-R—§3—9—€PFGj—€€t—D—€SEH—t+GH)—SU—bS&6t+GH3—9—2

Table 4-10. Use of this Subsequent EIR by Other Agencies

AGENCY

PERMIT OF USE OF THE EIR

California Regional Water
Quality Control Board —
Lahontan Region

Responsible Agency:

e Streambed alteration and/or discharge of fill material to a surface water including areas
associated with washes or other drainage features, even if currently dry, may require Clean Water
Act §401 Water Quality Certification for impacts to federal waters (waters of the US), or Dredge &
Fill Waste Discharge Requirements required-for impacts to non-federal (State) waters, both issued
by the Lahontan Board. excavation dischargeto-oralteration-of surface waters:

e Clean Water Act §402(p) Storm Water Permit, required for land disturbance of more than 1 acre;
note that the permit includes a NPDES General Construction Storm Water Permit. State Water
Board Order No. WQ 2009-0009-DWQ may be required for land disturbance associated with the
project. The NPDES requires development of a Stormwater Pollution Prevention Plan and

|mplementat|on of best manaqement practices (BMPs)ﬁand—méMéual—wasfee—érseharqe

e NPDES General Construction Storm Water Permit, for new industrial operations.

e General Waste Discharge Requirements for dispesal-from-a-Ssmall Ddomestic Wwastewater
Ttreatment Systems, State Water Board Order No. WO 22014-0153-DWOQ, or Individual Waste
Discharge Requirements, will be the likely requlatory measure for the new packaged wastewater
treatment system and wastewater disposal.faeiity

e If the use of recycled water is intended as a proponent of the project, then Water Reclamation
Requirements for Recycled Water Use, State Water Board Order No. WQ 2016-0068-DDW, or an
individual order, may be used as the requlatory measure.

State Water Resources
Control Board - Division of
Drinking Water (DDW)

o Water Reclamatlon Requnrements for Recycled Water Use (per Order WQ 2016-0068- DDW), or
Individual Water Reclamation Requirements may be required.

e Approval of a Title 22 Engineering Report, or a letter from DDW indicating that the project does
not need to satisfy Title 22.

California Department of
Transportation

Responsible agency:

e Encroachment permit for secondary access onto SR 120, if the secondary access gate is
located inside the Caltrans right-of-way.—medificationsto-the scenic turn-out on State
e e

e Access Rights: The owner shall resolve SR 120 access right locations and widths
pursuant to Caltrans’ established Right-of-Way process.
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California Department of
Fish and Wildlife (CDFW)

Trustee Agency: For fish and wildlife resources, and a Responsible Agency: For discretionary
actions including Lake or Streambed Alteration Agreement, Permit for Incidental Take of
Endangered, Threatened and/or Candidate Species, etc.

Calif. Dept. of Forestry

Trustee agency: Review plans for fire safety & wildlife protection

Mono County Department
of Environmental Health

Responsible agency: Permits are required for the sewage disposal system, the small water
system; the restaurant kitchen, any kitchen in the hotel, the swimming pool, and the spa.

Lee Vining Fire Protection | Local public agency:

District e lIssuance of ‘Will Serve’ Letter following approval by Mono County EMS and the Mono
County Sheriff of the Public Safety Evacuation Plan

e Inspection or review of plans for conformance with fire safety requlations

Federal Aviation
Administration

Responsible Agency: Determination whether project obstructions in the imaginary surface
zone of Lee Vining Airport represent a hazard.

Mono County Discretionary Approvals Required. Mono County will consider the following discretionary actions for the
Tioga Inn project proposal:

Certification of the Environmental Impact Report. The 1993 Specific Plan was consolidated with an environmental impact
report, and the proposed Specific Plan Amendment #3 is consolidated with a Subsequent EIR that builds upon the original
1993 documents. Both EIRs provide 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 and into project
discretionary actions as formal conditions of approval (including policy and implementation programs). The SEIR must be
certified by the Board of Supervisors prior to taking action on proposed Specific Plan Amendment #3. Certification of the
EIR is a separate action from approval of the project.

Actions associated with the Specific Plan. (1) The proposed Specific Plan Amendment #3 will be the subject of a public
hearing and recommendation from the Planning Commission, and a public hearing and action by the Board of Supervisors.
The County may deny approval of the proposed Specific Plan Amendment #3, it may approve the amended Plan as
submitted, or it may approve a modified version of the amended Specific Plan. If the County takes action to approve the
proposed Plan Amendment #3 or a modified version of the amended Plan, and if the SEIR identifies one or more
significant and unavoidable impacts, the Board must then adopt a Statement of Overriding Considerations explaining why
the impacts and mitigations have been approved despite the fact that significant and unavoidable impacts remain. (2) The
Specific Plan_elements of the Hotel and Restaurant- were district-was adopted for this project site as part of the 1993
approvals and will remain valid whether the current proposed amendment #3 is approved or denied. @-Med#—reaﬂens—te

Coemmissien—(3) Modifications to the parcel boundarres shall be reviewed and approved as permrtted by Mono Countv

Code Chapter 17.36 Lot Line Adjustments.

Approval of a Mitigation Monitoring and Reporting Program (MMRP) with assignment of enforcement responsibility in
conformance with the Mono County Environmental Handbook. ¥-the-SEIR-identifiesmitigation-measures-the-approval-of
the Specific Plan-may-incorperate some-orall-ef these measures—If-the Mmitigation measures are a part of Specific Plan

Amendment #3 andtheprojectappreval; the County and proponent

must enter into a program that provides for monitoring and enforcement

LEE VINING AREA CENSUS DATA

of the adopted measures, identifies implementation time frames, —Fhe . 1980 1990 2010
program must alse assigns compliance responsibility_and provides | Population 250 285 —s
performance measures where applicable. The Tioga Specific Plan Households 102 120 85
Amendment #3 MMRP is provided in FSEIR §6.0. B AR 2 - 39
Avg. HH Income $20,498 $33,000 $45,500
Persons/HH 2.45 2.38 2.62

443 ENVIRONMENTAL SETTING

Population Distribution by Age (percent)

4.4.3.1 Mono County and Lee Vining Setting

_ - == _ Under 18 21.4

Mono County is located in eastern California between the Sierra Nevada 18-21 6.0
mountains and the State of Nevada. The County is relatively isolated 21-29 12.3
from most major metropolitan areas in California. Reno, Nevada, 30-44 375
approximately 120 miles to the north on US 395, is the closest major city. 45-54 10.9
55-64 6.3

4-18
65+ 6.0

HH means “household”
Sources: 1990 & 2010 Census, 93541 Zip Code,
And Mono Basin Community Plan, 2012
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The Mono County economy is predominantly recreation_and tourism-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% over the 1990 Census population of 9,955 full-time residents (Dept. of Finance, 1992). The Census Bureau estimates
that the county population had increased to 13,981 by July 2016. More than half the population (7,994 residents) now
resides in the County’s only incorporated community, Mammoth Lakes. Lee Vining, the unincorporated community where
the project is located, had a 2010 population of 222 full-time residents (http://censusviewer.com/ city/CA/Lee%20Vining),
down from the 1990 population of 285 full-time residents.

Lee Vining, the unincorporated community where the project is located, had a 1990 population of 285 full-time residents,
an increase of fourteen percent from 1980. The Lee Vining population declined to 222 residents as of the 2010 Census.
Lee Vining is a summer staging area for visitors to Yosemite National Park; the east gate to the Park on SR 120 is closed in
the winter. The community overlooks 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 Yosemite National Park.

4.4.3.2 Consistency with Plans

The Mono Basin Community Plan®3 is a community-based plan to guide future land use, development, and quality-of-life
decisions for the Mono Basin communities of Lee Vining and Mono City. The Plan identifies 6 key elements, all of equal
importance, as summarized herein: (1) Small, compact communities with a clear edge between developed and natural
areas; (2) Safe, friendly communities where people interact and feel connected, (3) A sustainable economy with diverse job
opportunities that offers year-round employment and competitive wages. (4) Recreation opportunities and access that
highlight our exceptional outdoor venues. (5) A healthy natural environment with clean air and water, scenic grandeur,
dark night skies, pristine wilderness and open space. (6) Historic uses and character that recalls and re-creates the vitality,
strength and character of the Mono Basin. The Tioga Inn development to date, and the proposed Amendment #3, are in
conformance with these goals.

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 (1) Inyo National Forest Land
and Resource Management Plan, which proposes concentrated recreation activities on parcels adjacent to the project, and
(2) the Mono Basin Scenic Area Comprehensive Management Plan, which protects the scenic values of that area.

4.4.3.3 Site Characteristics

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.

Visitor | commercial Access to the subject property is taken at Vista Point Drive off of State Route 120, near the junction
with ean-be-derived-from-either SR226-0r-US 395. The proponent proposes to limit general vehicle access to SR 120 as
previously negotiated with Caltrans, and has acquired the Caltrans easement along SR 120 west of the property entrance.

The subject property has been used for sheep grazing in the past. It is possible that this activity historically altered the
species composition of cover vegetation in the area. The agricultural use of the area was terminated prior to approval of
the 1993 Specific Plan.

4.4.3.4 Rare and Unique Environmental Resources

The Tioga Inn and its facilities are located 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. Analyses prepared for the 1993 Specific plan
and its EIR determined that none of the unique, rare, or endangered resources are located on or in close proximity to the
Tioga Inn parcel. Analyses prepared for Specific Plan Amendment #3 indicate that the proposed changes would have 5

13 Mono County website, http://www.monocounty.ca.gov/sites/default/files/fileattachments/rpac_-
mono_basin/page/981/mb_plan_rpacfinal 06.13.12.pdf.
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significant and potentially unavoidable adverse impacts as shown below:ea-migrating-deer—all-ether-impacts—can-be

Hydrology: Exposure of people and structures to catastrophic mudflows resulting from a volcanic eruption

Biological Resources: Cumulative impacts (only) to deer movement in the project region

Public Services: Exposure of pedestrians and cyclists to unsafe travel conditions between the project site and Lee Vining
Traffic: Significant unavoidable impacts associated with turning movements from eastbound SR120 onto northbound US
395 (with or without the project)

Aesthetics: Project impacts on scenic and visual resources and on light and glare

AAWA Specific Plan Goals, Policies and Implementation Programs?4
YAV | Land Use
Goal 1: Enhance visitor-oriented services in the Lee Vining Area.

Policy 1a:  Provide flexibility in the project to accommodate multiple uses on Specific Plan parcels.

Implementation measure 1a(1): Permit the land use designations “Hotel,” “Full Service Restaurant,” “Residential,”
“Convenience Store/Deli/Fuel Sales,” “Open Space-Preserve,” “"Open Space-Facilities,” “Open Space-
Support,” and “WerkferceCommunity Housing” to be the land use designations of the Tioga Inn Specific Plan.

Implementation measure 1a(2): A meandering pathway, between Vista Point Drive and the site of the wastewater
treatment plant (WWTP, just northeast of the hotel site), shall be incorporated into the Tioga Concept Plan
(including the original plan and Alternative 6). The pathway shall be ADA compliant and designed for safe
use by pedestrians, bicycles and by project utility carts serving the WWTP. Additionally, right-of-way (R/W)
shall be reserved on the Concept Plan to extend between the path terminus at the WWTP and the
northwestern-most property boundary. The R/W shall incorporate sufficient width to accommodate a future
ADA-compliant pedestrian/ cycling pathway. Construction of a pedestrian/ cycling path within the reserved
R/W shall be triggered if and when Caltrans approves plans to implement a non-motorized connectivity
project between Lee Vining and the SR120/US 395 intersection.

Implementation measure 1a(3): The project plan shall incorporate a pedestrian pathway between the Community
Housing area and the YARTS bus stop, and a pedestrian crosswalk at the Vista Point entry.

Implementation measure 1a(2): Limit the siting of the land uses to the parcel designations and locations shown on
Exhibit 7-1 (Figure 7).

Policy 1b:  The Hotel land use designation shall permit the following land uses:

Implementation measure 1b(1): The Hotel land use permits a facility with a maximum of one hundred and twenty

rooms for overnight guests. The Hotel facility land use allows the following accessory uses:

e Banquet, meeting room facilities with dividers for a maximum of 250 persons

e A coffee shop with a maximum capacity of 50 persons

e Kitchen and food preparation facilities

e Retail shop containing items typically needed or desired by guests at a hotel facility — including and not
limited to toiletries, reading materials, souvenirs, and prepackaged snack items

e Swimming pool and spa (indoor or outdoor). The pool may be made available for use by local schools
and swimming clubs

e Parking facilities, uncovered

* Note: the 1993 project approvals included FEIR certification and Tioga Inn Specific Plan approval. The Tioga Inn Specific Plan
established zoning and the General Plan uses and standards for the project site.* The approved land use designations included “hotel,”
“full-service restaurant,” “residential,” “convenience store/fuel sales,” “open space-preserve,” “open space-facilities,” and “open space-
support.” Several of the approved uses were developed soon after the 1993 approvals, including the residential units, the convenience
store/fuel sales, and the open space uses. The hotel and full-service restaurant are anticipated to be developed by 2023-
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Appurtenant service and delivery bays, storage areas, and trash receptacle area. These include offices,
storage areas, and loading dock.

Resident manager’s apartment

Guest-oriented business center

Outdoor kennel for pet control

Laundry room with coin operated machines for guest convenience

A public restroom/shower/laundry facility may be permitted

Other uses that are similar in nature, typically associated with the primary land use, and equal to or less in
intensity — subject to individual review and approval by the Planning Director.

Implementation measure 1b(2): Site development standards for the Hotel land use designation shall be:

Policy 1c:

Maximum building height: thirty feet (30") from the top of the stem wall to the top of the roof line.
Chimneys, gables, solar panels and snow control devices shall not be counted in the height calculation.
Building envelope: The hotel and parking lot shall be sited in substantial conformance with the location
of the facility as shown in Figure 7.

Waste disposal containers: Shall be fitted with bear-and raven-exclusion devices.

Parking Requirements:

A minimum of one (1) standard-sized vehicle parking space for each guest room, plus two spaces for
resident manager’s quarters.

A minimum of two (2) bus or recreation vehicle-sized parking spaces.

A minimum of one (1) parking space for each two projected employees.

Parking shall be paved and striped in conformance with the Mono County Code prior to the use or
occupancy of the hotel.

Location of mechanical equipment, telecommunications antennae: All mechanical equipment (heating,
ventilation, air conditions and similar exterior mechanical equipment) located outside of the structure
shall be sited so that the equipment cannot be seen from SR 120 or US 395. No roof mounted antennae
shall be permitted to be higher than the roofline.

The public restroom/shower/laundry facility shall not exceed 20 feet in height, shall not exceed 1,500
square feet of interior floor space, and shall not exceed an occupancy load of 30 persons.

All exterior lighting shall conform to Mono County Dark Sky regulations.

Signs — See Master Sign Plan.

The Full Service Restaurant land use shall permit the following land uses:

Implementation measure 1c(1): The Full Service Restaurant designation permits a freestanding full service
restaurant with a maximum of one hundred (100) seats in a maximum five thousand (5,000) square foot
interior dining area, not including offices, kitchen, food preparation or storage areas. The restaurant facility
shall be entitled to include both an interior sit-down eating area and an exterior sit-down eating area on the
observation deck, and interior and exterior areas serving as a cocktail lounge. Accessory uses permitted shall
include:

Retail gift shop and information center. The gift shop shall be limited to items typically needed or
desired by restaurant guests such as packaged snacks and candies, maps, area information and souvenirs
Parking, including parking spaces for recreation vehicles, vehicles towing trailers, and tour busses

Public observation deck

Appurtenant service and delivery bays, storage areas, and trash receptacle area

Other uses that are similar in nature, typically associated with the primary land use, and equal to or less in
intensity — subject to individual review and approval by the Planning Director.

Implementation measure 1¢(2): Site development standards for the Full Service Restaurant use shall be:

Maximum building height: twenty feet (20") from the top of the stem wall to the top of the roof line.
Chimneys, gables, solar panels and snow control devises shall not be counted in the height calculation
Building envelope: The restaurant and parking lot shall be sited in substantial conformance with the
location of the facility as shown in Exhibit 4-1.
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Policy ad:

Waste disposal containers: Shall be fitted with bear-and raven-exclusion devices.

Parking Requirements:

A minimum of fifty (50) standard-sized vehicle parking spaces

A minimum of two (2) bus or recreation vehicle-sized parking spaces

A minimum of five (5) spaces for vehicles towing trailers shall be provided.

Parking shall be paved and striped in conformance with the Mono County Code prior to the use or
occupancy of the restaurant.

Location of mechanical equipment, telecommunications antennae: All mechanical equipment (heating,
ventilation, air conditions and similar exterior mechanical equipment) located outside of the structure
shall be sited so that the equipment cannot be seen from SR 120 or US 395. No roof mounted antennae
shall be permitted to be higher than the roofline.

One flag pole shall be allowed on the restaurant parcel. Flag pole shall not exceed 20 feet in height. The
maximum area of the flag shall be 40 square feet. lllumination is not permitted.

All exterior lighting shall conform to Mono County Dark Sky regulations.

Signs — See Master Sign Plan.

The Convenience Store/Deli/Fuel Sales land use shall permit the following land uses:

Implementation measure 1d(1): The Convenience Store/Deli/Fuel Sales designation shall include the following uses:

A retail store, deli and fuel purchase facility not exceeding 6,835 square feet of gross floor area, including
offices, kitchen, food preparation and sales, and storage areas.

An office, not to exceed 1,500 square feet, as part of the Convenience Store/Deli/Fuel sales.

A maximum of three fuel islands, each with four multi-grade dispensing stations and overhead canopies
with lighting for a total of twelve pumping stations.

Picnic area sited in conjunction with the scenic turn-out

Public restrooms

Parking areas, including spaces for recreation vehicles, vehicles towing trailers, and tour busses
Appurtenant service (not including vehicle service or repair) and delivery bays, storage areas, publicly
accessible air supply, vehicle water supply, trash receptacle area

Facility for the disposal of sewage from recreational vehicles (an RV “"dump” station)

Underground fuel tanks (one per fuel island).

Live indoor and outdoor music events and concerts shall be permitted in the Convenience
Store/Deli/Picnic areas.

Other uses that are similar in nature, typically associated with the primary land use, and equal to or less in
intensity — subject to individual review and approval by the Planning Director

Implementation measure 1d(2): Site development standards for the Convenience Store/Deli/Fuel Sales land
use designation shall be:

Maximum building height: twenty feet (20") from the top of the stem wall to the top of the roof line.
Chimneys, gables, solar panels and snow control devises shall not be counted in the height calculation.
Building envelope: The convenience store, fuel islands, and site parking lot shall be sited in substantial
conformance with the location of the facility as shown in Figure 7.

Waste disposal containers: Shall be fitted with bear-and raven-exclusion devices.

Parking Requirements:

A minimum of ten (10) standard-sized vehicle parking spaces.

A minimum of two (2) bus or recreation vehicle-sized parking spaces.

A minimum of two (2) spaces for vehicles towing trailers.

Parking shall be paved and striped in conformance with the Mono County Code prior to the use or
occupancy of the hotel.

Location of mechanical equipment, telecommunications antennae: All mechanical equipment (heating,
ventilation, air conditions and similar exterior mechanical equipment) located outside of the structure
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shall be sited so that the equipment cannot be seen from SR 120 or US 395. No roof mounted antennae
shall be permitted to be higher than the roofline.

o All exterior lighting shall conform to Mono County Dark Sky regulations.

e Signs — See Master Sign Plan

Policy 1e:  The Residential land use designation shall be implemented as permitting the following land uses:

Implementation measure 1e(1): The Residential land use permits a maximum of ten residential dwelling units. The
units may be constructed in a configuration of either single-family residences, or five (5) structures with two
dwelling units (duplex).

e Accessory uses shall be limited to one storage building of not more than two hundred square feet per
dwelling unit. Accessory buildings shall be constructed in a compatible architectural style to the main
building if the accessory structure is visible from SR 120 or US 395.

e Attached private garage or covered parking shall be permitted

e Home businesses in conformance with the single family residential zoning district provisions of the Mono
County Code shall be permitted

e One or more of the residential units may be made available as employee housing

¢ Nosigns shall be permitted

e Other uses that are similar in nature, typically associated with the primary land use, and equal to or less in
intensity — subject to individual review and approval by the Planning Director.

o All exterior lighting shall conform to Mono County Dark Sky regulations

Implementation measure 1e(2): Site development standards for the Residential land use designation shall conform
to the requirements of the Mono County Code for the Multi-Family Residential, Low (MFR-L), Moderate
(MFR-M), High (MFR-H) zoning district. = The residential units shall be constructed within the building
envelopes identified on the Site Plan whether the units are attached duplexes or detached single-family
homes. Private kennel facilities or fenced areas for pets shall be permitted in the residential area to restrain
the pets from reaching deer foraging areas.

Implementation measure 1e(3): The area on which residences are sited shall not be further subdivided.
Policy 1f:  The CommunityWerkforce Housing designation shall permit the following land uses:

Implementation measure 1f(1): The Community¥Werkferee Housing land use permits a maximum of 150 werkforee
bedrooms and a maximum of appreximatelyr100 werkforee-units. Units will be designed with the flexibility to
accommodate changes in the mix of studio, 1-bedroom, 2-bedroom and 3+-bedroom units, but in no event
may the number of units exceed 100 (including the manaager’s unit) or the number of bedrooms ;this-may

exceed 150. The |ayout,

orientation and design of the communltv housingwerkferee units must conform to the Concept Site Plan as

approved by the Mono County Board of Supervisors.may—be—constructed—in—a—configuration—efsingle
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EXHIBIT 4-1. Tioga Specific Plan Amendment #3 Site Context Map
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Implementation measure 1f(2): The Community Housing land use shall permit the following land uses:
e Accessory buildings shall be constructed in an architectural style that is compatible with the main
building, if the accessory structure is visible from SR 120 or US 395.
Uncovered parking for residents and guests shall be provided at a minimum ratio of =75 2 spaces per
woerkferee-unit
Onsite child-care facilities shall be permitted and made available for use by residents of the project site
and residents of the Mono Basin
e A community center and reereational! secial! pienic/BBO/play area and structure shall be permitted_and
may be combined with the day-care facility.
e Shared laundry facilities shall be permitted_and may be combined with the day-care facility.
e Home businesses in conformance with the multi single family residential zoning district provisions of
the Mono County Code shall be permitted

Community\Werkferee housing must ¢ |:_> y lae—ec—eapmd—Wlth occupancy standards approved by the
Mono County Board of Supervisors.by g

B

e A separate residential structure shall be provided writs—for occupancy by a housing manager{s} and

his[herthe# family%ies}.

