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Lead Agency:

Tuolumne County

Community Resources Agency

48 Yaney Street

Sonora, California 95370

209-533-5633

www.tuolumnecounty.ca.gov
Application Submitted:   July 23, 2015

Application revised:  August 1, 2017 and deemed complete

Application revised again on March 26, 2019
Conditions signed   August 26, 2019


INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
DATE:


August 27, 2019    

SURFACE/MINERAL

RIGHTS OWNERs/
Regina Hirsch




Fertile Grounds Coffee LLC.
APPLICANT:

Regina Hirsch

PROJECT

DESCRIPTION:
1. Conditional Use Permit CUP15-009 to allow the following:

A. Up to 14 outdoor music concerts, weddings or other seasonal events from April through October with amplified music, vendors and food service.
B. Non-certified Famer’s Market held from Memorial Day through Labor Day on Friday afternoons, approximately 3 p.m. until 6 p.m. and Saturdays 8 a.m. until 1 p.m. 
C. Farm Stand to be operated by co-op members for the sale of locally grown produce and cottage food products.

2. Historic Use Permit CUPH15-003 to allow the following:

A. Conversion of an existing historic barn to allow classes, lectures, workshops, and other community events periodically throughout the year. 
B. Conversion of an existing historic residence into a restaurant and retail store. 


The property is 21± acres in size. The site is zoned C-1 (General Commercial), C-1:H (General Commercial:Historic Combining), RE-1 (Residential Estate, One Acre Minimum) and O (Open Space) under Title 17 of the Tuolumne County Ordinance Code. The proposed uses will occur in the 2.7± acre portion of the site zoned C-1 and C-1:H.

LOCATION:

The project site is located at 18653 Main Street (State Highway 120) in Groveland, approximately 400 feet west of the intersection of Highway 120 and Powder House Street.  A portion of Sections 20 and 21, Township 1 South, Range 16 East, Mount Diablo Baseline and Meridian. Assessor’s Parcel Number 07-010-22. Supervisorial District 4. 
SITE

DESCRIPTION:
The project site is located on the south side of State Highway 120. A portion of the property fronts on State Highway 120. The eastern boundary of the property fronts onto and runs parallel to Powder House Street.   



The property is currently improved with one residence, a barn and accessary sheds. The residence is being used for the Mountain Sage nursery and café. The barn is located on the northern portion of the property.  A small event stage is also located on the site along with a garden area. Outside dining is allowed in the garden area in association with the café. A short section of an intermittent stream, named Garrotte Creek, runs along the northern portion of the project site, adjacent to State Highway 120.  A stone powder house is located along Powder House Street in the southeast portion of the site, which was built to store explosives used in area mining and is thought to have been constructed by Louis Cassaretto and Clyde Smith  in 1904.  
Two gravel parking areas are located on the site, one accessed from State Highway 120 and the other to the southeast of the Mountain Sage building, which is accessed from the driveway to the Groveland Medical Clinic. The existing parking areas can accommodate up to 20 vehicles.  The parking area onto State Highway 120 does not currently have a paved encroachment onto the highway. 
Elevations on the project site range from approximately 2,850 feet near State Highway 120, to 3,000 feet above mean sea level in the southeast portion of the site. Slopes range from 10% near the northern property boundary to 28% near the southeast property boundary. The Tuolumne County Wildlife Maps indicate that the wildlife habitat on the project site consists of ponderosa pine (ppn) and residential park (rsp). Vegetation consists of canyon live oaks, California black oaks, ponderosa pine, cedars, ornamental vegetation and annual grassland. 

Open Space zoning is located 50-feet in width from the western property boundary. Due to the proximity of the highway, Open Space zoning is only 10-feet from the centerline of Garrotte Creek. Open Space is also located 15-feet surrounding the stone powder house structure. The :H (Historic Combining) zoning district is located 15 feet from the exterior walls surrounding both the barn and the Mountain Sage building. The zoning districts were placed on the site in 2003 for Tentative Parcel Map 03T-04, which created the current configuration of the project site.

