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RESOLUTION NO. 93-60 
IOAliO u. IUPIIMIO .. S. COUHn QII 1IlOIIO 

A RESOLUTION OF' THE BOARD OF SUPERVISORS, 
COUNTY OF MONO. STATE OF CALIFORNIA. 

APPROVING THE TIOGA INN SPECIFIC PLAN AND CERTIFYING TilE 
FINAL ENVlRONMENTAL IMPACT REPORT 

WUREAS •. lhc cwuall obJecUve of UIC TID,. Inn Spcclnc Plan Is lo provide 

ccnt.ral Mono Counly _Ilh an all lncluslve resort facilily lhal blends Inlo UIC nalural 

scLUna wUh complemenlary archUecture and lalldscaplnc. that prOYklcs services for 

local rcsldcnls such as mcclbC raclllties and a SWbWIIIII' pool. and lIlial adds 10 lhe 

local economy lhrouCb Increased cm~lolluenl opportunlllcs and additional renlal 

houstnc: and 

~ . 

WlIEREAS. Ule TID,. Inn Spcc1Bc Plan proposes desl&nalblC specific: areas ror , 

developmenl and spcc:1Oc areas Uaal wW remain as open space: and 

WHEREAS. lhc TlOIA Inn SpecUlc Plan and Final EDYiIoNaentailalpact Report . 
. wen prepared lImullaneouslr 10 Incorporale envlronmcntal miligalion llleasurc:s 11110 

. lhc Spc:c:IOc: Plan and 10 dc:sll&n lhc project around polenUal CllylrolUnclIlal · 

conslralnts; and 

WHEREAS. Ule PIlI .. TID,. Ina SpecUle Plan Enwhon.alcntallmpact Report has 

been prepared and rcw:wed In accordance with tbc California Envlronmenlal (,Iuallly 

Act lCEgN: aud 

WIlEREAS. lbc Board oC SupervIsorS. III al'Conlallce wllh Mono Count,. Zonln, 

and Deyelopmca' Code (MCZVCJ § I n.41.070.U. finds tla • .,l Ule noea Inn Specific Plan Is 

COlIslslell1 wtlh tile Mono Coun'y Gcncrol Plan; and 

WIIEREM. Ule Tlola Ian Speclne Plan would rcplacc UIC alslln& Gencral 

I'1IIlMJSC zoning _Ilh tile more slrblgcnl and slle SIK:cIOc dcslgn cunlrols and Iu .. d usc 

cmltrols or lhc Spc:c:1fIc: Pl.., .. : nnd , , 

WIIEREM. lhe Uoard or SUIICI'YL1Drs. In nccordance:: wllh r.-aczoc S~'clloll 

10 ... 1.020.U: Duds: 

l) 111c proposed cluange III district 7.onl'Jg c1asslflcallon Is conslstclIl willa lhe lexl 

and maps or lhe 1I0no Count,. Gener.1 Plan. because UIC prolJOSCd TID,. InR 

SpcclRc Plan Is c:unslslcnl willi llac: Gc:ncral I'lan's SIK:c1rk: I'lan land use 

dcslCnalloll and policies perlallling 10 dcvclulJlllcnl b I lind iHUaccllt to Lc:c VllIllIg. 
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2) 11Ie properUea subject to the propoecd change In dlsU1ct zonlne classification are 

IUIlable Cor My 0( lhc land uses pemaJUcd within UIC proposed zonan, dlalrlcl. 

because the no,_ IDa SpccLDc PH dclemllncs lhc types of land uses pemillted 

and UIC ~ would be an ImplcmenlaUon device of UIC SpccIRc Plan • 

3' 1bc proposed chance In dlslrlc:l zonlll& c:lasslflcaUon Is rcasonable and bcncllclal 

... IJlIa lime. because UIC rezoning would be cooslslcnl wilh lhc lIoDo CouDt7 

Gaual Plall and UlC pollck:s conlalncd tn UIC Tlo,. Inn SpcclDe Plan. 

4' The proposed change 'n dlSlrlct zoning claulflcaUon would nul have a 

aubslanllal adYCrSC dfect. on surrounding properties. because UIC project EIR fur 

the nOlI. IIUI SpedOc Plan. which was prepared In accordance wIlh CEQA. did 1101. 

ldeoUCy cnvtronmenlal InlpacLs Ulat could nol ~ IIlIU&aled 10 a Icvcl or less Ulan 

II&nlCicanL 

ROW TUEREFORE. BE IT· RESOLVED lhal the frlono Counly Uoard or 
Supemsora: 

. 1) find U.at Uae FInal E1R has ~n pnpared In cOlllpllana: wlUI CEgA; 

2' find Ulat Ule Final EIR was prexnled 10 Ule dcclslon·uaakll1& bod, of UIC Lead 

AaCllC1 and lbat thc dcclslon·maklug body rCYlcwcd alld considcred UIC 

Information contained In UIC Final E1R prior lo approving UIC proJcd: 

3) Find lhallhe FInal ElR n:Decls lhc Independenl JudgnlCllt or UIC lead agcncr. 

4) Find thal thc ruJUgaUon measures conlalned hi lhc Tlo,. lu Specific Plan 

Eamonlllental Impact Report IFlnal Elro plus project rccollunended proJecl 

dcsICn chances nllUga~c potenllal cnvlrolIDlclllal Impacts ldelllUIcd III UIC '111011 

ElR lo a IeYd of less lhan Slgn&nc:anl; 

5) Certlfyllic Fhaal ElR; 

6) find UlDl U1C proJcclls conslstcnt willi UIC Mono Count7 Gcneral Pia .. : 

7) Adopt UIC Dlstrlcl Zunh.g I\IllCndUlclI1 nudiugs In Itesolulloll Ya.o7 and rCl'.onc 

lhc 1log0 Inn property Crom Ccnerall'urposc 10 SI)CClflc I'lan: 

81 Approve lhc nOla. hili SpecifIC 1'1011. Including lhc I1IllIgolloll monllurlllg 

procralll • 
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'MUD AI'ID ADOPTED this 13th dar or July. 1993. by UIC Board ol 

Supervbcn. County oC Mono. Stalc or CaJlComY. "y Ule roUowblC YUle: 

AYES: 

NOES: 

ABSTAIN: 

ABSENT: 

ATrEST: 

Supervisors Alpers, JarvL~, Paranick, Reid 
None 
None 
Supervisor Lawrence 

~~f4J~ 
OhNlt::L 1\. l'I\I~I\tH":K, V1C£-CllI\lRMAN 
BOMD Of' SurElMSOUS 
COUNlY Of MONO . 

APPROVED J\S TO FORM: 

J6mes 5, Rced 
County Counsd 

.4 

I)mt ¢;I {I I'll' 

, , 
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RESOLUTION NO. 95-ZO 

," -., .. ". ItOAltD u. aUPEIIVlIIORS. COUll" Of IIOHO 

2 
" \. A KESOLlTflON Of·THE MONO COUNTY UOARD OF 5Ul'lillVl~ORS 

3 . . AMENDING Tim TlOGA lNN Sl'~Cl1'lC l'LAN 

.. 
WHEREAS, Ihe 'I1op Inn 5pedlic Man, which wr. . . ',;inally approved in July 1993, ~ 

.s lhallhe Plan be reYned on an .. unw basis; and 

6 

, :.t . 

8 
I 
9 

10 
II 

11 

12 
" 

16 
· 1 

WHEllIiAS, durin, Uig review, leveral adjustments lo dlC rYlI1",vc bcal propoKd; and 

~HEllEAS, lIS dbauaed in the atlAched 5la11 ICport. \he I'roposcd cNnge5 an! minor in nallft 

Md are COfIIistenl wW. !he County GCllcrall'lan iUld Ihe otilCr provisions 01 Ule liU&il h~ 

. Specific Plan; and 

WHEREAS, .. EnvlroNnenlal1mpKtl~porl has previously been ttrWied lor Ule SpecKic 

PIIno and 
" . 

" , 
~ ~HER.EAS, In ea:ordana! wiU. Section 15162 0( !he California Environnen~ Qualily Ad 

j, GuideliIw. ,lnce no new IIgnWcant Impacts are anlkipaled. subaWtlial chan,es in projed . 

dmamsIanca have not occurred, and new information does not indicate addiUonallisnifbRl 

effects _ !he .-d 'or IIIIcliUonallnitigaUon II105l1I'et. no fwUaer environmental BDAlysit II ' 
. ' ." r'(' . . l' I 

';.~:.!/(t: ' . - . \ 
~ (&' ~. qy'h.., .... . 

~;~P,~.~~~~ 8B rr ~OLVEI> that the Muno Counly Uoud of Supervisors ad~'" V 
lolIowln, revlslocw 10 the noga Inn SpecWc Plan: ~ 

u.e Q: 'W:;tl hOi' • I I : . , ': !I' 
11) 
.s 

I 

Amend rap 39 Figwe 9, moving dlC proposed location of U. water lank IpproxiBMely 

21 ~ ~ ~~,~lla. aile nallo Ihe proposed housin& aJU on Paral4, as iIlU$u.ted .in ~ ~ 

22 ' • 2) ,." Amend Pap 2D. ImplemenlaUon Masurc Id(I"lo allow for .lwo bedroom a~. 1 

, . . not to exceed lSOOlIluaroe feel, as pari 01 Ute CUIlYcnicnce SI«e/I'ucl Sales, as specified in 
23 ' t Exhibit D.: . ' . , 

: . .. · t · •• • ! • 

.... , 

lot . 3), . ' Amend U.1.exl on pale 1210 allow rue Ule buiklins oil COllvenience Stocc before !he 

.;,J:\ " ."! ' ,25 
Hotel, • specified in Exhibit C. 
1;,,'I: ~nh h""I,,. '-. " . • I! : . . ,. ; : ~ . !'!"I .. ' f 

.1;. 

26 . 

.. 27 

28 

29 . 
30 

31 

32 

: r' . ,. " .. ", .. ",. . '" 
I PASSED AND ~OOl'TED this 4U, day or Aprill99S by dlC fuUoWing YOk!: 

AYES: Supervisors Alpers., ,,Farnettt! lawre/lce. Reid. and Rowan. 
NOES: .' Hone. 
AB5~NT: Hone. 

I ABSTAIN: . None. 

APl'KOVW AS 10 lUKM: 

U'c./ ~,<=$ae-c-u#, 
l:l16fO<l ~ It.-I 
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I: . . •.... 

11' .. . 
" .' . . , : . :. 
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figure 9: Lo~tlon of project fatillUes 

disposal will be in eowormonco widltIae MOllO Counly llliecratod Wosto MCWOgoDloul PIa.uIlIlU 
Sowco Reductiou aud Rocycliug EiomooL Tho County's Wllslo disl'osul aud rocyclwg plil1Wwr. 
programJ projod iucroasos in overall CoWlly waslo disl'Osal VOIUUlO as plllt of doyolopuloul or 
the IODS-loon wasto manal,'Omcnl pliUlS ami jllOgrilUlS. Tho vol\.UJlo of waslo gODOl1lled by lIlO 
1ioga 100 complex is iucludrn.l in lhe Plojocled fmUlU voluwos of wasta Ihat Uti CoWlly 
..w.:ipalos dislK)$iug or rocycliug. Tho vuluwo or \ya:;101 Lo bo GOlloraloc1 by II COWl'iax ur tJay 
aho wW Dol .Iguificau~)' Unl,acllbo \fulo diSlIonl sy~low. 

:; , "!!i'''j, Dr.mega f.cilities will bo cowlruelcd iu confOlmnll' :o willllho roquiroluouls of lh .. MOllO 
CoWJlY Gradins oldinauco. UuiCOIUI Uuihling Couo, and Hogioual Walor Quolity WlllIGl UMltl 
IlaDdards. Fia;uro a shows tJao 1'10110$00 waiulllio coutIul :. yslClU. This dosi&U is sulJjocllo liunl 
-sWoerilig. 

2. Analysis of environmental cHec.t:o 

~ PIOjoct dovolol"uoulroquilos IId1&OJOUCO to cOItoiu OCCCl't.x.I :;loudarw for public 1&OIIll1& 
fL.. aad .. raty. anginooriJlCo and building COllstrUCtiou. Tlln l,rol'U:;oo Vlujod will ba dawoJopll1& 
III:'" 'I It. 0""" aoll-colllllinod InlrllSlruduro. 11.0 Imllnct 10 I",blie rOlciJilius 'fill rocus IJriwMily on , 

. l · lbat tho "ulo disl,~al sy.lolll willilot rlCSult ill \'folor cuntaminatiun. 

--____ TL. c.nr-, J Ene Jar T. AICP ·llSer_ ....... ,... !Ol·C"_Cioa ....... "_ ........ , 

\. 
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1\ '\ 1" ' ~:; JlIIR1~~tolt~n DI.os'!r-. id(1~:' '~-,,",,,,~u:~enc:e Ston/Fuol Sal .. 'hall in<:lud. 

( 

l 

. . lh.loUoWUJg land wes: .. "'-"'-'.- --=-==, ...... ...,. . "!"" 
""ll I. I III' (C "'I " . , Iv ' _:1 d I I ch f iI" J:_ 
I I" i,I, . r; ': " ... "A letall ,tore au uo pw as. Ie Jly not exceeuwg 4.800 ~uiUe r .... 
." ... " .11 . l l ' -"~ , ; ,I 018f~ 1100r area: and ap~e"t ~ot lo'~eed ~600 squ~fect.' " 
• I I ' ,: • , I A m8Xlmum 01 two fuel Islands WIth loW' multi-grade dispmsiDg' 
· " I~"() ' ,,,.1',, "; ' " : ',tatioDS p81 island 101 a lolal of eight pumping slations . I ' . . , ' , " 

.. , , .. .. " .. 1\ ' I J ".It , Pic:uic uea sited in conjunCtiOD l\'ith the scenic twn-out ' , .. 'I" . , 

, ' • . Public reslrooms ' 
I ' \ " ,,-:. 1. \' ."1 "Puking areas, including space, lor recreation vehicles. vehicles 1owiD&-

, .tranus, IUld lour bwses " 
" ;,' "'' ''''. Appw1eJumi senoia (Dot induding nhicl. ,.rvice 01' ,epw) &Dd 

deli,"%), bays. ,lorege ureu. publicly .a:essibl. air supply, vehicle walar 
I ; r," ,: ' . " I supply. eDclosed trash, recept.acle area , 

, " I Fecility 101 the disposal of sewage hOlD reaeaticmal vehicles (AD XV 

· , , -dump· ".Uon) 
• .. Underground fuel taob ' 

" 

• " Olhu uses that u. similar in Datwe. typically assoc:ialed with lb. 
, primary laod use. and equal to or Jess in iulcnsity - ,ubjac:l Lo 

individual r,vi"y and .pproval by the PIADD1Dg uutClor. 

lmpllllJllJtaUOJJ measur. Jd(2J: SUe developmBDl standard, for the CouYUnillllQ. 
StonlFual Sal. land us. desigoaUon shall be 1RaI- ID fooCDoq UJ: 

• Maximum building height: lwenty leel &om the lop 01 the stem wall Lo 
; , ,. the lop or the ,ool line. Chimneys. gables. aod SDOW CODtrol d.vicu 

· .~ .hall not be counted ill the height calc:WatioD. 
' . '.- .,..:'1r&J==-. ..... -.• Building env.lop.: The couveo..ienc:e slore. fuel islands, aud site 

, parkiDg lot shall be sited in subslalllial cowormaoc. with the lucalian 
. , •. oC the lacilily as shoWD in Figure 1. 

J ,; 
i t· •. 
!j , 

' ,' : •• , ••• • ' j "" 

• " Wast. disposal containers: Shall be located willUn a screened auu pled 
area. 

• . PukiDg requirements:' .\ mio..imum oIleD"standard'sized vehicle puk., 
iDg spaces. A m.in.imum of ""0 bus 01' recreation vehicle-,ized pukiDg . 
spaces. A miDimWD of two parking SpKes Cor vehicles lowing tran... 
ParkiDg sball be paved aod striped in cowormance with the MCIIIIO 
CoUDly Cod. prior to the we or O('~upmcy or the facility. 

• Location of mechanical equipmeot. leJecomJDuo.ications aDlannaa: All" 
. .. : mech~ equipmeDt (heltiDg. ventilation. air conditioning and similar . 

axterior mechanical equipmenl) located aut:;iue of tho structwe shall be , 
,iled so lbat the equipDlleDl CilDllot be seeu bom Highway 120 01' US .: 
395. No roof-mounted aoleDllaa sball be permitted to bo hiGherlb.aa , 
thelOOOio .. 

• Signs sh.11 b. coordin.tad in dcaisn and CODcopt with all olber Cac:.ilily . . 
,igns. DirectioDal sips for luol isJaods, puking. air aod wal.r. 01' 

dcsliYeries ,hall be peJ'DliUod wilb. maxUu\l1D u .. of 1hI .. squu. fell 
per sigo lacios- lUuminltioO shall be iodUecl iD conformaDce wit.h Ib, 

, . M~ CoUlill code. Sips idcmtiCyiDg tbe cODvaniCWce sLole propert,. 
1"1" . I 

--____ n. c-.-r .t Ene J., Tell AK'I .... c.. ........ _ .c:-c....w..... ...... w._ 
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ro~ landa I.bal. CUJUlOl be dovol~~ lUi a part ol UIO P~O'jocl. 1110 Open S,XJCO - foci/iucs dosigna- I 

lion" ror lamls 011 which 110 sutradt to~lStntclion will tako Jllac:o. other Ihau small structures to 
provido access to wldorBfouml uliliUos. Tho Open Sl'aco - I:acilitics dosignation plovides au : 
open wual atm. 001. docs allow SOOlO' audace disturbance, Tho lIlird d05igllation is Open Spoce - ' 
SuppoJt Service.;. T1dll dr-slgllation prov~dos tho locations cortain aoovo-glOund (at'"llitics. sucb ' 
u tho wator tauk 81ld well houso. It doos uol provido (or construction ur <additional racllitios. I 

No onsilo nutural IOSUUlCO$ are IJloposoc1lo be doYclol'oo or used. 

phasinu . 
, The proJocl i$ proposOd lo be dovulopod in pbaSOI. Each 0( I.bo 11I.~"IO~~"~OIl~1' ·.;·'ni; nl lila 
SpcclOc Pion is dOltODduli1 upon duvulopmool of tha Inrrastructuro (C?!'l'tll!l\icCO!.~lpUil'.!ill. Ibu..u 
deti~ycHJ .. betilH~eled _lilt •• l'l~t.n+-IIfimer)'-f'Irr.vkuekue-­
reed 8SS811111 gild wall,. eUI.Jt~ed-t't-60,tam-wi'I~ae-ee'IWI~HI 
hele&. SewuWJ disposal.yslotll.lDay lJo coustructod wiU. Iho UpprolJrialo land usus 00caUS8 ~a 
uso OD tho PfIJjud baa allindopondonl dlsposal,yslum. Sumo 0( tho iilrrastrucluro t:OlUlMJUolI1$ 
lba\ara relaled only 10 UIIO aspoct of Uto I'rojoct - foc oxalllplc, lho ro;ad to lho rosiul'lllcr.s -anay 
bo conslruclod .. I part of U,al plaaso. +be-Spo&inEHIIIm1'r&VhJes .. lhuHb&-pfO~eveIe"" 
HHI~Itt' 

Table B: proiect Uhase~ pl13sing 

.. . . What's inciuded:' ;~ : 
... , . 

Phase and facility ' 
-.. Hotel and accessory uses . ' Tioga Inn Ilote(. conrerence rooll\~. sWIm-

ming pool and fadllUes, banQuet room, 
coffee shop; water SUpply, septic svstcm. 

. Improvements to "WY 120 Intersr.l:Uon 
WIth proJect; UghUng, slgnage, wmJscap-.. , . " log; parking . 

" .. Residences A maximum of len residential unlls; wa-
ter supply, sewage disposal system, ac-

I>'"' , .I :" 'I , : " 

cess, accessory structures such as garage. 
personal storage sheds, IamJscalllng ' , 

: .. .. 
lII. •. conv~nlence store and gas pumps Convenience market. fuel PUnlIJS. w1der-
i <:" ': il ';· I :11 il :' J ,', I 'I; i ; ground storCJ(Jc bnks, picnic area, 

restrOQllls. accessory facillUes,lIghling, 
slgnagll. landscailing. parking, water sup-,-
3ll'i, scwauc dlslloo.11 s~tcm 
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RESOLUTION NO. 97 -37 
BOARD Of SUPERVISORS, COUNTY Of MONO 

A RESOLUTION OF THE MONO COUNTY BOARD OF SUPERVISORS 
AMENDING THE TIOGA INN SPECIFIC PLAN 

WHEREAS, the Tioga Inn Specific Plan, which was originally approved in July 1993, 

requires that the Plan be reviewed on an annual basis; and 

WHEREAS, during this review, several adjustments to the Plan have been proposed; 

and 

WHEREAS, as discussed in the attached staff report, the proposed changes are 

minor in nature and are consistent with the County General Plan and the other 

provisions of the Tioga Inn Specific Plan; and 

WHEREAS, an Environmental Impact Report has previously been certified for the 

Specific Plan; and 

WHEREAS, in accordance with Section 15162 of the California Environmental 

Quality Act Guidelines, since no new significant impacts are anticipated, substantial 

changes ~ project circumstances have not occurred, and new information does not 

indicate additional significant effects or the need for additional mitigation measures, 

no further environmental analysis is required. 

NOW THEREFORE BE IT RESOL VEO that the Mono County Board of Supervisors 

adopts the following revisions to the Tioga Inn Specific Plan: (Note: the standard text 

is to remain; the strike through text are deletions, and ; the italicized text refers to 

changes.] 