° Shared kennel facilities or fenced areas for pets shaII be permltted in the Werleﬁeree community
residential area, provided that such facilities and fenced areas must be designed to prevent pets from
reaching deer foraging areas.

the housing manager.- Tenants W|sh|nq to have pets shaII be reqmred to construct and pay for a fenced

enclosure, as approved by property management, to prevent their pet(s) from entering undeveloped
portions of the property and (unfenced) adjacent lands. The tenancy agreement for all units will include
a_common rule requiring the leashing of all pets whenever they exit the housing units or fenced
enclosure. Enforcement of the enclosure and leashing requirements shall continue through the life of
the project. The penalty for violation of this requlation shall include eviction following two advisory
noncompliance notices by the housing manager.

e Short-term (i.e., for less than 30 days) and transient rentals are prohibited.

e All exterior lighting shall conform to Mono County Dark Sky regulations, Scenic Combining District
requlations, and provisions of the Outdoor Lighting Plan as approved by the Community Development
Department.

e Other uses that are similar in nature, typically associated with the primary land use, and equal to or less
in intensity — subject to individual review and approval by the Planning Director.

Implementation measure 1f(3): Site development standards for the WerkfereceCommunity Housing land use
designation shall conform to the requirements of the Mono County Code for the Multi-Family Residential-
High (MFR-H) zoning district. The “MFR-H" designation is intended to encourage multifamily units by
allowing for higher population densities and to provide for commercial lodging facilities; i.e., hotels, motels.

Implementation measure 1f(4): The residential units shall be constructed in the locations identified on the Site
Plan, regardless of the size or type of the werkforcecommunity residential unit.

Implementation measure 1f(5): Solar panels shall be permitted on any and all werkfereecommunity housing
structures.

Implementation measure 1f(6): The land on which the werkfereecommunity housing units are sited shall not be
further subdivided.
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Implementation measure 1f(7): Residents shall be required to use the bear-resistant receptacles and dumpsters
that will be provided onsite for trash disposal; enforcement of this requlation shall include eviction following
two advisory noncompliance notices by the housing manager.

Implementation measure 1f(8): Valid causes for eviction of Community Housing residents include:
e Short-term (i.e., less than 30-days) subletting of units (first offense),

e Unleashed/unfenced pets (more than 2 offenses),

e Disposing of trash outside of, or failing to properly close the lid of, bear-resistant receptacles (more than

2 offenses).

All eviction provisions will be subject to state law, and will be revised if required for compliance purposes.

Policy1g: The Open Space-Preserve designation shall permit the following uses.

Implementation measure 1g(1): Improved or undisturbed landscaped areas consisting of native materials shall be a
permitted part of the open space-preserve group.

Implementation measure 1g(2): With one exception for a water pump control structure (see Implementation
Measure 1g(3) below), physical development within Open Space-Preserve areas is limited to underground
utilities. New overhead utilities shall be classified as surface structures and are not permitted in this
classification, except that existing overhead utility lines may be retained. Snow storage shall be permitted.

Implementation measure 1g(3): Permitted uses shall include underground leach tanks, underground
sewage/reclaimed water pipelines, underground reclaimed water irrigation lines, one above-surface
sewage/reclaimed water pump control structure with up to 100’ feet of area, and other underground utility
structures.

Implementation measure 1g(4): With the exception of the sewage/reclaimed water pump control structure
(maximum 100 square feet), no above ground structures of any type shall be permitted in the Open Space-
Preserve designation as shown on Figure 7.

Policy 1h:  The Open Space-Facilities designation shall permit the following uses.

Implementation measure 1h(1): The Open Space-Facilities land use is intended to provide a land area for private
utility service development. All of the uses permitted within the Mono County General Plan Open Space
designation are permitted in the Facilities designation. In addition, above-ground and subsurface
appurtenance structures, such as the wastewater treatment system, the well houses, a building (up to 5,000
square feet) for storage of project equipment and residents’ belongings, a pad for the propane tank, and
other similar uses are also permitted. The land use shall also permit an on-site nursery for the purpose of
growing and cultivating replacement landscaping, increasing transplant capacity of native species, and
growing flowers or other landscape amenity storage.

Policy 1i:  The Open Space-Support designation shall permit the following uses.

Implementation measure 1i(1): The Open Space-Support designation is intended for accessory type buildings that
are used for storage of supplies and equipment, a kennel for guests’ pets, stable or horse corral, parking area
expansion when and if needed, and other similar uses. Examples of accessory buildings include the buildings
for storing snow removal equipment, amendments and nutrients for introduced landscaping, wastewater
treatment, the water storage tank (existing and proposed replacement tank), and irrigation supplies. These
identified sites would permit construction of small utility structures and storage sheds, provided that the
facilities are not generally visible within the scenic view corridors from SR 120 and US 395. The land use shall
also permit an onsite nursery for the purpose of growing and cultivating replacement landscaping,
increasing transplant capacity of native species, and growing flowers or other ornamentals; final design of
the nursery would be subject to Director Approval.
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Lol by.2 Facilities and Services
Goal 2: Ensure adequate facilities for the Specific Plan development

Policy 2a:  All applicable permits shall be obtained for all gasoline, water production, water storage, propane,
wastewater treatment and disposal, and subsurface irrigation facilities.

Implementation measure 2a(1): Prior to the issuance of any building permits, the Planning Director shall receive
verification from the Mono County Health Department that the proponent has received applicable permits
for all infrastructure improvements (water, water storage, gasoline, propane, wastewater treatment and
disposal, and subsurface irrigation and any other relevant infrastructure components). This measure shall
not apply to the construction of onsite storage buildings for security of supplies and materials.

Implementation measure 2a(2): Prior to the issuance of a certificate of occupancy for any development facilities,
with the exception of storage facilities, the Planning Director shall receive a letter from the Mono County
Health Department indicating that all water and wastewater facilities have been constructed to the
satisfaction of the department.

Implementation measure 2a(3): The subsurface irrigation and all supply infrastructure will be maintained and
operated so that it does not cause sustained surface wetting either due to leaks or to over-burdening of the
system by operating it above its designed capacity.

Implementation measure 2a(4): Irrigation on any and all Specific Plan parcels shall be limited to subsurface
irrigation (via the subsurface irrigation system or the septic disposal system, depending on season) and hand
watering, on a year-round basis. Spray irrigation shall not be permitted in any areas of the project site
except the lawn and picnic areas adjoining the approved uses (hotel, hilltop housing, deli and restaurant),
and the playground and lawn inside the common area of the proposed werkfereecommunity housing.

Policy 2b:  Ensure that there is an adequate fire prevention management program

Implementation measure 2b(1): Prior to the issuance of any building or grading permits, a will-serve letter must be

received by the Countythe PlanningDirectershall-receiveatetterfrom the Lee Vining Fire Protection
District and CalFirethe-Califernia-Bepartment-ofForestry indicating that the design and siting of roads and

structures conforms to the California Fire Safe regulations and Lee Vining Fire Protection District
requirements.

Implementation measure 2b(2): Prior to the use or occupancy of any structures, the Planning Director shall receive
a letter from the Lee Vining Fire Protection District indicating that the buildings conform to fire safety and
prevention requirements.

Implementation measure 2b(3): All fire suppression systems and facilities, locations of fire hydrants, sprinklers,
valves, emergency water access, and fire doors shall be written into text and diagrams for a facilities fire
management plan approved by the Lee Vining Fire Protection District.

Implementation measure 2b(4): All fire prevention systems shall be maintained in a usable and safe condition for
the life of the project. An inspection shall be required on a periodic basis meeting the reasonable
requirements of the Lee Vining Fire Protection District.

Implementation measure 2b(5): A public safety evacuation plan shall be prepared for use by onsite residents and
businesses in the event of a natural disaster. The plan must be approved by LVFPD through the standard
‘will serve’ letter required by the County, prior to the issuance of a building permit. The plan shall be
prepared in collaboration with and approved by Mono County EMS and the Mono County Sheriff.
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Implementation measure 2b(6): A secondary emergency road and break-away gate shall be maintained in good
condition at all times to provide an alternative access from the Tioga site onto SR 120 during emergency

conditions.
4oy y.3 Design
Goal 3: Strive to reduce the project’s visual intrusiveness in the area

Policy 3a:  Minimize site disturbance.

Implementation measure 3a(1): Prior to the issuance of occupancy permits for any of the site facilities, the
planning director shall confirm that a Revegetation Plan has been prepared for the purpose of returning all
areas that are temporarily disturbed by the project to a condition of predominantly native vegetation. Mono
County will review this plan for approval within 60 days of the start of project construction. The measures
outlined in Table 4-11 shall be used for the revegetation of all project areas that are temporarily disturbed
during earthwork and grading.

TABLE 4-11. Revegetation of Temporarily Disturbed Areas
During earthwork, topsoil that must be disturbed in relatively weed-free habitats will be
TOPSOILS removed to a depth of 12” and stockpiled at the margins of temporarily disturbed areas for
reuse during replanting. Stockpiles will be used within one year of the completion of
construction. During storage, topsoil will be armored to (a) minimize dust emissions, and (b)
optimize survival of native seeds during replanting.
SCREENING Trees to be planted onsite for screening include native single leaf pinyon, Jeffrey pine, quaking
aspen, and seeded mountain mahogany. Non-native Italian poplar sterile male transplants
may be used in areas where rapid screening growth is desired. Screening trees will be planted
densely to compensate for up to 50% mortality prior to maturation. Irrigation and plant
protection will be provided as needed to attain optimal tree growth, tree health, and screening
efficacy.
BITTERBRUSH Bitterbrush will be a chief component of the planting palette (see the shrubs listed on the
amended Plant Palette (see Specific Plan Table 4-13), except adjacent to roads (SR 203 and US
395), where low-growing shrub will be planted to restore plant cover that allows drivers greater
visibility of approaching deer. Within 250 feet of these roads, curl-leaf rabbitbrush and desert
peach will be the only shrubs included in revegetation efforts.

PROTECTED The seed mix to be used adjacent to roads (including the protected corridor along US 395 as

CORRIDOR shown in Specific Plan Exhibit 4-2) shall consist of 1) curl-leaf rabbitbrush (Chrysothamnus

ALONG US 395 viscidiflorus, 1-2 ft maximum ht) and 2) desert peach (Prunus andersonii,2 ft), both of which are
fast-growing, and currently abundant on-site especially where the soil and vegetation has been
disturbed.

WEED CONTROL | Weed control will be practiced in all temporarily disturbed habitats. Soil stockpiles will be
included in weed controls. As the most invasive weeds in the project area are annual species,
annual control scheduling will include at least one control application prior to flowering and
seed production. If an herbicide is used, it will be done by a licensed applicator. Weed control
efficacy will be evaluated for the first five years following the completion of construction-
related disturbance, during annual monitoring in fall.

MONITORING Landscape plantings shall be monitored over a period of 5 years by a qualified biologist. The
progress of revegetation will be evaluated at the end of each growing season and reported
with reqard to attainment of success criteria: 1) after 5 years, at least six live native shrubs per 4
square meters or 10% total living shrub canopy cover will be present, 2) within screening areas,
at least one live tree per 4 square meters will be present, 3) weeds will together establish less
than 10% canopy cover in sampled 4 square meter quadrats. If it appears at the time of annual
monitoring that any of these success criteria may not be met after 5 years, recommendations
for specific remediations including re-planting or additional weed control will be provided in
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| | the annual monitoring report.

Implementation _measure 3a(2): Vegetation clearing shall be kept to a minimum. Where feasible, existing
vegetation shall be mowed so that after construction, the vegetation can reestablish more quickly and
thereby help mitigate the potential for storm water impacts.

Implementation measure 3a(23): Buffer areas shall be identified and exclusion fencing shall be installed to protect
surface water resources outside of the project area, and to prevent unauthorized vehicles or equipment from
entering or otherwise disturbing surface waters outside the project area. Construction equipment shall be

required to use existing roadways to the extent possible. Fherevegetation—planshall-conformto-the

Policy 3b:  Provide protections for sensitive onsite biological resources.Maxirize-use-of indigenrous-plantspecies:

Implementation measure 3b(1): The construction contractor shall be required to install temporary fencing along
the western edge of the existing roadway where it approaches the Masonic rockcress population, in order to
prevent accidental damage due to incursion by equipment. Fencing shall remain in place through the

completlon of all constructlon phases. lhe—tandseapmg—pi&n—shaﬂ—rdenﬂﬁy—a%eas—thapha%—been—eHHH—be

Implementation measure 3b(2): A pre-disturbance nesting bird survey shall be conducted within seven days prior to
the start of vegetation and ground-disturbing project activities, by a qualified biologist, if construction is
scheduled to begin during the period March 15 — August 15. All potential nesting habitat within 200 feet
(passerine birds) or 600 feet (raptors) from the project-related disturbance limits will be included in the
survey. Survey results will be reported to CDFW, Bishop, Mono County, and to the construction foreperson
within 24 hours of survey completion, in order to formulate avoidance measures. Appropriate measures (at a
minimum |nclud|nq nest buffering and monltormq) will be deaded in consultatlon with CDFW on a nest-by-

Implementation measure 36(3): A pre-disturbance nesting bird survey shall be conducted within seven days prior
to the start of vegetation and ground-disturbing project activities, by a qualified biologist, if construction is
scheduled to begin during the period March 15 — August 15. All potential nesting habitat within 200 feet
(passerine birds) or 600 feet (raptors) from the project-related disturbance limits will be included in the
survey. Survey results will be reported to CDFW, Bishop, Mono County, and to the construction foreperson
within 24 hours of survey completion, in order to formulate avoidance measures. Appropriate measures (at a
minimum including nest buffering and monitoring) will be decided in consultation with CDFW on a nest-by-
nest basis.

Implementation measure 3b(4): A pre-disturbance denning badger and denning fox survey shall be scheduled
within three days prior to the start of vegetation and ground-disturbing project activities. The survey will be
performed by a qualified biologist. The survey will include the entire area where disturbance will occur, as
well as buffers of 5oo feet in all directions. Survey results will be reported to CDFW-Bishop, Mono County,
and to the construction foreperson within 24 hours of survey completion, in order to formulate avoidance
measures. Unless modified in consultation with CDFW, active badger or fox dens will be buffered by a
minimum distance of 5oo feet, until the biologist finds that den occupation has ended. In the unlikely event
that an active fox den that could be occupied by Sierra Nevada red fox is found, ground-disturbing work at
the project will be halted pending consultation with CDFW regarding buffering and avoidance.
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Implementation measure 3b(5): All areas burned in 2000 within the property (14.8 acres, minus acres that are
permanently converted to approved Tioga Specific Plan facilities) will be seeded using locally collected
bitterbrush (Purshia tridentata), at a rate of 4 pounds/acre pure live seed. In addition, diverse shrubs and
grasses with available locally collected seed (acceptable species are: antelope bitterbrush, big sagebrush,
mountain_mahogany, desert peach, wild buckwheat (Eriogonum microthecum, E. fasciculatum, or E.
umbellatum), yellow rabbitbrush, silvery lupine, chicalote, basin wildrye, and any of the regionally common
needlegrasses) will be spread, bringing the total application rate to 10 pounds/acre. Seeding will be
performed just prior to the onset of winter snows in the same year that project construction is initiated. If,
after a period of five growing seasons has passed, a qualified botanist finds that total live cover provided by
native shrub and grasses has not increased to 20% above that measured at adjacent (unseeded) burn scar
areas, then the entire burn area will be seeded again as described above.

Implementation measure 3b(6): Signage stating “Do Not Feed the Wildlife” shall be posted on the road leading
into the housing complex, at the entry to Vista Point Drive, at the access points from Vista Point Drive into
the gas station and into the hotel, and at the access road leading to the full-service restaurant.

Implementation measure 3b(7): To minimize mule deer mortality along US 395 adjacent to the project site, the
corridor between US 395 and all Tioga project elements (see Exhibit 4-2 below) shall remain entirely free of
linear barriers, brightly lit signs, and new surface structures (excepting one new above-ground
sewage/reclaimed water pump control structure with no more than 100’ feet of building area), with no future
devegetation of native plant materials. This measure applies only to lands owned by the project applicant
and outside of the approved hotel and restaurant uses.

EXHIBIT 4-2. Protected Corridor Location

Policy 3ce:  Utilize introduced vegetation that at maturity will provide additional screening to aid in the visual
blending of the project into the natural landscape.

Implementation measure 3¢(1): The landscaping plan shall include a map that shows all existing project site trees.
Existing trees shall be retained on site and incorporated when consistent with the landscaping standards in

Policy 3e.

Implementation measure 3¢(2): All Fhe-landscaping ptan-shall be in accordance with the Conceptual Landscaping
standards outlines in i VERVH i ; i i
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completed-Table 4-12).

TABLE 4-12. Conceptual Landscaping Standards

FORMAL LANDSCAPING

NATURAL LANDSCAPING

Lawn Areas: Landscaped areas planted with lawns or
grasses shall be limited to cultivars requiring reduced or
limited irrigation needs. The preference shall be for using
grasses that will not invade into the project area’s native
plant communities. Lawn areas shall be irrigated, kept
free of invasive weeds, and maintained in a firesafe
manner. Because avoiding lawn grasses that could spread
and increase fire danger is a primary landscaping
objective, it will be appropriate to consult Mono County
Community Development Department when selecting
grass species for introduction in landscaped areas.
Landscape lawns and other areas that will be stabilized by
introduced grasses will be planted within g months of the
completion of project-related disturbance.

Shrublands:  Project areas that are temporarily
disturbed during construction and that are intended as
formal landscaping shall be returned to natural
vegetation as rapidly as feasible. Such areas are to be
revegetated utilizing native species, either through
seeding or by transplanting of nursery-grown shrubs.
The revegetation species palette shall include at least
five native perennial shrub and grass species so as to
emulate the Great Basin Mixed Scrub that remains
onsite. Seeding and planting will not commence until
the species palette has been approved by Mono County
Community Development Department. The objective
is to rapidly restore a native shrublands appearance to
temporarily disturbed project areas. Therefore, where
feasible, more mature nursery-grown transplants and
applied irrigation will be utilized in addition to seeding.
Revegetation at areas that will be stabilized by native
plants will commence within g months of the
completion of project-related disturbance

Shrubs, Flowers and Screening: The formal gardens
and landscape areas around structures are intended to
provide color, special attractions, and a degree of limited
contrast to the colors of the natural environment. Another
objective is to provide seasonal shading for residences and
common areas. The intent is to have an attractive facility
that would encourage walking and relaxation in the
project area. Screening trees and shrubs shall be planted
to provide a visual break of the views of the facilities from
the Highway. The objective is to reduce the appearance of
residence height and bulk as seen from the scenic
highways.

Other Vegetation: Areas that currently are visibly
scarred by wildfire will be seeded with native species,
emphasizing bitterbrush. Conifers of the existing onsite
tree species shall be introduced in a random pattern in
reserve lands between the new and existing housing
The objective is to provide a “blended” appearance of
native and created landscapes from the scenic
highways.

Implementation measure 3¢(3): The Plant Palette for all landscaped areas shall be in conformance with Table 4-13.

TABLE 4-13. Tioga Specific Plan Amendment #3 Plant Palette

Landscape Stratum Species — Common Name  Species — Scientific Name
tree Jeffrey Pine Pinus jeffreyi

tree Single-leaf Pinyon Pinus monophylla

tree (irrigated during summer) Quaking Aspen Populus tremuloides

shrub Mountain Mahogany Cercocarpus ledifolius

shrub Desert Peach Prunus andersonii

shrub Yellow Rabbitbrush Chrysothamnus viscidiflorus
shrub Bitterbrush Purshia tridentata

shrub Wild Buckwheat Eriogonum fasciculatum, and/or E.

shrub (irrigated during summer) ~ Willow
shrub (irrigated during summer)  Wild Rose

431

umbellatum, E. microthecum
Salix exigua
Rosa woodsii




Tioga Community tan-Werkferce-Housing Revised Draft and Final Subsequent EIR Specific Plan

herb Silvery Lupine Lupinus argenteus

herb Chicalote Argemone munita

herb Douglas’ sedge Carex douglasii

herb Basin Wildrye Elymus cinereus

herb Needlegrass Stipa hymenoides and/or
S. comata, S. occidentalis

herb (irrigated during summer) ~ Needlegrass Stipa occidentalis

Policy 3d:  Properly maintain all onsite vegetation.

Implementation measure 3d(1): Ensure that introduced landscaping plants are irrigated, fertilized and maintained
as necessary to prevent plantings from failing or becoming weedy.

Implementation measure 3d(2): The landscaping plan shall describe adaptive contingency measures should
planting fail to thrive. Vegetation in formal landscaping areas shall be maintained in a vigorous and healthy
condition for the life of the project. Routine project operations shall include at least weekly inspection and
repair of irrigation and diligent removal of non-native plant growth. Introduced landscaping that does not
survive shall be replaced using the species and husbandry techniques that are described in the approved
landscaping plan.

Implementation measure 3d(3): The following measures shall be provided for all project areas where temporary
disturbance occurs due to earthwork and grading:
(a) TOPSOILS: During earthwork, topsoil that must be disturbed in relatively weed-free habitats will be removed

to a depth of 12” and stockpiled at the margins of temporarily disturbed areas for reuse during replanting.

Stockpiles will be used within one year of the completion of construction. During storage, topsoil will be armored

to (a) minimize dust emissions, and (b) optimize survival of native seeds during replanting.