The project site is bounded by parcels with the following zoning classifications and General Plan Land use designations:
	Assessor’s Parcel Number
	General Plan
	Zoning
	Direction

	07-070-05
	GC
	C-1
	Northeast

	07-070-06
	GC
	C-1
	Northeast

	07-070-03
	GC
	C-1
	Northeast

	07-070-02
	GC
	C-1
	Northeast

	07-073-19
	C-O
	C-O
	East

	07-073-37
	LDR
	RE-1
	East

	07-073-41
	LDR
	R-1
	East

	07-073-33
	LDR
	R-2
	East

	07-080-08
	LDR
	R-1
	Southeast

	07-010-18
	ER
	RE-2
	Southeast

	66-030-13
	AG
	AE-37
	South

	07-010-21
	LDR & GC
	RE-1 & O
	West

	07-100-12
	BP & GC
	BP:MX & C-1:MX
	Northwest


               
   
Legend:




C-1   --  General Commercial




C-O  --  Neighborhood Commercial




R-1   -- Single Family Residential

                     GC --  General Commercial




R-2   –  Medium Density Residential
                     C-O – Neighborhood Commercial




RE-1 –  Residential Estate, One Acre Minimum
       LDR – Low Density Residential




RE-2  – Residential Estate, Two Acre Minimum
       ER --  Estate Residential




O        -- Open Space



       AG -- Agricultural




AE-37 – Exclusive Agricultural, Thirty Seven Acre Minimum

 
DETAILED 

PROJECT

DESCRIPTION:
On July 23, 2015, an application was received from the property owners. The project was revised on August 1, 2017 and again on March 26, 2019 for the following:

1. Conditional Use Permit CUP15-009 to allow the following:

A. Up to 14 outdoor music concerts, weddings or other seasonal events from April through October. Amplified music, vendors and food service will be on-site during the events. Most of the events will be held in the afternoon and run into early evening. An existing stage, near the northern property boundary, is proposed to be expanded to become 35 feet x 45 feet, with an attached overhead weather roof. A terraced seating area will be expanded in front of the stage to support a maximum of 500 people at any event.
B. Non-certified Famer’s Market held from Memorial Day through Labor Day on Friday afternoons from 3 p.m. until 6 p.m. and Saturdays 8 a.m. until 1 p.m. Children’s activities, food service and live music will also be on-site. Expected attendance is 20-30 people at any one time, with a total of 250 coming and going over the weekend event.
C. Farm Stand to be operated by co-op members for the sale of locally grown produce and cottage food products.

2. Historic Conditional Use Permit CUPH-003 to allow the following:

A. Conversion of an existing historic barn to allow classes, lectures, workshops, and other community events throughout the year, including new exterior windows and doors. The barn is located in the C-1:H (General Commercial:Historic Combining) zoning district on the site. The historic building code will be utilized to retain exterior historical aspects of the barn.
B. Conversion of an existing historic residence into a restaurant and retail store, including exterior modifications. The residence is located within the C-1:H zoning district.
Vendors will be on site during events with booths displaying products for the public to improve their quality of life and live more sustainably. Live music and food service will be on-site during all the events.

The project also includes the construction of an on-site 167 space parking lot located in the north eastern portion of the site, adjacent to Powder House Street. Event parking will either utilize Powder House Street or a new access driveway from State Highway 120 to the new parking lot.  




If the project utilizes Powder House Street to access the new parking lot, this street would need to be widened to Tuolumne County Title 11 standards. A pedestrian walkway was previously proposed, through the County owned ambulance building property, to connect the new parking area to the event area of the site. The pedestrian walkway easement was approved by the Tuolumne County Board of Supervisors in a previous BOS action. 



If the project does not utilize Powder House Street to access the new parking lot, a new driveway will be constructed from the Groveland Medical Center driveway, through the northwest corner of the County Ambulance Building parcel, in order to access the proposed 167 space parking lot on the project site. The County can grant an easement for this use subject to an agreement between the project proponents and the County.
Other Agency Approvals (Public Resource Code Section 21080.3.1 Consultation):
· Office of Parks and Recreation/State Historic Preservation Officer – Reviews the project for compliance with Section 106 of the National Historic Preservation Act. 

· California Department of Fish and Wildlife (CDFW) –Reviews/approves project for compliance with applicable rules and regulation, specifically impacts to sensitive plant, animal, and wetland/riparian habitat. Collects CDFW filing fee for review of project environmental document. 

· California Department of Transportation (Caltrans)   - Encroachment Permit onto State Highway 120
· Tuolumne County—grant of easement for use of pedestrian walkway on County owned property.
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SITE PLAN AND PARKING AREAS
ENVIRONMENTAL EVALUATION
TERMINOLOGY DEFINITIONS:  The following terminology is used in this environmental analysis to describe the level of significance of potential impacts to each resource area:
· Potentially Significant Impact.  This term applies to adverse environmental consequences that have the potential to be significant according to the threshold criteria identified for the resource, even after mitigation strategies are applied and/or an adverse effect that could be significant and for which no mitigation has been identified.  If any potentially significant impacts are identified, an EIR must be prepared consistent with CEQA.