1) Amend Page 7 - Full service restaurant 
The restaurant will be triangular shaped, eoftfol'ming to the shape of be built on 
the flat area on top of the ridge, with a parking lot screened by the terrain to the 
south and access from the same road as the hotel. 

2) Amend Page 10 - Project facilities and services - first paragraph 
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The water delivery system and sewage disposal system are not desigTleEi to 
serve any projects other than the four components of the Tioga Inn Specific 
. Plan. 

3) Amend Page 27 - Policy Sa 
Implementation measure sa(2): Other than access for authorized personnel to 
the parcel east of US a95 parcels adjacent to US 395, there shall be no access to 
the project from US 395. 

4) Amend Page 28 
+.- 8. Financing the Specific Plan 

5) Amend Page 17 - Policy 1b: The Hotel land use designation shall permit the 
following land uses: 

• A public res troom/shower/lau ndry facility may be permitted. 

Amend Page 17 - Under Implementation measure Ib(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 feet 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. 

6) Amend Page 19 - Implementation measure lc(2): Site development standards for 
the Full Service Restaurant land use designation shall be : 

• Oniflag pole shall be allowed on the restaurant parcel. Flag pole shall not exceed 20 
feet in height. The maximum area of the JUzg shall be 40 square feet. Rlumirration is 
not permitted. 

7) Amend Page 18 under Implementation measure 1b(2): 
• Signs shall be coordinated in desigs aAd cOfteept with all other faeility signs. 

Directioftal sigtl5 for registIatioft parkiftg; offiee, or deliveries shaY Be 
peflftitted with a ffi~ area of tftree square feet pet' siga faciftg. 
lliuminatioft shall be intiire~ in eoR:formanee 1, .... ·ith the Mefte COUftty Code. 
Oft struet1:lfe or OR hotel site signs ideRtifymg the hotel PPOp€Ry, RiHRe, 

ownership, and amenities shall be limited to a maximam of Ofte AWldred 
sqaa:re feet. 

• Signs - See Master Sign Program. 

Amend Page 19 under Implementation measure 1c(2): 
• Signs shall be .coordinated ifl desigs aAd eoReept with all other faeility signs. 

Directional sigtl5 for oeser\'atioft deek; parking; offiee, er delfrleries shall be 
permitted with a ffia)(iBulHl area of tMee square feet per sigR faemg. 
lli\!mination shall be iftd1reet ift eoftformanee with the MeRe COUftty Code. 
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Signs on the restaurant parcel idcnt:ifymg the restaUl'ilftt fta:lfte, oWi'\Crship, 
and amenities sha:ll Be limited to a maximti:H\ of sixty four square feet. 

. • Signs - See Master Sign Program. 

Amend Page 20 under Implementation measure Id(2): 
• SigT'tS shan be coordinated in design and conecpt with an other facility signs. 

Directional signs for fuel islands, parking; aU' and water, Of deli .. 'efies shall be 
peffRittcd ·with a maxHftttm area of three sq1:lafC feet per sign: faemg. 
l1lumination shaD Be indirect m eOMofB'lanee 'Nith the Mono COliAty Code. 
Signs idCAtUying the eon¥Cnience store property, ftame oWRCrship, and 
amenities shaD be limited to a ma>Umtml of forty eigh:t sq\:l3re feet. One 
montJ::ment style fuel brand logo idCAtifieation sign with a maxi:mtlm of 
twenty squafe feet per facmg shall be pemtittcd at a height of no greater than I 

permitted by the Mono CoWlty Code. 
• Signs - See Master Sign Program. 

Amend Page 28 
6. Master Sign Program 

(11) Intent 
The Master Sign Program is a requirement and mitigation measure of the Tioga Inn 
Specific Plan. The Specific Plan requires tlult all signs be coordinated in design and 
concept with all other facility signs. The Master Sign Plan will coordi7Ulte 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 sign within the Tioga Inn Specific Plan. 
• 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 1tUly be used but should not be the Ffeature 
of any sign or sign face. The exceptions to this are directional signs which may be 
plastic or metal. . 

• The background or unused portions of the sign facing will be painted in muted earth 
tone colors, or left in a natural state. 

• The sign area is calculated as the area tlult 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. 

• ·mumination for all signs shall be indirect or back lit channel letters. 

6c) Permitted Signs 
Monument signs - The Tioga Inn Specific Plan is permitted three monument signs for 
the three commerciallJUul uses. These signs will be visible to travelers on Highways 
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120 and 395. The muimwn height U1ill not aceed 10 pt. The sign fI1i1l run aaed 64 
sqwut fret per focing. Approximately 21 SIfIUU't foet fI1i1l lit Il10aJted for ad 
.commerdal use (convenima stort/jun MIa, hota, lind full seruice TtSttitmmt). 

The three monument signs are permitted within the Tioga Inn Specific Plan on the 30 
acre Hotel parcel. One sign mIly be installed along the Highway 120 corridor 
approximately 150 feet east of the gas station. Two monument signs may bt installed 
below the restaurant knoll adjacent to Highway 395. These signs are not permitted to 
be silhoueHed 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 
f' ' sign is an interior monument sign and will be used to primarily direct visitors to the 
I various facilities within the Tioga Inn Specific Plim site. This sign Wl11 generally not 
'til . be visible to travelers on Highway 120. 

Directional signs - Signs for air and water, registration, observation deck, 
parking, office, or deliveries shall be permitted with a maximum area of three 
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. 

• ~otel- Signs identifying the property, name, ownership, and amenities shall 
be limited to a maximum of one lumdred square feet sixty-four total square 
feet· 

• Restaurant - Signs identifying the property, name, ownership, and amenities 
shall be limited to a maximum of sixty four square feet forty-eight square feet. 

• Required signs- These signs include those mandated by federal, state, or loal1 
agencies (i.e. display of gas prices). 

6d) Prohibitions 
• No signs shall be permitted within the residential land use. 
• No monument or jreestJlnding signs shall be permitted off the Tioga Inn Specific Plan 

site. 

8) Integrate the letter from Tom May, lighting consultant, into the Specific Plan as 

number 7. lighting. 
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7. Lighting. 
Night time lighting for the project site is required to be screened and aimed in a manor 
.to reduce off site 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-ET4400 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 side 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 50 watt lamps on the 
down slope at 100 feet intervals. This will light the road with the light directed away 
from town. 

PASSED AND ADOPTED this 3rd day of June 1997 by the following vote: 
)L)1ES: Supervisors Farnetti, Inwood, Lawrence. Ronc; and Rowan. 
NOES: None. 
)LBSENT: None. 

15 )LBST.AIN: · None. 
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Tom Fametti, Chairman 

Mono County Board of Supervisors 

APPROVED)LS TO FORM: 

. , . .' 

Marshall Rudolph 
County Counsel 
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I. Introduction 

Page 1 

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 rr===== ======== ===========:::::;r 
County. Mono County's 
General Plan requires that a 
specific plan be prepared for 
this project. A Specific Plan 
requires environmental anal­
ysis prior to its considera­
tion by the Planning Com­
mission and Board of Super­
visors. The Tioga Inn pro­
posal has the potential to 
significantly affect the envir­
onment. For this reason, an 
environmental impact report 
(EIR) is also being prepared 
as a part of the specific plan. 
This document represents 
the consolidated specific 
plan and environmental im­
pact report. Although both 
the Specific Plan and its 
Environmental Impact _ Re­
port are being published 
together, the two are sepa­
rate documents. 

A. Specific plans 

Once the County has ~ 
adopted a general plan, it 
may prepare specific plans 

~"OJ:IO Count, 

that are intended to provide 
a more detailed and syste- Figure 1: Mono County, CalifornIa 
matic implementation of the 
general plan for all or part of the area covered by the general plan. 1 

l/Califomia Government Code (Ge) §65450 through §65457 states the legal requirements for Specific Plans. 

_ ______ The Company of Eric Jay ToU AICP ·1050 East William. Sui~ 407 . Canon Cicy, Nov.cIa 89701·702.883.8987 
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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 stan­

Explanation 1: Co~ents of _a specifIc plan 
(CC §65451) 

(a) A specifiC plan shall Include a text and a 
diagram or diagrams Which specify all of the 
following In detail: 

(1) . The distribution, location, and ex-
tent of the uses of land, Including open space, 
within the area covered by the plan. 

(2) The proposed·:dlstributlon. location, 
and extent and in.tensity of major components oJ 
public and private transportation. sewage, water: 
draInage, solid waste disposal. energy. and other 
essential 1=a6l11t.les proposed' t9 be,l.ocated wlthln 
the area covered by the ·, plan and needed to ' 
sapport the land uses described In th'e plan. 

(3) ." Standards and .eriteria bv"whlch de-
velopment will : proceed. and 'standards f.or, th'e 
conservation. development, ~and utilization 'of 
n'atural r~sources, wh'ere applicable. , , ..•. 

." (4), -: .; A program of' Implementation: mea­
sures In'eludlng regulations, programs,; pub·l.fc 
Works projects, and financing. me'asures' n'eces­
sar;y'to carry out paragraphs '{1> , (2) , .. and (3)~ ' 

(b) The specific,p'lan 'shall 'lnclude a 'state-
ment of the relationship o.fthe sp'eclfic plan-to 
the general plan. ' 

«'. 

dards and opportunities for devel­
opment of an individual parcel or 
group of parcels. A Specific Plan 
provides a means by which the 
County or a group of property own­
ers can develop a long-term compre­
hensive project over an extended 
number of years. The Specific Plan 
does not include "elements" as are 
present in a General Plan. 2 Its fo­
cus is on the policies related to 
development of the project area. 
Explanation 1 quotes the require­
ments of California Government 
Code for Specific Plans. 

2. Relationship of 
the specific plan 
to the (jeneral 
Plan (Ge 65451 (b)) 

The specific plan establishes 
goals, policies, implementation mea­
sures, development standards, land 
use, and zoning for an area. Specif­
ic Plans can be authorized by the 
Board of Supervisors or proposed by 
a private developer. Mono County 
and the property owner have pro­

posed preparation of the TIoga Inn Specific Plan, and the proponent (property owner) is respon­
sible for the costs of preparation, review, and implementation. 

The TIoga Inn Specific Plan provides supplemental and more detailed policies for the pro­
ject 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 detail than the General 
Plan. The Specific Plan, however, does not address the individual elements as established in 

2/EJements are the different topics or components of a General Plan that address land use, housing. circulation, 
and others. 

_______ The Company of Eric Jay Toll AICP . 1050 East W~liam. Suite 407 . Canon City. Nevada 69701·702.883.8987 
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the General Plan. For those policies of the General Plan that are not called out in the Specific 
Plan, the provisions of the Mono County General Plan apply,3 

To Coleville 

r 0 ~onora,." 

~(j]] 
PROJECT 

SITE 

To Smith Valll=y 

Figure 2: Lee Vining, Mono County 

, 

NORTH 

ill] 
t-:toL J.,.. ". WI AU :,· 

To Tonopah 

'" 

BISHOP 
To Indepenaen~ 

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

3/This conforms to the requirement of Government Code §65451(b). 

_______ The Company of Eric Jay Toll AICP . 1050 East William. Suite 407 . Canon City, Nevada 89701· 71J2 . 883 • 8987 
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3. Relationship between the Specific Plan and the Environmental 
Impact Report4 

The State CEQA Guidelines states "The requirements for preparing an EIR on a local ... plan 
... will be satisfied by using the ... plan ... as the EIR and no separate EIR will be required ... "s 
r;======================;) if the consolidated Plan and EIR 

~ LEE VINING 
NORTH 

W 
WJj 

Figure 3: Location of subject property 

contain all of the information re­
quired in the CEQA Guidelines 
along with a cover sheet or special 
section addressing where the points 
are listed. The cover sheet is a 
separate section of the table of con­
tents on page iv under the section 
entitled Environmental Impact 
Report Sections. Additionally, 
there are notations in the appropri­
ate section headings to identify the 
appropriate California Code of Reg­
ulations section of the CEQA Guide­
lines for which the text is applica­
ble. 

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

The implementation program 
in the Tioga Inn Specific Plan is 

tied to the proposed project by creating quantifiable implementation measures, or time-specific 
actions. This allows the implementing program to be incorporated into the mitigation 
monitoring and compliance program. In effect, the implementation measure serves as the 
blueprint for project conditions. 

4/Specific Plan content requirements: Relationship of the specific plan to the General Plan [California 
Government Code (GC) §65451(b)] 

'/14 CCR §15124. (Notation means TItle 14, California Code of Regulations, Section 15124) 

_______ The Company of Eric Jay Toll AICP . 1050 East Wdliam . Suite 407 . Gallon Ci~ Nevada 89701 ·702 • 883 • 8987 
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The Tioga Inn project site is located at the intersections of State Highway 120 and US 
Highway 395 at the southern edge of the Lee Vining area in Mono County. The project site is 
approximately two miles south of Mono Lake. It is located in a portion of the southeast quarter 
of the northwest quarter. and the southwest quarter of the northeast quarter of Section 14, 
Township 1 North, Range 26 East (MDBM). Figure 2 shows the general location in Mono 
COWlty. Figure 3 shows the location in relation to the community of Lee Vining. 

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

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

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

c. Tioga Inn project description (14 CCR §15124(c)) 

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

II/This seclion of the Specific Plan conforms to the requirements of 14 CCR §15124. which describes the 
requirements for Projoct descriptions in the CEQA Guidelines. The CEQA Guidelines are the common name to the 
contents of Title 14 of the California Code of Regulalions (14 CCR) beginning at §15000. which contains the 
administrative regulations for the implementation of the California Environmental Quality Act Although there are 
books published called "The CEQA Guidelines" or similar title. the administrative California Code of Regulations 
are the "official" state guidelines. The California Environmental Quality Act begins in the Public Resources Code 
(PRC) at §21000. In this document. the Guidelines are cited as 14 CCR §15XXX. and CEQA is cited as PRC §21XXX 

_______ The Company of Eric Jay Toll AICP • 1050 Ea,t William. Sui~ 407 . Canon City, Nevada 119701· 702 • 8113 • 119117 
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Figure 4: Lee Vining area land use map (Mono County General Plan Land Use Element) 
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Table A: Parcel sizes The Tioga Inn - hotel and accommodations 

Parcel 

1-Hotel 

Size 

30.3 

The hotel (Refer to Figure 6, the pull-out) is to be located 
adjacent to Highway 120 on a relatively level bench about eight 
hundred feet south of the intersection with Highway 395. The 

................ _-.. _ ............. .. · .. ·_ .. ·3 .... 6· ... ··0 ...... · hotel will contain 120 rooms, a coffee shop, banquet room, and 
2-Restaurant ................... _ .. _ ............. , ...... , ............. _.... a small retail gift shop primarily serving hotel guests. A swim-
3-Store 2.4 ming pool for hotel guests, with use by the local school and area 

................ _-_ ...... , .......... , ............................ swimming clubs, is also proposed. Parking for the hotel will be 
4-Residential 5.0 south of the structure, screened from view by the hotel building. 

. Total 73.7 Access from Highway 120 will be on a common drive located 
Source: 'Applicant immediately south of the parking lot at the bottom of a steep 

____________ north facing slope. The proposed two story hotel structure will 

be oriented in an east-west direction. presenting an end view to traffic on Highway 120 and 
taking advantage of hotel room views to the north and northeast toward Mono Lake, and west 
toward Tioga Pass. 

Full service restaurant 

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

Residential area 

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

Convenience store and gas station 

A smaller parcel immediately to the southwest of the hotel is proposed for a gas sta­
tion/mini-mart. The gas station will have two gas pumping islands and a smal14,BOO square 

_______ The Company of Eric Jay Toll AICP . 1050 East William. Suitr 407 • Canon City, Nevada 89701·702.8113.8987 
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Amend Page 7 - Full-service restaurant: 
The restaurant will be lriangwar shaped, conforming to the sha'pe of be built 
on the flat area on top of the ridge, with a parking lot screened by the terrain to 
the south and access from the same road as the hotel. 
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foot mini-mart. Parking areas will be screened from highway views by buildings, terrain, and 
landscaping. 

Design concepts 

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

Manicured and introduced landscaping (as proposed in the conceptual landscape plan de­
scribed in Table F on page 42) for all sites will be minimal. The introduced plant species will 
be limited to primarily decorative landscaping in and around the buildings and parking lots. 
Planters adjacent to the hotel and gas, station/mini-mart and immediate surrounding areas are 
also proposed. Landscaping around the residential housing will be native, low maintenance 
shrubs and small trees. The native sagebrush on the ridges and hillsides will be preserved and 
areas disturbed for installation of facilities or during construction will be revegetated with low 
profile indigenous plants. The excepti0ll to this will be the area viewing the pumice processing 
facility. This viewshed - located to the northeast of the hotel - will be planted with taller 
trees to block the view of the US Pumice facilities from the Tioga Inn. 

Project facilities and services 

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

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

Water supply is proposed to be derived from an existing well located east of Highway 395 
which will be connected to a new storage tank near the south boundary of the 64 acre parcel. 
A portion of the reservoir will project approximately five feet above a natural berm and will not 
be seen from either the highways or town. The well produces a suitable volume of potable 
water. It is described in greater detail in Chapter VI.A.2. The water pipe will be designed to 
meet flow requirements established by the Mono County Health Department and Lee Vining 
Fire Protection District (See Figure 9 on page 39 in the Facilities Plan Element). 7 

7/Specific Plans usually are prepared for large projects spanning multiple ownerships. The Specific Plan 
regulations callout for the location and siting of "distribution lines" for water supply and sewage disposal. 

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

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

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

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

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

open space lands and land designations 

Areas designated as "open space" are proposed to be retained in a natural condition. Three 
Opon space designations are proposed. Open Space - Preserve designation will be for lands 
that cannot be developed as a part of the project. The Open Space - Rlcilities designation is 

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

_______ The Company of Eric Jay Toll AICP • 1050 wt William • Sui~ '107 • Canon City. Nevada 89701 . 7r12 • 88) • 8987 
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for lands on which no surface construction will take place, other than small structures to 
provide access to Wlderground utilities. The Open Space - Facilities designation provides an 
open visual area, but does allow some surface disturbance. The third designation is Open 
Space - Support Services. This designation provides the locations certain above-ground 
facilities, such as the water tank and well house. It does not provide for construction of 
additional facilities. 

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

Phasing 

The project is proposed to be developed in phases. Each of the proposed components of 
the Specific Plan is dependent upon development of the infrastructure that is designed to serve 
the hotel and its related facilities. The Tioga Inn's primary infrastructure - road access, and 
water supply - is to be constructed in concert with the construction of the hotel. Sewage 
disposal systems may be constructed with the appropriate land uses because each use on the 
project has an independent disposal system. Some of the infrastructure components that are 
related only to one aspect of the project - for example, the road to the residences - may be 
constructed as a part of that phase. The Specific Plan provides that the project be developed 
in the following progression.8 

Table B: project phasing 
• '.:.:::;:::.;.:-:::::: ... ::.::.> .. : .... : . ..... :-:::.:: ...... ':';': ';"-.;v-:-:"'*.; . '.' - -- - .. , .}:i·""',,-· ... , 
Phas~andfa-=-IUtY : ":. 

v _ 

What's·lnclude-d ~ , 
.' 

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

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

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

8INo timelines or time limits are established on when the phases occur, as long as the phases occur in this order. 

______ The Company of Erie Jay ToU AICP . 1050 Ea.t William. Suite 407 . Canon City, Nevada 69701·702.883.8957 
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Amend Page 12 - to allow for the building of a Convenience Store before the Hotel, as 
specified in Exhibit C. 
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Phase and facility What's Included 

IV. Full service restaurant Restaurant, observation deck, signage, 
landscaping, accessory facilities, park-
ing. water supply. sewage disposal sys-
tem 

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

other agencies that may use the EIR 

The following agencies are expected to make use of the EIR when considering future 
permits for the project: 

Table C: Use of the Environmental Impact Report by other agencies 
. '-'~' ., .. . , 

AGENCY . PERMIT OR USE OF THE EiR " 

California Regional Water Quality Control Responsible agency; Waste Discharge 
Board - Lahontan Region Permit. if required 

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

CalifornIa Department of Fish and Game Trustee agency; no permIts required 

CalifornIa Department of Forestry Trustee agency; review of plans for fIre 
safety and wildfire protection 

Mono County Department of Responsible agency; permits are requlr-
Environmental Health ed for the sewage disposal systems; 

small water system permit; permits will 
be required for the restaurant kitchen, 
any kitchen in the hotel. the swimming 
pOOl, and spa. 

Lee VinIng Fire Protection District Local public agency; inspection or re-
view of plans for conformance wIth fire 
safety regulations. 

Approvals required 

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

______ The Company of Eric Jay ToU AICP ·1050 Ea,t W,lIiam . Suit< 407 . Canon City, N~ 69701·702. BBJ • B9B7 
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Certification of the Environmental Impact Report. The Specific Plan is consolidated with an 
environmental impact report. The EIR provides a range of mitigation measures that will 
eliminate or reduce potentially significant environmental impacts. These "conditions" or 
mitigation measures are incorporated into the Specific Plan as policy and implementation 
programs. The EIR must be certified by the Board of Supervisors prior to taking action on 
the Plan. Certification of the environmental impact report is a separate action from ap­
proval of the project. 

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

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

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

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

B. EnVironmental setting (14 CCR §15125) 

1. The County (14 CCR §15125) 

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

The Mono County economy is predominantly recreation-oriented. The County offers skiing, 
camping, hunting, fishing, and other visitor-activities. In 1992, the County had an estimated 
population of 10,403, an increase of 4.5 percent over the 1990 Census population of 9,956 full 

_______ The Company of Eric Jay Toll Alep . 1050 Ealt Wdliam • Suite 407 . Canon City, Nevada 89701·702.883.8987 
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time residents. 9 Nearly half the population re-,..-------~-------~ 
sides in the County's only incorporated commun- Table D: Lee VIning area 
ity, Mammoth Lakes. census data 

Lee Vining, the unincorporated community 
where the project is located, had a 1990 popula­
tion of 285 full time residents, an increase of four­
teen percent from 1980. 10 Lee Vining is a sum­
mer staging area for visitors to Yosemite National 
Park; the east gate to the Park on Highway 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. 