(b) SCREENING: Trees to be planted onsite for screening include native single leaf pinyon, Jeffrey pine, quaking

aspen, and seeded mountain mahogany. Non-native Italian poplar sterile male transplants may be used in areas

where rapid screening growth is desired. Screening trees will be planted densely to compensate for up to 50%

mortality prior to maturation. Irrigation and plant protection will be provided as needed to attain optimal tree

growth, tree health, and screening efficacy.
(c) BITTERBRUSH: Bitterbrush will be a chief component of the planting palette (see shrubs listed on the
amended Plant Palette, Specific Plan Table 8-13), except adjacent to roads (SR 203 and US 395), where low-

growing shrub will be planted to restore plant cover to allow drivers greater visibility of approaching deer. Within

250’ of these roads, curl-leaf rabbitbrush & desert peach will be the only shrubs included in revegetation efforts.
(d) SEED MIX ADJACENT TO ROADS: The seed mix to be used adjacent to roads (including the protected
corridor_along US 395, see Specific Plan Exhibit 8-2) shall consist of 1) curl-leaf rabbitbrush (Chrysothamnus

viscidiflorus, 1-2 ft maximum ht) and 2) desert peach (Prunus andersonii,2 ft), both of which are fast-growing, and

currently abundant on-site especially where the soil and vegetation has been disturbed.
(e) WEED CONTROL: Weed control will be practiced in all temporarily disturbed habitats. Soil stockpiles will be
included in weed controls. As the most invasive weeds in the project area are annual species, annual control

scheduling will include at least one application prior to flowering and seed production. Weed control efficacy will

be evaluated for the first five years following the completion of construction-related disturbance, during annual

monitoring in fall.
(f) MONITORING: Landscape plantings shall be monitored over a period of 5 years by a qualified biologist. The

progress of revegetation will be evaluated at the end of each growing season and reported with regard to

attainment of success criteria: 1) after 5 years, at least six live native shrubs per 4 square meters or 10% total living

shrub canopy cover will be present, 2) within screening areas, at least one live tree per 4 square meters will be

present, 3) weeds will together establish less than 10% canopy cover in sampled 4 square meter quadrats. If it

appears at the time of annual monitoring that any of these success criteria_may not be met after 5 vears,
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recommendations for specific remediations including re-planting or additional weed control will be provided in

the annual monitoring report.

Policy 3e:  Provide attractive landscaped areas for picnicking, walking and relaxation.

Implementation measure 3e(1): Picnic and walking areas shall be landscaped in accordance with the Conceptual

Landscaping Standards outlined previously in Table 4-12. usinglocallyadaptivenative-vegetation-to-the

raximum-pessible-extent—The design for picnic and walking areas within developed portions of the project
shall serve to implement water conservation, enhance visual attractiveness, and provide a visual

complement to the area. Final plans shall be submitted for the approval of the planning director prior to use
or occupancy of the WerkfereeCommunity Housing component.

Policy 3f:  Ensure a visually attractive development.

Implementation measure 3f(1): All structures —including residences — shall be constructed in conformance with the
appearance of the structures and architectural elevations that are a part of the Specific Plan.

Implementation measure 3f(2): All exterior materials shall be in harmony with the theme of a rustic, alpine
appearance.

Implementation measure 3f(3): The roof materials shall be constructed of materials with a dull finish and dark
muted subtle-colors, such as and not limited to “earthtone” or “green.” Visible chimney materials shall be
limited to stone or wood in conformance with appropriate fire codes. Tones shall be muted or earthtone in
theme.

Implementation measure 3f(4): Dark or neutral colors found in the immediate surroundings should be used for

vertical surfaces and structures. All east facing walls of the Community Housing shall be painted in ‘Shaker
Gray.'

Policy3g:  All exterior lighting shall comply with Mono County Land Use Element Chapter 23 (Dark Sky Lighting
Requirements), and Chapter 8 (Scenic Combining District and State Scenic Highway 395), and the
Outdoor Lighting Plan as approved by Mono County Community Development Department.

Implementation measure 3g(1): All onsite exterior lighting (including existing and proposed exterior light sources)
shall comply fully with requirements of the Mono County Scenic Combining Element (General Plan Land Use
Element Chapter 8) and with requirements of the Mono County Dark Sky Regulations (General Plan Chapter
23),_and with requirements of the Outdoor Lighting Plan as outlined in Table 4-14 below and detailed in
Mitigation Measure AES 5.12(c-2).

TABLE 4-14. Outdoor Lighting Plan
Fixtures Manufacturer-provided information shall be provided showing fixture diagrams and
light output levels. The fixture type exceptions listed under Chapter 23.050.E(1, 2 and 3)
will be prohibited in this project. Only full cutoff luminaires with light source downcast
and fully shielded, with no light emitted above the horizontal plane, are permitted.
Fixture The Outdoor Lighting Plan shall the proposed location, mounting height, and aiming
Locations point of all outdoor lighting fixtures
Accent Lighting | Accent lighting under Chapter 23.050F is limited to residential accent lighting required
for safety; any up-lighting is prohibited.

Elevation Drawings for all relevant building elevations shall be provided to show the fixtures, the

Drawings portions of the elevations to be illuminated, the illuminance level of the elevations, and
the aiming point for any remote light fixture.

Seasonal The project shall be prohibited from allowing seasonal lighting displays (including use of

Lighting multiple low-wattage bulbs) except that seasonal lighting shall be permitted on the

north, south and west facing building sides that are not visible to the public viewshed.
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Accent Lighting | Accent uplighting of architectural features and/or landscape features shall be

prohibited.
YAYAY WA Natural Environment
Goal 4: Conserve habitat and forage areas on the site.

Policy 4a: Provide wildlife habitat through retention of naturally vegetated areas. Maintain open space areas
where mule deer can forage and find concealing cover.

Implementation measure 4a(1): During project design and implementation, all reasonable efforts shall be
undertaken to avoid the habitat with the greatest value to deer. The construction plans and disturbance
limits as marked in the field shall clearly identify areas of the project where the soil and vegetation will not
be disturbed. Native vegetation in all areas that are not converted into project structures, roads and
landscaping shall be retained to provide forage for deer throughout the lifetime of the project.

Implementation measure 4a(2): The landscaping plan shall include any developed paths outside the housing
development and indicate that they have been designed to avoid deer foraging areas. Informational signs
explaining the purpose of the path system, the need to protect deer foraging areas, and the requirement for
leashing of pets, shall be placed at pathway entry points.

Policy 4b: Livestock grazing shall continue to be precluded from the site.

Policy 4c:  Avoid potential construction-related interference with local mule-deer migration. Avoid creating barriers
or other construction-related impacts that would redirect deer movements onto the highways at any
time of year.

Implementation measure 4c(1): Construction activities shall be limited to daylight hours. Implementation will be
further accomplished by clearly marking the limits of construction zones and by instructing construction
personnel to recognize areas in which ground-disturbing activities and vegetation removal can take place.
Construction personnel will also be instructed to leash any dogs brought onto the site. Night lighting will
not be allowed in Open Space-Reserve designated areas during the critical migration times of April through
June and October through November. At all times of year, linear barriers shall not be permanently or
temporarily installed anywhere within the Open Space area lying between Tioga Inn project elements and
the highways.

Policy 4d:  Prohibit unauthorized off-road vehicle activity.

Implementation measure 4d(1): Road construction shall be limited to the areas identified on the approved land use
plan (Figure 7). Public vehicle access shall not be permitted off of paved roads anywhere within areas
designated as Open Space. In lieu of fences or other linear barriers, natural material shall be employed to
block access. Large stones will be stockpiled during construction for distribution to areas of potential
unpermitted vehicle access. Any incidence of unpermitted access will be mitigated by redistributing the
stones.

Policy 4e:  Provide facilities for pets to prevent domestic animals from wandering loose on the property.

Implementation measure 4e(1): Place limitations to exclude pets belonging to facility customers and guests from
becoming a limiting predatory influence in the surrounding environment. Leases for tenants at the
residential areas shall include a requirement that pets be contained in an enclosed area. Outdoor kennels
serving guests and residents shall be provided within a central portion of the hotel and housing areas. The
designated tenant and guest pet containment areas shall be fenced sufficiently to prevent pets from
roaming unattended outside the human habitats of the project.
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Implementation measure 4e(2): Pets including service animals shall be kept on leashes or otherwise restrained to
prevent free roaming when not in a fencing containment area. Tenants shall agree to pet leashing rules as a
condition of rental, and shall be evicted for noncompliance following two notifications by the housing
manager. Signs that state the requirement for leashing will be maintained at the housing area and at any
walking trails that are established within the project area.

Policy 4f:  Avoid becoming an “attractive nuisance” for local wildlife.

Implementation measure 4f(1): To exclude wildlife from access to trash and to food items stored by residents, all
waste receptacles will be fitted with exclusion devices sufficient to prevent access by ravens and bears.
Signs will be clearly posted informing of the need to secure trash, pets and stored food from wildlife access.
Rental agreements will include restriction against storage of trash or unsecured food items outside of the
residences (including in vehicles) for any substantive length of time.

4.4.4.5 Traffic and Circulation
Goal 5: Maintain safe traffic access.
Policy sa:  Conform to the requirements of Caltrans for project access.

Implementation measure 5a(1): Prior to issuance of any permits for use or occupancy, the Planning Department
shall receive a copy of the approved encroachment permit issued by the California Department of
Transportation.

Implementation measure 5a(2): Other than access for authorized personnel to parcels adjacent to US 395, or
emergency use, there shall be no access to the project from US 395.

Policy 5b:  Internal traffic circulation shall conform to County and fire safe requirements.

Implementation measure 5b(1): Roads shall be constructed in conformance with standards identified in Table 4-15,
and shall be designed to maintain safe access through all seasons.

TABLE 4-15: Road Standards
ROAD CLASSIFICATION EASEMENT PAVEMENT WIDTH SPECIAL NOTES
Main Access Road 60 feet 24 feet 3 foot shoulder
Residential Access Road 40 feet 16 feet 10% grade
Utility/Facility Access Roads Driveway 12 feet™s No public use

Implementation measure 5b(2): All publicly-accessible roads shall be paved in conformance with the requirements
of the Mono County Code for parking areas and parking access.

Implementation measure 5b(3): Parking shall be provided in accordance with this Specific Plan Amendment #3 . If
not specified herein, parking shall be in accordance with the Mono County Code. Additional parking may be
allowed in appropriate locations following review and approval of the Planning Director in order to
accommodate future demand.

Policy 5c:  Provide a reqular and convenient means of access between the project site and destinations in Lee
Vining.

Implementation measure 5c(1): A shuttle service shall be provided between the project site and Lee Vining,
beginning when the Tioga Inn hotel receives an occupancy permit. The shuttle service will (1) be staffed by
qualified drivers, (2) be equipped with ADA-compliant features, (3) follow established routes with reqular
minimum_drop-off and pick-up times (including a minimum of 3 daily round trips during the operating
season), and (4) begin operations each year no later than July 4, and end operations each year no sooner

1512 feet of surface width, no paving.
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than Labor Day. The shuttle service will be available for use by hotel quests and residents of the Community
Housing Complex.

4.4.5 Master Sign Program

6a) Intent: The Master Sign Program is a requirement and mitigation measure of the Tioga Inn Specific Plan. The
Specific plan requires that all signs be coordinated in design and concept with all other facility signs. The Master Sign
Plan will coordinate design, theme and placement of signs within the Tioga Inn Specific Plan area. This Specific Plan is
one site with four separate parcels. All signs are required to be on site.

6b) General Provisions: These provisions apply to all signs within the Tioga Inn Specific Plan.

e Signs and sign faces will be constructed with natural materials like stone, wood and other natural materials to
enhance the overall architectural theme of the Tioga Inn. Plastic, metal, and other materials may be used but
should not be the dominant feature of any sign or sign face. The exceptions to this are directional signs which
may be plastic or metal.

e Background or unused portions of the sign facing will be painted in muted earth-tone colors or left in a natural
state.

e Thesign area is calculated as the area that would enclose all words and letters of a sign face. The portions of the
sign enclosed by the decorative border or frame and the foundation are not calculated as sign area.

e lllumination for all signs shall be indirect or back-lit channel letters.

6¢c) Permitted Signs.

e Monument Signs — The Tioga Inn Specific Plan is permitted three monument signs for the three commercial land
uses. These signs will be visible to travelers on Highways 120 and 395. The maximum height will not exceed 10
feet. The total facing area for all three signs combined will not exceed 64 square feet. Approximately 21 square
feet will be allocated for each commercial use (convenience store/deli/fuel sales, hotel, and full-service
restaurant).

The three monument signs are permitted within the Tioga Inn Specific Plan on the 30-acre Hotel parcel. One sign
may be installed along the Highway 120 corridor approximately 150 feet east of the gas station. Two monument
signs may be installed below the restaurant knoll, as close as possible to the US 395 right-of-way. These signs
are not permitted to be silhouetted against the skyline or located on top of the knoll. In compliance with
Mitigation Measure 5.3(d-3) prohibiting brightly lit signs, all new signage along the US 395 and SR 120 scenic
corridors shall be limited to a maximum 100 cd/m?2.2®

A fourth monument sign is permitted in the vicinity of the hotel entrance site. This sign is an interior monument
sign and will be used to primarily direct visitors to the various facilities within the Tioga Inn Specific Plan site.
This sign will generally not be visible to travelers on SR 120.

e Directional Signs — Signs for air and water, registration, observation deck, parking, office or deliveries shall be
permitted with a maximum area of three (3) square feet per sign facing. Directional signs may be combined
subject to Director Approval.

e  OtherSigns

1. Convenience store/fuel sales — Signs identifying the property, name ownership and amenities shall be
limited to a maximum of forty-eight (48) total square feet.

2. Hotel - Signs identifying the property, name, ownership, and amenities shall be limited to a maximum of
sixty-four (64) total square feet.

3. Restaurant — Signs identifying the property, name, ownership and amenities shall be limited to a maximum
of forty-eight (48) square feet.

4. Required Signs — Signs mandated by federal, state or local agencies (i.e., display of gas prices)

36 Luminance (also known as brightness) is the level of light emitted by an LCD display. Luminance is measured in candelas per square
meter (cd/mz2). One candela is equal to one cd/m2; https://www.Irc.rpi.edu/programs/solidstate/pdf/Freyssinier-SPIE6337-52.pdf.
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6d) Prohibitions.

e Notemporary signs shall be permitted within the residential or swerkfercecommunity housing land use areas.
e No monument or freestanding signs shall be permitted off the Tioga Inn Specific Plan site.

4.4.6 Financing the Specific Plan

The Specific Plan represents a private project for which no public monies have been used; the proponent has to date been
responsible for obtaining all funds for development. In conjunction with the werkfercecommunity housing associated
with Amendment #3, the applicant may seek funding in support of the werkfercecommunity housing component and/or
amenities to better serve the werkfereecommunity housing component. The application for funding would follow, and
be subject to prior approval of, Amendment #3. The implementation program contains components that tie use and
occupancy of the project to completion of the various infrastructure, landscaping, and mitigation programs.
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TIOGA COMMUNITYWORKFORCE HOUSING PROJECT
REVISED DRAFT/FINAL SUBSEQUENT EIR

SECTION 5.1
GEOLOGY AND SOILS

5.1.1 INTRODUCTION AND SUMMARY

The following discussion is drawn from detailed Alquist-Priolo fault studies conducted in 1991 by GeoSoils, Inc. for the
1993 FEIR, as well as a Groundwater Resources Assessment and Peer Review of the 1991 GeoSoils, Inc. studies, prepared
in 1992 by Kleinfelder. The 1991 GeoSoils, Inc. Geologic Investigation is provided as Appendix C. Appendix D provides
the 1992 Groundwater Assessment and GeoSoils Peer Review prepared by Kleinfelder. None of the scoping meeting or
written comments on the NOP referenced issues pertaining to soils and geology. Key findings are summarized below.

IMPACT GEO 5.1(a):

SUMMARY OF IMPACTS AND MITIGATIONS
RISK OF STRONG GROUND SHAKING, GROUND FAILURE, LANDSLIDE

Mitigation GEO 5.1(a-1):
Mitigation GEO 5.1 (a-2):
Mitigation GEO 5.1(a-3):
Significance:

IMPACT GEO 5.1(b):

Site Specific Soils Report during Structural Design
Debris flow mitigation

Further investigation if grading exposes fault traces
Less than significant with mitigation

RISK OF SOIL EROSION, LOSS OF TOPSOIL

Amended Mitigation GEO 5.1(b):

Significance:

IMPACT GEO 5.1(c):

-Low Impact Development Best Management Practices
Less than significant with mitigation

RISK OF LIQUEFACTION, COLLAPSE, LANDSLIDE, SOIL EXPANSION

Mitigation GEO 5.1(c):

Supplemental Geotechnical Studies prior to Grading Permit

Significance: Less than significant with mitigation
IMPACT GEO 5.1(d): SOILS INCAPABLE OF SUPPORTING SEPTIC OR ALTERNATIVE WASTEWATER TREATMENT
Mitigation: No mitigation required

Significance:

IMPACT GEO 5.1(e):

Less than significant impact

LOSS OF MINERAL RESOURCES

Mitigation:
Significance:

IMPACT GEO 5.1(f):

No mitigation required
Less than significant impact

IMPACTS TO PALEONTOLOGICAL RESOURCES

Mitigation & Significance:

Please see discussion in EIR §5.4 (Cultural Resources)

5.1.2 EXISTING CONDITIONS

5.1.2.1 Regional Hydrogeology*

The project site is located on the eastern edge of the Sierra Nevada at the boundary of the Sierra Nevada and the Basin
and Range geologic provinces. The Sierra Nevada is an uplifted and tilted block of Mesozoic-age igneous rocks, overlain
by older sedimentary and metamorphic units. Tertiary and Quarternary-age volcanic rocks are also present in the Lee
Vining area, associated with the Mono/Inyo Craters volcanic chain.

Earth materials in the Lee Vining area comprise recent-age soils, Quarternary-age colluvium and alluvium, Quarternary
and Tertiary-age volcanic rocks associated with the Mono Craters volcanic chain, and Paleozoic ad Mesozoic-age

* Surface Water & Groundwater Availability Assessment — Lee Vining Area, 27 Sept. 2006. Prepared by Team Engineering; California
Geologic Survey, Geologic Map of California, Mariposa Sheet: http://www.quake.ca.gov/gmaps/GAM/mariposa/mariposa.html.
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metamorphic and igneous rocks associated with the Sierra Nevada. The recent-age soils (primarily evident as surface
deposits) are underlain by Quarternary-age unconsolidated deposits (glacial till, colluvium and alluvium) resulting from
erosion and deposition. The glacial till consists of poorly sorted and unconsolidated deposits found along the base of the
Sierra Nevada. The colluvium consists of hillside-related deposits (such as talus slopes), and the Quarternary-age
alluvium consists of the remaining unconsolidated deposits that comprise basin fill. The alluvium is interbedded with
fine-grained lake sediments that increase in thickness and proportion toward Mono Lake. The surficial deposits are
underlain by tertiary volcanic rocks and Paleozoic and Mesozoic-age metamorphic and igneous rocks.  In general, the
alluvium comprises the most important aquifer materials in the area. Groundwater flow in the metamorphic and igneous
rocks is controlled by fracturing, and flows can be significant in areas of highly fractured rock, though generally less than
flows in the alluvial aquifer.

5.1.2.2 Site Topography?

The project site is a trapezoidal parcel located just southeast of the intersection of SR 120 with US 395. Elevations rise
from the north to the south (leading up to the Sierra Nevada), with the lowest points on the northwest (elevation of
approximately 6,800’) and the highest points on the southwest (elevation of about 7,200’).

5.1.2.3 Seismicity, Volcanic Activity, and Hydrogeology

The Mono County Multi-Jurisdictional Local Hazards Mitigation Plan provides a comprehensive assessment of the risks
and vulnerabilities affecting the region, as well as mitigation strategies and actions to reduce or eliminate the risks or
vulnerabilities. The Plan is currently being updated to include the Town and the County, and will include a Community
Wildfire Protection Plan for both jurisdictions (the final plan is expected to be completed in May 2018). The current 2006
Plan notes that Mono County is in an area of California with a major fault system known as the Eastern California Shear
Zone (ECSZ), one of two systems (along with the San Andreas Fault system) that account for most of the movement
between the Pacific and the North American plates; about 10mm/year (~0.4"/year) of slip occurs on faults east of the
Sierra Nevada (see Figure 4.5-3 below). The Mono County MEA (XlI-Geology) notes that Mono County is located at a
stress point, where the earth's crustal plates exert opposite pressures against each other. This combination creates both
"tectonic" earthquakes (land mass movement) and volcanic activity that can trigger earth shaking. The primary seismic
hazard is strong to severe ground-shaking: Mono County is in Seismic Zone 4, which has an associated ground
acceleration of 0.40 ‘g’ and requires stringent engineering and construction for new and existing structures (per CGC
§8875, existing buildings that may be subject to seismic hazards must now comply with requirements of the unreinforced
masonry building law).

The Mono County General Plan Safety Element3 notes that the entire County is located in Seismic Zone D, the zone of
greatest hazard as defined in the California Building Code. All new construction must comply with stringent engineering
and construction requirements. Active faults in the region are shown in Table 5.1-1 below.

TABLE 5.1-1. Active Fault Zones in the Study Region

Fault Name Slip Rate (mm/yr) Max. Magnitude
Hilton Creek 2.5 6.7
Hartley Springs 0.5 6.6
Silver Lake 2.0 7.5
Mono Lake/Lee Vining 2.5 6.6
Laurel-Convict NA 6.8
Round Valley/Wheeler Crest 1.0 6.8
Owens Valley 1.5 7.6
Volcanic Tableland/Fish Slough 0.2 6.6
White Mountain 1.0 7.1
Long Valley Caldera NA 7.0

2 Tioga Inn Conceptual Grading Plan, prepared by Triad Associates, May 2016.
3 Mono County Safety Element, 2001 and 2015.
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The Mono Lake Fault is closest of the faults noted above, passing through the northwestern portion of the project site.
The Mono Lake Fault is classified as having an estimated slip rate of 2.5 millimeters per year and is capable of producing a
magnitude 6.6 earthquake. As with other area faults, the Mono Lake fault generally trends north-northwest. The fault
forms the front scarp of the Sierra Nevada in the Lee Vining area, and likely includes subordinate parallel faults along the
trace. The fault places relatively impermeable bedrock units against basin-fill deposits. The extent to which this and
other area faults inhibit groundwater flow is not known.