· Less-than-Significant Impact with Mitigation.  This item applies to adverse environmental consequences that have the potential to be significant, but can be reduced to less-than-significant levels through the application of identified mitigation strategies that have not already been incorporated into the proposed project. 

· Less-than-Significant Impact.  This term applies to potentially adverse environmental consequences that do not meet the significance threshold criteria for that resource.  Therefore, no mitigation measures are required.

· No Impact.  This term means no adverse environmental consequences have been identified for the resource or the consequences are negligible or undetectable.  Therefore, no mitigation measures are required.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED
The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages.
	 FORMCHECKBOX 

	Aesthetics
	
	 FORMCHECKBOX 

	Agriculture and Forestry Resources
	
	 FORMCHECKBOX 

	Air Quality

	 FORMCHECKBOX 

	Biological Resources
	
	 FORMCHECKBOX 

	Cultural Resources
	
	 FORMCHECKBOX 

	Geology/Soils

	 FORMCHECKBOX 

	Greenhouse Gas Emissions
	
	 FORMCHECKBOX 

	Hazards & Hazardous Materials
	
	 FORMCHECKBOX 

	Hydrology/Water Quality

	 FORMCHECKBOX 

	Land Use/Planning
	
	 FORMCHECKBOX 

	Mineral Resources
	
	 FORMCHECKBOX 

	Noise

	 FORMCHECKBOX 

	Population/Housing
	
	 FORMCHECKBOX 

	Public Services
	
	 FORMCHECKBOX 

	Recreation

	 FORMCHECKBOX 

	Transportation/Traffic
	
	 FORMCHECKBOX 

	Tribal Cultural Resources
	
	 FORMCHECKBOX 

	Utilities/Service Systems

	 FORMCHECKBOX 

	Mandatory Findings of Significance
	
	
	
	
	
	


DETERMINATION (To be completed by the Lead Agency) on the basis on the initial evaluation:
· I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE DECLARATION will be prepared.
· I find that although the proposed project could have a significant effect on the environment, there will not be a significant effect in this case because revisions in the project have been made by or agreed to by the project proponent, and a MITIGATED NEGATIVE DECLATION will be prepared.

· I find that the proposed project MAY have a significant effect on the environment, an ENVIRONMENTAL IMPACT REPORT is required.
· I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on the earlier analysis as described on the attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.
· I find that although the proposed project could have a significant effect on the environment, because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION, pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARTION, including revisions or mitigation measures that are imposed upon the proposed project, nothing further is required.

   ______________________________                                            ___________________________
   David Gonzalves, CBO





Date

   Environmental Coordinator

EVALUATION OF ENVIRONMENTAL IMPACTS:

1)
A brief explanation is required for all answers except "No Impact" answers that are adequately supported by the information sources a lead agency cites in the parentheses following each question. A "No Impact" answer is adequately supported if the referenced information sources show that the impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

2)
All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well as project-level, indirect as well as direct, and construction as well as operational impacts. 

3)
Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must indicate whether the impact is potentially significant, less than significant with mitigation, or less than significant. "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be significant. If there are one or more "Potentially Significant Impact" entries when the determination is made, an EIR is required. 

4)
"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact" to a "Less Than Significant Impact." The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level (mitigation measures from "Earlier Analyses," as described in (5) below, may be cross-referenced). 

5)
Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

a)
Earlier Analysis Used. Identify and state where they are available for review. 

b)
Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects were addressed by mitigation measures based on the earlier analysis. 

c)
Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated," describe the mitigation measures which were incorporated or refined from the earlier document and the extent to which they address site-specific conditions for the project. 
6)
Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should, where appropriate, include a reference to the page or pages where the statement is substantiated. 

7)
Supporting Information Sources: A source list should be attached, and other sources used or individuals contacted should be cited in the discussion. 
	I. AESTHETICS:
Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)    
Have a substantial adverse effect on a scenic vista?
	
	
	
	

	b)
Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic buildings within a state scenic highway?
	
	
	
	

	c)
Substantially degrade the existing visual character or quality of the site and its surroundings?