2. Consistency with plans (14 
CCR §15125(b» 

The Mono County General Plan includes land 
use policies for the Mono Basin communities of 

Data 1980 1990 

Population 250 285 
••••• _ ,_ ••••••••• _ .......... . .. .. ... 0'0 ••.• .• .• _ ....... . .......... ~ ••.••••••• _ ..... ..... _ ................ , . ..... _. 

Households r02 120 ................. ................... ........ ............... ... .......................... ........................ 
, , , 

Average age . 49.3 ." . 33.9 
"' .... _ ............................................................ ~ ............... --............... .. .. . 
Ave HH Income $2Q;498: $35;000 

....... _ ....... . ......... .. ...... ... ...................... ..... ___ .. .... .... n .. ...... ....... . _ . ...... ~ ... """ 

Persons/HH '2.45' 2:38 

Population distribution 'by':age 
Age groups •..••.•. ; ~ ":.',,' -' Percent 
Under 18 . . . . ....... ' .... -.; .. ' . 21.4 

.18-21 ... . . ....... ',. ' ~ : '. " '~ '~~< .' '.< 6.0 , 
21-29 ....... .. ... > ::: " . 0.> ., 12:3 ' 
30-44 ' , .' .. ' ; :.<' ,i~ \<"'::',37 5 . 

~ .. .. . ... . . .. ,' • • • • 0." • • , ~ , •• ~ .• • ~.::: • • • :.~ • • ~ .. • 

' 5 54 . - <,', .. "'L . :"'11:0':9' 4 - . ........... .. . . ~ . . ." :.", ...... '" ; . 
55-64 " .. v " .>'"" 6.3 

6:0 

Lee Vining and Mono City. These policies are ,.,::.' . \ ~ ". ' . 
intended to direct private development into pat- Note: '~H" means ."hou.sehqli:r··: '; t: "': :- . ~ 

th I · . d . Source. 1990.Census, 9354-LZlp .Co.de. l3efer 
terns at prevent spraw , serve VISItors an tour- to Foo'ncite '10. t<:;:'''~.f .. ·-::~rm .:.: 
ists to the County, and protect scenic resources. ' .: , 
The proposed Tioga Inn Specific Plan conforms to 
these requirements. 

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

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

9/Califomia Department of Finance, Population Research Bureau, 1992. 
to/CACl. Inc., 1990 Neighborhood Demographics Report for the 93541 Zip Code: Mono County, California 

(Arlington, VA: CompuServe, October, 1992). 
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The terrain is gently to steeply sloping over the east-west course of the property. There 
are several natural benches on the property upon which all development is proposed. The area 
is generally scrub vegetation with a predominance of sagebrush. Several scattered pine trees 
are onsite as well. 

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

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

4. Rare and unique environmental resources (14 CCR §15123(a» 

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

_______ The Company of Eric: Jay Toll AICP . 1050 Ea.t William. Suire -407 . Canon City, Nevada 89701·702.883.8987 
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II. Specific Plan goals, policies, and 
implementation programs11 

1. Land use12 

Goal 1: Enhance visilo~orienled services in the Lee Vming area. 

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

Implementation measure ' la(l): Permit the land use designations "Hotel," "Full 
Service Restaurant," "Residential," "Convenience Store/Fuel Sales," 
"Open Space-Preserve," "Open Space-Facilities," and "Open 
Space-Support" to be the land use designations of the Tioga Inn Spe­
cific Plan. 

Implementation measure la(2): Limit the siting of the land uses to the parcel 
designations and locations on Figure 7. 

Policy lb: The Holelland use designation shall permit the following land uses: 

Implementation measure lb{l): The Hotel land use permits a facility with a maxi­
mum of one hundred and twenty rooms for overnight guests. The Hotel 
facility land use allows the following accessory uses: 

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

• A coffee shop with a maximum capacity of 50 persons 
• Kitchen and food preparation facilities 
• 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 

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

• Parking facilities, uncovered 
• Appurtenant service and delivery bays, storage areas, and enclosed 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 

l1/Specific Plan content requirements: Program of implementation measures [GC §65451(a)(4)] 
12/Specific Plan content requirements: Distribution and extent of land use [GC §65451(a)(1)] 

_______ The Company of Eric Jay Toll AICP ·1050 Ean William, Suite "107 • Canon City, Nevada 89701· 7CJ1. . 88) • 8987 
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Amend Page 17 - Policy Ib: The Hotel land-use designation shall permit the 
following land uses: 

• A public restroom/shawerjlaundry facility may be permitted. 

Amend Page 17 - Under Implementation measure Ib(2): Site development 
standards for the Hotel land-use designation shall be (Refer to Footnote 13): 

• The public restroom/shawerjlaundry 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. Location of building will be in tlze vicinity of tile swimming pool. 
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• 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 lb{2}: Site development standards for the Hotel land use 
designation shall be:13 

Policy lc: 

• Maximum building height: thirty feet from the top of the stem wall to 
the top of the roof line. Chimneys, gables, and snow control devices 
shall not be counted in the height calculation. 

• Building envelope: The hotel and parking lot shall be sited in substan­
tial conformance with the location of the facility as shown in Figure 7. 

• Waste disposal containers: Shall be located within a screened and gated 
area. 

• 

• 

• 

Parking requirements: A minimum of one standard-sized vehicle 
parking space for each guest room, plus two spaces for resident 
manager's quarters. A minimum of two bus or recreation vehicle-sized 
parking spaces. A minimum of one parking space for each two 
projected employees. Parking shall be paved and striped in confor­
mance 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 conditioning and similar 
exterior mechanical equipment) located outside of the structure shall be 
sited so that the equipment cannot be seen from Highway 120 or US 
395. No roof-mounted antennae shall be permitted to be higher than 
the roofline. 
Signs shall be coordinated in design and concept with all other facility 
signs. Directional signs for registration, parking, office, or deliveries 
shall be permitted with a maximum area of three square feet per sign 
facing. Illumination shall be indirect in conformance with the Mono 
County code. On-structure or on-hotel-site signs identifying the hotel 
property, name, ownership, and amenities shall be limited to a 
maximum of one hundred square feet. 

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

Implementation measure lc{l}: The designation permits a freestanding full service 
restaurant with a maimum five thousand square foot interior dining 
area, not including offices, kitchen, 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, 

13/Specific Plan content requirements: Standards and criteria for development lGC §65451{a)(3)] 
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Amend Page 18 under Implementation measure lb(2): 
• Signs shall be coordinated in design and concept '...,ith all other facility signs. 

Directional signs for registration parking, office, or deliveries shaH be 
permitted with a maximum area of three square feet per sign facing. 
lllumination shall be indirect in conformance with the Mono County Code. 
On structure or on hotel site signs identifying the hotel property, name, 
ownership, and amenities shall be limited to a maximum of one hundred 
sqaare feet 

• Signs - See Master Sign Program. 
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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 tiailers, and tour busses 

• Public observation deck 
• Appurtenant service and delivery bays, storage areas, and enclosed 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 lc(2): Site development standards for the Full Service 
Restaurant land use designation shall be (Refer to Footnote 13): 

Policy ld: 

• Maximum building height: twenty feet from the top of the stem wall to 
the top of the roof line. Chimneys, gables, and snow control devices 
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 
Figure 7. 

• Waste disposal containers: Shall be located within a screened and gated 
area. 

• 

• 

• 

Parking requirements: A minimum of fifty standard-sized vehicle park­
ing space. A minimum of two bus or recreation vehicle-sized parking 
spaces, and a minimum of five 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, v.entil-ati-on, ain:onditioning and similar 
exterior mechaRieal -equipment) located outside of the structure shall be 
sited so that the equipment cannot be seen from Highway 120 or US 
395. No roof-mounted antennae shall be permitted to be higher than 
the rootline. 
Signs shall be coordinated in design and concept with all other facility 
signs. Directional signs for observation deck, parking, office, or 
deliveries shall be permitted with a maximum area of three square feet 
per sign facing. Illumination shall be indirect in conformance with the 
Mono County code. Signs on the restaurant parcel identifying the 
restaurant name, ownership, and amenities shall be limited to a 
maximum of sixty-four square feet. 

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

_______ The Company of Eric Jay Toll AICP • 1050 Ea.t WdlWn • Suite 407 . Canon City, Nevada 69701· 7m • 663 . 6967 
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Amend Page 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 tile flag shall be 40 square feet. illumination is 
not permitted. 

Amend Page 19 under Implementation measure 1c(2): 
• Signs shall be coordinated in design af\d con:cept witA all other facility sigfls. 

Directional signs for observation deck, parking, office, or deliveries shall be 
permitted v/ith a maximum area of three square feet per sign: facing. 
Illuminatiofl shan be indirect in conformance with the Mono Cotinty Code. 
Signs on the restaurant parcel identifying the restaurant name, o'l.,nership, 
and amenities shall be limited to a maxtmUB'l of sixty roUP sq1:lare feet 

• Signs - See Master Sign Program. 
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Implementation measure ld{l}: The Convenience Store/Fuel Sales shall include 
the following land uses: 

• A retail store and fuel purchase facility not exceeding 4,800 square feet 
of gross floor area. 

• A maximum of two fuel islands with four multi-grade dispensing 
stations per island for a total of eight 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, enclosed trash receptacle area 

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

• Underground fuel tanks 
• 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 ld{2}: Site development standards for the Convenience 
Store/Fuel Sales land use designation shall be (Refer to Footnote 13): 

• Maximum building height: twenty feet from the top of the stem wall to 
the top of the roof line. Chimneys, gables, and snow control devices 
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 located within a screened and gated 
area. 

• 

• 

• 

Parking requirements: A minimum of ten standard-sized vehicle park­
ing spaces. A minimum of two bus or recreation vehicle-sized parking 
spaces. A minimum of two parking 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 facility. 
Location of mechanical equipment, telecommunications antennae: All 
mechanical equipment (heating, ventilation, air conditioning and similar 
exterior mechanical equipment) located outside of the structure shall be 
sited so that the equipment cannot be seen from Highway 120 or US 
395. No roof-mounted antennae shall be permitted to be higher than 
the roofline. 
Signs shall be coordinated in design and concept with all other facility 
signs. Directional signs for fuel islands, parking, air and water, or 
deliveries shall be permitted with a maximum area of three square feet 
per sign facing. Illumination shall be indirect in conformance with the 
Mono County code. Signs identifying the convenience store property, 
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Amend Page 20, Implementation Measure 1 d( 1) - to allow for a two-bedroom apartment, 
not to exceed 1,500 square feet, as part of the convenience Storel Fuel Sales, as specified in 
Exhibit B. 

Amend Page 20 under Implementation measure Id(2): 
• Signs shall be coordinated in design and concept with all other facility signs. 

Directional signs for fuel islaRds, parkiftg; ail' and water, or deli'.reries shall 
he permitted witA a maximum area of three square ~et per sign facing. 
Illumination sAaH he iftdirect ift conformance 'NitA the Mono County Code. 
Sigfts idefttifying the convenience store property, name oV'Inership, and 
amenities shall be limited to a maximu.m of forty eigftt square £eet. One 
monument style fuel brand logo identification sign ..... itl=l a Bla)(lmUm of 
tweaty square feet per ~€ing shall be permitted at a heigl=lt of no greater fuiHl 
permitted by the Mono County Code. 

• Signs - See Master Sign Program. 
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name, ownership, and amenities shall be limited to a maximum of forty­
eight square feet. One monument style fuel brand name logo identifica­
tion sign with a maximum of twenty square feet per facing shall be 
permitted at a height of no greater than permitted by the Mono County 
Code. 

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 often 
residential dwelling units. The units may be constructed in a configura­
tion of either single family residences or five structures with two 
dwelling units (duplex). 

• 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 Highway 120 or US 395. 

• Attached private garage or covered parking shall be permitted 
• Home businesses in conformance with the single family residential 

zoning district provisions of the Mono County Code shall be permitted. 
• One or more of the residential units may be made available as employee 

housing 
• No signs shall 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 1e{2}: Site development standards for the Residential 
land use designation shall conform to the requirements of the Mono 
County Code for the Two-Family Residential (Duplex) 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, provided that those 
residents caring for pets have fenced yards or fenced areas to restrain 
the pets from reaching deer foraging areas (Refer to Footnote 13). 

Implementation measure 1e{3}: The area on which residences are sited shall not be 
further subdivided. 

Policy 1f: The Open Space-Preserve designation shall permit the following uses. 
Improved landscaped areas and native or undisturbed areas retained as 
landscaping shall be a part of the open space group (Refer to Footnote 13). 

Implementation measure 1f{1}: Physical development within Open 
New Space-Preserve areas is limited to underground utilities. 

_ ______ The Company of Eric Jay Toll AICP ·1050 Ea,t Wuliam . Suite 407 . Canon City, Nevada 89701·702.55). 59B1 
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overhead utilities shall be classified as surface structures, and are not 
permitted in this classification.14 Snow storage shall be permitted. 

Implementation measure lJ(2): Underground leach fields shall be permitted. The 
partially buried water storage tanks may be placed within an Open 
Space-Preserve area, provided that introduced landscape screening is 
planted around the view-sides of the tanks. 

Implementation measure lJ(3): No above ground structures of any type shall be 
permitted in the Open Space-Preserve designation as shown on 
Figure 7. 

Policy 19: The Open Space-Facilities designation shall permit the following 
uses: 

Implementation measure 19(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 open space are permitted in the Facilities 
designation. In addition, above ground appurtenance structures, such 
as the well house, buildings or storage areas for propane tanks, 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 lh: The Open Space-Support designation shall permit the following uses: 

Implementation measure lh(l): 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, and parking 
area expansion when and if needed. Examples of accessory buildings 
include the buildings for storing snow removal equipment, amendments 
and nutrients for introduced landscaping, 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 Highway 120 
and US 395. 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 
ornamentals. 

14/Existing overhead utility lines may be retained. 
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Goal 2: Ensure adequate facilities for the Specific Plan development 

Policy 2a: All applicable permits shall be obtained for water and wastewater 
facilities. 

Implementation measure 2a(l): 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 water 
and wastewater permits. This measure shall not ·apply to the construc­
tion 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 all water and wastewater facilities have 
been constructed to the satisfaction of the department. 

Policy 2b: Ensure that there is an adequate fire prevention management program. 

Implementation measure 2b(l): Prior to the issuance of any building or grading 
permits, the Planning Director shall receive a letter from the Lee Vining 
Fire Protection District and the California Department of Forestry 
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 Protec­
tion District indicating that the buildings conform to fire safety and pre­
vention requirements. 

Implementation measure 2b(3): Ail fire suppression systems and facilities, locations 
of 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): AI! fire prevention systems shall be maintained in 
a usable and safe condition in perpetuity. An inspection shall be 
required on a periodic basis meeting the reasonable requirements of the 
Lee Vining Fire Protection District. 

15/Specific Plan content requirements: Location and extent of major facilities [GC §65451{a)(2)J 
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3. Design 

Goal 3: Strive to reduce the projecfs visual intrusiveness in the area. 

Policy 3a: Minimize site disturbance. 

Implementation measure 3a(1): Prior to the issuance of a certificate of occupancy 
for any of the site facilities, the planning director shall approve a 
revegetation plan for areas within the open space designations disturbed 
during construction of underground facilities. 

Implementation measure 3a(2): The revegetation plan shall be submitted in a form 
conforming to the requirements of the Mono County's Landscape and 
Revegetation Plans application form. The plan shall identify the range 
of vegetation to be replaced in the disturbed areas in conformance with 
the conceptual landscape standards in Table F. 

Policy 3b: Maximize the use of indigenous species. 

Implementation measure 3b(l): The landscaping plan shall identify the location of 
areas disturbed during construction that shall be revegetated with native 
species. The native species are to be used to the greatest extent possible 
throughout the project area. 

Policy 3c: Utilize introduced landscaping that provides additional screening at 
maturity to aid in the visual blending of the project into the natural 
landscape. 

Implementation measure 3c(1): Utilize the provisions of Table F on page 42 as the 
general guideline for landscaping. 

Implementation measure 3c(2): Prior to issuance of any building or grading per­
mits, the project proponent shall submit for the review and approval of 
the Mono County Planning Department a detailed landscape plan which 
specifies design, location, and species of vegetation and that is in 
substantial conformance with the conceptual landscape standards con­
tained in Table F. The landscape plan shall show existing trees on the 
project site which shall be maintained on site and incorporated into 
landscape plans. The plants specified shall be of appropriate age and 
size to reach a mature screening height or bulk in the Mono Basin cli­
mate within three to seven years. 

Implementation measure 3c(3): The landscape plan shall focus placement on the 
visually prominent areas identified in Figure 11. In these identified 
areas, mature, indigenous, drought-resistant species shall be planted in 
a manner which maximizes visual screening quality. Landscape tech-

_______ The Compaoy of Eric: Jay ToU AICP • 1050 wt WJ6am. Suite 407 • Canon City, Nevada 69701' 7cn. 683 • 6967 
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niques designed to screen or block the view of passenger vehicles from 
Highways 120 and 395 shall be employed in the restaurant parking area 
and on the ridge line where homes are proposed. 

Ensure that introduced landscaping is maintained, fertilized, weeded, 
and irrigated as necessary to prevent plantings from becoming diseased 
or dying. 

Implementation measure 3d(1): All landscaping shall be maintained in a vigorous 
and healthy condition in perpetuity. Some flexibility is needed in case 
of extreme drought situations, but for the most· part the intent of the 
Plan is to ensure that if introduced landscaping does not survive, it is 
replaced and as closely as possible to age or maturity. 

Policy 3e: Provide landscaped areas for picnicking, walking, and relaxation. 

Implementation measure 3e{1): The picnic and walking areas within developed 
portions of the project shall be designed for water conservation, visual 
attractiveness, and as a visual complement to the area. The final plans 
shall be submitted for the approval of the planning director prior to the 
use or occupancy Convenience Store/Fuel Sales component. 

Policy 3f Ensure a visually attractive development. 

Implementation measure 31{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 3j(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 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. 

Policy 3g: Strive to reduce. the reflective glare from the development once in 
operation. 

Implementation measure 3g(1): The proponent shall shield, aim, and direct lighting 
to provide illumination of target areas with minimal offsite visibility. 
The Planning Department may require indirect or offset lighting at 
ground level in lieu of overhead illumination. Prior to the commence­
ment of use or occupancy of any individual structures or facilities, the 
Mono County Planning Department shall conduct a night-time visual 
inspection of lighting. 

_______ The Company of Eric Jay Toll AICP • 1050 u.t WdUam. Sui~ 407 • Calion City, Nevada 89701· 71J2 . 883 . 8987 
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Integrate the letter from Tom May, lighting consultant, into the Specific Plan as 

number 7. Lighting. 

7. Lighting. 
Nighttime lighting for the project site is required to be screened and aimed in a manner 
to reduce off-site impacts. In order to reduce potential lighting impacts the follawing 
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 taward the tawn and would maximize light distribution on the ground 
surface. 

• Place metal glare shields on two side of the canopy lights facing tawn. These shields 
should project 2 - 6 inches belaw 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 50-watt lamps on the 
down slope at 100-feet interoals. This will light the road with the light directed away 
from town . 
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4. Natural environment 

Goal 4: Conserve the potential for forage in the Plan area. 

Policy 4a: Maintain areas for deer feeding and gathering within the open space 
areas of the project site. 

Implementation measure 4a(l): The construction plans shall clearly identify areas 
of the project that shall not be disturbed or developed. All reasonable 
efforts shall be undertaken to avoid the habitat having the greatest value 
to deer. These areas shall be retained in native vegetation to provide for 
forage for the deer herd. 

Policy 4b: Protect the general habitat through retention of naturally vegetated 
areas. 

Implementation measure 4b(1}: The final landscape plan shall incorporate develop­
ed paths that are designed to avoid deer foraging areas. Controls may 
be implemented to ensure that path users are constrained to the paths 
and do not wander into wildlife areas. The Planning Director, at his 
option, may accept other methods for control and protection of habitat 
areas. Informational or interpretive signs explaining the purpose of the 
path system and the need to protect deer foraging areas shall be placed 
a strategic points along the pathways. 

Implementation measure 4b(2): Livestock grazing shall continue to be precluded 
from the site. 

Policy 4c: Avoid construction during peak migration periods or times. 

Implementation measure 4c(l): Construction activities shall be scheduled dUring 
daytime hours. When possible, construction equipment - such as 
earth moving equipment - shall be used sparingly during critical mi­
gration periods. Implementation may be accomplished by establishing 
appropriate zones or areas in which activities can take place during 
critical migration times. 

Policy 4d: Prohibit unauthorized off road vehicle activity. 

Implementation measure 4d(l): Road construction shall be limited to the areas 
identified on the approved land use plan (Figure 7). Public vehicle ac­
cess within the project area shall not be permitted off of paved roads. 
Appropriate fences or gates shall be employed. 

Policy 4e: Provide facilities for pets to prevent domestic animals from wandering 
loose on the property. 

_______ The Company of Eric Jay Toll AICP ·1050 Ean W.JUam . Suite -w7 • Calion City, Nevada 89701'702.883.8987 
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Implementation measure 4e{1}: Place limitations on the ability of pets belonging to 
facility customers or guests to range on the property. Outdoor kennels 
and designated pet areas serving customers and guests shall be provided 
within the appropriate land use designation. The designated pet areas 
shall be fenced, and facility guests shall be required to restrict pets to 
the fenced areas. 