The Mono Basin has been identified by the United States Geological Survey (USGS) as an area with potential for future
volcanic activity, and the Mono-Inyo craters are considered to hold the highest statistical probability for eruption in the
near future. USGS has developed an eruption alert system; based on past eruptions, such an event would likely be of a
rhyolitic and explosive nature preceded by a phreatic (i.e., steam-powered) event. # The 1993 EIR noted that then-recent
information from the Division of Mines and Geology showed a potential fault zone trending toward the project site.> Two
geologic studies were conducted for the 1993 EIR, and both reports concluded that there is no potential of surface
rupture or soil displacement on the project site. The 1991 report by GeoSoils, Inc. was prepared to satisfy requirements of
the Alquist-Priolo special studies zone act, based on previously-mapped faults on the project site. The report concluded
that active faulting was not encountered, nor were adverse geologic features identified that would preclude the
feasibility of the Tioga Inn development.® The report concluded that potential impacts would be less than significant with
mitigations including adherence to the latest Uniform Building Code standards. The California Geologic Survey has
recently updated the Alquist-Priolo Earthquake Fault Zone maps;’ faulting in the vicinity of the Tioga Werkferce-Housing
project remains as shown and as investigated for the 1993 Final EIR (see discussion under Impact 5.1(a).

Exhibit 5.1-1. Faults in Site Vicinity Project Site
5.1.2.4 Mineral Resources

The Mono County General Plan notes that
significant mineral resources are present
throughout Mono County. Gold and silver
mining once attracted early settlers to Mono
County, but mining now has only a small role in
the Mono County economy, primarily related to
pumice  (the most valuable  mineral
commodity), clays, chalk, sand and gravel, with
occasional exploration for precious metals in
the Bodie Hills. Several active pumice mines
and processing operations are located near the
Tioga Inn project site, including the U.S.
Pumice Company c/o Tilden (which has two
claim sites in the area and processes pumice on
SR 120 just east of US 395), and U.S. Pumice
Supply Company (near Panum Crater).

The Surface Mining and Reclamation Act
(SMARA) requires the state geologist to classify
areas that are threatened by land uses that
would jeopardize or preclude mining activities; the designations are developed through mineral land classification
surveys. The small portion of Mono County that has been officially classified (see the Dept. of Conservation’s Mineral

4 Elizabeth Nixon, Geologic History of the Mono Basin, 2012: http://www.indiana.edu/~sierra/papers/2012/Nixon.pdf

5 Alquist-Priolo Website, Lee Vining Map: http://gmw.conservation.ca.gov/SHP/EZRIM/Maps/MONOCRTRS_NE.PDF

6 GeoSoils Inc., Preliminary Geologic Investigation, 83+-Acre Parcel, Tentative Parcel Map No. 34, Lee Vining Area, Mono County, CA.
4 April 1991, Report W.0. 431-A-RC.

7 Department of Conservation, Earthquake Fault Zone Maps: https://maps.conservation.ca.gov/cgs/EQZApp/app/
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Land Classification of the Eureka, Saline Valley Area, Mono and Inyo Counties) does not include the project site or other
areas around Mono Lake. Mining-sponsored land classification studies have shown the Mono Basin as having potential
gold-production zones.

5.1.3 APPLICABLE REGULATIONS GOVERNING GEOTECHNICAL ISSUES

5.1.3.1 Federal Regulations

The U. S. Department of Agriculture Natural Resources Conservation Service (NRCS): NRCS produces soil surveys
that assist planners in determining which land uses are suitable for specific soil types and locations.

Earthquake Hazards Reduction Act: Congress passed the Earthquake Hazards Reduction Act in 1977 (amended in 1990
by the National Earthquake Hazards Reduction Program Act) to reduce seismic risks. The Act focuses on establishing
and maintaining the National Earthquake Hazards Reduction Program (NEHRP). NEHRP goals are to strengthen the
understanding, characterization, and prediction of earthquake hazards and vulnerabilities; improve building codes and
land use practices; reduce risk through post-earthquake investigations and education; improve design and construction
techniques; improve mitigation capacity; and accelerate the application of research findings. FEMA (the Federal
Emergency Management Agency) is the designated NEHRPA lead agency; other participating agencies include the
National Institute of Standards and Technology, the National Science Foundation, and USGS.

5.1.3.2 State Regulations

Alquist-Priolo Earthquake Fault Zoning Act of 1972: The Alquist-Priolo Earthquake Fault Zoning Act was passed in
1972 to mitigate the hazard of surface faulting to structures for human occupancy. The Alquist-Priolo Earthquake Fault
Zoning Act pertains only to hazards associated with surface fault rupture. The Mono County Multi-Jurisdictional Local
Hazard Mitigation Plan notes that Alquist-Priolo Fault Hazard zones occur in a number of Mono County areas,
particularly along the base of the Sierra Nevada and White Mountains. Seismic ground failure includes liquefaction,
lateral spreading, lurching, and differential settlement, all of which usually occur in soft, fine-grained, water-saturated
sediments. During the 1980 Mammoth Lakes earthquake sequence, ground failure was prevalent at Little Antelope
Valley, along Owens River in upper Long Valley, along the northwest margins of Lake Crowley, and Hot Creek Meadow.

California Geological Survey (CGS): The California Geological Survey (CGS) provides regulatory information pertaining
to soils, geology, mineral resources, and geologic hazards. CGS maintains and provides information about California’s
nonfuel mineral resources. California ranks second in the United States in nonfuel mineral production. In 2007, more
than 30 nonfuel commodities were produced from 660 California mines (CGS 2008a). CGS also offers information about
handling hazardous minerals and Surface Mining and Reclamation Act (SMARA) mineral land classifications. Information
about CGS's role in the handling of hazardous minerals is provided in Chapter 4.16, “Hazards and Hazardous Materials.”
Information about SMARA mineral land classifications is provided directly below.

California Surface Mining and Reclamation Act (SMARA). SMARA was enacted by the California Legislature in 1975 to
regulate activities related to mineral resource extraction. The act requires the prevention of adverse environmental
effects caused by mining, the reclamation of mined lands for alternative land uses, and the elimination of hazards to
public health and safety from the effects of mining activities. At the same time, SMARA encourages the conservation
and the production of extractive mineral resources, requiring the State Geologist to identify and attach levels of
significance to the state’s varied extractive resource deposits. Under SMARA, the mining industry in California must plan
for the reclamation of mined sites for beneficial uses and provide financial assurances to guarantee that the approved
reclamation will actually be implemented. The requirements of SMARA must be implemented by the local lead agency
with permitting responsibility for the proposed mining project (see discussion below under ‘Local Regulations’). Lands
with identified mineral resources are classified MRZ-2. If a proposed use would threaten the potential recovery of
minerals from an area classified as MRZ-2, SMARA requires that the jurisdiction prepare and provide public notice of a
justification statement, and forward a copy of the statement to the State Geologist and the State Mining and Geology
Board (PRC §2762). Notably, California is alone among the ‘lower 48 states’ in not reqgulating surface mine reclamation at
the state level; permitting authority is decided by Lead Agencies at the local level. Mono County is one of 113 California
lead agencies under SMARA (52 counties, 5o cities, and the State Mining & Geology Board). SMARA makes no
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distinction between exploration and actual mining. Activities below the defined threshold (disturbance of more than 1
acre and/or displacement of more than 1000 cubic yards of material) are exempt from regulation, while those exceeding
the threshold are regulated. Mining projects on federal land in Mono County are required to meet NEPA provisions for
environmental review with BLM or USFS serving as lead agency.

California Geological Survey Strong Motion Instrumentation Program (CSMIP). Through the CSMIP, the California
Geologic Survey installs earthquake-monitoring devices in structures (buildings, hospitals, dams, industrial facilities,
etc.). Data collected from those devices are used both for earthquake emergency response and for engineering and
scientific research. Sites are selected according to long-term strategies developed in consultation with the Strong
Motion Instrumentation Advisory Committee, a committee of the Seismic Safety Commission. SMIP stations in Mono
County are maintained at Lake Crowley (Hwy 395 bridge, Long Valley Dam), Mammoth Lakes (Convict Creek, Fire Dept.,
High School), Chalfant (Zack Ranch), June Lake (Fire Station), Benton, Lee Vining (Tioga Pass), Bridgeport and Walker.

Division of Mines and Geology (DMG). DMG operates within the Department of Conservation and is responsible for
assisting the Department in the beneficial utilization of mineral deposits and identification of geological hazards.

State Geological Survey. The California Geological Survey is responsible for assisting in the identification and proper
utilization of mineral deposits, as well as the identification of fault locations and other geological hazards.

California Building Standards Code (CBC). California provides minimum standards for building design through the CBC
(CCR Title 24). The CBC applies to all occupancies throughout the state unless local amendments have been adopted,
and includes regulations for seismic safety, excavation of foundations and retaining walls, and grading activities
including drainage and erosion control and construction on unstable soils. The CBC, most recently updated in 2016, uses
Seismic Design Categories A through F (where F requires the most earthquake-resistant design) to provide structural
protection through “collapse prevention” at the maximum potential level of ground shaking. CBC Chapter 16 specifies
how each seismic design category is to be determined for a site, based on soil characteristics and proximity to potential
seismic hazards. Chapter 18 regulates the excavation of foundations and retaining walls, specifies conditions that require
special studies (preparation of a preliminary soil report, engineering geologic report, geotechnical report, and
supplemental ground-response report), and describes methods for analyzing expansive soils and determining depth to
groundwater. For Seismic Design Category C, Chapter 18 requires analysis of slope instability, liquefaction, and surface
rupture attributable to faulting or lateral spreading. For Categories D, E, and F, Chapter 18 requires these same analyses,
plus evaluation of lateral pressures on basement and retaining walls, liquefaction and soil strength loss, and lateral
movement or reduction in foundation soil-bearing capacity. It also addresses mitigations to be considered in structural
design, such as ground stabilization, selecting appropriate foundation type and depths, selecting appropriate structural
systems to accommodate anticipated displacements, or a combination of these measures. The potential for liquefaction
and soil strength loss must be evaluated for site-specific peak ground acceleration magnitudes and source
characteristics. Mono County complies with the adoption cycle for the CBC (currently being updated to a new 2019
edition, effective January 2020) and has adopted design standards specific to local climate and topography.

Seismic Hazards Mapping Act. The 1990 Seismic Hazards Mapping Act addresses non-surface fault rupture earthquake
hazards, including liquefaction and seismically-induced landslides. Under the Act, the State Geologist maps seismic
hazard zones to assist local governments in land use planning. The program and actions mandated by the Seismic
Hazards Mapping Act closely resemble those of the Alquist-Priolo Earthquake Fault Zoning Act (which addresses only
surface fault-rupture hazards). The State Geologist is required to delineate the various “seismic hazard zones” that are
used by local permitting authorities to regulate projects in the zones; development permits can be issued only after site
geologic and soil conditions are investigated and appropriate mitigations incorporated. Additional regulations, policies
and criteria are provided by the State Board of Mining and Geology, which also provides guidelines for preparation of
Seismic Hazard Zone Maps and evaluating and mitigating seismic hazards. Sellers (and their agents) of real property in a
mapped hazard zone must disclose that the property lies within such a zone at the time of sale.

5.1.3.3 Local Regulations

Mono County General Plan Safety Element. To mitigate seismic hazard risks, the Mono County General Plan Safety
Element regulates development near active faults, seismic hazard zones and other geologic hazards as required by the
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provisions of the Alquist-Priolo Special Studies Zone Act and the Seismic Hazard Mapping Act. Policies in the County
Safety Element require projects in Alquist-Priolo fault hazard zones, seismic hazard zones, or other known geologic
hazard areas, to provide a geologic or geotechnical report prior to project approval. County Safety Element policies also
encourage applicants to design or redesign their projects as necessary to avoid unreasonable risks from seismic hazards
and specify that the County will deny applications for planning permits where geologic studies provide substantial
evidence that the proposed project will be exposed to unreasonable risks from seismic hazards. Projects that include
mitigation measures to reduce risks to acceptable levels may be approved.

Land Clearing, Earthwork, and Drainage Facilities Regulations. This County ordinance, more commonly known as the
Grading Ordinance (Ch. 13.08 of the Mono County Code) regulates grading, cut and fill, and drainage facilities for new
development and improvements to existing development. The intent of the regulations is to ensure the safety and
stability of development and to prevent on- and off-site erosion impacts. The ordinance requires a soils report prepared
by a soils engineer for grading in, on, under, over or adjacent to old fills, swamp, marshlands, or in areas known or
believed to be potential slide areas. Areas with expansive soils also require a soils report prepared by a soils engineer.

Land Development Regulations. Mono County Land Development Regulations restrict site disturbance in certain land
use designations in order to protect environmentally sensitive areas and reduce landslide risk.

Unreinforced Masonry Mapping Program. In compliance with State law and Safety Element policies, the Mono County
Building Dept. has identified potentially hazardous buildings and initiated a housing conditions survey as part of a
mitigation program. The 2006 Multi-Hazards Plan notes that there is currently no comprehensive structural survey to
facilitate the identification of structurally hazardous areas and allocation of rehabilitation and replacement funding.

5.1.4 SIGNIFICANCE CRITERIA

Consistent with Appendix G of the CEQA Guidelines, the proposed RTP/General Plan update project will be considered
to have a significant impact on soils, geologic and mineral resources if it will:

a) Directly orindirectly cause potential substantial adverse effects involving:

i) Rupture of a known Alquist-Priolo earthquake fault?
ii) Strong seismic ground shaking?

iii) Seismic-related ground failure, including liquefaction?
iv) Landslides?

b) Result in substantial soil erosion or the loss of topsoil?

c) Belocated on a geologic unit or soil that is unstable, or that would become unstable as a result of the
project, and potentially result in on or off-site landslide, lateral spreading, subsidence, liquefaction or
collapse, or be located on expansive soil creating substantial risks to life or property?

d) Have soils unsuitable for the use of septic tanks or alternative waste disposal systems, and where sewers
are not available for wastewater disposal?

e) Result in the loss of availability of a known mineral resource or an identified locally important mineral
resource that would be of value to the region and to residents of the state of California?

f) Directly or indirectly destroy a unique paleontological resource or site or unique geological feature?

5.1.5 ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACT GEO 5.1(a): Is there a substantial risk of rupture of an Alquist-Priolo earthquake fault, strong
seismic ground shaking, seismic-related ground failure, or landslides?

LESS THAN SIGNIFICANT WITH MITIGATION: A Preliminary Geotechnical Investigation for Specific Plan 03-02 was
conducted on this site in 1991, as part of the 1993 Final EIR, to evaluate the presence of a mapped fault trace in the
Alquist-Priolo special studies zone. The investigation was in compliance with a requirement that fault investigations
must be conducted for mapped ‘Earthquake Zones of Required Investigation.” As noted in Conservation Dept. Special
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Publication 42, mapped earthquake fault zones do not constitute site-specific fault investigations, but rather indicate
where investigations are required.®

The 1991 geologic investigation (presented in its entirety in Appendix C) concluded that ground acceleration potential at
the project site is similar to acceleration potential through the eastern Sierra Nevada region as a whole. It identified
Mono Valley Fault as the "design fault" for the project site, indicating a maximum credible earthquake of 8.0 M (with
peak horizontal ground accelerations exceeding 1.0g), and a maximum probable earthquake of 6.5 M. The estimated
horizontal design criteria for repeatable acceleration was estimated to be about 0.49g, with an estimated duration of
strong shaking in the range of 18-34 seconds, and a large-event recurrence interval on the order of 100,000 years.

The report indicates that ground lurching or shallow ground rupture could occur on the site, as in most of the Mono
Basin, from an earthquake originating on the Mono Valley fault or other nearby faults (the report cites 6 active or
potentially active faults within 5o miles). Earthquake-induced slope stability problems (such as landslides) may also
occur, most likely where earth materials are highly weathered or unsupported bedding planes are present. There were
no indications of deep-seated landsliding, significant slope creep or surficial failures on the site during the review, and
the potential for seismically induced landsliding is considered low. However, the potential for earth flows on the site is
moderate, particularly in the colluvium-filled swales.

Groundwater was not observed during the 1991 investigation, and there were no indications of seeps, springs, or high
regional groundwater levels. Liquefaction potential is related to numerous factors, of which depth to groundwater is
primary; liquefaction has a relatively low potential where ground water is greater than 30 feet deep and is virtually
unknown when groundwater is 5o feet or more below surface. Based on well records, which indicate that groundwater
levels are very deep in this location, site liquefaction potential is considered low to nil under current conditions.

The 1991 report also examined adverse geologic structures and seismically induced landsliding. Seismically-induced
landslide potential was considered low due to the relatively granular nature of onsite materials and the lack of adverse
geologic structures, but the report recommended further evaluation during grading. The report concluded that with
mitigation, the project site is geologically suitable for development, noting that seismic shaking and volcanic activity are
the primary geologic developmental considerations affecting the site. Mitigation recommendations, briefly summarized
below, would reduce impacts to less than significant levels.

MITIGATION MEASURES - SEISMICITY

MITIGATION GEO 5.1(a-1) (Seismicity): Site specific soils reports with appropriate recommendations for proposed
improvements shall be made at the time that said improvements are being designed.

MITIGATION GEO 5.1(a-2) (Debris Flows): Debris flow mitigation (use of debris/desilting/retention basins and/or rip
rap or other mitigative measures) shall be employed in any canyon or gully areas where structures would be located.

MITIGATION GEO s5.1(a-3) (Seismicity): Due to the project location in a zone of known active faulting, further
geotechnical investigations shall be undertaken if soil removal and/or grading exposes fault traces. This possibility shall
be considered throughout the initial construction planning and earthwork phases.

IMPACT GEO 5.1(b):  Result in substantial soil erosion or the loss of topsoil?

LESS THAN SIGNIFICANT WITH MITIGATION. Project approval would result in additional grading, soil preparation
and construction on the project site, as necessary to develop the new uses proposed in the current application. Project
engineers estimate that site preparation earthwork for the new uses would generate 67,920 cy of cut material, and

8 Conservation Dept. Special Publication 42, Earthquake Fault Zones — A Guide for Government Agencies, Property Owners/ Developers,
and Geoscience Practitioners for Assessing Fault Rupture Hazards in California, Revised 2018; and communication with Tim Dawson,
Senior Engineering Geologist, Dept. of Conservation, U.S. Geologic Survey, 29 March 2018.
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52,600 cy of fill material. Most of the cut (60,800 cy) will occur in grading for the werkferce-housing area (particularly
along the southwest boundary), and most of the fill (45,030 cy) will be deposited along the northern edge of the hotel.
All cut and fill will be balanced onsite; there will be no import and no export of soils. Calculations assume that the
volume of cut materials will be reduced to the volume of fill materials through shrinkage (15% loss) and surface area
distribution (5-10% loss). The Grading Plan is provided in Exhibit 5.1-2 (at the end of EIR §5.1).

Onsite soils consist of fill materials, colluvium, fluvial glacial deposits, and alluvium, with moderate to high potential for
erosion. Earthwork activities would expose soils to weathering from wind and water, increasing the risk of erosion and
sedimentation and thus the potential to pollute surface waters and contribute to the transport of pollutants suspended
in the stormwater runoff (please see §5.2 for a more detailed discussion of water quality impacts).

The area of direct earthwork disturbance for construction of project infrastructure will exceed 1 acre, which indicates
that the project will be subject to NPDES requirements for construction projects. These requirements are enforced by
the Lahontan Regional Water Quality Control Board and include preparation of a Storm Water Pollution Prevention Plan
(SWPPP) with Low Impact Development Best Management Practices (LID BMPs) to reduce potential erosion and
sedimentation to less than significant levels, as outlined in Mitigation Measure 5.1(b) below.

MITIGATION MEASURES — EROSION

AMENDED MITIGATION GEO 5.1(b) (Low Impact Development): In compliance with Mono County General Plan

Appendix §25.010, the A-Low Impact Development Best Stormwater Management Practices Program (LID BMPP)

prowded herein shall be |mplemented throuqhout the ||fe of the Tloqa Specrflc Plan.

prepareﬂaétermwa%eppeﬂu%ren—llreue%reﬁ—ﬂa—n Purposes of LID |mplementat|on are to keep polluted runoff Water out

of the rivers and lakes, use the chemical properties of soil and plants to remove pollutants from water, design
subdivisions to clean their own stormwater rather than dumping it into streams or lakes, and preserve the natural water
flow of the site beyond required codes and ‘business-as-usual.” The measures to be implemented are listed below.

Low Impact Development BMP Program Components

NATURAL DRAINAGE Onsite flows will be carried in drainage conveyance facilities located along slopes

CONTROLS and collection elements will be sited in natural depressions.

RUNOFF Stormwater runoff will be collected into the new stormwater retention system,

COLLECTION AND which is sized to accommodate a conservative infiltration rate of 5 minutes per inch.

TREATMENT Treatment will be provided by bioswales located in the landscaped areas of the
parking lot. Additional treatment facilities may be provided including placement of

oil removal inserts in the inlets, or a separate oil treatment unit.

ONSITE FLOW Runoff and excess water will be maintained onsite up to the required 20-year storm

RETENTION design standard.

INFILTRATION Use of rock swales & collection features to enhance filtration of pollutants.

ROAD/PATH RUNOFF Channels and/or swales will be used to create a separate between roads and

SEPARATION pedestrian paths.

ROAD DESIGN Road improvements will be the minimum required for public safety and emergency
access, and will continue to feature traffic calming features including curvilinear
design, low speed limits, posted turn restrictions, high visibility internal signage,

CLUSTER DESIGN Onsite uses will feature compact design layouts that preserve open space and
natural vegetation, and minimize energy costs.

VEGETATION Mature vegetation will be preserved, and native bitterbrush vegetation lost to fire

RETENTION will be replanted and irrigated until established.
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SCREENING The layout of proposed uses, and the design of grading contours, will minimize
offsite visibility of constructed elements.

WATER USE FOR The project will comply with provisions of the Department of Water Resources

LANDSCAPING Model Water Efficient Landscape Ordinance.