	
	
	
	

	d)
Create a new source of substantial light or glare which would adversely affect day or nighttime views in the area?


	
	
	
	

	e)
Substantially degrade the existing visual quality of a hillside or hilltop?
	
	
	
	


Environmental Setting:

Visual or aesthetic resources are generally defined as the natural and built features of the landscape that can be seen. The combination of landform, water, and vegetation patterns represents the natural landscape that defines an area’s visual character, whereas built features such as buildings, roads, and other structures reflect human or cultural modifications to the landscape. These natural and built landscape features or visual resources contribute to the public’s experience and appreciation of the environment. Depending on the extent to which a project’s presence would alter the perceived visual character and quality of the environment, visual or aesthetic impact may occur. It should be noted that visual change in and of itself does not necessarily represent an adverse impact, and in some cases may result in a beneficial visual effect. 

The aesthetic analysis is based on field observations and the review of information including site maps, drawings, technical data, and aerial and ground level photographs of the area. In addition, as part of this study, planning documents pertinent to visual quality including the Tuolumne County General Plan were reviewed. The analysis also responds to the California Environmental Quality Act (CEQA) guidelines for visual impact analysis as well as the goals, programs, and implementation programs outlined in the Tuolumne County General Plan and the Tuolumne County Ordinance Code. 

Accepted visual assessment methods, including those adopted by federal agencies, establish sensitivity levels as a measure of public concern for changes to scenic quality. Viewer sensitivity, typically divided into high, moderate, and low categories, is among the criteria employed for evaluating visual impacts and their degree of significance. The factors considered in assigning a sensitivity level include viewer activity, view duration, viewing distance, adjacent land use, and special management or planning designation. Research on the subject suggests that certain activities tend to heighten viewer awareness of visual and scenic resources, while others tend to be distracting.

Potentially affected viewers in the subject area include roadway motorists and residents. Motorists represent the largest of the affected viewer groups. Included in this group are motorists traveling on State Highway 120 and Powder House Street, in Groveland. On Powder House Street, motorists’ views are screened by slopes and vegetation. Viewer sensitivity is considered low to moderate. The second viewer group includes residents in the area of the project site. Residential views tend to be long in duration, and the sensitivity of this viewer group is considered moderate to high.

Analysis: 
The project site contains the Mountain Sage Nursery and Café, located within an 1870’s house, a barn and accessory sheds.  A small gravel parking area is located to the northwest of Mountain Sage, adjacent to State Highway 120. A second parking area is located to the northeast, not visible from State Highway 120.  A new 167 space parking area is proposed in the southeast portion of the site, which would not be visible from State Highway 120 due to the presence of Ponderosa pine trees, slope and structures.  Vegetation consists of canyon live oaks, California black oaks, ponderosa pine, cedars, ornamental vegetation and annual grassland.  
The Tuolumne County Hillside and Hilltop Development Guidelines were adopted to implement Policy 4.I.4 of the Tuolumne County General Plan. Policy 4.I.4 requires the conservation of the natural scenic quality of hillsides and hilltops throughout Tuolumne County. The Hillside and Hilltop Development Guidelines assist property owners with development of hillside and hilltop areas. These guidelines contain recommendations that can assist property owners in designing and constructing improvements in a manner that will conserve the natural scenic quality of the hillsides and hilltops on the project site. 
Pursuant to Chapter 15.28 of the Tuolumne County Ordinance Code, a Landscape Plan must be approved for the project prior to the issuance of a Building Permit. Landscaping must cover 10% of the site. A 2.7± acre portion of the 21± acre parcel is being utilized for events. Approximately 0.3± acre project site is required to be landscaped; however, the existing native vegetation and ornamental vegetation currently meets the landscaping requirement and helps to enhance the view of the buildings and associated structures from neighboring properties and passersby on State Highway 120. A Landscape Plan, which can incorporate the retention of existing native vegetation, will be required for the new 167 space parking area.
Exterior lighting would be used in outside patio areas, the concert stage, walkways, near the structures and parking areas. The project will be conditioned to require that exterior lighting will not interfere with motorists traveling along State Highway 120 or shine onto neighboring properties. Lighting shall comply as follows: direct the light downward towards the area to be illuminated, install shields to direct light and reduce glare, utilize low rise light standards, and utilize low or high pressure sodium lamps instead of halogen type lights. 
All exterior lighting shall be required to be equipped with automatic timing devices.  All outdoor lighting shall be turned off one hour after the concert or event activities conclude at night, except outdoor lighting used for security purposes or to illuminate walkways, and parking lots may remain lighted after these hours when the lighting is activated by a motion sensor. The motion sensor controlled lighting shall turn on when activated and turn off within five minutes of inactivity. The motion sensor activated lighting shall not be triggered by any movement or activity located off the property. Any deviation to these restrictions must be submitted and approved by the Planning Division of the Community Resources Agency.
Based upon implementation of the required mitigation measures below, development of the project site would result in a less than significant impact to aesthetics.
Mitigation Measures: 
1. Exterior lighting shall not interfere with motorists traveling along State Highway 120 or shine onto neighboring properties.  All lighting shall comply as follows: direct the lighting downward towards the area to be illuminated, install shields to direct light and reduce glare, utilize low rise light standards, and utilize low or high pressure sodium lamps instead of halogen type lights. 
2. All exterior lighting shall be required to be equipped with automatic timing devices.  All outdoor lighting shall be turned off one hour after the concert or event activities conclude at night, except outdoor lighting used for security purposes or to illuminate walkways, and parking lots may remain lighted after these hours when the lighting is activated by a motion sensor. The motion sensor controlled lighting shall turn on when activated and turn off within five minutes of inactivity. The motion sensor activated lighting shall not be triggered by any movement or activity located off the property. Any deviation to these restrictions must be submitted and approved by the Planning Division of the Community Resources Agency.
3. Landscaping or the retention of exiting native vegetation shall be required for the new 167 space parking area. A Landscape Plan shall be required which demonstrates an attractive appearance of the new parking area from neighboring properties, Powder House Street and State Highway 120.
Mitigation Monitoring:
1. A Notice of Action will be recorded to advise future owners of the required mitigation measures 1 and 2, and the responsibility to comply with said measures. Community Resources Agency Staff will review Building Permit applications to ensure compliance with the mitigation measures. 
2. Mitigation measure 3 shall be required prior to a grading permit or the construction of the new 167 space parking area. 