Implementation measure 4e(2): Leases for tenants at the residential units shall 
include a requirement that pets be contained within an enclosed area 
or kept on leashes when not in a kennel. 

5. Traffic and circulation 16 

Goal 5: Maintain safe traffic access. 

Policy Sa: Conform to the requirements of the California Department of Transpor-
tation for project access. 

Implementation measure 5a(1): Prior to the 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 indicating that the proponent has satisfied its require­
ments for construction of the encroachment and connection between the 
project area and Highway 120. 

Implementation measure 5a(2): Other than access for authorized personnel to the 
parcel east of US 395, 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 
the standards identified in Table G. 

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 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. 

16/Specific Plan content requirements: Location and extent of transportation system [GS §65451(a)(2) 

_______ The Company of Eric Jay Toll AICP . 1050 Ea.t William. Suite 407 • Canon City. Nevada 89701· 7cn . 883 . 8987 



) 

Page 27a 

Amend Page 27 - Policy Sa 
Implementation measure 5a(2): Other than access for authorized personnel to 
the parcel east of US 395 parcels adjacent to US 395, there shall be no access to 
the project from US 395. 
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6. Financing the specific Plan17 

Page 28 

The Specific Plan represents a private project for which no public monies are proposed. 
The proponent is responsible for obtaining all funds for development. The implementation 
program contains components that tie use and occupancy of the project to completion of the 
various infrastructure,landscaping, and mitigation programs. This ensures that the project will 
not proceed without completion of the construction. 

17/Specinc Plan content requirements: Program of financing measures [GC §65451(a)(4)] 

_______ The Company of Eric: Jay Toll AICP ·1050 Ea.t William . Suite 407 . Canon City, Nevada 89701·702..88).8987 
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Amend Page 28 
~ 8. Financing the Specific Plan 

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 tllat 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. 
• 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. 

• The background or unused portions of the sign facing will be painted in muted earth­
tone colors, or left in a natural state. 

• 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. 

• fllumination for all signs shall be indirect or back-lit channel letters. 

6c) 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 Jeet. The sign will not exceed 
64 square Jeet per facing. Approximately 21 square feet will be allocated for each 
commercial use (convenience store/Juelsales, 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 Jeet 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. 
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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 Highway 120. 

Directional signs - Signs for air and water, registration, observation deck, 
parking, office, or deliveries shall be permitted with a maximum area of three 
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 one hUfldFed sEJ:1:tare feet sixty-four total square 
feet. 

• Restaurant - Signs identifying the property, name, ownership, and amenities 
shall be limited to a maximum of sixty ro1:tT square feet forty-eight square feet. 

• Required signs- These signs include those mandated by federal, state, or local agencies 
(i.e. 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. 
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III. Summary of environmental effects and 
mitigation (14 CCR §151231 

A. Environmental review 

A notice of preparation was filed in early 1992. The County conducted a seoping meeting 
in Lee Vining. Environmental issues raised at the seoping meeting, including impacts on 
groundwater quantity and quality. surface water quality, impacts to Lee Vining Creek, wildlife, 
botanical, seismic safety, traffic, and visual/resthetics, are addressed in the environmental 
impact report and specific plan. Economic issues are addressed in a separate report contained 
in Volume II - Technical Appendices. This document is available separately from the Mono 
County Planning Department. 

The Draft Environmental Impact Report was released on March 8, 1993. The forty-five 
day public review period started on March 10, 1993 and concluded on April 30, 1993. The 
comments received during review period begin on page 62. 

When considering the project for approval, the decision-makers can require that the 
mitigation measures be incorporated into the project as conditions of approval. In addition, if 
the mitigation measures are part of the project approval, a program called a Mitigation 
monitoring and compliQJ1ce program must also be adopted to ensure that the mitigation 
programs are carried out. 

With a policy document like the Tioga Inn Specific Plan, the mitigation programs must 
be incorporated into the specific plan in order to be carried out. This means that the project 
itself may be changed by requiring that identified mitigation measures be a fixed part of the 
project. This method, which is much stronger in terms of enforcement than mere project 
conditions, adopts mitigation programs as part of the Specific Plan document. 

B. summary of environmental effects and mitigation 
(14 CCR §151231 

The California Environmental Quality Act provides ElR preparers and reviewers with a 
list of issues which are considered to be minimal thresholds for determining whether 
environmental impacts are significant.16 This summary will identify which of the CEQA­
inspired impacts are significant and summarize the threshold used in reaching the conclusion. 
This list encompasses all of the issues that were raised in the scoping meeting. Of the 
environmental effects identified ill the initial study and the scoping meeting, only the visual 
impacts remain as a significant effect for which no mitigation is feasible. 

l8/0PR CEQA Guidelines, Appendix G, page 194. 
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Table E: Summary of Impacts, conclusions, and mItigation 

I CEQA Issue I Conclusion I Summary I Mitigation 

Conflict with adopted environmental The proposed project will not conflict Not a sig- No mitigation 
plans and goals of the community with adopted and proposed General nificant required 
where it is located Plan goals and policies. Source: impact 

Mono County Planning Department. 

Have a substantial. demonstrable neg- The project is in a generally visible Significant Design and de-
ative resthetic effect location. With the subjective thresh- impact velopment stan-

olds for determining resthetic Reduced dards are pro-
impacts. the project's impact is po- to insignifi- posed for the 
tentially significant. The develop- cant levels construction, 
ment takes place adjoining an area by mitiga- operation. and 
designated as "Retention" using tion. ongoing mainte-
USFS visual resource quality objec- nance of the 
tives 19 Source: Earthmetrics Visu-
aI Impact Analysis20 (Appendix) 

project 

and Master Environmental Assess-
ment. 

Substantially affect a rare or endan- The project is not within any of the Not a sig- No mitigation 
gered species of animal or plant or the foraging or migration ranges of the nificant measures are re-
habitat of the species; or interfere sub- mule deer, a Department of Fish and effect quired 
stantially with the movement of any Game species of special concern. 
resident or migratory fish or wildlife There are no rare or endangered 
species; or substantially diminish habi- plant or wildlife species onsite.21 

tat for fish. wildlife or plants Source: Plant and Wildlffe Report 
(Appendix). 

Breach published national, state, or The project will not result in any Not a sig- Mitigation is not 
local standards related to solid waste waste management generation that nificant required 
or litter contro\. breaches adopted waste manage- effect 

ment plans. Source: Mono County 
Department of Public Works 

19/Retention refers to a scenic quality rating established by the United States Forest Service (USFS) that defines 
views or viewsheds worthy of being retained or protected. 

20/Certified/Earthmetrics. Inc.. Visual Impact Analysis for the Tioga Inn Specific Plan ElR. (Brisbane: 
Certified/Earthmelrics. July and September. 1992). Incorporated by reference as Report 2 in the Volume II -
Technical Appendix. 

21/ Timothy J. Taylor. Tioga Inn Vegetation and Wildlife Assessment Study Final Report Uune Lake. CA: Timothy 
J. Taylor Consulting Biologist. June. 1992): and 

Mark Bagley. Rare Plant and Vegetation Survey of the Tioga Inn Project Area (Bishop. CA: Mark Bagley 
Consulting Biologist. October. 1992). Both reports are in the Volume II - Technical Appendix as Report 3. 

________ The Company of Eric Jay Toll AICP . 1050 East William. Suitr 407 . c.. .. on City, Nevada 89701·702.883.8987 
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CEQA Issue 

Substantially degrade water quality 

Contaminate a public water supply 

Substantially degrade or deplete 
groundwater resources; or interfere 
substantially with groundwater re­
charge. 

Disrupt or adversely affect a prehis­
toric or historic archaeological site or a 
property of historic or cultural signifi­
cance to a community or ethnic or so­
cial group; or a paleontological site ex­
cept as a part of a scientific study 

COilcluslon 

The project has incorporated into its 
design appropriate drainage control 
standards to retain excess stormwat­
er onsite. The sewage disposal sys­
tem will conform to State and local 
health standards, which prohibit dis­
charge of contaminated water into 
ground or surface water supplies.22 

Source: Kleinfelder report (Ap­
pendix), applicant 

The project will not have discharges 
that have the potential to contami­
nate public water supplies. Source: 
Kleinfelder Report 

During the scoping process, there 
was a fair argument that the water 
supply requirements for the project 
would result in a reduction of avail­
able groundwater and interfere with 
the flows in Lee Vining Creek. Well 
water draw-down tests determined 
that this concern is not likely to oc­
cur. Source: Kleinfelder report 
(Appendix) 

Summary 

Potentially 
significant 
effect. 
Reduced 
to levels 
that are 
not signifi­
cant by 
mitigation 
measures 

Not a sig­
nificant 
effect 

Not a sig­
nificant 
effect 

There are no important archaeologi- Not a sig-
cal resources onsite. Source: Mast- nificant 
er Environmental Assessment effect 

Page 31 

Mitigation 

Mitigation re­
quires engineer­
ing design for 
water, wastewa­
ter, and drainage 
systems to be 
approved by Re­
gional Water 
Quality Control 
Board and Mono 
County Health 
Department. 

No mitigation 
required 

No mitigation 
required 

No mitigation 
required. If CUl­
tural resources 
are discovered 
during construc­
tion, standard 
procedures for 
contact and site 
assessment ap­
ply, even though 
not specifically 
caJled out. 

22/Michael W. Fies and Ray H. Davis, Modified Phase 1 Groundwater Resources Assessment and Review of a mult 
Investigation Report for the Tioga Inn Specific Plan, Lee Vining, California (Reno, NV: Kleinfelder, Inc., August 21, 
1993). Incorporated by reference and contained in Volume II - Technical Appendix, as Report 1. 

________ The Company of Eric Jay Toll AICP ·1050 East William. Suite 407 . Canon City, N~.da 89701·702.883.8987 
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CEQA Issue 

Induce substantial growth or concen­
tration of population. 

Cause an increase in traffic which is 
substantial in relation to the existing 
traffic load and capacity of the street 
system 

Displace a large number of people 

Encourage activities which result in the 
use of large amounts of fuel, water, or 
energy 

Use fuel, water, or energy in a wasteful 
manner 

COnclusion 

The project will result in the hiring of 
more than one hundred employees. 
It is likely that these people will be 
hired from the existing labor pool in 
Mono County. Only ten dwelling 
units are proposed. The change in 
population within Lee Vining will not 
be significant. The anticipated pop­
ulation increase would be 25 per­
sons, an insignificant quantity in­
crease. Source: Applicant, Eco­
nomic Impact Analysis prepared for 
the Tioga Inn Specific Plan,23 Mas­
ter Environmental Assessment, 1990 
Census. 

The project will generate traffic dur­
ing the ·peak hour" equal to less 
than ten percent of the total peak 
hour volume. This threshold will not 
change level of service and is not a 
substantial increase in traffic volume. 
Source: Caltrans, ITE Trip Gener­
ation Manual - Fifth Edition2.f 

The project site is undeveloped. 
There is no displacement. Source: 
Field obseNation 

The project will contribute increment­
ally to the use of nonrenewable 
energy sources. Source: Southern 
California Edison 

The applicant proposes to utilize 
low-flow fixtures and other energy 
and water conservation devices in 
the design of the project. landscap­
ing will be irrigated in a conserva­
tion-based manner. Source: 
Applicant 

SummaI}' 

Not a sig­
nificant 
effect 

Not a sig­
nificant 
effect 

Not a sig­
nificant 
effect 

Not a sig­
nificant 
effect 

Not a sig­
nificant 
effect 

Page 32 

Mitigation 

No mitigation 
required 

No mitigation 
required 

No mitigation 
required 

No mitigation 
required 

No mitigation 
required 

23jCertifiedlEarthmeirics, Inc., Final Economic Impact and Fiscal Analysis for the Tioga Inn Specific Pian and EIR, 
(Brisbane: Certified/Earthmelrics, December, 1992). Incorporated by reference as Report 4 in the Volume II -
Technical Appendi:x. 

24/Institute of Traffic Engineers, Trip GeneTlll Manual. (Washington: lTE, 1991), Fifth Edition. 
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CEQA·/ssue Cancluslon < Summary 

Increase substantially the ambient The project will result in the genera- Not a sig-
noise levels for adjoining areas tion of new noise in an area in which nificant 

there is little or no ambient noise. effect 
Generally accepted noise studies of 
similar types of projects finds that 
noise levels will be within Mono 
County standards. Source: tele-
phone conversation with Jim Bren-
nan of Brown Buntin Associates, 
acoustical engineering consultants, 
Roseville, California 

Cause substantial flooding, erosion or A fair argument was raised during Not a sig-
siltation the sea ping period that siltation from nificant 

project run-off may reach Lee Vining effect 
Creek. The engineering work for the 
project has found that siltation and 
sediment will be trapped onsite. 
Source: Applicant. 

Expose people or structures to major There are no earthquake faults or Not a sig-
geologic hazards impacts through the project area. nificant 

Source: Kleinfelder Report effect 

Extend a Sfmer trunk line with capacity Not applicable. Not a sig-
to serve new development nificant 

effect 

Disrupt or divide the physical arrange- Not applicable. Not a sig-
ment of an established community nificant 

effect 

Create a potential public health hazard Under the provisions of California Not a sig-
or involve the use, production or dis- law, the various project facilities may nificant 
pasal of materials which pose a haz- utilize and store common commer- effect 
ard to people or animal or plant pop- cial products classified as hazardous 
ulations in the area affected or toxic materials as a result of the 

enactment of Proposition 65. Proper 
notification, conformance to regula-
tions for the storage, use, and dis-
posal of the materials conforms to 
regulations. Source: Applicant 

Conflict with established recreational, Project supports recreation use of Not a sig-
educational, religious or scientific uses the area; consistent with local and nificant 
of the area federal policies effect 

Violate any ambient air quality stan- The Mono Basin is an attainment Not a sig-
dard, contribute substantially to an area. The project will result in incre- nificant 
existing or projected air quality viola- mental increases in air pollutants, effect 
tion, or expose sensitive receptors to but will not cause the project to ex-
substantial pollutant concentrations ceed acceptable individual or cumu-

lative thresholds. 
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Mitigation 

Na mitigation 
required 

No mitigation 
required 

No mitigation 
required 

No mitigation 
required 

No mitigation 
required 

Conforms to the 
requirements of 
the Mono County 
Hazardous Waste 
Management 
Plan 

No mitigation 
required 

No mitigation 
required 

________ The Company of Eric Jay ToU AICP • 1050 Ea,t William. SuilAO 407 • Canon City, N ..... d. 89701' 7r:J2 • 883 • 8987 
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CEQA Issue Conclusion Summary 

Convert prime agricultural land to Not applicable. Not a sig-
non-agricultural use or impair the nificant 
agricultural productivity of prime agri- effect 
cultural land 

Interfere with emergency response Not applicable Not a sig-
plans or emergency evacuation plans nificant 

effect 
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Mitigation 

No mitigation 
required 

No mitigation 
required 
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IV. Land use components 
A. Land uses 

1. Land use designations 

Page 3S 

Land use designations are assigned to. portions of the parcels property as shown on 
Figure 7. This approach provides flexibility for final siting of a facility within the identified 
land use designation. The Plan defines seven land use designations: Hotel, Full Service 
Restaurant, Convenience Store/Fuel Sales, Residential, Open Space-PrEserve, Open Space­
Facilities, and Open Space-Support. This component of the Plan identifies the permitted scope 
of uses within each of these land use designations. Siting must be in "substantial conformance" 
with the land use map. 

2. Analysis of environmental eHects 

The proposed project is consistent with the goals, policies, and general land uses of the 
Mono County General Plan. The Specific Plan conforms to traffic and circulation policies 
through limitation of access to and from US 395. It supports Housing Element goals by 
providing onsite housing which may be available for employees of the project. The project has 
no significant adverse impact resulting from the application of the land use designations to the 
property. 

The project does have effects as a result of a change in the use of the land. The subject 
property has generally been used for agriculture in the past. It is now fallow, with a revegeta­
tion process occurring as plant species that survived grazing are regenerating. The project will 
convert undeveloped land to a visitor-commercial use. This will result in other direct impacts 
described in the environmental impact report. Mono County has anticipated the conversion 
as the subject property is the only large private parcel in the general vicinity, and is identified 
for precise planning and development as a Specific Plan parcel in the Land Use Element. The 
change of land use impact is not considered to be significant. The land use designations for 
of the project will assist in conserving critical viewsheds and provide in excess of sixty acres 
of open space on the parcel. 

_______ The Company of Eric Jay Toll AICP . 1050 Ealt Wdliam . Sui~ 407 . Canon City, Nevada 89701' 702 . 883 • 8987 



I . 

I. 

I. 

L 

u 

May 24,1993 

TIOCA INN SPECIFIC PLAN 
and FINAL ENVIRONMENTAL IMPACT REPORT 

Mono County, California 

3. Mitigation measures 

Page 37 

None proposed. No significant effects remain after the implementation program is put 
into effect. Refer to Goal 1 on page 87 for the implementation programs. 

B. Location of services for the Tioga Inn 

1. Summary of major findings 

The Specific Plan area is within the Lee Vining Fire Protection District, a volunteer fire 
department. The entire project must conform to all applicable State, CoUnty, and District fire­
safe standards. These standards apply to building construction, onsite fire prevention 
management, and road widths and grades. All roads are proposed to conform to the standards 
with no slopes in excess of ten percent and widths adequate for two lanes of traffic. The 
buildings are to be constructed in conformance with building, fire, and County code 
requirements. 

The project proposes to develop an onsite water supply from a well on the parcel east of 
US 395. The water will be piped under the highway to a storage reservoir between the 
restaurant and residential areas. The water supply will be regulated as a small water system, 
which requires a permit from the Mono COtUlty Health Department. 

Sewage disposal is also proposed for an onsite system meeting Lahontan Regional Water 
Quality Control Board (RWQCB) standards and the requirements of the Mono County Health 
Department. The formal system needs to be designed, but preliminary work developed for a 
previous use permit and parcel map showed that the potential exists for suitable sites and 
expansion areas. 

The proposed tentative parcel map includes a parcel, Parcel 2, with land area on both 
sides of US 395. While this is an unusual configuration, the Tioga Inn restaurant facility may 
need the additional land area located across US 395 to serve as the expansion area for its 
sewage disposal system. All other parcels have adequate expansion areas on the specific plan. 

Access will be developed in conformance with Mono County Road Standards on the 
project site. All roads are proposed as privately-owned, privately maintained roads . The 
encroachment with Highway 120 will be designed in conformance with Caltrans standards and 
requirements. Other than a service road to the parcel east of US 395, no access will be derived 
from US 395. 

Power to the property will be provided by Southern California Edison. Utility service 
lines are located on the east side of US 395. The connecting service will be brought across US 
395 onto the main portion of the property. Telecommunications from Continental Telephone 
(Contel) are available on a connection east of US 395. All onsite utilities are proposed to be 
developed underground. The Mono County Sheriff provides police protection when needed 
in the Lee Vining area. Students from the residences will attend Lee Vining schools. Waste 

_______ The Company of Eric Jay Toll Alep • 1050 Ea" William. Suit<: 407 . Canon City, Nevada 89701'702.883.8987 
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Grading concepts 
showing controlled flow 
d'rection a d final 

L_---~~,!2e?ED DRYWEL..L.. 
TO BE C;IZED PER 
L..R.W.a.C.B. 
REQUREMENTC; 

Figure 8: Conceptual grading plan 
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SERVOO LOCATION 

Leach field".> ".>hown 
Include a 100% expan".>ion 
area for future need".> 

Figure 9: Location of project facilities 

Page 39 

disposal will be in conformance with the Mono County Integrated Waste Management Plan and 
Source Reduction and Recycling Element. The County's waste disposal and recycling planning 
programs project increases in overall County waste disposal volume as part of development of 
the long-term waste management plans and programs. The volume of waste generated by the 
Tioga Inn complex is included in the projected future volumes of waste that the County 
anticipates disposing or recycling. The volume of waste to be generated by a complex of this 
size will not significantly impact the waste disposal system. 

Drainage facilities will be constructed in conformance with the requirements of the Mono 
County Grading ordinance, Uniform Building Code, and Regional Water Quality Control Board 
standards. Figure 8 shows the proposed drainage control system. This design is subject to final 
engineering. 

2. Analysis of environmental effects 

Project developmenfrequires adherence to certain accepted standards for public health 
and safety, engineering, and building construction. The proposed project will be developing 
its own self-contained infrastructure. The impact to public facilities will focus primarily on 
ensuring that the water supply will not reduce and degrade groundwater used by others, and 
that the waste disposal system will not result in water contamination. 

_______ The CompaDY of Eric Jay Toll AICP . 1050 East William. Suilt! 407 • Canon City, Nevada 89701· 702 • 883 . 8987 
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Amend Page 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, as illustrated in Exhibit A. 
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The Mono County Master Environmental Assessment identifies that the subject property 
is not within an area of high groundwater. The project has a well onsite that has been tested 
for production. recharge, and quality. This is more thoroughly discussed in chapter VI.A.2 
beginning on page 56 and in the Kleinfelder Report that is a part of the technical appendix.25 

In order to ensure that there is appropriate protection of water from wastewater 
contamination, each development component of the Specific Plan will be required to obtain a 
waste discharge permit from the Lahontan Regional Water Quality Control Board. In addition. 
the Mono County Health Department must review the plans and engineering for the wastewater 
system. 

Drinking water is subject to a permit from the Mono County Health Department for a 
small water system permit. Small water systems are water supplies that serve four or fewer 
parcels. 

School district impacts are considered minimal. With ten dwelling units, the project may 
result in the addition of seven elementary school students and one high school student to the 
Lee Vining Schools. The impact from increased enrollment is compensated through the 
payment of a school impact fee tied to the building permit. 