IMPACT GEO 5.1(c): Risk of soils that are or may become unstable and thereby result in landslide,
liquefaction, expansion, spreading, subsidence or collapse?

LESS THAN SIGNIFICANT WITH MITIGATION. As noted in the 1993 FEIR and discussed above under Impact 5.1(a),
two geologic studies? were prepared to determine whether there is a risk of fault rupture on the project site. The reports
found that there is no potential for surface rupture or for soil displacement on the project site. The 1993 report states
that the areas of the hotel and full-service restaurant are underlain by very fine to fine sands, and fine to medium grained
pebbly to cobbley sands, with lenses of medium to coarse grained sands. Soils were moderately loose to medium dense
in consistency, and slightly moist with slight to moderate organic content in the upper 12-18” of soil. Onsite soils were
found to be suitable for foundation support. The report provided detailed recommendations for site preparation,
foundation and slab design, slabs on grade and seismicity, paving, temporary excavation and grading, observation and
testing, and post-grading criteria. The 1992 Kleinfelder Report provided additional information concerning the geologic
setting, noting that the site is located in a transition area between the Sierra Nevada geologic province to the west, and
the Basin and Range province to the east. The Sierra province is comprised of predominantly granitic materials, whereas
the Basin and Range province is comprised of primarily volcanic rock materials. The Mono Basin is characterized by
Quaternary age volcanic activity that has resulted in widespread area deposits of lava, ash and cinders. As with most of
the land around Mono Lake, the site is predominantly underlain by alluvial deposits and glacial till. As noted above, both
reports concluded that the site would be suitable for development as proposed given adherence to the recommended
methods for site preparation. There is no evidence or expectation that onsite soils are or would become unstable and
result in landslide, liquefaction, expansion, spreading, subsidence or collapse. Potential impacts would be less than
significant with implementation of Mitigation Measure Geo 5.1(c).

MITIGATION MEASURES — UNSTABLE SOILS

MITIGATION GEO 5.1(c) (Supplemental Geotechnical Studies): Additional geotechnical studies shall be prepared prior
to grading permit review to examine subsurface soil and groundwater conditions on all proposed project areas that were
not analyzed as part of the 1993 Final EIR. Areas to be studied shall at a minimum include land underlying the werkforce
housing project, the propane tank storage area, the proposed site of the new replacement water storage tank, and all
areas that would be newly impacted by the proposed septic and wastewater treatment system modifications.

IMPACT GEO 5.1(d): Have soils unsuitable for the use of septic tanks or alternative waste disposal
systems, and where sewers are not available for wastewater disposal?

LESS THAN SIGNIFICANT IMPACT. Consistent with the 1993 approvals, all sewage disposal on the project site was to
be accomplished by standard septic tank and 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
disposal leach fields were designed with a one hundred percent expansion field area for all onsite facilities.

To accommodate the proposed werkferce-housing development and meet water quality standards, the project proposal
incorporates an Orenco Systems AdvanTex AX-Max package wastewater treatment plant (WWTP). Effluent water
quality would meet LRWQCB antidegradation requirements and comply with all applicable water quality standards

9 Preliminary Geotechnical Investigation for Specific Plan 03-02, Sierra Geotechnical Services, Inc., March 1991, and Modified Phase |
Groundwater Resources Assessment & Review of a Fault Investigation Report for the Tioga Inn Specific Plan, August 1992.
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including nitrate and total suspended solids. Treated effluent would be distributed to a subsurface irrigation system
during the late spring, summer and fall months (about 7 to 8 months of the year), with use of a Geoflow subsurface drip
irrigation system. The existing septic tank will be eliminated, and the existing leachfield will be used for disposal of
treated effluent during the winter months when effluent flows are at a minimum and the subsurface irrigation system is
suspended due to freezing conditions. The drip system will connect directly to the AX-Max treatment system; the drip
line will be placed 6-10" below surface and distributed throughout the landscaped areas of the site (including areas
planted with native materials). System flows return to the treatment tank in a closed loop that is reqularly flushed.
Quality of the irrigation water will be the same as the quality of the tank effluent. An Antidegradation Analysis prepared
for this project concluded that the proposed system would conform to applicable standards. No significant impacts
have been identified.

MITIGATION MEASURES - SEPTIC SYSTEMS

GEO 5.1(d) (Wastewater Treatment): No significant impacts have been identified with respect to the proposed
package wastewater treatment system or subsurface treated effluent irrigation system, and no mitigation measures are
required.

IMPACT GEO 5.1(e): Result in the loss of availability of a known mineral resource or locally important
mineral resource?

NO IMPACT. The Mono County General Plan states that significant mineral resources are present in Mono County, and
the MEA (Ch. XlI-Geology) indicates that alluvial fans at the base of the mountains often contain abundant sand and
gravel resources. Several areas around Mono Lake are designated as MRZ-2 including large zones north of the lake (just
south of Bodie), a large pocket north of Lundy Canyon, an area located near Lee Vining Peak, and a large area extending
south from the Mono Basin National Forest Scenic Area. Small areas of MRZ-3 and MRZ-4 are located around the lake,
with a large area designated as MRZ-1 around most of the lake margin. Pumice is widely available in the project area as
well; the U.S. Pumice and Supply Company is a producer deposit site located directly adjacent to the Tioga Inn site on
the northwest side of the junction of US 395 and SR 120. There are no mining activities on the Tioga site, and the project
applicant indicates that required construction soils and fill materials would be balanced onsite, with no requirement for
the import or export of materials from the site. No significant impacts on mineral resources are foreseen, and no
mitigation is required.

MITIGATION MEASURES — MINERAL RESOURCES

GEO 5.1(e) (Mineral Resources): No significant impacts to mineral resources have been identified, and no mitigation
measures are required.

IMPACT GEO 5.1(f): Directly or indirectly destroy a unique paleontological resource or site or geological
feature?

LESS THAN SIGNIFICANT IMPACT WITH MITIGATION. Please see discussion in DSEIR §5.4 (Cultural Resources),
Impact 5.4(b), paleontological resources.

5.1.6 SIGNIFICANCE AFTER MITIGATION

All potential project impacts associated with geologic conditions on the site would be reduced to less than significant
levels through adoption and implementation of the mitigation measures identified above.

5.1-10




Tioga CommunityWerkferce Housing Revised Draft and Final Subsequent EIR Geology and Soils

EXHIBIT 5.1-2. MODIFIED CONCEPT GRADING PLAN (ALTERNATIVE 6)
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TIOGA COMMUNITY HOUSING PROJECT
REVISED DRAFT/FINAL SUBSEQUENT EIR

SECTION 5.2
HYDROLOGY, WATER QUALITY & SUPPLY, WASTEWATER

5.2.1 INTRODUCTION AND SUMMARY

This section discusses existing hydrologic conditions in the Lee Vining region and on the Tioga project site, and assesses
potential impacts of the proposed project on hydrology, water quality and water supplies. The discussion of local and
regional water supply is based in part on a 2017 Well Test conducted by Sierra Geotechnical Services, Inc. (SGSI) to assess
potential project impacts on area wells and water supply. Because the SGSI report was prepared for the project applicant,
this EIR includes a peer-review by Resource Concepts, Inc. (RCI) to provide independent verification of the report adequacy
and completeness. A response to the peer review, prepared by SGSI, is also provided. The 2017 SGSI Well Test Technical
Memorandum is provided in Appendix E1 along with a Supplemental 2019 Technical Memorandum in Appendix E2. The RCI
Peer Review is provided in Appendix F, and the SGSI response to the RCl peer review is provided in Appendix G.

This section also addresses hydrologic issues raised in the NOP comment letters and agency scoping communications,
including the Regional Water Quality Control Board-Lahontan Region (LRWQCB), the Mono Lake Committee, and numerous
area residents. Issues raised in the comment letters and communications included potential project impacts on groundwater
levels and Lee Vining Creek and area springs, water conservation and demand sustainability, adequacy of fire flow,
stormwater controls and low-impact development with minimal hydromodification, water quality objectives and standards,
significance thresholds and beneficial uses, and water quality impacts of the wastewater treatment and subsurface irrigation
system (including a required Antidegradation Analysis). LRWQCB noted that the water and sanitation components of this
project may be subject to multiple discretionary actions, as listed in Project Description Table 3-7.

Key findings of the §5.2 impact analysis and recommended mitigating policies are summarized in the table below. NOTE that
LRWQCB has withdrawn its NOP request for a jurisdictional delineation based on the County’s finding that there are no
surface waters or meadow areas on the project site (see LRWQCB Waiver in Appendix Hz).

SUMMARY OF GENERAL PLAN IMPACTS & POLICY MITIGATIONS FOR HYDROLOGY

IMPACT HYDRO 5.2(a): VIOLATE WATER QUALITY OBJECTIVES

Mitigation HYDRO 5.2(a-1): Slope Restoration and Monitoring

Mitigation HYDRO 5.2(a-2): Construction Buffer Zone and Exclusion Fencing to protect surface waters
Mitigation HYDRO 5.2(a-3): Minimal Vegetation Clearing

Mitigation HYDRO 5.2(a-4): Spill Prevention and Response

Mitigation HYDRO 5.2(a-5): Onsite Storm Flow Retention

New Mitigation HYDRO-5.2(a-6): Low Impact Development Program (see Mitigation GEO 5.1(b))

New Mitigation HYDRO 5.2(a-7): Best Management Practices for Spills and Leaks

Significance: Less than Significant Impact with above Mitigation Measures

IMPACT HYDRO 5.2(b): VIOLATE WASTEWATER TREATMENT OR DISCHARGE REQUIREMENTS
Mitigation HYDRO 5.2(b-1): Proper Septic System Decommissioning, Sizing of Proposed New Leachfield
Amended Mitigation HYDRO 5.2(b-2):  Leachfield Percolation Standards, Minimum Depth to Groundwater
Mitigation HYDRO 5.2(b-3): Package Plant Effluent Treatment Standards

Mitigation HYDRO 5.2(b-4): Title 22 Verification from Division of Drinking Water

New Mitigation HYDRO 5.2(b-5): Groundwater Monitoring Wells

New Mitigation HYDRO 5.2(b-6): Nitrogen Removal

Significance: Less than Significant Impact

IMPACT HYDRO 5.2(c): JEOPARDIZE WATER SUPPLY AVAILABILITY

Mitigation HYDRO 5.2(c-1): Groundwater Level Monitoring

Recommendation HYDRO 5.2(c-2): Well Monitoring for Sand Content
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Recommendation HYDRO 5.2(c-3): Well Pump Video Survey prior to occupancy

Residual Significance: Less than Significant Impact with above Mitigation Measures

IMPACT HYDRO 5.2(d): INCREASED RISK OF EROSION OR SILTATION

Mitigation: No significant effects identified and no mitigation required

Significance: Less than Significant Impact

IMPACT HYDRO 5.2(e): PLACE STRUCTURES IN A 100-YEAR FLOOD HAZARD ZONE

Mitigation: No significant effects identified and no mitigation required

Significance: Less than Significant Impact

IMPACT HYDRO 5.2(f): EXPOSE PEOPLE OR STRUCTURES TO DAM FAILURE & OTHER FLOODING
Mitigation: No significant effects identified and no mitigation required

Significance: Less than Significant Impact

IMPACT HYDRO 5.2(g): EXPOSE PEOPLE OR STRUCTURES TO SEICHE, TSUNAMI OR MUDFLOW
Mitigation: Small but Significant Mudflow Risk from Volcanic Eruption is Unavoidable
Residual Significance: SIGNIFICANT and Unavoidable

5.2.2 KEY TERMS USED IN THIS SECTION

Antidegradation Policy. A policy adopted by the State Water Resources Control Board (SWRCB) in 1968 that is designed to
protect high quality waters. The policy states that when the existing quality of water is better than required by Basin Plan
objectives (both narrative and numerical), such existing quality shall be maintained unless appropriate findings are made
under the policy.

Beneficial Uses. Aquatic ecosystems and underground aquifers provide many different benefits to the public; beneficial uses
define the resources, services, and qualities of these aquatic systems that are the ultimate goals of protecting and achieving
high water quality. The SWRCB identifies 23 beneficial uses of waters of the state.

Low Impact Development (LID). LID is a stormwater management approach designed to maintain a landscape that is
functionally equivalent to predevelopment hydrologic conditions with minimal generation of non-point source pollutants.
LRWQCB has identified LID as the foremost method of reducing impacts to watersheds from urban development.

Nitrification. Nitrification is the oxidation of ammonia with oxygen into nitrite followed by the oxidation of these nitrites
into nitrates that can be taken up from soils by plants. Nitrification is carried out in soil by the action of nitrifying bacteria on
decaying organic matter.

CONVERSION FACTORS

1 million gallons per day (mgd) = 1.547 cubic feet per second (cfs)
1mgd = 3.08 Acre-Feet (AF) per Day = 1,123.4 AF per Year (AFY)
1 acre-foot (AF) = 43,560 cubic feet = 324,900 gallons
1 cfs = 450 gallons per minute = 1.983 AF per 24 hours = .646 mgd
1 AF is about the amount of water needed to supply a family of 4 for 1 year

5.2.3 OVERVIEW OF EXISTING CONDITIONS
5.2.3.1 Beneficial Uses and Water Quality Standards*

The State Water Resources Control Board (SWRCB) Water Quality Control Plan for the Lahontan Region (known as the ‘Basin
Plan’) designates beneficial uses for waters of the state of California, along with water quality objectives to protect those
beneficial uses. Three beneficial uses are not found in the Lahontan Region: ‘Marine Habitat,” ‘Estuarine Habitat,” and
‘Shellfish Harvesting.” However, since the plan was first adopted in 1975, the California Regional Water Quality Board,
Lahontan Region (LRWQCB) has added several beneficial uses for the Region, bringing the number of beneficial uses
recognized in the Lahontan Region to a total of 22; designations include agricultural supply (AGR), aquaculture (AQUA),

* LRWQCB, Water Quality Control Plan for the Lahontan Region, March 1995 (as amended).
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preservation of biological habitats of special significance (BIOL), cold freshwater habitat (COLD), commercial and
sportfishing (COMM), flood peak attenuation/flood water storage (FLD), freshwater replenishment (FRSH), groundwater
recharge (GWR), industrial service supply (IND), migration of aquatic organisms (MIGR), municipal and domestic supply
(MUN), navigation (NAV), hydropower generation (POW), industrial process supply (PRO), rarefthreatened/endangered
species (RARE), water contact recreation (REC-1), non-contact water recreation (REC-2), inland saline water habitat (SAL),
spawning/reproduction/development (SPWN), warm freshwater habitat (WARM), wildlife habitat (WILD), and water quality
enhancement (WQE). Water Quality Objectives for surface waters are divided into 3 categories:

e Objectives that apply to all surface waters, including standards for Ammonia, Bacteria (Coliform), Biostimulatory
Substances, Chemical Constituents, Chlorine (Total Residual), Color, Dissolved Oxygen, Floating Materials, Oil and
Grease, Non-degradation of Aquatic Communities & Populations, Pesticides, pH, Radioactivity, Sediment, Settleable
Materials, Suspended Materials, Taste and Odor, Temperature, Toxicity and Turbidity.

e Objectives for certain water bodies, comprising standards that supersede the objectives for all surface waters and are
designed to protect surface waters (including wetlands) in specific areas. In Mono County, these objectives apply to the
Mono HU, West Walker River HU, East Walker River HU, and the Owens HU.

¢ Objectives for fisheries management activities using the fish toxicant Rotenone. Rotenone is a fish toxicant used by
DFW for fishery management purposes. When used, rotenone can cause several water quality objectives to be
temporarily exceeded. The additional narrative water quality objectives that apply in these areas include color,
pesticides, toxicity, and species composition.

The Basin Plan frequently identifies multiple beneficial uses for a given water body, with water quality objectives that protect
the most sensitive of the designated uses. Unless specifically exempted, all waters are designated for municipal and
domestic supply (MUN). Several beneficial uses apply to only portions of a stream or surface water or under certain
conditions; these temporary designations include IND, PRO, GWR, FRSH, NAV, POW, WARM, COLD, SAL, MIGR, SPWN and
WQE. Most Mono County hydrologic units have subunits and drainage features with specific beneficial use designations.
Table 5.2-1 (on the next page) identifies designated beneficial uses of surface waters in the Mono Hydrologic Unit. As shown,
Mono Lake and the Mono Lake wetlands have an exceptionally wide range of beneficial uses (15 of the 22 listed uses)
including five uses that are not present in any other Mono HU drainage features: ‘industrial supply,’ ‘aquaculture,’
‘preservation of biological habitats of special significance,’ ‘inland saline water habitat,’ and ‘rare, threatened or endangered
species.’” Beneficial uses in Lee Vining Creek are similarly wide ranging, covering fully half of the possible designations.

The Basin Plan also contains two categories of water quality objectives for ground water, including objectives that apply to
all groundwaters (including standards for Bacteria, Chemical Constituents, Radioactivity and Taste and Odor), and objectives
that apply to specific groundwater basins; there are no Mono County ground water basins subject to these special objectives.

The Regional Board is responsible for implementing state and federal antidegradation policies, which state that when the
existing quality of water is better than needed to protect all existing and probable future beneficial uses, the existing high
quality shall be maintained until or unless it has been demonstrated to the State that any change in water quality will be
consistent with the maximum benefit of the people of the State, and will not unreasonably affect beneficial uses of such
water. When determined that some degradation is in the best interest of California residents, an increase in pollutant levels
may be appropriate. The Basin Plan notes, however, that such increases may not cause adverse impacts to the beneficial
uses of waters. Basin Plan implementation occurs through multiple channels, and the Plan identifies many implementing
procedures that involve local agencies including:

e Stormwater Discharges: Local governments have authority to control stormwater discharges, subject to a number of
State and local laws and regulations with important implications for stormwater control (e.g.,, CEQA, Grading
Ordinance, Subdivision Map Act). The Basin Plan recommends that all local governments in the Lahontan Region place a
high priority on the prevention and control of development-related stormwater discharges, and encourages local
agencies to apply for funding assistance through federal stormwater control grants.

e Waste Disposal Systems: Some local agencies have adopted, through Memoranda of Understanding, waste disposal
criteria that are as or more stringent than the Regional Board criteria. In these instances, the local agency is fully
responsible for issuing permits for developments with domestic waste only.

5.2-3



Tioga CommunityWerkferce Housing Revised Draft/Final Subsequent EIR Hydrology, Water, Wastewater

o Alternative Individual Waste Disposal Systems: In areas where conditions do not support the use of conventional
individual subsurface waste disposal systems (e.g., septic systems), the use of engineered alternative systems can be
considered subject to approval by the Local Health Officer.

e CEQA. CEQA compliance is required for any action to be taken on water quality certification.

e Control Measures for Ground Water Protection and Management: The Regional Board generally waives its regulation of
individual waste disposal systems where the systems will be regulated by a local agency; terms of regulation are
included in a Memoranda of Understanding. Other agencies that regulate waste discharges include the California
Integrated Waste Management Board (CIWMB) and the Dept. of Toxic Substance Control.

5.2.3.2 Surface Water and Groundwater Management Planning?

Hydrologic Units and Watersheds in Mono County. The California Water Quality Control Board (along with many state and
federal agencies) uses Hydrologic Units to identify and classify drainage basins in the state. Situated in the southern portion
of the Lahontan Region, Mono County contains portions of 7 Hydrologic Units and all or part of 10 watersheds. The Tioga
project site is located in the Mono Hydrologic Unit and the Mono Valley watershed.3

Water Quality and Mono Lake as an Outstanding National Resource Water Body. Waters in most of the Inyo-Mono
region are of very high quality, with limited potential for contamination compared to other parts of the state; water-quality
issues in the planning area generally result from naturally-occurring minerals. The Basin Plan does include several waters in
the region on the Category 5 List of Impaired Water Bodies, a program established under the Clean Water Act for water
bodies that do not meet water quality standards. Category 5 includes water-quality-limited segments where standards are
not being met and a Total Maximum Daily Limit (TMDL) is required; Mono Lake is not included among the Category 5 listed
waters, and there are no Mono County surface waters listed under Category 4A (Water Quality Limited Segments that are
being addressed through approved TMDLs).

Mono Lake is among several Mono County surface waters on the 4B list (segments being addressed by actions other than
TMDLs). Mono Lake is listed for chlorides, TDS and salinity. These concerns are being addressed through SWBCB Water
Rights Decision 1631, which designated Mono Lake as an Outstanding National Resource Water with exceptional ecological
significance. The designation includes special regulatory water quality thresholds: “The water quality which existed in
November 1975 when the federal antidegradation regulation was enacted must be maintained and protected. To maintain the
salinity of Mono Lake at 85 g/l or lower would require that the water level of the lake be raised and maintained at 6,379.3 feet or
higher. The [Basin Plan] for the South Lahontan Basin was adopted by LRWQCB and approved by the SWRCB in
1975;...designated beneficial uses...include saline water habitat, wildlife habitat, and water contact recreation. The water quality
objective for salinity set by the 1975 plan is 76 g/l...would correspond to a lake level of approximately 6,386 feet... The adopted
water quality objective of 76 g/l is reasonably necessary to protect the designated beneficial uses of Mono Lake."*

Mono Lake is not among the many Mono county water bodies that are listed under Category 3 (insufficient information to
assess beneficial uses), nor is it listed under Category 2 (waters supporting some beneficial uses); an 11-mile segment of Lee
Vining Creek is included on the Category 2 list for flow alterations, temperature and water.5

2 Mono County Powerpoint Presentation, The Sustainable Groundwater Management Act of 2014 (undated; prepared during 2014.)
3Water Quality Control Plan for the Lahontan Region (Basin Plan), Plates 1A, 1B, 2A, and 2B (Surface Water Hydrologic Units and
Groundwater Basins), https://www.waterboards.ca.gov/lahontan/water_issues/programs/basin_plan/references.shtml

4 SWBCB Water Rights Decision 1631, September 1994: https://www.monobasinresearch.org/images/legal/d1631text.php

5 LRWQCB, https://www.waterboards.ca.gov/lahontan/water_issues/programs/tmdl/303d_305b/2012/docs/apxd.shtml
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TABLE 5.2-1. Beneficial Uses of Surface Waters of the Mono Hydrologic Unit

Drainage Type BENEFICIAL USES - 601.00 - Mono Hydrologic Unit Receiving
MUN AGR [PRO [IND [GWR [FRSH |NAV [POW |[REC1|REC2 [COMMAQUA WARM [COLD|SAL WILDBIOL [RARE MIGR [SPWN|WQE [FLD | Water
Rush Ck (abv Grnt) | Peren. Strm| X X X X X X X X X Grant Lake
Rush Ck (bel Grant)| Peren. Strm| X X X X X X X X X X Mono Lake
Grant Lake Lake X X | X X X X X Mono Lk/ Aqdct
Silver Lake Lake X X | X X X X X Rush Ck.
Gull Lake Lake X X X | X X X X X Reversed Ck.
Uune Lake Lake X X X | X X X X X Reversed Ck.
Fern Lake Lake X X X X | X X X X X Reversed Ck.
Reversed Ck Per. Stream| X X | X X X X X Rush Creek
IAgnew Lake Lake X X X | X X X X X Rush Creek
Gem Lake Lake X X X | X X X X X Rush Creek
Alger Lakes Lakes X X | X X X X X Silver Lake
Mill Creek Per. Steam | X X X X X X | X X X X X Mono Lake
Lundy Lake Lake X X | X X | X X X X X Trib to Mill Ck.
Blue Lake Lake X X | X X X X X Trib to Mill Ck.
Crystal Lake Lake X X | X X X X X Trib to Mill Ck.
Oneida Lake Lake X X | X X X X X Trib to Mill Ck.
Lee Vining Ck Perennial Grant Lake via
(above divrsn.) Steam X | X X X X X | X | X X X X aqueduct
Lee Vining Ck Ephemeral Mono
(below divrsn.) Stream X X X X X X X X X X Lake
SADDLEBAG LK | Lake X X X X X X X X Tribto LV Ck.
TIOGA LAKE Lake X X X X X X X X X Trib to LV Ck.
ELLERY LAKE Lake X X X X X X X X X Tribto LV Ck.
KIDNEY LAKE Lake X X X X X X X X Trib to LV Ck.
GIBBS LAKE Ephem.Lk. | X X X | X X X X X Trib to LV Ck.
Walker Ck/Lk Peren.Strm.| X X X X X | X X X X X Trib to Owens
Parker Creek Peren. Strm| X X X X X | X X X X X Trib to Owens
Mono Lk Wtinds. | Wetlands X | X X | X | X X X | x |viaAqueduct
Mono Lake Saline Lk. X X X X X X X X | X | X X X Internal drain
Minor Surf. Wtrs. X X X | X X X X
Minor Surf. Wtrs. X X X X X | X X X X X
Minor Wetlands [Sprngs/Seeps | X X X X X X X X X X X X
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e Control Measures for Ground Water Protection and Management: The Regional Board generally waives its
regulation of individual waste disposal systems where the systems will be requlated by a local agency; terms of
regulation are included in a Memoranda of Understanding. Other agencies that regulate waste discharges include
the California Integrated Waste Management Board (CIWMB) and the Dept. of Toxic Substance Control.

5.2.3.2 Surface Water and Groundwater Management Planning®

Hydrologic Units and Watersheds in Mono County. The California Water Quality Control Board (along with many state
and federal agencies) uses Hydrologic Units to identify and classify drainage basins in the state. Situated in the southern
portion of the Lahontan Region, Mono County contains portions of 7 Hydrologic Units and all or part of 10 watersheds.
The Tioga project site is located in the Mono Hydrologic Unit and the Mono Valley watershed.”

Water Quality and Mono Lake as an Outstanding National Resource Water Body. Waters in most of the Inyo-Mono
region are of very high quality, with limited potential for contamination compared to other parts of the state; water-
quality issues in the planning area generally result from naturally-occurring minerals. The Basin Plan does include several
waters in the region on the Category 5 List of Impaired Water Bodies, a program established under the Clean Water Act
for water bodies that do not meet water quality standards. Category 5 includes water-quality-limited segments where
standards are not being met and a Total Maximum Daily Limit (TMDL) is required; Mono Lake is not included among the
Category 5 listed waters, and there are no Mono County surface waters listed under Category 4A (Water Quality Limited
Segments that are being addressed through approved TMDLs).

Mono Lake is among several Mono County surface waters on the 4B list (segments being addressed by actions other
than TMDLs). Mono Lake is listed for chlorides, TDS and salinity. These concerns are being addressed through SWBCB
Water Rights Decision 1631, which designated Mono Lake as an Outstanding National Resource Water with exceptional
ecological significance. The designation includes special regulatory water quality thresholds: “The water quality which
existed in November 1975 when the federal antidegradation regulation was enacted must be maintained and protected. To
maintain the salinity of Mono Lake at 85 g/l or lower would require that the water level of the lake be raised and maintained
at 6,379.3 feet or higher. The [Basin Plan] for the South Lahontan Basin was adopted by LRWQCB and approved by the
SWRCB in 1975;...designated beneficial uses...include saline water habitat, wildlife habitat, and water contact recreation.
The water quality objective for salinity set by the 1975 plan is 76 g/l...would correspond to a lake level of approximately 6,386
feet... The adopted water quality objective of 76 g/l is reasonably necessary to protect the designated beneficial uses of Mono
Lake."®

Mono Lake is not among the many Mono county water bodies that are listed under Category 3 (insufficient information
to assess beneficial uses), nor is it listed under Category 2 (waters supporting some beneficial uses); an 11-mile segment
of Lee Vining Creek is included on the Category 2 list for flow alterations, temperature and water.®

Unpaved roads are a principal source of sediments throughout the Sierra Nevada. Erosion potential is increased by
activities that compact or expose soils to rainfall and runoff; the eroded materials are often transported into streams.
Petroleum- and rubber-based materials wash off paved roads into small channels, and nitrogen and phosphorus enter
streams from varied sources including septic system leaks, overuse of fertilizers, pet wastes and others.

Pathogens such as E. coli enter surface waters from septic and sewage system leaks, pets and livestock, and human
waste from the flushing of RV waste tanks. SWRCB in June 2012 issued a Water Quality Control Policy for Siting, Design,
Operation and Maintenance of Onsite Wastewater Treatment Systems (OWTS). The policy identifies impaired water
bodies where OWTS is likely to be a contributing source of pathogens or nitrogen; no Mono County water bodies are
included on that list. In addition to Basin Plan water quality objectives, EPA has promulgated standards and numeric

6 Mono County Powerpoint Presentation, The Sustainable Groundwater Management Act of 2014 (undated; prepared during 2014.)
7Water Quality Control Plan for the Lahontan Region (Basin Plan), Plates 1A, 1B, 2A, and 2B (Surface Water Hydrologic Units and
Groundwater Basins), https://www.waterboards.ca.gov/lahontan/water_issues/programs/basin_plan/references.shtml

8 SWBCB Water Rights Decision 1631, September 1994: https://www.monobasinresearch.org/images/legal/d1631text.php

9 LRWQCB, https://www.waterboards.ca.gov/lahontan/water_issues/programs/tmdl/303d_305b/2012/docs/apxd.shtml
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criteria for priority toxic pollutants in freshwater and saltwater bodies of California.*® For freshwater bodies, the
standards cover a total of 21 criterion maximum concentrations and 22 continuous concentrations, and cover a wide
range of metals and toxic organic compounds.

Sustainable Groundwater Management Act. In 2014, the California legislature passed the Sustainable Groundwater
Management Act, a major piece of legislation with wide ramifications for future management of water resources. The
Act requires establishment of groundwater sustainability agencies (GSAs) consistent with the resources and needs of
their communities, with the goal of managing water supplies in a manner that anticipates drought and climate change,
thereby enhancing reliability under varied weather patterns.

The Act requires that Counties manage ‘high’ and ‘medium priority’ basins through groundwater sustainability plans (to
be adopted by January 31, 2022), and encourages that low and very low priority basins also be managed under the
sustainability plan. Using identified ranking criteria, the Department of Water Resources (DWR) has assigned a priority
status to each of Mono County groundwater basins. Mono Basin is classified as a ‘Very Low Priority Basin’ (along with
Slinkard Valley, Antelope and Little Antelope Valleys, Sweetwater Flat, Bridgeport Valley, Adobe Valley and Long
Valley). Fish Lake Valley is the only Low Priority Basin in Mono County, and Owens Valley is the sole Medium Priority
Basin. No Mono County basin has been identified as ‘high priority’** nor are there any basins subject to critical overdraft
conditions. Plans have been prepared for most watersheds in Mono County; plans for Mono Basin are briefly reviewed
below.

Mono Basin Watershed Management Plan (Mono County, 2007).** The 2007 Watershed Management Plan was based
on results of a 2006 watershed assessment for the Mono Basin that sought to describe and determine causative factors
for known water quantity and quality problems. The plan has no authority in itself; implementation of suggested
policies and actions depend on decisions of local jurisdictions, agencies, non-profit organizations, and private citizens. A
primary recommendation is that the Mono County Collaborative Planning Team assumes the role of overseeing
implementation and revision of this plan. The assessment found that the Mono Basin has very good water quality but
has serious habitat problems resulting from water diversions. The report identifies maintaining the current high quality
of waters as a primary challenge, noting that water quality and aquatic habitat are at risk from careless development and
road construction.

Report recommendations include: (a) Water supply for the June Lake area: continue and expand water conservation
efforts of the June Lake Public Utility District; (b) Conversion of wetlands: emphasize the importance of wetlands in the
Mono County General Plan, Develop and implement a tracking system between Mono County, LRWQCB, and the Army
Corps of Engineers (USACE) to ensure regqulatory compliance, and use the BLM-initiated land-tenure adjustment
program to trade privately-owned wetlands for publicly-owned parcels that could be developed with minimal
environmental consequences; (c) Excessive sediment in tributaries: reroute roads away from riparian zones, close rarely
used roads, stabilize fords, culverts, and bridges to reduce impact of road-related erosion, and implement low impact
development guidelines; (d) Degradation of riparian habitat: move roads, trails, and facilities out of riparian zones,
implement low-impact development guidelines; (e) Fecal contamination: build additional outhouses and RV dumps in
high-use areas, and educate the traveling public about sanitation principles similar to wilderness users; (f)
Contamination from fertilizers & pesticides: educate public to reduce use of household & horticultural chemicals; and (g)
Threat of catastrophic wildfire: Expand the Inyo National Forest (INF) fuels management program and the community-
based fire-safe program, adopt recommendations of the 2006-2007 wildfire hazard study project.

The report identifies potential future problems including (a) Erosion from OHV use in channels and riparian areas; (b)
Mining; (c) Small-hydroelectric proposals; (d) Leaching of pollutants from Pumice Valley landfill; (e) Failure of poorly
located and/or poorly maintained septic systems, and (f) Groundwater contamination by gasoline from historic tanks

10 EPA, Federal Register, 40 CFR Part 131, Water Quality Standards, Establishment of Numeric Criteria for Priority Toxic Pollutants for
California, Rule. May 2000.

12 The Owens Valley Watershed has been proposed by the Department of Water Resources for redesignation as *high priority’ though
the final outcome is uncertain.

2 Mono Basin Watershed Plan Management Plan March-2007.
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and spills. All five specific report recommendations (including a General Plan emphasis on ecological stream values, a
requirement that new development guarantee replacement water supplies if existing users are impacted; riparian
protections; establishment of a wetlands tracking system; funding for an on-staff low-impact development specialist;
and plans to accommodate added growth in the Bridgeport region) were incorporated as goals of the 2015 Mono County
General Plan Update.

North Mono Basin Watershed Analysis Inyo National Forest (2001).*3 The North Mono Basin Watershed Analysis
compiles and analyzes technical information about the north basin watershed and landscape. The report includes an
exhaustive list of information sources, an assessment of hydrologic conditions, a spreadsheet of flows in Mill and Wilson
Creeks during dry, wet and normal year conditions, (d) an analysis of north Basin roads, (e) description of riparian
vegetation, (f) description of wildlife species in Conway Ranch; and (g) a census of birds in Thompson Ranch.

Mono Basin Watershed Assessment (Mono County, 2007).* This report assesses Mono Basin watershed impacts on
the quantity and quality of flows into Mono Lake. Public perceptions are summarized, and issues addressed including: (a)
Water Quantity: this primary issue concerns how water flows into hypersaline Mono Lake influence the rise and fall of
the lake level. The report notes that from 1941 through 1989, most flows from the main tributaries were diverted to Los
Angeles, and the lake level fell from an elevation of 6,417 feet to 6,372 feet in 1982. After diversions were curtailed, the
lake level rose to 6,385 feet by 2006. More recently, concern has been expressed over the distribution of water between
Mill Creek and Wilson Creek in the northwestern part of the basin; (b) Water Quality: issues include sedimentation in
Silver Lake, contamination of Mono City drinking water supplies, and microbial pollution of backcountry streams. (c)
Aquatic Habitat: aquatic habitat degradation was a key reason for curtailing diversions since many stream reaches were
left without water; subsequent efforts have restored affected channels; (d) Recreation: water-related recreation issues in
Mono Basin include recreational fishing in Rush and Lee Vining creeks and management of Grant Lake Reservoir water
levels; (e) Wildlife: fire suppression during the 20th century has allowed fuel loads to build, increasing potential for
catastrophic fires and associated sedimentation and erosion and sediment transport in parts of Mono Basin; (f) Invasive
Species: invasive species in the Mono Basin include salt cedar, soapwort, woolly mullein, Russian thistle, cheatgrass,
Russian olive and others; all have implications for terrestrial and aquatic ecosystems. Concerns include water availability
for community infill, water quality in individual wells and community supplies, the effectiveness of septic tanks and leach
fields, and erosion from construction activities.

Integrated Regional Water Management Plan (IRWMP).** The IRWMP is a collaborative and comprehensive program
with broad goals for sustainable use of water, reliable water supplies, improved water quality, environmental
stewardship, efficient urban development, sustainable agriculture, and a strong economy. The IRWMP incorporates a
process to gather, maintain and monitor data, tools for responsible interagency governance, resource management
strategies, financing methods and sources, a detailed implementation plan, a list of specific projects, and objectives and
policies to achieve the broad goals noted above. The 2005 Lahontan ‘Basin Plan’is the foundational reference document
for the IRWMP. Major drainage systems in Mono County include Walker and Owens River; Mono Lake is the largest
natural lake in the region.

Water storage and transfers in the Inyo-Mono IRWM planning area are dominated by the Los Angeles Aqueduct system,
and Los Angeles’ land and water ownership underlie many IRWMP water management issues. LADWP diversions from
the Mono Basin began in 1941 and increased following completion in 1970 of the second Owens Valley aqueduct.
Diversions were halted by court order from 1989 to 1994, but resumed in 1995 under SWRCB Decision 1631. LADWP
exports averaged about 356,000 acre-feet (AF) between 1970-2011, but have been well below that level since the dry
period of 1987 to 1992. The IRWMP notes that runoff in the eastern Sierra Nevada is dominated by snowmelt from April
through July. Following low discharge during autumn and early winter, the winter snowpack usually begins to

3 Inyo National Forest, North Mono Basin Watershed/Landscape Analysis Appendices, 2001. Prepared by Rick Kattleman: http://inyo-
monowater.org/ resources/library/.

14 Mono Co. Planning Department, Mono Basin Watershed Assessment, 2007:: http://inyo-monowater.org/resources/library/.

5 Inyo-Mono Regional Water Management Group, DWR, CalTrout, Integrated Regional Water Management Plan, October 22, 2014.
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accumulate in November, and attains maximum water storage in late March or early April. There are about 60 distinct
groundwater basins in the IRWMP region, including the 270 square mile*® Mono Valley basin.

Lee Vining Public Utility District (LVPUD). Lee Vining PUD, one of six public water systems in Mono County, provides
water and sewer services to the Lee Vining townsite. As a PUD, the district is also authorized to provide lighting, power,
heat, transportation, telephone and other communication services, garbage disposal, golf courses, fire protection,
mosquito abatement, parks and recreation, building for public purposes, and drainage improvements.

Most areas are served by a community or mutual water system or by private wells. More than 100 small independent
governmental and privately-owned water systems are in operation throughout Mono County. These range from systems
operated by USFS at its campgrounds, to a private system at Tom's Place.

5.2.3.3 Hydrologic Threats and Hazards

Flood Risk. The Mono County Multi-Jurisdictional Local Hazard Mitigation Plan (LHMP) states that flood hazards are
among the most prevalent natural hazards in Mono County “due to their repeated occurrence, the damage they have
caused in the past, and the large number of developed parcels within flood hazard areas.” The Safety Element notes that all
three Mono County watersheds (Mono Lake, Owens River and Walker River) and numerous streams, rivers and lakes are
subject to flooding. FEMA has prepared Flood Insurance Rate Maps showing 100-year flood hazard areas (i.e., areas with
a 1% probability of flooding in any given year). Community areas most likely to be impacted by a 100-year flood include
properties along the East and West Walker Rivers, Reversed Creek, and Spring Canyon Creek. Flood Insurance Rate
Maps prepared by FEMA show a majority of the Tioga project site as an ‘Area of Minimal Flood Hazard’; the convenience
store and hilltop residences are classified as Zone D, Area of Undetermined Flood Risk.*

Dam Failure Hazards. Twenty-one dams are located in Mono County, including ten dams that drain into Mono Lake
(Agnew, Ellery Lake, Gem Lake, Grant Lake, Lundy Lake, Saddlebag Lake, Sardine Lake, Tioga Lake, Waugh Lake and
Walker Lake) as shown in Table 5.2-2 below., including the ten dams that drain into Mono Lake (Agnew, Ellery Lake,
Gem Lake, Grant Lake, Lundy Lake, Saddlebag Lake, Sardine Lake, Tioga Lake, Waugh Lake and Walker Lake). Non-
federal dams in California are regulated through the DWR Dam Safety Program to prevent failure, safeguard lives and
protect property. The law requires (a) examination and approval or repair of dams completed before August 1929, (b)
approval of plans and specs and construction supervision for new dams, (c) enlargement, alteration, repair, or removal of
existing dams, and (d) supervision of all dams under the state’s jurisdiction.

TABLE 5.2-2: Dams and Reservoirs above Mono Lake
Reservoir Dam Acre Feet Stream/River Owner Location
Impounded

Agnew Lake Agnew 810 Rush Creek SCE June Lake
Ellery Lake Rhinedollar 749 Lee Vining Creek SCE Lee Vining
Gem Lake Gem 17,298 Rush Creek SCE June Lake
Grant Lake Res. Grant 47,171 Rush Creek LADWP June Lake
Lundy Lake Lundy 4,113 Mill Creek SCE Mono Basin
Saddlebag Lake Saddlebag 10,077 Lee Vining Creek SCE Lee Vining
Sardine Lake Sardine 385 Walker Creek LADWP Mono Basin
Tioga Lake Tioga 1,254 Lee Vining Creek SCE Lee Vining
Waugh Lake Rush Ck Mdws 5,277 Rush Creek SCE June Lake
Walker Lake Walker 540 Walker Creek LADWP Mono Basin
SCE = Southern California Edison; LADWP = Los Angeles Department of Water and Power.

The greatest threat for dam failure in Mono County occurs in late spring when eastern Sierra reservoirs are typically full;
dam failures could also be triggered by large earthquakes, major warm storms that rapidly increase runoff, and lack of

CA Groundwater Bulletin 118-80, Water Library: http://wdl.water.ca.gov/groundwater/bulletin118/basindescriptions/6-09.pdf.
7 FEMA, Flood Map Service Center, https://msc.fema.gov/portal/search.
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proper maintenance or operation. Dam failure has been very rare throughout California, and there have been no dam
failures in Mono County. The Mono Lake Committee, in its comments on the 2015 General Plan Draft EIR, noted that
spring snowmelt floods are the most common type of flooding in Mono County, occurring almost yearly on all
snowmelt-fed county streams.

Climate Change. In 2009, a number of agencies convened under the Dept. of Interior, EPA and the Council on
Environmental Quality (‘Task Force’) to analyze and identify key concepts and actions required to ensure that water
resources in the US are managed to support adaptation to a changing climate. During their study, the Task Force
developed a series of specific recommendations and actions to support planning and management for climate change
risks to freshwater resources. The report findings are consistent with IRWMP and SNC reviews and include: (a) warmer
temperatures will increase precipitation in the form of rain instead of snow, (b) earlier melting of snowpacks, (c)
decreases in snowpack size, (d) earlier runoff, and (e) reduced water supply reliability. The report referenced a finding of
the U.S. Global Change Research Program that snowpack reductions will be largest in lower elevation mountains of the
Pacific Northwest and California where snowfall occurs at temperatures close to the freezing point; the report also
forecasts with a relatively high level of confidence that California, Nevada and Utah will experience an overall 10-20%
reduction in runoff, coupled with more intense storms including a 9% increase in heavy rainfall events in California.

5.2.3.4 Surface and Storm Water Drainage*®

The Town of Mammoth Lakes is the only area in Mono County with a formal Master Plan of Drainage.*® Storm Drain
improvements outside of Mammoth Lakes are limited. June Lake Village has a limited storm drain system (catch basins,
grates and culverts) that was constructed by Caltrans,?® and limited storm drain systems/facilities have been developed
for projects approved under specific plans, including the Tioga Inn property as well as the Highlands in June Lake and the
Sierra Business Park on US 395 across from the Mammoth Yosemite Airport. Lee Vining and Bryant Field Airport
facilities both have improvements to divert flows off the runways. Storm runoff in other areas of the County either
percolates into the ground or flows into nearby streams.

5.2.3.5 Mono County Low Impact Development (LID) Regulations

Mono County has adopted Low Impact Development standards as an appendix of the General Plan Land Use Element.
LID goals are to keep polluted runoff water out of the rivers and lakes, use the chemical properties of soil and plants to
remove pollutants from water, design subdivisions to clean their own stormwater rather than dumping it into streams or
lakes, and preserve the natural water flow of the site. These goals are achieved by substantially reducing the volume of
runoff water, which can be accomplished only through use of one or more of three methods that include infiltration,
evapotranspiration, or capture and reuse. Although compliance with the Low Impact Development regulations is
optional, the ordinance provides incentives to encourage use of the LID standards.