Impacts on the fire protection district can be mitigated through compliance with the Fire 
Safe regulations, Uniform Fire Code, and other appropriate fire protection measures. The 
height of the structures is within the range of the fire fighting equipment of the Lee Vining Fire 
Protection District. 

Impacts on facilities and services is not a significant effect. 

3. Mitigation measures 

None proposed. No significant effects remain after the implementation program is put 
into effect. Refer to Goal 2 on page 87 for the implementation program. 

c. Design 

1. summary of major findings 

r ' The Tioga Inn will be subject to strict interpretation of the design standards incorporated 
i . into the Specific Plan. The visual impact is the most critical environmental issue identified 

with the project. , . 
I 

I ' 

L , 

The facility is to be predominantly natural wood and stone exterior. Siting and building 
height are integrated to maintain a low profile on the subject property. The purpose of this 
approach is to conserve views from Lee Vining and Mono Lake of the Tioga Pass area and south 

2~lFies and Davis. 

_______ The Company of Eric Jay ToU AICP . 1050 Ea,t William. Suite 407 . Canon City, N~v.da 69701·702.663.6967 
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towards the June Lake area. This section describes the design and siting of the structures. The 
next section, beginning on page 41, details the visual impacts of the project. 

The design of the various structures as shown in the artist renderings is intended (refer 
to Figure 6 on page 9) to provide complementary designs and harmonious features. Land­
scaping is to be used for screening and decoration immediately around developed areas. The 
intent is to utilize drought-resistant, indigenous, and low-maintenance shrubs and trees. Native 
sagebrush and other native vegetation will be retained to the greatest extent possible. 
Landscaping surrounding the hotel, restaurant, convenience store and vicinity is also intended 
to serve as an attraction to the facility. Table F on page 42 identifies general objectives and 
guidelines for landscaping. 

The residential units will not be readily visible from Highway 120 or US 395, however, 
landscaping will be included for each unit so that the overall effect is coordinated and retains 
the natural appearance of the area. In the chapter on Visual Impacts, there is a photo-simula­
tion Figure 10 of the new structures on the subject property. 

Landscape standards are divided into two designations: Jormallandscaping and natural 
landscaping. Formal landscaping involves plantings that are selected and designed to blend 
and highlight the structures and developed areas of the project. The natural landscaping is 
intended to provide an appearance that the areas have had little or no disturbance following 
construction activities. Table F on page 42 lists the conceptual landscape standards. 

2. Environmental analysis: Visual impacts 

a. Setting and background 

Mono County offers some of the most diverse terrain features and scenic resources to be 
found in any area of the country. The proposed project site is situated in the Mono Basin at the 
intersection of US 395 and Highway 120. The site borders the federally designated Mono Basin 
National Forest Scenic Area, a nationally recognized visual resource. The basin's wide­
panorama visual resources include Mono Lake and a diverse spectrum of dramatic land forms 
such as tufa towers, glacial moraines, and young volcanic features. Within a twenty mile radius 
of the site a number of visually significant resources attract the area's many visitors, including 
Yosemite National Park, Inyo National Forest, June Lake, Mammoth Lakes, Topaz Lake, Bodie 
State Historic Park, and Devil's Postpile National Monument. 

Many different architectural styles can be found in Lee Vining, ranging from trailer parks 
to an "alpine louge" style to "old west" styles. 

_______ The Company of Eric Jay Toll AICP . 1050 £an William . S~ile 407 • Canon City, Nevada 89701·702. BBJ. 8987 
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Table F: conceptual landscaping standards 

Formal landscaping Natural landscaping 

Lawn areas: Shrub/ands: 

Page 42 

Areas planted with lawns or grasses In consultation with a ,qualified land-
shall be limited to grasses requiring scape professional, areas ~disturbed 
reduced or limited irrigation needs. during construction that are intended 
The preference shall 'be for using an- to remain as natural landscape areas 
nual grasses that would not-result in are to<be revegetated utilizing healthy 
introduced seeds into the area. species that can b.a ·transplanted as a 
Lawns shall be irrigated and maintai- preference to replCl0ting, The objec-
ned in' a firesafe manner. Selection of tive is to .try and maintain an appear-
species should involve c'onsultatibn ance in the areas that-'may be subject 
with both the California Department of to ground disturbance with mature 
Forestry and"the. Department,of Fish vegetation and 'indigenous species or 
and Game. The objective is to avoid transplants as opposed to seedlings. 
introducing unwanted grasses that This technique is to be used when 

':. 

could spread and increase"grassland feasible. 
fire da:~ger. ·' . , .. 

•• ••••• u ...... _ :" ••• •••.••••••• ' ••••• ;.: • .• · • • • • ••. ;.~ ... ~~ll.~.·. ~~. :: ............. :~ .. · ... "-:· .. "-~;.:~ ..... .. .. .. .. ·.-... ......... : .. o.u .......... .... . . ........ . ... . . .. : ... . ........... : ...... ............. I .. :~ ........ :~.' • ••.••• ••• • • I ....... __ _ 

Shrub~Jf/owers.aJfd~.~9/eenmg: :· ': Other vegetation: · ,,:~V\ $: '''"--.:':- . 
. ' The formal g'iiraens and landscape Whenever feasible~' ·Utillz.Ef~:similar spe-

areas: .:?rC?,drl,~?~t~~i:Jr.es are (inte:~ded , cies or spec.imen v:~g'ef~ti,on ,to 
tcf provide coIEr;;:§ip~cjal 'attractions, replace or repl.ant r~: th~::: ~rea. Coni-
and a 'degree?Oi ' liniit~d contrast to ' fers of similar spedes to "existii')g trees 
the colors' o(-the)n~tu'ral environment.- 'may be introduced in ' a random pat-
The intent is%tqfhave,an attractive ,tern to' provide a vr~w ot extending . 
facility that Would 'encourage walking, .the forest' The: objectiv.e~is to provide 
piCnicking, and ·relaxation once· a a "blended" appearanc'e-:fro~ the 
visitor reaches ,the project-area. scenic ,highwaYs. · 
Screening· shalFbe planted to .provide 
a visual bre?lk of the ,views ~9f the 

,facilrtie~ fr.om· the HighwayJ:iThe ob­
jectiveJis to ~iedoce the appearance 'of 
heig~Nu1~d .·.~~lk·;as seen fr6in the sce-.. 
nic highways. ~.:' . 

.• > . 
. ..... -. ·t "," :: .. :.:~~« . 

.:.;. 
yo- '.: ... ...-...... 

The project site consists of a gently sloping grade trending north to south with a ridge line 
running through the center, forming two upper "plateaus."z6 The plateaus are visible in the 
photosimulation shown in Figure 10). The site's varied terrain is vegetated with a dense cover 

26JCertifiedlEarthmetrics. Inc.. Visual Impact Assessment for the Tioga Inn Specific Plan EIR (Brisbane: 
CertifiedlEarthmetrics. November. 1992). Incorporated by reference as Report 2 in the Volume II - Technical 
Appendix. 
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of sagebrush, white thorn and other low lying shrubs, as well as a sparse covering of Jeffrey and 
Pinion pines. The chaparral landscape is characteristic of the Mono Basin environment. 

There are a number of methods for assessing visual impacts. One method deals with 
analysis of the "view opportunities." View opportunities are views available from the project 
site. The Tioga Inn property affords scenic vistas of Mono ,--------,---:------., 
Lake, Paoha Island, and' Mono Basin to the north, Wi!- Explanation 2: View 
Iiams Butte and the Ansel Adams Wilderness to the south, corridor 
and Crater Mountain to the east. View opportWlities are 
more dramatic from the site's upper elevations due to 
increased elevation of the viewer's vantage point. 

-V1ewcorrldorw means 
a vantage,. polnt which offers 
aesthetically pleasing views 
or panoramas to a substan-

The project site is visible from two "view corridors." tlal number~'of -people. 
First, the subject property is located to the immediate , ••••. ' ••• -r.-<. ·.· ••••• 
right of views from eastbound traffic on Highway 120 
when stopped at the scenic turnout. This view, the Highway 120-Mono Lake corridor view is 
northwards towards Mono Lake and Mono Basin from this point. Second, the site is visible 
from the vicinity of the intersection of Highway 120 and US 395 looking south up Tioga Pass 
(US 395-Tioga Pass corridor). The Highway 120-Mono Lake corridor is significant in that it 
marks an important first view to Mono Lake for motorists traveling down Tioga Pass. There is 
currently a scenic turnout with an information sign on Highway 120 adjacent to the project site. 
The US 395-Tioga Pass corridor is significant because it marks the intersection of two high­
ways which experience a high volume of vehicle traffic, and it offers aesthetically pleasing 
views to the dramatic peaks of the eastern Sierra. 

Other view corridors which would .be potentially impacted by the proposed project are 
views from the community of Lee Vining and views from across Mono Basin (Black Point, 
Mono County Park). 

The road segments of US 395 and Highway 120 running adjacent to the project area have 
been designated as part of the Mono County Scenic Highway System. These road segments are 
managed through goals, policies and implementation measures contained in the Conserva­
tion/Open Space Element of the General Plan. 

Highway 120 through Lee Vining Canyon has been designated as a National Scenic Byway 
by the Forest Service. This program designates highways that traverse scenic areas in public 
lands. It highlights an area's special scenic and recreational values and further serves to 
increase public awareness of those lands and resources. The byway program further highlights 
a variety of resources, management opportWlities, and activities. The U.S. Forest Service is 
currently in the process of developing an interpretive program for the Highway 120 scenic 
byway. 

_______ The Company of Eric lay Toll Alep . 1050 Ea,t William. Suite 407 • Canon City, Nevada 89701·702..88).8987 
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b. Environmental effects 

Based on CEQA Guidelines, the adverse visual impacts of a project are determined to be 
significant if there is a " ... substantial, demonstrative negative visual or aesthetic impact.'m 

" Explanatl~:ml3: Examples of substan­
'; tlal demonstrable negative 'aes­
thetlc"effects 

o '~~Reflectlve materIals. 
o . Excessive 'height and/or bulk. 
o· "Sta'f:ldardized designs which a're 

, : utlllz:ed~to promote specific Com· 
':' "merclali"aCtivities and which are 

not jn harmony with the commu­
nitY~~tm6sPhefei.~, . ,,;;, ,'; ,': 

Q' ';", A'r'ctilt~,ctural de'sIgns' and fea- ' '~' : 
,,' tl£~es 'Whlch are.'lncongruous "t o :; 
, Jhe::e;,ommunlty-l'qr area and/Qr ' 

)wtilth' sighlflcantIY detract' from :: 
,~:the~natural attractIven'ess"ofthe . 

"":"~i \¢omtrll:fnlty or Itssurr.ou·ridjn~gs::: ' 
'" ';.Mo'no" couf.ltV' General~~,an cQnservatlon/Open 
,'~; ' $~~~ Element' Obje~!ve C, Action ~,. 1 

To make this conclusion, several criteria must 
be utilized to define thresholds, including 
(1) observer position, (2) views, (3) view corri­
dors, (4) existing and proposed screening, (5) 
backdrop, (6) the characteristics and building 
materials of the proposed development, and (7) 
the existing visual character of the surrounding 
area. Judging significance of visual impacts is 
subjective. 

The proposed project would transform 
the existing natural landscape into a multi-use 
development. The criteria in the visual re­
source section Conservation/Open Space ele­
ment (refer to Explanation 3) are used to mea­
sure the thresholds and impacts. Different 
components of the potential impacts of the 
proposed development are addressed in this 
section. The mitigation measures or design 
components of the project are discussed as 
mitigation measures. The standards for the 

project's development are written as implementation measures in Chapter II of the Specific Plan 
beginning on page 17. The implementation measures serve as conditions of project approval 
- similar to those that would be imposed on a use permit. The development standards are 
established in the implementation measures following Goal 3 on page 87. 

Reflective materials. Use of reflective materials is identified in the General Plan as a 
potential adverse visual impact. The proposed project will be constructed with glare resistant 
glass and roofing materials. This impact is not considered significant on the basis of project 
design. No mitigation is required. 

Standardized design, congruity with the community area, excessive height and bulk. Al­
though the hotel and restaurant portions of the proposed project call for harmonious design and 
building materials, the project is not considered a "standardized" design as identified in the 
element. The "alpine style" architecture in the proposed siting will bbnd with the envi­
ronment. The design concept is compatible with other structures in Lee Vining. All structures 
are to retain the Alpine theme so that there are no conventional commercial-looking designs 

27/Stats CEQA, Guidelines (14 CCR §15000 et seq), Appendix G. 
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with the buildings. The approach using the rustic theme results in no significant aesthetic im­
pacts. This impact is not significant. No mitigation is required. 

The proposed architectural design and use of natural and naturally colored building 
materials such as stone walls, wood beams, earthtone roof, and other features will increase 
blending with the existing surrounding natural t,errain. The proposed project design would not 
cause significant aesthetic impacts relating to its architectural design. This impact is not sig­
nificant. No mitigation is required. 

Visual screening. Visual screening for the proposed project remains to be finalized. Some 
formal landscaping and other visual buffers are of vital importance to develop an adequate 
transition between the human environment and the undisturbed natural environment. Land­
scape designs have the potential to temper a constructed feature and minimize its visual 
prominence. Inadequate designs reduce natural blending and cause potentially significant 
visual and aesthetic impacts. To avoid this impact project design needs to include well­
planned visual screening and landscaping so that project facilities blend with the natural envi­
ronment. Without mitigation, this impact is significant. 

Sign age. The type and design. of the proposed signage at the project site have not been 
included as part of the project application. Signs which do not blend with the natural environ­
ment or cause excessive light and glare would not be compatible with the stated goals, policies, 
and actions of the Conservation/Open Space Element or the Mono County Sign Ordinance. Im­
proper sign design is identified as a potentially significant impact. Use of nonreflective sign age 
which blends with the natural environment would avoid this impact. Without mitigation, this 
impact is significant. However, the County has performance standards for sign design that are 
a part of the project whether or not the sign design schemes have been prepared. As a result 
of County requirements, these impacts are reduced to levels of insignificance. 

lighting. Nighttime lighting on the project site will be consistent with the Visual 
Resource policies' Objective C. Action 2.1 of the Conservation/Open Space element. This policy 
and action program call for lighting to be shielded and direct. The potential significance of this 
impact will be avoided by including lighting materials in the project design which meet the 
General Plan standards (refer to Implementation Measure 3g(1)). County standards reduce this 
impact to levels of insignificance through the mandates of screening and aiming the lighting. 

Views and opportunities. The proposed project would allow privately owned land to 
become available for public use. Due to the view opportunities on the project site, aesthetically 
pleasing views would become available to a larger number of people. View opportunities are 
increased from tht:l proposed restaurant due to its elevated position on the site and proposed 
observation deck. Enhanced public access to view opportunities can be considered a beneficial 
impact. 

The proposed project would cause existing unobstructed view corridors to become 
partially obstructed. As the photo simulation in Figure 10 shows. the foreground views of the 
US 395-Tioga Pass corridor would be disrupted from its existing natural setting. Distant views 
to the peaks surrounding Tioga Pass would not be disrupted by the proposed project. Similarly, 
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Figure 11: Visually prominent areas identified In the Earthmetrlcs Report 

views from the Hwy 120-Mono Basin corridor have the potential to be partially obstructed by 
the project. The proposed building sites minimize obstructed views of Mono Lake as a result 
of adequate setback for the hotel portion of the project. The mini-mart is also set back suffi­
ciently to avoid obstruction of Mono Basin views from this corridor. With the proposed project 
siting, and height and bulk. no significmt impacts relating to obstruction of view corridors are 
anticipated. This impact is not significant, and no mitigation is required. 

Visually prominent areas of the proposed project site in relation to significant view cor­
ridors are identified in Figure 11. The proposed service station/mini-mart and western side of 
the hotel would be visually prominent because of their proximity to Highway 120. The pro­
posed restaurant and parking area would also be visually prominent because of their elevated 
position on the project site. The restaurant would "daylight" above the existing ridge line and 
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be prominent from both US 395 and Highway 120. The northern-most portion of the proposed 
housing would be visible from US 395, though not as prominent as the restaurant due to pro­
posed setbacks from the ridge top. With adequate landscape buffering and the use of naturally 
colored building materials as planned, the proposed structures in these areas would not be 
visually intrusive. 

The proposed project site is within the Mono County designated one thousand foot scenic 
corridor of both Highway 120 and US 395. The proposed project is generally compatible with 
the Visual Resource policies of the Conservation/Open Space Element of the Mono County 
General Plan. Potentially significant impacts which have been identified can be avoided or 
reduced to insignificant levels through project design. 

The main entrance of the project is proposed to be near the location of the existing 
"scenic turnout" along Highway 120. If the scenic turnout were to be eliminated by the project. 
this action would conflict with Visual Resource policies of the Conservation/Open Space 
element. Objective D. Policy 1, Action 1.1 which calls for the construction of such turnouts. 
This is identified as a significant environmental impact which can be avoided through project 
design that will ensure that the scenic turnout remains. 

3. Mitigation measures 

Impact: Without screening, the project may be obtrusive in Its setting. 

Mitigation measure: Prior to issuance of any building or grading permits. the project proponent 
shall submit for the review and approval of the Mono County Planning Department a de­
tailed landscape plan which specifies design. location, and species of vegetation. The 
landscape plan shall show existing trees on the project site which shall be maintained on 
site and incorporated into landscape plans. The objective of this Plan shall be to utilize 
introduced landscaping that provides additional screening at maturity to aid in the visual 
blending of the project into the natural landscape. The plants shall be specified of appro­
priate age and size to reach a mature screening height or bulk in the Mono Basin climate 
within three to seven years. 

In developing the landscape plan, the applicant shall focus placement on the visually 
prominent areas identified in Figure 11. In these identified areas. mature. indigenous. 
drought-resistant species shall be planted in a manner which maximizes visual screening 
quality. 

All landscaping shall be maintained in a vigorous and healthy condition in perpetuity. 
The objective of this requirement is to ensure that the introduced landscaping is to be 
maintained, fertilized, weeded, and irrigated as necessary to prevent plantings from 
becoming diseased or dying. Some flexibility is needed in case of extreme drought 
situations. but for the most part the intent of the Plan is to ensure that if introduced land­
scaping does not survive, it is replaced and is as close as possible to age or maturity. 
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This mitigation measure is implemented through the implementation measures following 
Goal 3. Specifically, the incorporation of Table F and the requirements in Implementation 
Measure 3c(3) achieve these objectives. The program begins on page 24. 

Monitoring and compliance. The Planning Department is responsible for ensuring that 
no building or grading permits are issued Wltil the landscape plan has been received and 
approved. The Planning Director may enlist the assistance of a professional qualified in 
reviewing landscape plans. The cost of this mitigation measure shall be borne by the 
proponent. 

Impact: If lighting Is not shielded or aImed, It can provide glare or Impairment of night· 
time views In the project area. 

Mitigation measure: The proponent shall shield, aim, and direct lighting to provide illumina­
tion of target areas with minimal offsite visibility. The objective of this measure is to 
reduce the reflective glare from the development once in operation. Specifically, this 
impact is mitigated through Implementation measure 3g(1) which is on page 25. 

Monitoring and compliance. Prior to the commencement of use or occupancy of any 
individual structures or facilities, the Mono County Planning Department shall conduct 
a night-time visual inspection of lighting. The Planning Department may require indirect 
or offset lighting at ground level in lieu of overhead illumination. The Planning Depart­
ment shall be responsible for conducting night-time inspection prior to the use or 
occupancy of any structure or facility to visually observe light shielding, aim, and 
illuminated target areas both on the subject property and from offsite view areas. The 
Department may require, following inspection, changes as needed to ensure that glare is 
reduced to an acceptable minimum. The proponent shall be required to bear any costs 
associated with the inspection. 
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v. Natural ecology: wildlife habitat and 
vegetation 

A. Summary of major findings 
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During the scoping period for the preparation of the environmental impact report, the 
California Department Fish and Game and members of the interested public raised issues about 
the subject property's importance in relation to wildlife and plant species. A report was 
prepared on behalf of the County by Timothy J. Taylor with assistance from Mark Bagley. The 
two biologists addressed issues concerning wildlife and related habitat, the diversity of plant 
species, and the overall ecosystem as it may be impacted by the project. This chapter of the 
Specific Plan and Environmental Impact Report condenses the Taylor Report. Mr. Bagley's 
work was prepared for inclusion in the Taylor Report.28 

The Taylor report was prepared as a supplement to field work undertaken in the area in 
1984. Mr. Taylor utilized information continuously gathered by the California Department of 
Fish and Game between 1986 and 1992. The full methodology - using practices accepted by 
the California Department of Fish and Game - is detailed in Mr. Taylor'S report. The detailed 
information about the mule deer herd was gathered from radio-telemetry studies, aerial 
observation, and field track counts. 

1. Environmental setting 

The general area in and around the Tioga Inn property is subject to use by the area's mule 
deer population. The Taylor Report indicates that this is confirmed through studies by the 
California Department of Fish and Game of the 
Cas a Diablo herd between 1986 and 1992. Accord- r--Ex-p-· I-a-n-at-l-o-n-4-:-D-e-f-ln-lt-l-o-n-O-f-~-.. ---.., 
ing to track count data, it is estimated that the ' " .~oneJ ~eer Ciay. II " "'<"':~~~oj;?- .' d 
general project vicinity and adjacent lands in the ;:. . v ' ~'~;',: ;'~" . ", " ; .; 

Mono Basin receive approximately 113 deer days . ~.,o. One:,cr~er '9ay .. me~ns .the.o use , 
of use during the spring migration period. About · of .an ··area 'of lanC:1 py'on~. mlg~ant ; 
75% of this deer use, equal to 63 to 88 deer, is deer anytime during th..e:-year . . 
concentrated to the immediate south of the project , •••••••••• i1 ..... 
area. There were only 25 deer days of use within 
the subject property. This is the equivalent of approximately 17 migrant deer and one to eight 
non-migrant deer. 