5.2.3.6 Project Area Hydrogeology**

The project site is located in the westernmost portion of the Basin and Range physiographic province, and adjacent to
the uplifted fault block of the Sierra Nevada. The site is immediately underlain by Pleistocene Till of the Tahoe Glaciation
that consists largely of interbedded sands, gravel, granitic boulders and some clay, to a depth of at least 630." A thin
layer of quaternary alluvium, consisting of sand and clay, overlies the glacial till at the well sites but has not been
recorded in the Project area west of US 395. Mapped faults in the site vicinity include one predominant fault that runs
along the western edge of the site in a north-northwest orientation. This fault has historically resulted in uplift of the

8 Mono Co. Public Works, Capital Facilities Plan by Service Category, Sept. 2005.

19 Town of Mammoth Lakes, 2005 Storm Drain Master Plan Update, Boyle Engineering. May 2005. Mammoth Lakes Website:
https://www.townofmammothlakes.ca.gov/DocumentCenter/View/569/2005-Storm-Drain-Master-Plan-Update?bidld =

20 Mono County, June Lake MEA, 2002; obtained at Mono County website: http://www.monocounty.ca.gov/sites/default/files/
fileattachments/ planning_division/page/1745/june_lake_master_environmental_assessment_2002.pdf

2 Discussion is drawn from Wildermuth Environmental, Antidegradation Analysis (see Appendix H21).
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metamorphosed sedimentary rocks of the Log Cabin Mine Roof Pendant (west of the site), but has not been active
within the Holocene age and is concealed in the site area.

Two water production wells are in operation on the project site including one well that was installed in 1984, and a
second well that was installed during December 2017. Groundwater stabilized at water supply Well #1 at a depth of 340’
at Well #2, groundwater stabilized at a depth of 345 feet. The vadose zone thickness is therefore estimated to be
between 340 and 380 feet thick. An aquifer pump test was performed on Well #1 in June 1992. Pump test results
indicated that groundwater occurred under unconfined conditions at a depth of about 340." In addition, the aquifer
testing indicated the presence of a recharge boundary. Aquifer Transmissivity (T) before the boundary was calculated to
be about 15,600 gallons per day per foot (gpd/ft). After adjusting for the influence of the boundary condition, aquifer T
was calculated to be about 31,800 gpd/ft.

5.2.4 REGULATORY SETTING
5.2.4.1 Federal Regulations

Clean Water Act. The Clean Water Act (CWA, 1972) is the primary federal law that governs and authorizes water quality
control activities of the Environmental Protection Agency (EPA). EPA is the federal agency responsible for water quality
management, and EPA water quality regulations are published in the Code of Federal Regulations, Volume 40. The CWA
sets water quality standards, permit and discharge monitoring requirements, and tools to manage polluted runoff with
the goal to restore and maintain the chemical, physical, and biological integrity of surface waters. EPA has delegated to
California the authority to implement and oversee most CWA implementation.

Water Quality Criteria & Standards. CWA §303 requires states to adopt water quality standards for all surface waters of
the US. The standards consist of designated beneficial uses for surface water bodies, and criteria that protect the
designated uses. §304(a) requires EPA to publish advisory water quality criteria that reflect the latest scientific
understanding of impacts to health and welfare; where multiple uses exist, water quality standards must protect the
most sensitive use. §303(d) mandates creation of a list of waterbodies and associated pollutants.

National Pollutant Discharge Elimination System Permit Program (NPDES). The NPDES permit program regulates
municipal & industrial discharges to surface waters. NPDES permits generally identify effluent and receiving water limits
for pollutants; prohibitions on discharges not allowed under the permit; and actions required of the discharger (industrial
pretreatment, pollution prevention, self-monitoring, etc.). The prohibitions and limitations for wastewater treatment
plants are intended to maintain public health and safety, protect receiving water resources, and safeguard designated
beneficial uses. In 1990, EPA established NPDES permit requirements for municipal and industrial stormwater
discharges. The program is implemented by the Regional Boards; Mono County is part of Lahontan Region 6, as
discussed further under State Regulations.

Section 401 Water Quality Certification or Waiver. CWA §401 requires applicants for a §404 permit (to discharge
dredged or fill material into waters of the US) to obtain a certificate stating that the fill is consistent with state water
quality standards and criteria. In California, the authority to grant water quality certification or waive the requirements is
delegated by the SWRCB to the nine regional boards.

Federal Antidegradation Policy. This policy directs states to adopt a statewide policy with the following primary
provisions: (1) water quality standards to protect existing in-stream uses; (2) protection of high water quality waters (i.e.,
better than required) unless the state finds that allowing lower water quality is necessary for important local economic
or social development; and (3) protection of waters of exceptional recreational or ecological significance.

Safe Drinking Water Act (SDWA). EPA administers the Safe Drinking Water Act (Public Law 93-523), to regulate
contaminants that pose a public health threat and constituents that alter the aesthetic quality of the water (taste,
appearance etc.). SDWA regulations apply to treated water supplies delivered to a distribution system. Maximum
allowed contaminant levels (MCLs), as well as the process for setting these standards, are reviewed triennially. EPA has
delegated to the California Dept. of Public Health (CDPH) the responsibility for administering California’s drinking-water
program. CDPH is accountable to EPA for program implementation and for adopting standards and regulations that as
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or more stringent than those developed by EPA. Applicable state primary and secondary MCLs are set forth in CCR Title
22 (Division 4, Chapter 15, Article 4), discussed more fully under the discussion of State Regulations.

§303(d) Impaired Waters List. CWA §303(d) requires states to develop lists of water bodies that would not attain water
quality objectives even after routine treatment by municipal and industrial point source dischargers. The state is
required to develop a total maximum daily load (TMDL) for contributing pollutants in 303(d) water bodies. TMDL is the
amount of loading the water body can receive and still comply with water quality objectives. Also required is a plan to
reduce total loading of the identified pollutant(s) to meet water quality objectives. The TMDL must include an analysis
demonstrating the link between loading reductions and attainment of water quality objectives. EPA must either approve
a state’s TMDL or issue its own. NPDES permit limits for listed pollutants must comply with the waste load allocation
prescribed in the TMDL. Mono Lake is not on the 303(d) list of impaired water bodies.

Federal Emergency Management Agency (FEMA). FEMA administers the National Flood Insurance Program (NFIP)
which offers subsidized flood insurance to communities that comply with the FEMA objective to limit development in
floodplains; Mono County is a participant in the NFIP. FEMA also issues Flood Insurance Rate Maps (FIRMs) to identify
land areas that are subject to flooding, provide flood information and identify flood hazard zones. FEMA sets flood
protection design standards with a minimum protection level for a flood that would occur, on average, once in 100 years
(the ‘100-year flood’). NFIP participants must also meet mandated floodplain management criteria. FEMA is also
responsible for updating the FIRMs in conjunction with the local agencies that participate in the NFIP.

National Flood Insurance Program (NFIP). The NFIP was created through the National Flood Insurance Act of 1968
with three fundamental purposes: to better indemnify individuals for flood losses through insurance; to reduce future
flood damages through State and community floodplain management regulations; and to reduce federal expenditures
for disaster assistance and flood control. Although the Act originally allowed provision of subsidized flood insurance for
existing structures, FEMA later adopted regulations to make the provision of flood insurance contingent on local
adoption of floodplain regulations.

Executive Order 11988 (Floodplain Management). Executive Order 11988 addresses floodplain issues related to public
safety, conservation, and economics. It generally requires federal agencies operating in a floodplain (i.e. constructing,
permitting, or funding a project in a floodplain) to avoid incompatible floodplain development, comply with NFIP
standards and criteria, and restore and preserve natural and beneficial floodplain values.

Flood Disaster Protection Act (FDPA). The FDPA of 1973 was developed to address shortcomings of the NFIP, with new
provisions prohibiting Federal assistance in the delineated floodplains of non-participating NFIP communities. The
changes also mandated that participating communities carry flood insurance for all acquisitions or developments in
Special Flood Hazard Areas, with standards for improvements, construction, and development.

Disaster Relief Act of 1974 and Stafford Act of 1988. The Disaster Relief Act of 1974 expanded federal assistance
(preparedness, grants, disaster declarations, disaster relief and loans) to individuals, states, and local communities
recovering from disasters. FEMA was subsequently established in 1979, and in 1988, Congress passed the Robert T.
Stafford Disaster Relief and Emergency Assistance Act, to improve the efficiency of state and federal-level involvement.
The Stafford Act provides statutory authority for most Federal disaster response activities (especially as they pertain to
FEMA and FEMA programs) and includes disaster housing and community development programs unique to FEMA, as
well as relief programs administered by Housing and Urban Development Department (HUD).

U.S. Army Corps of Engineers (USACE). USACE oversees dams, canals and flood protection in the US, but also
manages public works projects world-wide. USACE issues permits, under CWA §401 and §404, for the discharge of
dredged or fill material into waters of the US, including wetlands, and for water supply projects that involve instream
construction, such as dams and diversion structures. USACE also is responsible for flood control planning and assisting
state and local agencies with the design and funding of local flood control projects. The determination of whether an
area is a wetland, and applicable permit requirements, is made by the appropriate Corps office; Mono County is part of
the Southern California Area Office located in Palmdale. The Corps uses 3 wetlands characteristics (vegetation, soil and
hydrology) to make wetland determinations; all three characteristics must be present.
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Federal Agency Climate Change Adaptation Planning. The 2010 Progress Report of the Climate Change Adaptation
Task Force recommended that agencies integrate adaptation into routine planning to optimize resource investment and
ensure that Federal programs remain effective in a changing climate. The Council on Environmental Quality (CEC) issued
implementing instructions in March 2011, including a requirement that agency-specific climate change adaptation plans
be published by June 2012, guided by the National Action Plan for freshwater resources.

Flood Control Act of 1936. The Flood Control Act authorized civil engineering projects such as dams, levees, dikes, and
other flood control measures through the USACE and other Federal agencies. It is one of a number of Flood Control
Acts passed on a regular basis by Congress. FCA 1936 placed Federal flood control investigations and improvements
under jurisdiction of the War Department; The Dept. of Agriculture oversees watersheds, waterflow retardation, and soil
erosion prevention. In whole, this Act established a major federal commitment to protect people and property on
roughly 100 million acres. Since 1936, Congress has authorized USACE to construct hundreds of miles of levees, flood
walls, channel improvements and reservoirs, an infrastructure rivaled only by the highway system.

The Federal Energy Regulatory Commission (FERC). FERC is an independent federal agency that regulates the
interstate transmission of electricity, natural gas, and oil, reviews proposals to build liquefied natural gas terminals and
interstate natural gas pipelines, and licenses hydropower projects. The Energy Policy Act of 2005 gave FERC numerous
additional responsibilities for regulation, review and/or approval of (a) transmission and wholesale sales of electricity in
interstate commerce; (b) certain mergers and acquisitions and corporate transactions by electricity companies; (c)
transmission of natural gas for resale in interstate commerce; (d) interstate pipeline transportation of oil; (e) siting and
abandonment of interstate natural gas pipelines and storage facilities; (f) siting applications for some electric
transmission projects; (g) safe operation and reliability of LNG terminals; (h) private, municipal, and state hydroelectric
projects; (i) high voltage interstate transmission system; and (j) energy markets. Regulatory requirements are enforced
through civil penalties and other means.?* FERC has issued three licenses in the Mono Basin (Rush Creek, Lee Vining
Creek and Mill Creek); these licenses establish parameters within which SCE must operate.

5.2.4.2 State Regulations

Sustainable Groundwater Management Act of 2014 (SGMA). The SGMA is a framework for sustainable management
of groundwater supplies by local authorities, with a limited role for state intervention only if necessary to protect the
resource. The Act requires the formation of local groundwater sustainability agencies (GSAs) to assess conditions in their
local water basins and adopt locally-based management plans. The Act allows a 20-year time frame for GSAs to
implement the plans and achieve long-term groundwater sustainability. It protects existing surface water and
groundwater rights and does not impact current drought response measures. Designed to ensure the reliability of future
water supplies, the SGMA is part of a larger, comprehensive water plan for California that includes investments in water
conservation and recycling, expanded water storage, safe drinking water, wetlands and watershed restoration. The
legislation creates a process and timeline for local authorities to achieve sustainable management of groundwater
basins, and also provides tools, authorities and deadlines to take the necessary steps to achieve the goal.

Assembly Bill 162 (AB 162). This bill requires that General Plan Land Use Elements identify and annually review areas
that are subject to flooding as identified in FEMA maps or by the Department of Water Resources (DWR). The bill also
requires that the Conservation Element identify rivers, creeks, streams, flood corridors, riparian habitat, and land that
may accommodate floodwater for groundwater recharge and stormwater management, and that the Safety Element
provide information about flood hazards and establish comprehensive goals, policies, and objectives to protect the
community from the unreasonable risks of flooding.

Assembly Bill 70 (AB 70). AB 70 requires a local government to share in the state’s liability for flood damages when that
local agency’s actions increased the state’s exposure to flood damages (i.e., as a result of approving new development
without considering flood risks). AB 70 imposes the shared liability on the basis of “regulatory liability” wherein local
governments have liability only if they fail to do something the law requires. AB 70 gives discretion to the courts to
require a city or county to contribute a fair and reasonable share of the property damage (but not including personal

22 FERC Website: http://www.ferc.gov/.
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injury damages) caused by a flood if certain conditions are met. The contribution amount is tied to the extent to which
the city or county has increased the state’s exposure to liability.

State Water Resources Control Board (SWRCB). SWRCB (the 'State Board’) and 9 Regional Water Quality Control
Boards have primary responsibility for protecting water quality in California. SWRCB sets policy for implementing state
and federal laws and regulations, and the Regional Boards adopt and implement Water Quality Control Plans (Basin
Plans) to address regional variations in water quality, beneficial uses, and water quality problems. Mono County is in the
Lahontan Region (LRWQCB), which extends from the Oregon border to the northern Mojave Desert and includes all of
California east of the Sierra crest. Most waters of the North Lahontan region (including Mono County) drain into closed
basins that were previously part of Lake Lahontan. Waters of the South Lahontan Basin drain into closed basin remnants
of prehistoric lakes. Other state agencies with jurisdiction over water quality requlation include the Dept. of Public
Health, Dept. of Pesticide Regulation, CDFW, and the Office of Environmental Health & Hazard Assessment.

California Government Code (CGC). The Senate and Assembly bills identified above have resulted in various changes
and additions to the California Government Code. Key sections require that revised safety elements must include maps
of any 200-year flood plains and levee protection zones within the planning area; lands having inadequate flood
protection (as determined by FEMA or DWR) must be excluded from land identified as suitable for urban development
within the planning area. In Mono County, FEMA has prepared a 200-year floodplain map for Tri-Valley area.

Potential Flooding-Dam Inundation Act. This act requires owners of dams to prepare maps showing potential
inundation areas in the event of dam failure. A dam failure inundation zone is different from a flood hazard zone under
the National Flood Insurance Program (NFIP). NFIP flood zones are areas along streams or coasts where storm flooding
is possible from a “100-year flood.” In contrast, a dam failure inundation zone is the area downstream from a dam that
could be flooded in the event of dam failure due to an earthquake or other catastrophe. Dam failure inundation maps are
reviewed and approved by the California Office of Emergency Services (OES). Sellers of real estate within inundation
zones are required to disclose this information to prospective buyers

Porter-Cologne Water Quality Control Act. The Porter-Cologne Act is California’s statutory authority for the protection
of water quality. Under the act, the state must adopt water quality policies, plans, and objectives that protect the state’s
waters for the use and enjoyment of the people. The act obligates the SWRCB and RWQCBs to adopt and periodically
update Basin Plans, required by both the CWA and Porter-Cologne Act, to establish beneficial uses, water quality
objectives, and implementation programs for each of the g regions in California. The act also requires waste dischargers
to notify the RWQCBs of their activities by filing of reports of waste discharge (RWDs), and authorizes the SWRCB and
RWQCBs to issue and enforce waste discharge requirements (WDRs), NPDES permits, §401 water quality certifications,
and others. RWQCBs have authority to waive RWD and/or WDR requirements for broad categories of “low threat”
discharge activities with minimal potential for adverse water quality effects.

Water Quality Control Plan for the Lahontan Basin (*‘Basin Plan’). The Lahontan region includes over 700 lakes, 3,170
miles of streams and 1,581 square miles of ground water basins, with 12 major watersheds (known as “hydrologic units")
in the North Lahontan Basin and 3 major surface water systems (Mono Lake, Owens River, and Mojave River
watersheds) in the South Lahontan Basin. Most high elevation waters have very good or excellent quality, though soils
and waters of the Sierra Nevada have low buffering capacity for acids and the lakes and streams are sensitive to
acidification due to deposition of pollutants from urban areas. Many desert waters have naturally high concentrations of
salts and minerals (such as arsenic and selenium), and these threats to beneficial uses can be aggravated by geothermal
and agricultural discharges, ground water overdraft (which concentrates salts), and disposal of stormwater under
conditions where it is unlikely to receive adequate treatment by soils and vegetation. LRWQCB notes the need for
careful consideration of the relationships between water quality and water quantity in future planning due to projected
population increases and associated demands for water, possible future water shortages (due to drought, climate
change, and water contamination by toxics), and increasing awareness of the environmental values associated with
natural water volumes in streams, lakes, wetlands and ground water aquifers. The Basin Plan contains narrative and
numeric water quality objectives for physical properties (e.g., temperature, dissolved oxygen, turbidity and suspended
solids), biological constituents (e.g., coliform bacteria), and chemical constituents of concern including inorganic
parameters and trace metals and organic compounds. Water quality objectives for toxic priority pollutants are included
in the Basin Plan and the California Toxics Rule (see below). LRWQCB works with the Sierra Business Council on the
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Rivers and Ranches Project, a water quality improvement project for private lands impacted by grazing operations (see
discussion of the Sierra Business Council under Local Regulations).

California Toxics Rule. In 2000, EPA set numeric water quality criteria for priority toxic pollutants and other water
quality standards to be applied to waters in the state of California. EPA took this step based on a determination that
numeric criteria are necessary in California to protect human health and the environment. The rule fills a gap in
California water quality standards that was created in 1994 when a state court overturned the state's water quality
control plans containing water quality criteria for priority toxic pollutants. Since that time, the State has been without
numeric water quality criteria for many priority toxic pollutants required by the Clean Water Act. These federal criteria
are legally applicable in the State of California for inland surface waters, enclosed bays and estuaries for all purposes and
programs under the Clean Water Act.

State Nondegradation Policy. In 1968, the SWRCB adopted the Nondegradation Policy as a means to maintain the
high-quality waters in California. The Nondegradation Policy states that the disposal of wastes into state waters shall be
regulated so as to achieve the highest water quality consistent with maximum benefit to the people of the state and so
as to promote the peace, health, safety, and welfare of the people of the state. The policy prescribes the following:
Where the existing quality of water is better than required under existing water quality control plans, such quality would
be maintained until it has been demonstrated that any change would be consistent with maximum benefit to the people
of the state and would not unreasonably affect present and anticipated beneficial uses of such water. Any activity which
produces waste or increases the volume or concentration of waste and which discharges to existing high-quality waters
would be required to meet waste discharge requirements which would ensure (1) pollution or nuisance would not occur
and (2) the highest water quality consistent with the maximum benefit to the people of the state would be maintained.

California Water Conservation Act. Senate Bill X7-7, enacted in 2009, requires all water suppliers to increase water use
efficiency. The legislation is divided into two sectors -- Urban Water Conservation and Agricultural Water Conservation.
For urban areas, the legislation goal is to reduce per capita water use by 20% by the end of 2020, with interim goals and
enforcement tools to achieve this reduction. Agricultural suppliers are required to adopt water management plans by
the end of 2012, to update those plans by the end of December 2015, and every g5 years thereafter, with enforcement
tools to achieve the planned reductions. An urban water supplier is defined as a water supplier (publicly or privately
owned), that provides more than 3,000 AF of water annually at wholesale for potable municipal purposes; an agricultural
water supplier is a supplier (public or private) that provides water to 10,000 or more irrigated acres (excluding recycled
water) and includes distributions for resale to customers. The act applies to regional water resources including
stormwater, recycled water, desalination from brackish water, and conjunctive use of surface water and groundwater to
maintain safe yield.

Title 22. Water quality standards are enforceable limits that identify the designated beneficial uses of water and
establish numeric or narrative criteria to protect those beneficial uses. The Porter Cologne Act identifies municipal and
domestic supply as a “beneficial use” that must be protected against water quality degradation. Maximum contaminant
levels (MCLs) adopted by CDPH pursuant to the California Safe Drinking Water Act, are set forth in CCR Title 22, Div. 4,
Ch. 15 (Domestic Water Quality and Monitoring). CDPH is also responsible for secondary drinking water standards,
established primarily for reasons of consumer acceptance (i.e., taste). Drinking water MCLs apply to water supply
systems at the point of customer use (e.g. home, office, etc.), and are enforced by CDPH and Mono County Health Dept.
California MCLs are directly applicable when they are specifically referenced in the Basin Plan as water quality
objectives. In such cases, MCLs become enforceable by the State and Regional Water Boards. Regional Water Boards
may also apply more stringent limits to protect all beneficial uses.

Outstanding National Resource Waters (ONRWs). ONRWSs are US waters with such high quality that they are
designated as an outstanding National resource. ONRWs include waters of the National and State parks and wildlife
refuges, and waters of exceptional recreational or ecological significance. As an ONRW, ONRW waters are afforded the
greatest protection under the Clean Water Act, through implementation of federal Antidegradation policy
(40CFR131.12) which prohibits lowering of water quality in an ONRW except for activities that result in temporary and
short-term water quality change. Mono Lake is one of only two ONRWs in California (Lake Tahoe is the other).
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Consumer Confidence Reports. CCR Title 22 requires all public water systems to prepare a Consumer Confidence
Report for distribution to customers and to the DHS. The Report provides information about the quality of potable water
provided by the water system. It also includes information on water sources, any contaminants detected in the water,
the maximum contaminants levels set by regulation, violations and actions taken to correct them, and opportunities for
public participation in decisions that may affect the quality of the water provided.