Deer which use the project area and vicinity are from the Casa Diablo herd, a migratory 
mule deer herd that consists of approximately 1,500 animals wintering at lower elevations near 
Benton in eastern Mono County. The herd summers primarily on the east slope of the Sierra 
Nevada in a range from Mammoth Lakes north to Lundy Canyon. Approximately twenty-six 
percent of the deer wintering near Benton migrate west to the summer range located within and 

28(faylor and Bagley. 
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adjacent to the Lee Vining Canyon area. Deer arrive on the summer range in May and June. 
produce fawns in July, and begin fall migration back to the winter range in October. In 
November and December, deer arrive on the winter range, breed in December and January, and 
begin the annual life-cycle again. 

The Casa Diablo herd has experienced extremely poor reproduction rates over recent 
years. Reproductive studies of the herd suggest that poor fawn birth and survival rates may be 
related to high neonatal losses on the summer range. Several factors are believed to contribute 
to neonatal losses. These factors include (1) conflicts with land uses (such as livestock grazing 
or recreational activities) that are either physically detrimental to deer habitat or decrease the 
use of potentially productive deer habitat; (2) increased predation from mountain lions and 
other predators; and (3) the possible lack of adequate forage on spring and summer ranges due 
to seasonal drought and overgrazing by livestock. 

• • 

I •••••••••• Major migration routes 
· · · · .. Minor migration routes 

.... " •• , ........... -..i. 

I • 

Figure 12: Deer mIgration routes and holding areas (shaded area) 

The project area may also be used by a few summer resident deer. The direction and 
movement of tracks suggest that the project area, along with Lee Vining Creek and the ridge 
located to the immediate south of the Tioga Inn Plan area, compose a portion of the summer 
home range of these deer. Figure 12 shows the location of migration routes and one of the 
holding areas (shaded area) in the southwestern portion of the figure. 

Habitual behavior, topographic features, security cover, and human intrusion are factors 
which likely govern deer distribution within the project area and surrounding vicinity. Hiding 
cover is a feature of habitat that provides an animal security or a means to escape predators or 
harassment. For mule deer, hiding cover is generally some form of vegetation such as brushy 
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thicket but may also be a drainage corridor. The pinion pine forest on the lower north and 
west slopes of the ridge located just south of the project area likely provides migrant deer with 
adequate security cover as they move along the lower portion of the escarpment. With the 
exception of a few fragmented clumps of sagebrush scrub, the project area appears to be lacking 
adequate security cover for the deer. 

The intersection of Highway 120 and US 395 results in rampant human intrusion -
whether or not the project is developed. Visitors seeking an unobstructed view of Mono Lake 
often walk or drive on existing accessible dirt roads within and adjacent to the project area. 
This is especially true concerning the area proposed for siting the hotel. This parcel adjoins 
the existing Highway 120 scenic turnout. The high level of human intrusion, coupled with 
poor security cover and lack of habitat edge effect, likely makes the lower, more accessible 
portions of the project area unattractive to deer. Track count data indicate that the project area 
and vicinity was used by approximately one hundred deer during the 1992 spring migration. 29 

The seventy-four acre subject property, however, is surrounded by several thousand acres 
of federally owned national forest to the west and south. The major migration route shown in 
Figure 12 passes nearly one mile to the south of the subject property. A minor deer route 
passes approximately one-half mile to the north. The vegetation survey prepared by Bagley 
indicates that vegetation and nourishment for the deer is sparse on the subject property. The 
adjoining publicly owned lands provide substantial uninterrupted habitat for the deer. 

There are no wetlands located on the subject property, or in an area affected by the 
project. 

2. Environmental eHects 

The project area itself appears to be of little importance to the Casa Diablo herd as a 
migration corridor, at least during the spring migration period. It may, however, be an 
important foraging area for a small number of summer resident and holdover deer. 

The construction and operation of the Tioga Inn within the proposed project area could 
have a number of direct and indirect impacts on deer use of the project vicinity. Direct and 
indirect impacts that would occur adjacent to the project area as a result of habitat removal, 
habitat alteration, human intrusion, and direct mortality could adversely affect the part of the 
herd which migrates through the project area. Secondary impacts, for the most part, would be 
independent of the Tioga Inn and would occur outside the project area as a result of project­
generated human activity such as deer-vehicle collisions and dog harassment. Potential 
significant impacts to the deer who use the project area and vicinity could adversely affect 
overall herd productivity by contributing to the poor recruitment rates currently experienced 
by the Cas a Diablo herd. 

Human intrusion refers to disturbances to deer behavior which would make the un­
disturbed habitat immediately adjacent to the project area unsuitable for deer without 

Zg/California Department of Fish and Game Cas a Diablo herd study, Spring, 1992, cited by Taylor. 
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physically impacting the habitat. Human intrusion could result from construction and 
maintenance activities. visual stimulus. noise. domestic dogs. increased human activity. and 
increased traffic. 

Habitat removal reflects a permanent physical reduction in the amount of available 
habitat within the project area due to the placement of facilities. Outside the project area. 
habitat removal occurs due to increased community growth. Habitat removal is considered to 
be a significant environmental effect. Habitat alteration represents a change in the composition 
of plant species and structural characteristics due to growth-inducing effects. 

Direct mortality refers to the loss of deer due to increased deer-vehicle collisions which 
occur when deer use an alternate migratory route because of construction activities. The Taylor 
Report concludes that effects associated with the Tioga Inn may contribute to a number of 
impacts on the deer herds in the area, such as:30 

• 
• 
• 

• 
• 
• 
• 
• 

Decreased deer numbers. 
Permanently decreased use or temporary desertion of traditional habitat. 
Increased use of habitats within and adjacent to the project area which are 
less suitable for migration, foraging and fawning. This could also create 
excessive crowding and increased competition for resources which could 
result in over-utilization of the adjacent habitats. This is potentially a 
significant cumulative environmental effect. 
Elimination or decline of forage or cover availability. 
Alteration/interference of migratory routes and the shift of home ranges for 
the one to eight deer that may range on the subject property. 
Increased stress and energy expenditure due to use of more nontraditional 
habitats for migration and summer range. 
Adverse physiological effects and reduced reproductive potential due to forage 
loss. alteration of migratory routes and over-utilization of habitats. 
Decreased prey base for predators, mainly coyotes and mountain lions if the 
deer herd continues to decrease in size. 

The vegetation and rare plant survey determined that there are no rare or endangered 
plants, plants of special concern, or other significant plant communities impacted by the 
project. This impact is not significant, and no mitigation is required. 

3. Mitigation measures 

Because large numbers of deer do not directly use the subject property, and with the 
abundance of adjoining quality replacement habitat, it would appear that while these are 

30ffaylor. 
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environmental effects, the project's direct impacts are not significant. However, the effect on 
the deer heTd may be a significant cumulative iimpact.31 

Impact: Disturbance of natural habitat reduces the availability of forage. 

Mitigation measure: The Specific Plan clearly identifies areas of the project that shall not be 
disturbed or developed. These areas shall be retained in native vegetation to provide for 
forage for the deer herd. The objective of this measure is to maintain areas for deer 
feeding and gathering within the open space areas of the project site. Livestock grazing 
shall continue to be prohibited from using the property. Refer to the implementation 
measures following Goal 4 on page 87. 

Monitoring and compliance: The Planning Department shall be responsible for ensuring 
that grading plans conform to the approve Specific Plan site map for areas to be retained 
as not being developed. 

Impact: Human Intrusion Into wildlife areas discourages wildlife use of the area because 
of the disturbance, scent, and disruption of the habitat ecosystem. 

Mitigation measure: The final landscape plan shall incorporate developed paths that are 
designed to avoid deer foraging areas. Controls may be implemented to help ensure that 
path users are constrained to the paths and do not wander into wildlife areas. The 
objective of this mitigation measure is to discourage broad wandering by the public 
through wildlife areas. The Planning Director, at his option. may accept other methods 
for control and protection of deer habitat areas. 

Monitoring and compliance. The Planning Department is responsible for ensuring that 
no building or grading permits are issued until the landscape plan has been received and 
approved. The Planning Director may enlist the assistance of a professional qualified in 
reviewing landscape plans. The cost of this mitigation measure shall be borne by the 
proponent. 

Impact: Construction activities may scare or otherwise disrupt deer migration. 

Mitigation measure: Construction activities shall be scheduled during daytime hours. When 
possible. construction equipment - such as earth moving equipment - shall be used 
sparingly during critical migration periods. The objective of this mitigation measure is 
to reduce noise and activities that would deter or detour deer from established migratory 
paths. Its implementation can be accomplished by establishing appropriate zones or areas 
in which activities can take place during critical migration times. 

31/Cumulative impacts refer to environmental impacts that may not be significant when reviewed in the 
perspective of just the proposed project. but when examined in conjunction with other proposed projects in the area 
may have significant impacts. 
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Monitoring and compliance. The Building Department shall be responsible for enforce­
ment of any constraints on timing of construction activities. The Building Official may 
call upon the assistance of a qualified professional recognized by the Department of Fish 
and Game to establish parameters or other measurements to determine when construction 
activities would be subject to controls or restrictions during which periods. The 
proponent shall be responsible for associated costs. 

Impact: Public vehicle activity off of approved roads disturbs wildlife habitat area. 

Mitigation measures: Road construction shall be limited to the areas identified on the approved 
land use plan (Figure 7). Public vehicle access within the project area shall not be 
permitted off of the paved facility roads. The objective is not to fence the developed 
areas, but to establish barriers to prevent public vehicles from leaving paved roads to 
drive on benches or dirt roads. 

Monitoring and compliance: The County Planning Department shall be responsible for 
reviewing gate and fencing plans designed to constrain off-road vehicle movements and 
may consult with the Department of Fish and Game, if appropriate. 

Impact: Pets belonging to Visitors, guests, or permanent residents may chase, disturb, 
Injure, or kill wildlife. 

Mitigation measures: Place limitations on the ability of pets to range on the property. The 
proponent may be required, at the option of the County, to provide outdoor kennels or 
designated pet areas. The objective of this mitigation measure is to prevent free running 
dogs or cats in the wildlife areas. The objective may be accomplished by any means that 
the proponent and County believe will be effective. This constraint applies to both the 
transient visitors and customers of commercial enterprises on the site as well as the 
residents of the residential units. 

Monitoring and compliance: Control of animals belonging to guests shall be the 
responsibility of the operator of the hotel and other facilities. The County may become 
involved on the basis of repeated and reliable complaints of domesticated animal attacks 
or interference with wildlife. Enforcement following complaints would be through the 
County Animal Control department. 
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VI. Physical resources 
A. Summary of major findings 

1. Ceo logic and seismic 

Page 56 

The subject property is located in the Mono Basin, an area which may be subject to 
seismic activity. The Mammoth Lakes area to the south is a known location of potential 
volcanic activity, as well as active geothermal and seismic activities. The area is the transition 
between two major geologic provinces - the Sierra Nevada to the west and the Basin and 
Range to the east.32 

Recent geologic literature prepared for the California Division of Mines and Geology 
indicates that there is a potential fault zone trending towards the project site. Two geologic 
studies were prepared for the project and both reports concluded that there is no potential of 
surface rupture or soil displacement on the project site.33 

2. Hydrologic 

The subject property will be served by an existing well with a depth of 580 feet below 
the ground surface. The static water level recorded during the 1992 drought year was 339 feet 
below the surface elevation. The issue of 
impacts on the quantity of groundwater and rr====================;'1 

the effect of the drawdown for the project on 
area wells was raised during the scoping ses­
sion. The well was drawn at a maximum 
volume of 132 gallons per minute. Recovery 
tests and models were based on this maximum 
draw. The well was concluded to achieve a 
sustained yield of 530 gallons per minute. The 
Kleinfelder Report provides the calculations 
and explanations showing that the well drawn­
down for regular and continuous use by the Figure 13: Location of project well 
project will not impact the groundwater re-
charge of the project area. The project will not have an effect on groundwater levels or 
groundwater quality. 

Approximately !lne half mile northwest of the site is Lee Vining Creek. The creek trends 
towards Mono Lake in a northerly direction. A review of topography and assessment of the 
depth to groundwater concluded that the project will not have an impact on the surface water 
supply to the creek. 

32/Kleinfelder report. 
33/Kleinfelder report. 
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The general hydrologic setting for the project area is addressed in the Mono County 
Master Environmental Assessment. There are no areas of high groundwater or significant 
surface water movement that are located onsite or within close proximity of the subject 
property. Drainage flows from the property can be controlled in conformance with the final 
grading plan, waste discharge permit, and the Uniform Building Code. 

B. Environmental effects 

The geotechnical studies by both Kleinfelder and Geo Soils conclude that there are no 
impacts for the project associated with seismic activity or geologic hazards. The tests of the 
well and groundwater calculations show that there would be no impacts to the groundwater 
system - either to the quantity or the quality. The project's geologic and hydrologic impacts 
are not significant. 

c. Mitigation measures 

None required. 
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VII. Traffic and circulation 

A. Environmental setting 
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The project site straddles the junction of Highway 120 and US 395. The two roads are 
heavily travelled, particularly in summer when the recreation usage is highest and the east 
portal at Yosemite is open. Present peak hour level of service at the intersection is level of 
service B.34 Caltrans indicates that the summer peak hour volume to capacity ratio at the 
intersection of Highway 120 and US 395 is better than 0.6, indicating that the highest traffic 
flows through the intersection are less than sixty percent of the capacity of the intersection.35 

34/"Level of service" is a measure of the traffic flow through an intersection. LOS standards are designed for 
urban areas, and are generally meaningless for rural areas. Level of service, however, is still utilized as a measure 
of an intersection's capacity. 

35rrhe concept of "levels-of-service" is defined as a qualitative measure describing operational conditions within 
a traffic stream, and their perception by motorists or ~assengers. A level-oC-service definilion generally describes 
conditions in terms of such factors as speed and travel time, freedom to maneuver, traffic inlerruptions. comfort and 
convenience. and safety. 

Level-of-service A represents free flow. Individual users are virtually unaffected by the 
presence of others in the traffic stream. Freedom to select desired speeds and to maneuver within the 
traffic stream is extremely high. The general level of comfort and convenience provided to the 
motorist. passenger. or pedestrian is excellent. 

Level-oC-service B is in the range of stable flow. but the presence of other users in the traffic 
stream begins to be noticeable. Freedom to select desired speeds is relatively unaffected. but there 
is a slight decline in the freedom to maneuver within the traffic stream from LOS A. The level of 
comfort and convenience provided is somewhat less than at LOS A. because the presence of others 
in the traffic stream begins to affect individual behavior. 

Level-oC-service C is in the range of stable flow. but marks the beginning of the range of flow 
in which the operation of individual users becomes significantly affected by interactions with others 
in the traffic stream. The selection of speed is now affected by the presence of others. and maneuver­
ing within the traffic stream requires substantial vigilance on the part of the user. The general level 
of comfort and convenience declines noticeably at this level. 

Level-of-service D represents high-density. but stable. flow. Speed and freedom to maneuver 
are severely restricted. and the driver or pedestrian experiences a generally poor level of comfort and 
convenience. Small increases in traffic flow will generally cause operational problems at this level. 

Level-of-service E represents operating conditions at or near the capacity level. All speeds are 
reduced to a low, but relatively uniform value. Freedom to maneuver within the traffic stream is 
extremely difficult, and it is generally accomplished by forcing a vehicle or pedestrian to "give way" 
to accommodate such maneuvers. Comfort and convenience levels are extremely poor, and driver or 
pedestrian frustration is generally high. Operations at this level are usually unstable. because small 
increases in flow or minor perturbations within the traffic stream will cause breakdowns. 

Level-oC-service F is used to define forced or breakdown flow. This condition exists wherever 
the amount of traffic approaching a point exceeds the amount which can traverse the point. Queues 
form behind such locations. Operations within the queue are characterized by stop-and-go waves, and 
they are extremely unstable. Vehicles may progress at reasonable speeds for several hundred feet or 
more, then be required to stop in 8 cyclic fashion. Level-of-service F is used to describe the operating 
conditions within the queue. as well as the point of the breakdown. It should be noted. however. that 
in many cases operating conditions of vehicles or pedestrians discharged from the queue may be quite 
good. Nevertheless, it is the point at which arrival flow exceeds discharge flow which causes the 
queue to form. and level-of-service F is an appropriate designation for such points. 
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Caltrans is proposing a major improvement to US 395, including the intersection with Hwy 120 
beginning in Fiscal Year 1993-94.36 The proposed improvements will increase the capacity 
and flow of traffic, which will result in an intersection level of service of A during summer 
peak hours. 

The intersection of Highway 120 and US 395 will have an estimated peak hour capacity 
of 2,250 vehicles per hour when the improvements are completed. Table H shows that at 
maximum usage (a worst case scenario), the built-out Specific Plan with full hotel occupancy 
will generate less than ten percent of the peak hour volume. Under a worst case scenario, it 
is not anticipated that the project will result in a reduction of level of service. Level of service 
A is projected at 1,327 vehicles per hour.37 Existing traffic is in the neighborhood of 900 peak 
hour vehicles. The proposed project will not result in additional traffic that would reduce the 
level of service from the improved intersection to B. Normally, level of service D, which is a 
vehicle capacity ratio of 0.90 (ninety percent capacity) is the minimum acceptable traffic service 
level. 

The project proposes a private internal circulation system. Roads will be constructed to 
appropriate standards. The specifications are defined in the implementation program following 
Goal 5 on page 87. Basically, the project will have three classes of private roads and driveways: 

Table C: Private road standards 

!p rivafe rdadClassifi cat1o~: ............. ! Easement I ~.pav.ffment I Spe"cia/ not~:s Atl 
Main access road 60 feet 24 feet 3 ft shoulder 

Residential access road 40 feet 16 feet 10% grade 

Utility/facility access roads Driveway 12 feet38 No public use 

Parking standards for conventional passenger vehicles are established in the Mono County 
Zoning code. For projects of this nature, parking needs to be included for busses, recreation 
vehicles, and vehicles towing trailers. The site development standards for each of the land uses 
following Goal 1 include requirements for this project. The Institute of Transportation Engin­
eers and the County do not have specific standards for the additional parking needs. 

B. EnVironmental effects 

The proposed project will generate under 1,300 vehicle trips per day on an annual average 
basis. The numbers are generated by the national standards established from studies prepared 
for the Institute of Transportation Engineers and published in the Fifth Edition. of the Trip 
Generation Manual. An allowance is made for duplicate traffic, which is not uncommon in a 
multi-use visitor oriented facility. Visitors to the facility are likely to use onsite facilities rather 

36fFiscal years run from July 1 through June 30. Fiscal year 1993-94 means July 1, 1993 through June 30, 1994. 
37/lTE, quoted from the Boatyarcl/Todd Point Traffic Plan, (Fort Bragg: City of Fort Bragg. July, 1992). 
38/12 feet of surface width, no paving. 
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than travel offsite. ITE guidelines allow an estimate that as many as twenty-five percent of the 
vehicles coming to the site will use more than one of the site land uses. This percentage is a 
duplication factor deducted from the traffic estimates in Table H on page 61. 

The proponent has worked closely with Caltrans to define the encroachment design on 
Highway 120. No access is proposed for US 395. An encroachment, including turnlanes and 
acceleration/deceleration lanes has been agreed upon between the agency and the proponent. 
There is a scenic turn-out located at the proposed main entrance and Highway 120. The scenic 
turnout will be reconfigured to better accommodate existing and future traffic. This will 
provide a more attractive area for an overlook of the Mono Basin area. 

US 395 has an average of over 5,000 northbound and southbound vehicles during the 
year. State Route 120 has an average of 2,250 during the year.39 The annual average is 
misleading for Hwy 120 in that the road is closed during the winter past the USFS ranger 
station. The projected volume of traffic is not considered significant when the improvements 
to the encroachment with Highway 120 are completed. These scheduled improvements will 
eliminate any impacts on the intersection from the project. There are no significant effects. and 
no mitigation measures are required. 

Table H: Traffic Projections 
. ;. .. ( 

Land use 
h 

AD~ 

Duplex 10 units 63 4 5 

Hotel 120 occupied rooms 917 55 54 

Restaurant 100 seats 286 3 23 

Store 4,800 sq. ft. 425 82 133 

Adjustment 25% duplicate use -422 -36 -54 

Totals 1,269 108 161 

No access is proposed from US 395, although maintenance personnel will need to have 
access to the well house and other service facilities that may be constructed onsite. 

c. Mitigation measures 

None proposed. Refer to the implementation measures following Goal 5 on page 87. 

39(felephone conversation with Glen Blancet at Cal trans in Bishop. 
40/Average daily traffic (annual average based on 100% occupancy), credible occupancy is 74 units/night per 

year. This is an average extrapolated from existing occupancy rates in the area. 
41/Annual average peak hour. 
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VIII. Unique EIR components 

A. Final Environmental Impact Report 

The Final EIR includes the following components: 

A revision of the draft. 
Comments and recommendations received on the draft EIR. 

Page 62 

o 
o 
o 
o 

A list of persons, organizations, and public agencies commenting on the draft ErR. 
Mono County's responses to points raised in the review process.42 

The revisions to the draft EIR have been primarily editorial in nature, except for several 
changes to the Plan or EIR which were necessary to reflect the writer's points. These changes 
are noted in the responses to comments with the section and page number. There were no 
changes in the substance of the Draft EIR made in the Final EIR. The other required items in 
the Final EIR are discussed in the following sections. The list of persons and public agencies 
commenting is on page 62. 

B. Comments and responses to comments 

1. Comments about the project 

The Specific Plan and environmental impact report were circulated for public agency 
review from mid-March through the end of April. A total of six written comments were 
received. 

Comments received during the review period 

California Regional Water Quality Control Board, Lahontan Region ................ 63 
Letter from the California Department of Transportation ......... ......... .. ... . 66 
Letter from the California Department of Fish and Game .. . ........ ........ . .... 68 
Letter from David and Susan Telliard .. .. . .. .. . ............................ 71 
Letter from Shirley Oller. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. 72 
Letter from United States Pumice Company ...... . ....... .............. .. .... 74 

2. Responses to comments 

The California Environmental Quality Act requires that the County respond to each 
! . comment submitted concerning the issues addressed in the environmental impact report 
L 

l' 
) 

r . 42/14 CCR §15132, Contents of Final Environmental Impact Reports. 
I , 
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C. Comments and responses to the comments 
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1. California Regional Water Quality Control Board, Lahontan 
Region 

CALIFORNIA REGIONAL WATER QUALITY CONTROL BOARD 
LAHONTAN REGION 
VIC1'C~VllU 8RAHCII OI'~ICl 
1 ~ 28 Clvte DftfVE. surrr 1;x1 
VICTORVILli, CA Q2302·23l>3 
(I'D) 241~ 

-
Po't-It" brand Iii)( :ran.mirt.al mlmo 7671 1'''_. ~ 

FA)( No , (S,al 2~1-1308 
To ~~N HIe;. ........ !'-r-M->1 R"~,,,Ut2-.. 

Hay S, 1993 

Lauria Hi tche 11 

c .. "' ............ CA . 
D_p. , 

cot;.t....;.".J.-___ 

"- °u ,1 -- 4./1" )"1f3 
Hono County Planning D.partment 
HeR 79 Box 221 

Fu. (;1'1 '7 ~4- 3 )r,& ft •• U l'j ~~(7S#'( 

Mammoth Lakes, CA 93546 
~ 

Dear,Mi. Mitchell: 

COMHE~TS ON DRAFT ENVIRONMENTAL IMPACT REPORT, SCH 92012113 - TIOGA INN DRAFT 
SPECIfIC PLAN, MONO COUNTY 

Regional Board staff has revle'A'ed the draft Environr.;ental Impact Report for 
the Tioga Inn, Hono County and submits the following comments: 

l. To en,sure ' the protection of Itltc.r qual ity, proposed septlc 
tank/leachfield systems mu~t adhere to the criteria set forth in the 
~ater Quality Control Plan for the South lahont an Basin (Basin Plan) , A 
co~plete Report of Waste Discharge (ROWD), accom?inied by a fee. will ~e 
requested of the proponent to enable the Regionai Board stiff to 
evaluate the threat to water quality posed by this project. The 
proponent is advised to uti lile the Basin Plan as a reference for 
guidelines regarding erosion c:ntrol in the Mammoth lakes area, criteria 
for Individual Waste Disposal Systems and a summary of beneficial uses 
of water in the region. 

Since sewage is pro~osed to be disposed via standard septic hnk/leach 
field systems for each separate land use area, project level desi~n 
features should be provided in order to evaluate the adequacy of the 
system for its intended use . The Bas in Plin sets forth spec i fic 
criteria for maximum density requ i re~ents for individual waste disposal 
systems. Individual. waste disposal systems associated with new 
developments which have a gross density greater than two (2) single 
fa~ily equivalent dwelling units (EDU) per acre will be required to h~~e 
secondary-level treatment of wistewater. Equivalent Dwelling Units .re 
defined is a unit of measure used for sizing a development based on the 
amount of waste generated from that developa-.Qntj t he value used In 
Implementation of these crit~ria is 250 gallons per day per EDU. 
Therefore. the final EIR should address ex~ected sewage discharge rates 
as well as the proposed ~anner of treatment and disposal, Supporting 
thase details. 5011 profi le data Jnd percolation rate Information are 
required to determine the capacity of the soil material to receive the 
projected hydraulic load. 

Mitigating measures which effectively offset the potential hazards to 
water quality due to the proposed project should be clearly Identified 
utilizing both maps and text. Engineered design for drinking water 
supply. treatment of waste ~atar. and drainage systems should be 
Included in the final EIR. 

The Company of Eric Jay Toll Alep ·1050 East William. Suite 407 . Canon City, Nevada 89701'702.583.8987 
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Hs. HHche 11 
Hay 5, 1993 
Pag~ 2 

2. A detailed descript ion of stormwater run·off facilities used to channel 
flows during peak events will be required to evaluate the proposed 
drainage control me~ s ures. The project proponent needs to determine if 
a construction stormwiter permi t is needed for this project. If needed, 
an app 1i cat i on shall be submi tted ' to the State to'ater Resources Control 
Board. 

3. Erosion or siltation which r.;ay resul't fro::! the proposed project should 
be addressed, including details of engineered measures to contain silt 
and sediment on-site. 

4. The occurrence or presence of any surface water or wetlands in proximity 
to the proposed project should be identified. If appropriate, . 
mitigation measures to preclude interference with these ares should be 
discussed. 

If you have any questions regarding these cc~ents, please contact me at the 
Regional Board's Victorville office. 

Sincerely, 

') 
~Z'~~F~I--------­~·' I 

Tom Rheiner 
liRe Engineer 

tr-la/tioga .ei r 

Page 64 
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2. Response to the California Regional Water Quality Control 
Board £This letter was received after the close of the comment period. and is 
Included and responded to as a courtesy to the Board) 

Issue 1: The permitting requirements for design and calculation ar~ noted. The applicant 
has indicated that the water system for domestic use and the wastewater treatment 
facility will be designed to meet the requirements of the Board. The final 
engineering will be prepared to meet the specific standards of State law and health 
codes, as is required whether or not an environmental impact report is required. 
The Board was contacted and its representative indicated that the agency wanted 
to see the preliminary data to ensure that the basic assumptions and planning 
concepts appear to meet State standards. The applicant's engineer has forwarded 
this permit-related information to the Board. All of the issues in Item #1 are 
related to legal requirements and construction standards that are applicable to all 
permits, whether or not mitigation measures are identified in the environmental 
impact report. 

Issue 2: The stormwater runoff facilities design will be engineered to acceptable 
standards, as required by the Regional Water Quality Control Board (RWQCB). This 
design will be reviewed by the Board prior to the issuance of any permits. The 
Board's standards must be achieved in order for the project to proceed. No further 
mitigation is required. 

Issue 3: See issue 2. 

Issue 4: The studies by Taylor and Bagley have found that there are no wetlands in the 
project area. A notation to this effect was added on page 52 in Chapter V.A.1. 

_______ The Company of Eric Jay ToU AICP • 1050 Ea.t W,lliam • Sui~ 407 • Ca"on City. Nevada 89701 • 702 • 883 • 8987 
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3. Letter from the California Department of Transportation 

stATE OF CAUfORNIA-IUSINESS, TUNSPQftTATION AND HOUSING AGENCY 

DEPARTMENT OF TRANSPORTATION 
JOO SOUTH MAIN STREET 

I!.SHOP. CA 9'l~I" 

(619) 872-0689 

Laurie Mitchell 
Associate Planner 
Mono County Planning Dept. 
Mammoth Lakes, CA 9)546 

April 1, 199) 

Mno-120-12.056 

1-
PROJECT TITLE: Tioga Inn Specific Plan SCH #901211) 

• 
We have reviewed the above referenced document and have the 

following comments: 

Our Right-of-Way Branch is currently processing an access 
opening swap so that the developer can have access to Route 120 
at the desired location. At this time there is no known 
obstacles to this process . 

A minimum 24" culvert is required under the driveway 
approach at the flowline. 

Any construction within the State highway right-of-way will 
require an Encroachment Permit issued by Caltrans. 

If you have any questions regarding this requirement, please 
call Mr. Ralph Cones at 619-872-0674. 

cc: SCH 
Russ Colliau 

72~.J. 2--LL-
ROBERT J. RUHNKE, Chief 
Transportation Planning 
Branch C 

~< •• : .,. .. . 
'" 
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4. Response to the California Department of Transportation 

The Department's letter refers to development requirements added at the time an 
encroachment permit is issued. No additional response required. 

______ The Company of Eric Jay ToU AICP • 1050 Ea,t William. Suite 407 • Canon City, Nevada 89701·702.883.8987 
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5. Letter from the California Department of Fish and Came 

RECEIVED 
.sIAl( OF CAIIIO~NfA_1Itr IF~lIIcn "'G(NCr 

=O=EP=A=R=r=M=EN;;';;;;'r "';O;';F';;;F';;rS~H~A;;;N~D;;'G=AM=E=========APR~4993, 

Mono Wildlir~ Unit 
p . O. Flo;~ 7 iJ 
Coleville, CA 96107 

Ms. L3urie Mitchell 
l'1ono County Planning Dep"a-1jIIlQnt 
HeR 79 Eo;·; ~21 
Mallllllotjh l..::'Ikes, CA 93546 

D~ill- Laurie: 

Lt(XIO COU!HY ~ail:l;; OO>T. 

A,:n- i 1 :;0, 1993 

The Dr.::pal-I'lllel,t of Fish and GallliZ: lIDS I'e'/iel.le:d I;.he UI-ull;. 
Env il-Olillicr,t<ll h,pac!:. Repol-1;. and Draft Sl?cc i fi.;; PLan fOI- th~ 
PI-OpO~C<.l TiofJl;l Ir,n pl-oject, r,r~o\- Lee Vinlng. The [ll-oposal woulcl 
CI-"'ate a 1f,IJ 1 t i pl'~ us~ v ' s i tOI- CCJHJJJ,erc i~ 1 pr-o.j"'Jct <It t.hp. 
intersection of Cal ifol-,..iu Hio;Jhva:1 120 and US Hi9h"'a:~ 395 0(1 7LI 
aCI-e_ of land "'1'';;a, The pl-o,ieet; woulcl consisl, of a i20 1-00111 
hot...,l u i1;,h coffe.~ >jhop. 1:;1lnqlJC:'~ L'c.Oln, and gi.ft .. hop; ~ &ulI",.il"l'J 
pt:.n::.l! & full ~~rv ic~ l""r.;;S taUf· .. .I3 rl t;. I a cOr)vc:::r. il!;nc-e sl.-(:,,"r:: ~l",cJ 9.11$ 
sl;olaon, '!lnd 1.l five ",c\~e, t;Ct·. ur,it rcsidc:nt;iul \"·e:r.tai c~JlUpl'2:(' , 

The subject clCI(;1JHlerlt .. incl'Jdes a sl.lllilaar'y l)f the "Tioga Ila,n 
Veget.il'~ion and l.Jildlife AssessUoenl~ Study Fi ... al [(epol-t." doser-ibing 
1:,h,.,: envil-'CJnulel·,t,.settirI9, ela,vila·c.lnlClental efl\:.:ct.:.~31 and a. nUlhber' of 
PI-opoced ,uiti9ation ,u<?,aSUI-I;:S t.o offset. pro,iect. ljJ,paet.s. 

The pl-iul<lI"Y concern ,;,f ~his Dep,,.rt.:uent hus b!i:en t.he potenl~iul 
ilOpae'~ of the pl-ojeel~ un Inig\"·at.oo:-y I"ule ck:er ... hieh "'ere found 1;0 
UJ!;O t.hF.'; ;::1l-ea uhen tclc:rnetrv l-cse;~Il-ch 1~1 .!l~ c,~nduct.eJ in 1906-83. 
The abO'Ie-nalhed reeaurcc a;;~cssul(.~r.t study r:'Olhlu i ss i(~r,ecl by Morl':' 
C01Jnl~y pl-uvid-::s vita,l inforJ[,,olt.ion to E:n,)bl~ a l-e~~oncJ decision 
on I_he pl-oject and 3ssoc iClteJ IlIit.igat.iQn u,c:asures. . . 

Thi~~ I>t.'J':ly h<ls l-eve~l.~d r(;:lativcl~' i,:;.ht .J""~l- use of th::: ~lIte <lr,rJ 
adjac(mt l.md,s, totalin9 F.l:/ ~sl~u"ated 113 cl",el~ cia:.' use. Only 25 
deer d<.lYs ,~C: '-;'CCUI-l-",d vithin the 5ubj<:ci~ prope-\..y. A.:.conJingly , 
t. 1!i~ DeJ?'lI-t.a,,!:nt s ees tl~e · r,eed . fo:- , $eVer.;li ~;IU~tecJl b ut ::.pecifi c , 
mlt.1Q6t' .. 10h lI.1eaSc,l'"'C:J, 31ulecl P!"'lul.:lr lly J!t;. r(~<lUC1.r.i9 1:U[J6Ct,S to t;,h(Jse 
d eer "'hieh IU io:-at;o acl jacc,·.t:. t.o the proj.:,cl:. !:i te , to, r.ulhl:.el- of the 
needed Ih')''''>U I-E::S 111-e aJCi:'Lu<:ll~ely described in t.he ,!I-oft:. elocuJ[ .. ,ml:., 
G~v~n;ll rJt.hCW$ ",hol.11d b~ i r,clud0o anello,' co:;scl-ibcrJ :~ore 
tbol'Clul,Ihl:-I in 11l,·.guU9G a$$lJl-ing liIi t.. i Qati;;;.n ·:,f ilflfl3~t$ I~o a revol 
of i,",!; l~~r'l ical".ce. The follovi ng is ali ~t. Lng of DFG mi t igat; ion 
1.-£:cC'nhut!::-nd.:ltic,r, ZJ '?ncJ our esce~!lUten l.# of tllC:r£l$\.1J"C$ pJ .... vpc.ced i n th,) 
clc.culh<::nt: ' 

1 , 111.11"ar, ir.t.I-u~ i or,: We S'JPpo,~t eh i ~ l~eOl~ .. ;re. W", also rcr.:ollall1etr.cl 
I;.h;;1;. sicmi,-,g 'r,f 'PQ,th'l',)v:; s101"ld includt::: educ"Jt.ional '.lSpcct~ 
dc;:e;r.:ribln-;; ..,'ilcllife vaiu~_ of the area cll"ld the ""led too l-esl;.!"iot 
t.lisl:.ul-b;~r,ce tlul-ir";i crit;.ic~l ti ,~e pCI-iod~. De;pcndino;; on patl""ay 
lc.ccltiol".s, t.he I"Il'J'ccl u.<l!' c;,:ic.1;. to re~tl'ict usc of port.ions vith~n 
k'-':1 ... iltllife ure.,!1 clul"il1~ o..l'i.t:.icl)l pedods. Consult<lticlI1 ... il:.h 
nGI~ 01- <I qUOlI i fied ' pl'ofcss i Ol"l:t\ I. is r-ecoullller.clccl fOI- as::esslAent of 
thF.:&-:l d,~tQ i 1 s, 
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2. COl'lIsl'.'uction tit/dna: ThlS measure should be strerlrJt:.hcncd. 
The ph."a !!;e "whF.;11 poss i & e" creates uncerta ir,ty of a.el:lsUre 
irnpleulcntat.ion -arid ef.ec.civclv:ss. l·le PI"opose >.l fi.rlh ."estl"io:tion 
of h",avy '"quiprnent VI".1 o3l:,io(1 cllJdng ~he S",ptelnbC:l" l~, 1,hl"Clu~h !1~y 
31 peri • .;;. HOloieVel", fle:-:ibi I it.:.' in this restl"ict.ion is 
a,;:.::(;pt~lb! e it V'JI" i!3ncee al",;; 91".'}r.l:.I~d Uas()J 0.1 pl'~S::; i 119 need lJc.d on 
the aS~ie:i.Slhent of de';;l- ilct.ivlt.y by a qualified pr.::.fessiol·,al 
biol.:.gist in conS'Jit".lt.ion ... ith GrG. On page 53, tho::: docuulent. 
clescr-l be::; such -a pl"ocess. ~le corrcul'. 

3. Vehicle .!lCe;eS5 l~';str"ic~iorls: l~e Sl,lppart. this :J4r.:.:J,:::nJl"C. ~Je 
also st.l"ongly concur loIith t.he stateulent "the objective i", not to 
fence t.he dev"lopcd .~l",;as . .. " The document. "ho:oulJ cleol"ly stat.e 
t:.he u.it.ig<ltior. llIeasuce not to fence the pI'oject, loIith the 
e;.:ception of eJesi,;,mated pet o;Ireas. 

4 . Pel~~: A IIlajor iUlpac:;' of a pl'ojeot such as Tic!ga Inn is the 
dist.1JI"b.:mce of loIild ire by clo;J,co;tic pets, cl!.po:;:ciall:1 do,:!s. The 
draft cloCub1ent acldr.ess this isslJ~ and loIe support the Jil'eC:;laon 
propos.~'J. We 9ls<:. off!::r t.he fol!CI'~in9 l'E:CC.oIIIII,endal:.iol·IS to 
strengthe!", the weasut"c: a) Des ign<)tecl ptl<t al"eas :.h01..l1d be 
f c:nced, and the ... all in~/el(el-o:i·:.irI9 of pet.s .::onfit·,c:d 1:.0 those 
'lrells. b) Spec i fj c language to concrol c109S in pal-c", 1 4 
<residentia l are<1) i$ needed. ro..,nced enclosul"e of chis pal'ce l is 
t"ecoUtrnendcd to Pl-OV toe assured dog contl'ot and to pn,=v",r,t. d09 
impacts in the arJjacent deer 'JSC ;;\I'e;,. c) This project ~ite <lnd 
the t:urr<::.undlng lands flhc: .. uld be ackl",d to the count.y I s lea~h 1a.., 
~J r..;)a .~. F'Jrther, I:.he PI""'SS in\} need ;:;:.;i :Its to stl"er.<;1:.hcn the 
count.y leash lC\\J ,~o provide bet.!;"I- CControi on a count.y-wide 
b.;IS1:!i . 

5. Vcc;ctative scree:nirlc;.o : On t:-<lIJe 44, t.he dc:,ocuwei"lt. pl"'ovide~ a 
'C}cneralized discussion r;,f visu.al screp,nin<;,l of ~he Jjl"'oject. 
HOIJevel', tl1 i:; IM,aSUt·,(: is of ilrlRort.ance is lui t.igat inO pl"Oject 
i!llpacts on IJilcllife, especi.')lly U1iQI,.,tino !lIU!" deer which iJse the 
ha.bi~_a~ adjac;ent to pal~c""l 4. Ac.cordingly, os w11:.iyation we<l~urc 
specifying vegetat.ive sCI"e~l~il~';/ of pm'cel 4 is need~d . 
Discu!!i.'!o ion uil:.h cr.e project pt-opon<;:nl:. ir.dic<)t.e h s loIi II it",gnee.s to 
include I:.his specific me~sure. 

It is the position of this Depal'tn.ent that incol'po("stion of the 
above rrlea~,UI'e::; \Jill provide miti'J<:ltion of ill'j')<SCts t.o loIildlif'! to 
a level of insignificance. However, it. is al"o apparent that the 
project. \Jill contribute to the inc;I'eu,ent..';Il 10s5 of Califol"rria's 
loIi1dli1'", habitats and is t.her-efore subject to a filing fee 
pUr~ilJant t.o Fish <md I;;a:~c Code G~ction 711.4. 

Thank you fOI" I,he oppor-tuni ty t~o provide COUllllents on this 
propos.~l. Q1lest.ions or CO~lluents 5hould be dil"ecl:.ed t.o llie at the 
above addl'ess/phone num~r. 
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CCI Environmental Services, Long Beach 
Vern Bleich, Field ~upervisor, DFG 
Dano MeG inn, ~lule Deer Association 
Rick Rockel, Mono ~ildlife Council 
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6. Response to the California Department of Fish and Came 

Issue #1: Implementation measure 4b(1) is amended to add the language "Informational 
or interpretive signs explaining the purpose of the path system and the need to 
protect deer foraging areas shall be placed a strategic points along the pathways." 
This is now located on page 26. 

Issue #2: The concern of the Department of Fish and Game is noted. Implementation 
measure 4c(1) (on page 26) provides the necessary protection and flexibility. 

Issue #3: The EIR clearly identifies the objective of not fencing the property. The effects 
of "general fencing" are identified in both the Plan and EIR. No further changes are 
needed. 

Issue #4: Implementation 4e(1) has been amended with the suggestions of the 
Department related to the visitors and guests. The changes are on page 27. 
Implementation measure 4e(3) has been moved to become a part of Residential 
Land Use, Implementation Measure 1e(2) on page 21. The suggestion of the 
Department has been added to the site development standards. 

Issue #5: The landscape plan is required in a series of implementation measures 
following Goal 3 beginning on page 24 that already include the Department's 
suggestions. No changes to the Plan/EIR are required. 

_______ The Company of Eric Jay Toll AICP . 1050 Em WJlWn . Sui~ 407 • Canon City. Nevada 89701· 702 • 88) • 8967 
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7. Letter from David and Susan Telliard 

April 26. 1993 

Dear Ms. Mi tchel. 

On a recent ski trip to the MalmDth area I noticed a article in the 

Mammoth Times that caught my attention. In the article it mentioned that 

the fobno County Plann.ing Dept. was considering approval of a hotel in the 

Lee Vinning area. 

After several discouraging years of trying to get a reservation in 

Yosemite Valley. it will be nice to finally have access to a quality hotel 

nearby. 

Imagine a hotel close to "the park" where we can rest while the kids 

swim after taking in a day of your area un-matched beauty! It will be so 

nice to dine while overlooking beautiful fobno Lake without standing in 

line on the sidwalk! 

However. we are concerned about the added woodS/T'Oke generated by the 

new houses. The fragile enviror.ment of the Mono Basin is already in jeb­

ardy fran tJ-.e dust plurres generated by D.li.P. In the winter when the fog 

lingers in the basin. the pure air may be tainted if the cumulative 

impacts of IIDre \JOOdsmoke frem all future develoFfi1ents in the Mono basin 

area not mitigated. Therefore. I 'oOuld ask that fobno County require that 

any new woodstoves ever installed in the fobno Basin canply with the 

ITDSt stringent E.P.A. standards. 