California Department of Health Services (DHS). The DHS Division of Drinking Water and Environmental Management
regulates public water systems, certifies drinking water treatment and distribution operators, and provides support for
small water systems including subsidized funding for water system improvements under the State Revolving Fund
(*SRF”) and Proposition 50 programs. The Drinking Water Program also oversees water recycling projects, permits water
treatment devices, supports and promotes water system security, and oversees the Drinking Water Treatment and
Research Fund for MTBE and other oxygenates.

Irrigated Lands Regulatory Program. Water discharges from agricultural operations in California include irrigation
runoff, flows from tile drains, and stormwater runoff. These discharges can affect water quality by transporting
pollutants, including pesticides, sediment, nutrients, salts, pathogens, and heavy metals, from cultivated fields into
surface waters. Many surface water bodies are impaired because of pollutants from agricultural sources. Groundwater
bodies have suffered pesticide, nitrate, and salt contamination. The Irrigated Lands Regulatory Program (ILRP) was
initiated in 2003 to regulate agricultural discharges and prevent such discharges from impairing receiving waters.

California Department of Water Resources (DWR). DWR is responsible for preparation of the California Water Plan,
management of the State Water Project (SWP), regulation of dams, provision of flood protection, and other functions
related to surface water and groundwater resources. These other functions include helping water agencies prepare their
UWMPs, which are discussed in §4.123 “Public Services and Utilities.”

Recycled Wastewater Requirements. Wastewater recycling in California is requlated by CDPH under CCR Title 22,
Division 4. The intent of these regulations is to ensure protection of public health associated with the use of recycled
water. Title 22 requlations establish acceptable levels of constituents in recycled water for a range of uses and stipulate
means for ensuring reliability in the production of recycled water.

5.2.4.3 Local Regulations

Sierra Business Council. In collaboration with LRWQCB and UC Davis, the Sierra Business Council has established the
Rivers and Ranches Project?? 24 to monitor water bodies that may be impacted by grazing operations on private lands,
and to help landowners implement management practices that reduce pollutant discharges to surface waters.
Participating watersheds in Mono County include Walker River and the Owens River. Project activities include microbial
source tracking and monitoring of enteric pathogens and bacterial indicators to identify pollution sources, and
collaboration with landowners to provide financial and technical assistance for implementation of sustainable grazing
management practices.

Mono County Environmental Health Department. The Environmental Health Department provides programs for all
environmental health disciplines. Services include planning, inspections, enforcement, and public education in the
regulation of food establishments, sewage disposal facilities, water systems, well construction, swimming pools,
recreational health facilities, occupied housing, underground storage facilities, solid waste facilities, land use
development, rabies and vector control, and the management of hazardous wastes and materials.

Public Works Land Clearing, Earthwork and Drainage Facilities Ordinance. This ordinance (known as the Mono
County Grading Ordinance) regulates development activities to prevent erosion and damage to off-site property.

23 Sjerra Business Council, http://sierrabusiness.org/what-we-do/projects/336-rivers-and-ranches-project
24| RWQCB website: http://www.swrcb.ca.gov/rwqcb6/publications_forms/publications/prop84fs.pdf
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5.2.5 SIGNIFICANCE CRITERIA

Appendix G of the California CEQA Guidelines offer the following criteria for determining the significance of impacts to
hydrology and water quality. A project would have a potentially significant impact on hydrology if it would:

a) Violate any water quality standards, with a water quality control plan, or sustainable groundwater manage-
ment plan, or otherwise substantially degrade surface or groundwater quality.

b) Violate any wastewater treatment or discharge requirements or require new wastewater treatment facilities.

c) Substantially decrease groundwater supplies or interfere substantially with groundwater recharge such that
there would be a net deficit in aquifer volume, or a lowering of the local groundwater table level that would
impact the production rate of nearby wells. Have sufficient water supplies available to serve the project and
reasonably foreseeable future development during normal, dry and multiple dry years?

d) Substantially alter drainage patterns in a manner that would result in substantial erosion, siltation, flooding or
runoff or exceed existing or planned drainage systems.

e) Place housing or structures in a 100-year flood hazard area as mapped on a Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation map, orimpede flood flows.

f) Expose people or structures to a significant risk of loss, injury or death involving flooding, including flooding as
aresult of the failure of a levee or dam.

g) Expose people or structures to inundation by seiche, tsunami, or mudflow.

5.2.6 ENVIRONMENTAL IMPACTS AND MITIGATING POLICIES AND ACTIONS

IMPACT 5.2(a): Would project implementation result in a violation of water quality standards, or water
quality control plan, or sustainable groundwater management plan?

LESS THAN SIGNIFICANT WITH MITIGATION. Approval and implementation of the Tioga Werkferee-Community
Housing project would result in a variety of activities (grading, excavation, removal of vegetation cover, and related
construction activities) that have potential to increase runoff, erosion, and sedimentation and thereby adversely impact
water quality. Because the project disturbance area exceeds one acre, it would be subject to the requirement for
preparing and implementing a Storm Water Pollution Prevention Plan (SWPPP) under the General Permit for Discharges
of Storm Water Associated with Construction Activity. Construction activities subject to this permit include clearing,
grading and ground disturbance (such as stockpiling and excavation). The SWPPP details site perimeters, drainage
patterns, structures, lots, roadways, and storm water collection and discharge points, and lists the Best Management
Practices (BMPs) that will be used to protect storm water runoff. The SWPPP also provides visual and chemical
monitoring programs to respond if one or more BMPs fail (a sediment monitoring plan is also required where the site
discharges directly to a water body on the 303(d) list for sediment, which would not apply to the Tioga project). Section
A of the Construction General Permit describes the elements that must be contained in a SWPPP.25

In its comments on the NOP, LRWQCB requested that the EIR identify site specific water quality standards (based on
beneficial uses and water quality objectives) and use those standards as significant thresholds for impacts. The
LRWQCB noted that the site is in Mono Hydrologic Unit 601.00, and overlies Mono Valley Groundwater Basin No. 6-9.
Table 5.2-3 (below) identifies the water quality objectives for certain water bodies in the Mono Hydrologic Unit (note
that Table 5.2-1 in the baseline discussion listed the designated beneficial uses of surface waters in the Mono Hydrologic
Unit).

25State Water Resources Control Board: https://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.html
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TABLE 5.2-3. Water Quality Objectives for Certain Water Bodies, Mono Hydrologic Unit
(annual average value/go™ percentile value)

Total NO3-N Total N POg4
Surface Dissolved | Chloride | Sulfate | Fluoride | Boron | (Nitrate as (Total |Orthophosphate
Waters Solids (TDS) (Ch) (SOg4) (F) (B) Nitrogen) | Nitrogen) Dissolved
Mono 76,000/ 17,700/ 11,000/ 48/ 348/ 37/ 66/
Lake 80,700 18,000 12,000 52 3555 47 -- 75
June 200/ 0.3/ 0.06/
Lake 225 -- -- -- -- -- 0.5 0.08
Reversed Ck. 130/ 0.1/ 0.4/ 0.24/
(Gull Lk inlet) 160 -- -- -- -- 0.1 1.0 0.34
Gull 120/ 0.3/ 0.11/
Lake 140 -- -- -- -- -- 0.8 0.17
Reversed Ck. 100/ 0.1/ 0.2/ 0.16/
(Silver Lk inlet) 130 -- -- -- -- 0.1 0.4 0.35
Rush Creek 41/ 0.1/ 0.1/ 0.02/
(SCE inlet) 60 -- -- -- -- 0.1 0.2 0.07
Silver 45/ 0.1/ 0.06/
Lake 60 -- -- -- -- -- 0.2 0.09
Rush Ck. 58/ 0.1/ 0.2/ 0.07/
(Grant Lk inlet) 70 -- -- -- -- 0.1 0.2 0.09
Grant 37/ 2.0/ 4.0/ 0.10/ 0.05/ 0.4/ 0.07/
Lake 46 4.0 8.0 0.20 0.08 -- 0.9 0.15

Water Quality Impacts. On a long term basis, many activities and developments allowed or proposed under Tioga
Specific Plan would have potential to impact waters of the state. Concerns would center on the introduction into state
waters of constituents associated with urban runoff (sediments, petroleum hydrocarbons, pesticides, fertilizers, and
some heavy metals including lead, zinc, and copper) that tend to accumulate during dry months, and are often carried in
comparatively high concentrations early in the wet season (i.e., the “first flush” of storm events).

In its comments on the NOP, LRWQCB made special note of the adverse impacts of hydromodification, including stream
channel instability, degraded water quality, changed recharge processes, degraded aquatic habitat, and potential
separation of a stream channel from its floodplain. LRWQCB recommended use of “Low Impact Development” (LID)
strategies to minimize these adverse effects. LID strategies focus on practices that mimic natural runoff processes
through infiltration, evapotranspiration and use of stormwater to protect water quality and aquatic habitat (collectively
known as “green infrastructure”). LID principles include the preservation or recreation of natural landscape features,
minimizing impervious acreage, and development of green site drainage (i.e., with bioretention facilities, rain gardens,
vegetated rooftops, rain barrels and/or permeable pavements). These practices facilitate the maintenance (or
restoration) of the watershed's hydrologic and ecological functions.

Mono County is a participating agency in the comprehensive Inyo-Mono Integrated Regional Water Management Plan.
Additionally, as noted in the baseline discussion, Mono County has adopted Low Impact Development standards as an
Appendix of the General Plan Land Use Element. The standards include multiple options as summarized below:

e Maintain natural onsite flows of water as much as possible;

e Manage runoff and excess water onsite,

e Use of rain gardens to filter pollutants and thereby manage pollutant loads;

e Use of channels and swales to convey excess water for onsite treatment and to separate roads and pedestrian paths;

¢ Divert runoff into onsite filtration or retention basins;

e Maintain pervious surface area to avoid an increase in net runoff volumes;

e Regularly maintain and repair drainage and erosion control features;

e Restabilize eroded slopes;
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Compliance with the LID regulations is optional. However, the ordinance provides incentives to encourage use of the

Minimize road widths, rights of way, and layout; incorporate traffic calming features (e.g. curvilinear design);
Use compact cluster design layouts that preserve open space and natural vegetation and minimize heat loss;

Preserve mature vegetation;

Minimize grading to reflect natural contours;
Incorporate passive solar energy techniques to optimize solar exposure.

LID standards. The incentives for use of LID standards include:
Minimum Lot Size Flexibility: Minimum lot sizes may be reduced for projects with Open Space/Cluster design.
Use of Open Space: Trails, pedestrian paths and LID techniques may be used inside of dedicated open space.

Road Widths: Road widths may be minimized to reduce paving costs and increase developable land area, provided

such reduction is not incompatible with fire equipment access requirements.
Use of Pervious Materials: Areas paved with pervious materials count at 75% (v. 100%) in the lot coverage

calculation.

The project incorporates a number of the County’s voluntary LID standards, as listed in Table 5.2-4.

In addition to the design elements above, a LID Best Management Practices program will be implemented to minimize
the short-term impacts of construction as well as the long-term impacts associated with the use of project facilities by
visitors, and the onsite residency of an estimated 300 future werkferce-housing occupants. Details of the LID Program

TABLE 5.2-4. Low Impact Development Features of the Tioga WerkferceCommunity-Housing

Project
NATURAL DRAINAGE Onsite flows will be carried in drainage conveyance facilities located along
CONTROLS slopes and collection elements will be sited in natural depressions.

ONSITE FLOW RETENTION

Runoff and excess water will be maintained onsite up to the required 20-
year storm design standard.

INFILTRATION Use of rock swales & collection features to enhance filtration of pollutants.
SEPARATION OF ROAD Channels and/or swales will be used to create a separate between roads
AND PATH RUNOFF and pedestrian paths.

ROAD DESIGN Road improvements will be the minimum required for public safety and

emergency access, and will continue to feature traffic calming features
including curvilinear design, low speed limits, posted turn restrictions, high
visibility internal signage,

CLUSTER DESIGN

Onsite uses will feature compact cluster design layouts that preserve open
space and natural vegetation, and minimize energy costs.

VEGETATION RETENTION

Mature vegetation will be preserved, and native bitterbrush vegetation lost
to fire will be replanted and irrigated until established.

SCREENING

The layout of proposed uses, and the design of grading contours, will
minimize offsite visibility of constructed elements.

Hydrology, Water, Wastewater

are as discussed in DSEIR/FSEIR s5.1 (Geology and Soils) and Mitigation GEO 5.1(b).

Impacts to Mono Lake as an Outstanding National Resource Water Body. As noted in the baseline discussion, Mono
Lake and Lake Tahoe are the only water bodies in California identified in the Lahontan Regional Water Quality Control
Plan as Outstanding National Resource waters. No water quality deterioration is permitted under this designation.
Mono Lake is identified in the Basin Plan as a water body of poor chemical quality, noting that “some waters with poor

chemical quality may support important ecosystems (e.g., Mono Lake).”¢

26 | RWQCB, Basin Plan, Chapter 3 (Water Quality Objectives) page 3-15.
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Mono County, responsible for drainage standards, does not specify further controls for Mono Lake, but follows general
drainage law in requiring that new projects maintain pre-project conditions in terms of runoff rate and water
quality. Consistent with LRWQCB requirements, the County uses a standard that focuses on containment of ‘first
flush’ (the surface runoff from the first storm or storms of the season). Due to the accumulation of pollutants over the
dry season months, first flush stormflows typically carry pollutant loads that are more concentrated than runoff during
later stages of a storm, particularly where the drainage area contains a high proportion of impervious surfaces. The
County standard is that, "Drainage collection, retention, and infiltration facilities shall be constructed and maintained to
prevent transport of the runoff from a 20-year, 1-hour design storm from the project site. A 20-year, 1-hour design storm for
the Mammoth Lakes area is equal to 1.0 inch (2.5 cm) of rainfall."*?

The Mono County Department of Public Works notes that the potential for increased salinity levels may be another
factor weighing against strict limits on inflows to Mono Lake. Consistent with County recommendations, the project will
incorporate sediment traps and filtration devices, and detention basins will be designed to accommodate the increase in
flows associated with the project proposal; all other flows will be allowed to enter drainages that flow to Mono Lake. The
increase in runoff will be calculated (using a regression analysis) as the difference between historic runoff and total
runoff on the new construction and newly paved project areas. To stay within historic limits and avoid damage to
existing drainage channels, the outfall will be designed to work within the existing channels and culverts. The
mitigation measures provided below would reduce the potentially significant project impacts on water quality to
less than significant levels.

Groundwater Management Planning. As noted in the baseline discussion, the Sustainable Groundwater Management
Act requires the establishment of groundwater sustainability agencies to manage water supplies to anticipate drought
and climate change, and ultimately enhance reliability under varied weather conditions. The Act mandates that
Counties must manage ‘high’ and ‘medium priority’ basins through groundwater sustainability plans (to be adopted by
January 31, 2022), and encourages that low and very low priority basins also be managed under the sustainability plan.
Using identified ranking criteria, the Department of Water Resources (DWR) has assigned a priority status to each of
Mono County groundwater basins. Mono Basin is classified as a ‘Very Low Priority Basin.” To date, no Mono County
basin has been identified as ‘high priority,’ nor are any basins subject to critical overdraft conditions. Impacts would be
less than significant, and no mitigation is required.

MITIGATION MEASURES — WATER QUALITY

MITIGATION HYDRO 5.2(a-1) Slope Restoration and Monitoring: A Revegetation Plan shall be prepared as described
in Measure BIO 5.3(a-1). This Plan shall include a map of all temporarily disturbed areas in the Project and shall outline
how all temporary impacts to water resources and upland areas will be restored (recontoured) to approximate pre-
project grade and drainage conditions. The Plan shall provide performance criteria and measures, and adaptive
management procedures to be taken in the event hydrologic goals are not being met. Annual reports of monitoring
results prepared for transmittal to Mono County prior to December 1 shall include evaluation of drainage performance
relative to Plan criteria, and photographs of drainage features, for a period of no less than three years.

MITIGATION HYDRO 5.2(a-2) Buffer Zone and Exclusion Fencing: Buffer areas shall be identified and exclusion
fencing shall be installed to protect surface water resources outside of the project area, and to prevent unauthorized
vehicles or equipment from entering or otherwise disturbing surface waters outside the project area. Construction
equipment shall be required to use existing roadways to the extent possible.

27 Correspondence from Paul Roten, P.E., Sr. Engineer, Mono County Public Works Dept., 24 July 2018. Note: this is a conservative
standard: the NOAA Point Precipitation Frequency Estimate for a 25-year, 60-minute storm event in Lee Vining is 0.907” of rainfall
with a 9o% confidence interval ranging from 0.753-1.10.” https://hdsc.nws.noaa.gov/hdsc/pfds/pfds _map_cont.html.
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MITIGATION HYDRO 5.2(a-3) Minimal Vegetation Clearing: Vegetation clearing shall be kept to a minimum. Where
feasible, existing vegetation shall be mowed so that after construction, the vegetation can reestablish more quickly and
thereby help mitigate the potential for storm water impacts.

MITIGATION HYDRO 5.2(a-4) Spill Prevention and Response: A Spill Prevention and Response Plan shall be prepared
that outlines project best management practices to prevent hazardous material spills, and the steps to contain and
cleanup a hazardous material spill should one occur.

MITIGATION HYDRO 5.2(a-5) Onsite Storm Flow Retention: The project shall incorporate features to remove
sediment from stormwater before it is discharged from the site. The project shall retain runoff from new impervious
surfaces, and surfaces disturbed during construction. Retention shall be achieved by directing runoff to drywells or
landscaped areas that provide infiltration. Sediment removal and retention systems shall be designed to accommodate
all runoff resulting from a 20-year storm event of 1-hour duration. It must be demonstrated that the stormwater system
is designed in such a way that when the retention capacity is exceeded, runoff leaves the site in keeping with pre-project
drainage patterns, and will not cause the design capacities of any downstream drainage facilities to be exceeded.

NEW_MITIGATION GEO-HYDRO 5.2(a-6) Low Impact Development Program. A Low Impact Development Best
Storm-water Management Practices Program (LID BMPP) shall be implemented throughout the life of the Tioga
Specific Plan as outlined in DSEIR/FSEIR §5.1 (Geology and Soils), MITIGATION GEO 5.1(b).

NEW MITIGATION HYDRO 5.2(a-7) (BMPs for Spills and Leaks): The Spill and Leak BMP Plan below shall be
incorporated into and approved as part of the Board Order for the package wastewater treatment plant. The plan will
ensure that onsite facilities have in place containment and other controls to prevent oil from reaching navigable waters
and adjoining shorelines, and to contain and treat oil discharges onsite should a spill occur.

TABLE 5-4. Spill and Leak Best Management Practices of the Tioga Community Housing Project

SPILLS Ground surfaces at the gas station and housing area shall be reqularly maintained in a clean and dry
condition, including snow removal during winter months.

Drip pans and funnels shall at all times be readily available to gas station customers and staff for use
when draining or pouring fluids.

At least 2 spill containment and cleaning kits shall at all times be readily available and properly labeled,
with instructions, at all times for use by gas station customers and staff

Kitty litter, sawdust or other absorbent material shall at all times be readily available to gas station staff
and customers, with instructions that the absorbent material is to be poured onto spill areas, and then
placed in covered waste containers for disposal. Wash down of spills shall be strictly prohibited.

LEAK Drip pans and funnels shall at all times be readily available and accessible for use with stored vehicles.
CONTROLS Drip pans shall be placed under the spouts of liquid storage containers.
TRAINING All gas station employees, as well as the housing manager, shall be trained on spill and leak prevention

practices annually.

Signage shall be posted on the gas station service islands requesting that customers properly use,
recycle and dispose of materials.

FUELING Wash down of paved surfaces at the gas station and housing area shall be prohibited in any areas that
flow into storm drains.

Signs shall at all times be posted advising gas station customers not to overfill or top-off gas tanks, and
all gas pumps shall be outfitted with automatic shutoff fuel dispensing nozzles.

Fuel-dispensing areas shall be swept daily or more often to remove litter and debris, with proper
disposal of swept materials.

Rags and absorbents shall at all times be readily available for use by gas station staff and customers in
case of leaks and spills.

Outdoor waste receptacles and air/water supply areas shall be checked by gas station employees on a
daily basis to ensure that receptacles are watertight and lids are closed.

WASTE- WWTP BMPs shall at a minimum include (a) work areas, walkways and stairwells shall be maintained
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WATER clear of loose materials and trash. (b) Spills such as grease, oil or chemicals shall be cleaned up
TREATMENT | immediately, (c) Combustible trash (such as paper, wood and oily rags) shall not be allowed to
PLANT?=8 accumulate, (d) All chemicals and combustible liquids shall be stored in in approved containers and

away from sources of ignition and other combustible materials, (e) Oily rags shall be placed in metal
containers with lids, (f) Adequate clearances shall be maintained around electrical panels, and extension
cords shall be maintained in good conditions. Remote security scans shall be conducted on a daily
basis, with weekly walk-through inspections, bi-annual site reviews, annual BMP plan oversight
inspections, and reevaluation of the WWTP BMP plan no less than once every 5 years.

WASHING No vehicle washing shall be permitted at the gas station or housing area, unless a properly designed
wash area is provided and designated on the project site.

If a wash area is provided on the project site, it shall be located near a clarifier or floor sump, and
properly designed, paved and well-marked. Gas station employees (as well as the housing manager, if
relevant) shall be trained in use and maintenance of the designated wash area. Washwaters shall be
contained, cleaned and recycled.

Detergents sold and used at the gas station shall be biodegradable and free of phosphates.

IMPACT 5.2(b): Would implementation of the proposed Tioga CommunityWerkferee-Housing Project violate
any wastewater treatment or discharge requirements or require new wastewater treatment facilities?

LESS THAN SIGNIFICANT. The Tioga Communiy‘erkferee Housing project proposal incorporates installation of a
new Orenco Systems AdvanTex AX-Max package wastewater treatment plant (WWTP). The new package wastewater
treatment plant will replace the existing septic system for all wastewater treatment.

LRWQCB policy concerning package treatment plants is set forth in Basin 