David And Susan Telliard 

The Company of Eric Jay Toll AICP . 1050 wt Wimam. Suite 407 • Canon City, Nevada 69701'702.683.8987 
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8. Letter from Shirley Oller 

Laur 1e Mitcl".e 11 

Shirley Oller 
P.O. Ii' >: 1348 

Columbia, CA 95310 

Mono County Planning Department 
HeR Box 221 
Mammoth L~kes, CA 935~& 

Every year as the snow melts we eagerly await the opening of 
Tioga and Sonora Pass. Perhaps there is no more glorious drive 
anywhere than the loop starting at Sonora, enjoying the magni­
ficent scenery along the lOa to the beautiful valleys around 
Bridgeport. We look forward to the first glimpse of Mono 
Lake down Conway Summit, the unique beauty of Yosemite, and 
driving borne through the restored gold towns of the foothills. 

Over the years we have supported the efforts of the Mono Lake 
committee to save this incredibly beauti:ul lake. We first 
learned about the plight of :~ono Lake when we sto?ped in Lee 
Vining and visited the Committee information center. I 
believe that increased tourism and increased knowledge will 
insure the longevity of this lake. 

The Mono Lake Visitor center is already drawing many new 
visitors to this area. We are in favor of increased lodging, 
as we know from experience it is o:ten diffic~lt to find good 
accomodations nearby. We look forward to spending more time 
in the Eastern Sierras, and hope to witness the full restor­
ation of Mono Lake. 

Sincerely, 

, 'f " () ~r;(? (7", 
• _-..." '\..-\.1 'LQ 't_A \.-,/:z..1CJ..:. 

~J 
Solr ley Oller 
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9. Response to the letters from the Telliards and Ms. Oller 

Woodstoves must meet standards of both the Environmental Protection Agency and the 
California Air Resources Board. The Planning Commission could consider requiring the use 
of "pellet stoves," which are considered to be environmentally safe. This is a permitting issue. 

No other responses are necessary. 

_______ The Company of Eric Jay Toll AIcP . 1050 Ea,t William. SuiU: 401 . Canon City, Nevada 89101· 7m . B8l . 8987 
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10. Letter from United States Pumice Company 

United States Pumice Company 
Specialty Products for the Consumer and Industry 

April 26, 1993 

Mr. Scott Burns 
Mono County Planning Department 
P.O. Box 8 
Bridgeport, CA 93517 

RE: Tioga Inn Draft EIR and Specific Plan 

Dear Mr. Burns: 

RECEIVED 

APR 2 8 1993 

L!ClIO COUNT1 P\NlNIIlG DEPT. 

This letter will serve as our comment on the Tioga Inn draft specific 
plan and draft EIR. Our Lee Vining facilities are located adjacent 
to the referenced site. We were not notified of this draft EIR. Our 
superintendant, Floyd Griffin, learned of the draft EIR _hrough the 
Lee Vining Fire Department. 

In our opinion the document is incomplete because it does not address 
the existance of our Lee Vining plant. U.S. Pumice is the closest 
neighbor to the proposed project and will impact the view. Our 
operations have been located adjacent to the project site since the 
early 1940's. The U.S. Pumice plant is well maintained but it is an 
industrial facility with industrial type buildings, stone storage piles, 
equipment maintenance facilities and heavy equipment. We are curious 
as to how the project proponent intends to mitigate a non-scenic view 
of our operations. 

We are also concerned about a zoning change requested by the project 
proponent. The extens i on o f a heavy industr i al zone from the U.S. 
Pumice property line to the Lee Vining Airport (proposed by a community 
working group) is now proposed to e nd at the U.S.P. property line. We 
oppose t :his change. The designation of this area as heavy indust-
rial was by concensus of t he community genera l plan group as a 
possible site for the county yard. In our view, this is a correct 
use for this land. 

UNITED STATES PUMICE COMPANY 
20219 BAHAMA STREET 
CHATSWORTH, CALIFORNIA 91311 

PHONE, 18'6) 862 ·QJOO 

Page 74 

The Company of Eric Jay Toll AICP . 1050 Ea,t William. Suire 407 • Canon City, Nevada 89701·702.. 883 • 8987 



May 24, 1993 

L 

L 

[J 

TIOCA INN SPECIFIC PLAN 
and FINAL ENVIRONMENTAL IMPACT REPORT 

Mono County, California 

It is not our intention to throw cold water on a project which will 
benefit our community. u.s . Pumice has been a part of the Lee Vining 
community for over fifty years. We intend to continue and must error 
on the side of caution when any threat, perceived or real, presents 
itself. 

Yours very truly, 

UNITED STATES PUMICE COMPANY 

~~s\/l, ·tk 
President 

cc: Mono County Board of Supervisors 
Floyd Griffin, u.s. Pumice Co. 
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11. Response to United states Pumice Company 

Page 76 

Issue #1: The visual impacts of US Pumice on the proposed project are not an 
environmental effect. The view of the industrial facility is a legally existing, 
conforming land use. The proponent of the Tioga Inn has no basis from which a 
complaint or argument of impact from US Pumice can be initiated. There is no 
environmental reason for requiring the Tioga Inn project to mitigate the views of the 
US Pumice facility. This impact is not significant. The proponent, however, may 
want to provide screening if such an action suits the project's purposes. 

Issue #2: The proposed project is already shown as "Specific Plan" on the Lee Vining 
Community Map. The rezoning into the SP district is required for mandatory Plan­
zoning consistency. The "heavy industrial" zoning change is unrelated to this 
project. 

Although no changes are being proposed in the Environmental Impact Report, it is noted 
as part of the record that US Pumice has been a long-standing member of the community and 
a significant employer in terms of payroll and numbers of persons employed. 

_______ The Company of Eric Jay Toll AICP ·1050 Ea.t WuUam. Suite 407 • Canon City, Nevad. 89701· 71Jl • 883.8987 
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D. project alternatives (14 CCR §15126(dlJ 

Page 77 

Project alternatives are included in environmental impact reports as a means of providing 
decision makers with options for projects that meet the project objectives. The current standard 
calls for the lead agency to consider a " ... range of reasonable alternatives to the proposed 
project. or to its location. that could feasibly attain the project's basic objectives ... ,,43 The 
focus is to examine alternatives that could reasonably reduce or otherwise mitigate significant 
effects of the proposed project. In addition to practical alternatives, CEQA is required to 
examine the "No project" alternative - " ... a discussion of the conditions or programs preceding 
the project.,,44 The detail in discussing alternatives varies by the complexity of the project 
and the scope of significant effects. The Tioga Inn Specific Plan has limited numbers of 
environmental effects that cannot be otherwise mitigated through acceptable design and 
construction standards. The one impact that is not reduced to an insignificant level relates to 
visual impacts. As a result, project alternatives focus on achieving project objectives as a 
means of options to visual impacts. 

The purpose of project alternatives is to determine whether there are options and 
opportunities that will reduce to levels of insignificance or avoid entirely the adverse identified 
effects of the proposed project while still achieving project objectives. Alternatives are not 
intended to address the range of preferences and possibilities related to the project consider­
ation process. In other words, the role of project alternatives is not to try to redesign the 
project in order to address speculative concepts (this is sometimes referred to as "what if you 
change this", or ' what if you change that?" scenarios). Considering those types of changes is 
part of project review and hearings - not a role of the environmental impact report process. 

1. The NO PROJECT alternative 

The no project alternative retains the subject property as undeveloped land used for 
grazing. It will not achieve project objectives. The alternative will result in no visual 
environmental effects. While the no project alternative results in a project that avoids the 
visual impacts, it cannot achieve project objectives. 

The "no project" alternative involves the following scenario: The land would remain 
subdivided. It would be possible to construct a single family home on the 74 acre parcel and 
reinstate the land for grazing use. In order to develop any other discretionary action a specific 
plan would be required on the basis of the General Plan land use designation. The no project 
alternative will assume that with the exception of a single residence, the land remains in its 
current state. It is obvious that this approach does not achieve project objectives as identified 
on page 5. However, the no project alternative is used as a comparison as to how it may 
provide mitigation for the significant adverse effects of the proposed project. 

43/Michael Remy, Tina A. Thomas, James G. Moose. et a1. Guide to the California Environmental Quality Act 
(CEQA). 1993 Edition (Point Arena. CA: Solano Press. January. 1993). p. 206. 

44/County of Inyo v. City of Los Angeles (3d Dist.. 1977) 71 Cal.App.3d 185. 201 [139 Cal.Rptr. 396]. 
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In retaining the land area as generally agriculture, the significant visual impacts are 
avoided. The use of the land for grazing, as it had been used in the past, would reduce the 
potential to provide forage for deer and other wildlife. The no project alternative would have 
no effects on groundwater, drainage, or other issues. 

The Specific Plan project - with the implementation and mitigation program addressed 
in the Plan and EIR - has only one adverse significant environmental impact for which 
mitigation does not reduce to insignificant levels. This is the visual impact. The no project 
alternative avoids any visual impact. 

The no project alternative, however, does not achieve any of the defined project 
objectives. While this alternative avoids the visual impact, it may also result in adverse impacts 
in terms of the effect of grazing on forage for the mule deer herd. 

The no project alternative avoids the visual impact by presuming that the development 
of the property will be largely rural or agricultmal. These types of uses are able to better blend 
into the visual background. This alternative, while avoiding the impact, does not achieve 
project objectives. 

Failure to achieve project objectives and failure to definitively establish a superior 
environmental agenda for the use of the land area are among the reasons that the no project 
alternative is not feasible. 

2. The RESIDENTIAL USE alternative 

With this alternative, the County would consider limiting development to residential use 
on the subject property. Rural Residential development would not achieve project objectives. 
It has the potential to reduce or eliminate the visual impacts if building sites were limited to 
areas from which the structures would not be visible. One assumption is that there would be 
a density of one dwelling per five acres - a total of fifteen units on the property - each with 
an individual well and septic tank. The other assumption is a density of one dwelling per one 
acre, with a community water system and community leach fields. 

One method of developing the site would be to preclude the recreationally-oriented 
commercial uses (hotel, restaurant, convenience store and fuel sales), and develop the property 
for residential use only. This approach is defined as Option A and Option B. Option A permits 
subdivision of the 74± acres on parcels averaging five acres in size - a total of fifteen units. 
Each residence would have its own well and septic tank. Option B is a higher density, sixty 
units. which would be served by a community water system and community sewage disposal 
system.45 

4:11Only sixty units are proposed on the 74± acres in order to reflect land area required for roads and the 
community sewage disposal system. 
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Either option assists in achieving General Plan goals calling for more housing 
opportunities in the Lee Vining area. With an average of 2.38 persons per household in the Lee 
Vining area,46 Option A results in a population projection at build-out of 36 people. Option 
B results in a build-out projection of 143 persons. These projections increase the 1990 Lee 
Vining area population by thirteen and fifty percent respectively. 

Permitting only residential use of the property results in visual impacts that may be more 
significant than the proposed project. There are two types of residential development that 
would likely be used in this area. One is the traditional dwelling on an individual parcel. The 
other is the clustered or planned unit development concept. Option A is realistically limited 
to the conventional development approach. The cost of developing a water system and sewage 
disposal system for that number of units would be excessive in relation to the market or sales 
value of the units. Fifteen individual dwellings would result in significant visual impacts 
through the lack of harmony in siting and the scattering of development throughout the subject 
property. 

If Option B were developed in a clustered pattern, the visual impacts are still significant. 
The visual effect may be reduced through the reduction of the area in which buildings are sited 
by retaining open space. However, the approach may not result in any different overall visual 
impact from the project as proposed. Sixty dwelling units - even if clustered onto lots as 
small as 6,000 square feet - still result in an appearance of bulk on the landscape similar in 
nature to the hotel and restaurant. 

Much like the no project alternative, the concept of rural residential development 
provides for opportunities to avoid visual impacts through the Homeowner Association to 
screen the visibility of the developments. However, it is difficult for the County to enforce 
strict design provisions intended to provide visual screening. Although this alternative provides 
needed housing in the Lee Vining area, it does not achieve project objectives. 

The residential use alternative does not provide mitigation for visual impacts that are 
superior to the proposed project. The alternative does not achieve project objectives. The 
residential use alternative is not a feasible option for reducing the project's visual impacts. 

3. The OPTIONAL SITING alternative 

With the visual effects remaining as the one unmitigated environmental effect, one option 
would be to site the structures differently in order to reduce the visual profile (See the pho­
tosimulation in Figure 10). The alternative would site the structures and utilize other land­
scaping features to reduce the profiles. In this alternative (refer to Figure 15 on page 81), the 
restaurant would be moved towards the northwest so that it is located behind the hotel. The 
hotel itself would have its location reversed with parking located in front of the hotel between 
Highway 395 and the structure. This would place the hotel further back into the hillside 

4DJCACI. Inc. 
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making it less obvious from the Highway 395-Tioga Pass view corridor. The convenience store 
would then be moved so that it would be visually located behind the hotel. 

The site design, grading, and landscaping would be substantially revised to increase the 
use of berms and other methods of hiding the structures from the highway views. The 
alternative is superior to the proposed project for the visual impacts, in that it would conserve 
or retain the views by reducing the visual impact of the subject property's development making 
it less visible from the highway. 

Revising the site plan provides several opportunities to reduce the visual impacts 
generated by the proposed project. First, the facilities can be moved higher up the hillside and 
sited towards the back of benches. Avoiding the ridge tops will assist in a greater reduction 
of the visibility of the project. Additionally, sculpted berms with indigenous landscaping can 
be added to reduce the height of the structures to an apparent ranch or one story style. This 
alternative provides greater levels of mitigation. It does not achieve project objectives, because 
increased screening would reduce the visibility from the site. One of the objectives is to 
provide opportunities to deliver outstanding views of Mono Lake and Mono Craters from the 
site. Re-siting the project loses that opportunity. Although site changes provide greater 
mitigation for visual impacts, the development would increase impacts from grading, soil 
disturbance, and require increased cut and fills in terrain to hide the structures. 

Resiting, however, would result in reduced panoramic views on the subject property. 
While this option is environmentally superior to the proposed project, it does not achieve 
project objectives related to providing views from the site. The success of the project may 
result from the ability to provide customers and patrons with the attractive views from the site 
of Mono Lake and the Mono basin. Failing to provide the views would not achieve project 
objectives. This alternative may reduce visual effects, but it is not likely to reduce the impacts 
to levels that are no longer significant. 

4. DIFFERENT PROJECT MIX alternatives 

This option examines some of the impacts associated with the project by examining a 
different mix of the proposed land uses. The approach looks at impacts related to a mix of 
hotel-restaurant, hotel-convenience store, or similar permutations. The different combinations 
do not eliminate the significant vIsual impacts. 

Changing the project mix may result in different opportunities for siting the structures. 
This may provide a method of mitigating visual impacts to a lesser extent than the proposed 
project. If the restaurant were eliminated, it would eliminate the component of the project with 
the highest visibility. The restaurant facility could still be accommodated by physically 
including it in the hotel. However, one of the objectives for the separate facility is to provide 
a location from which diners would be able to view the panorama of the valley from the dining 
room. It would be difficult to achieve this effect at the hotel facility site. This alternative may 
provide some opportunities to reduce the visual intrusiveness of the project, but would not 
eliminate the visual impacts. 
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Figure 15: Change of structure sites 
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Changing the project mix. has the potential to increase traffic impacts. For example, if the 
restaurant were to be eliminated, it would result in an increase in peak hour traffic from the 
project site heading into Lee Vining. Most vehicle-based visitors would travel by car from the 
hotel into Lee Vining for meals increasing the number of critical lane movements (left turns) 
at the intersection of Highway 120 and US 395. The different mix alternative has impacts that 
would be worse than the proposed project. 

The specific plan has a combination of four components. It is feasible to explore a 
number of permutations related to avoiding or eliminating significant adverse environmental 
effects. The most likely combinations would be hotel-convenience store-residential, restaurant­
convenience store-residential, or hotel-restaurant-residences. Each of these options may result 
in a reduction of the visual impact, but none avoid it or reduce it to levels of insignificance. 
Changing the components that comprise the project do not result in any reduction in overall 
environmental effects. Because this option does not achieve overall project objectives, it is not 
considered to be a superior option. 

5. Range of alternatives 

Various other alternatives were considered, but did not survive even cursory review for 
further consideration. The range of alternatives included: 

• 

• 

Different site. Project objectives and the lack of large parcels of privately owned 
lands of suitable size make this option infeasible. In addition, the property owner 
does not have control of any other parcels in the area. There were no alternative 
sites meeting project objectives. 

Restaurant only. It is economically infeasible to construct the infrastructure 
necessary to serve only the restaurant. 

• Convenience store only. While this would be economically feasible, because the 
demand for water and wastewater generation could be contained onsite, the existing 
economy would not support a free-standing convenience store with gas pumps this 
far from the community cluster without other attractions on the site. 

• Hotel only. This alternative would create significant traffic impacts, as the peak 
hour diners would be required to leave the subject property and go into town. The 
impacts to the intersection would be greater. 

E. Relationship betweens short term use of the envi­
ronment and the maintenance and enhancement of 
long-term productivity (14 CCR §15126(e» 

The Mono Basin is a unique and attractive visitor center. The area will continue to attract 
visitors to see Mono Lake, the Mono Craters, and Yosemite National Park. The area at present 
has an abundance of unique environmental resources. Increased visitors to the area may place 
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greater pressures on those resources. The COWlty recognizes that the tourism economy is 
critical to its economic well-being. The preferred development in the Mono Basin is 
development that serves the visitor economy. The proposed project achieves long-term goals 
related to recreation and tourism development. Its location south of Mono Lake provides the 
views and attractions without further pressuring the immediate lake vicinity. 

F. Significant Irreversible environmental changes 
which would be Involved In the proposed action 
should It be Implemented (14 CCR §15126(f» 

The proposed project will result in a partial disruption of the area's visual quality. The 
facility is designed to blend and complement the natural landscape as much as possible, but 
it will still be visible on the landscape. The visual impact is irreversible and remains 
subjectively significant. 

c. Crowth Inducing Impacts (14 CCR §15126(g)) 

The proposed project has the potential to attract additional visitor traffic to the area. This 
impact is considered beneficial because of its conformance to the overall regional and local 
plans in the area. The project has the potential to increase the number of persons employed 
in the area and add to the area's housing stock. The project may result in a population increase 
of 25 persons, a percentage increase of eight percent. 

H. Effects found not to be significant (14 CCR §15128) 

The following impacts were found not to exceed significance thresholds or were not 
significant on the basis of information in the Mono County Master Environmental Assessment: 

• Conflict with adopted and proposed plans. Not significant based on General Plan 
and Community Plan. Discussed in the Specific Plan. 

• Plant and wildlife impacts. Not significant based on the conclusions of the Taylor 
and Bagley reports. 

• Waste management standards. Not significant based on the volume of waste 
generated by similar projects, and mandated conformance to County waste 
management planning requirements. 

• Public water supply contamination. Not significant based on the project location 
and distance from sources of water for public water supplies. 

• Groundwater. Not significant based on the Kleinfelder report. 

• Cultural resources. Not significant based on the Master Environmental Assessment. 
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• Growth inducing. Not significant based the total number of persons and provisions 
of site facilities. 

• Traffic. Not significant based on traffic counts and data in the Specific Plan. 

• Displacement. Not significant because it does not apply to the project. 

• Fuel and energy impact. Not a significant effect due to the project design, confor­
mance to California energy codes. 

• Noise. Not significant based on modeling of similar projects through discussions 
with Brown-Buntin Associates based on their library of noise data collected for 
similar projects. 

• Flooding. Not significant, property not within a flood zone. 

• Geologic hazards. Not significant based on the Geo-Soils and Kleinfelder reports. 

• Sewer line extensions. Not applicable. 

• Disrupt physical arrangement. Not applicable. 

• Recreation goals. Project conforms to the County's recreation goals. 

• Air quality. Not a significant or cumulative impact. Based on the Master Environ­
mental Assessment. 

• Prime agriculture land conversion. Not applicable. 

• Emergency response plan interference. Not applicable. 

I. CumUlative Impacts (14 CCR §15130l 

Cumulative impacts are environmental effects that fall into a unique niche in the process. 
A project may have impacts that on its own are not significant. A typical example of this is 
traffic or air quality. A project, such as the Tioga Inn, may result in a small increase in traffic 
volume that does not result in exceeding thresholds for level of service. However, the traffic 
from a project under review, when combined with other projects that are reasonably 
foreseeable, may result in a significant impact. 

For the Tioga Inn Specific Plan, the project's traffic impacts are not adverse nor 
significant. This is calculated in the Specific Plan under traffic. The intersection of Highway 
120 and US 395 is proposed for new construction in the near future. When it is improved, the 
worst-case scenario from the Tioga Inn will not result in a change in level of service from A to 
B. There are no other development projects proposed in the general vicinity that would 
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contribute traffic volume resulting in a drop in level of service during peak hours. Conway 
Ranch has the potential to add traffic to the area. but this has been calculated in the total 
intersection volume. There are no other projects proposed that would significantly add to 
intersection traffic volume. 

Air quality in the area is extremely good. although the California Environmental 
Protection Agency (Cal-EPA) is considering a designation of the Mono Basin as a non­
attainment area for alkali dust generated by exposed lakebeds. The project may contribute 
particulate matter during construction. Normal operations, however, will not result in an 
increase to exceed acceptable thresholds in the project area. Woodstoves at the ten dwelling 
units, when combined with other woodstoves in the area, may affect visibility during certain 
weather conditions, but air quality thresholds will not be exceeded. Requirements of 
woodstoves to conform to US Environmental Protection Agency standards may reduce this 
contribution to cumulative impacts. 
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