II. AGRICULTURAL AND FORESTRY RESOURCES:
In determining whether the impacts to agricultural resources are significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997), prepared by the California Department of Conservation, as an optional model to use in assessing impacts on farmland. In determining whether impacts to forest resources, including timberland, are significant environmental effects, lead agencies may refer to information compiled by the California Department of Forestry and Fire Protection regarding the State’s inventory of forest land. This includes: Forest and Range Assessment Project, the Forestry Assessment Project and Forest Carbon Measurement methodology provided in Forest Protocols, adopted by the California Air Resources Board.
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:


	
	
	
	

	a)
Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California Resources Agency, to non-agricultural use?


	
	
	
	

	b)
Conflict with existing zoning for agricultural use, or a Williamson Act contract?

	1
	
	
	

	c)
Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code Section 12220(g)), timberland (as defined by Public Resources Code Section 4526), or timberland zoned Timberland Production (as defined by Government Code Section 51104(g))?

	
	
	
	

	d)
Result in the loss of forest land, or conversion of forest land to non-forest use?

	
	
	
	

	e)
Involve other changes in the existing environment which, due to their location or nature, could result in conversion of Farmland, to non-agricultural use?


	
	
	
	


Environmental Setting:

In addition to goals, programs, and implementation programs outlined in the Tuolumne County General Plan, the project was evaluated using the Farmland Mapping and Monitoring program, the Tuolumne County Ordinance Code, and supporting project technical studies identified below. 

The project site is located within the unincorporated city of Groveland in Tuolumne County. The 2017 value of agricultural commodities produced in Tuolumne County is estimated at $37,610,000. This is a 6.1% increase from last year’s production value of $35,440,000. Overall timber production significantly increased 37.0 % primarily due to a tripling dollar value in tree mortality biomass going to our local co-generation plants. Excluding Timber Harvested, agricultural production valued at $27,012,000 decreased by 2.5% from 2016 values. 

Price increases in Hay, Irrigated Pasture, and Rangeland all contributed to an overall Field Crops 10.1% value increase. Miscellaneous Fruit and Vegetables increased in value by 34.0%. At $21,528,000, the County’s leading production category Livestock and Poultry decreased by 4.9% from 2016 values.
California Land Conservation Act
The California Land Conservation Act of 1965 (Williamson Act) enables local governments to enter into contracts with private landowners for preserving agricultural land or related open space uses. Land under agricultural production can have its annual assessed valuation for property tax calculation reduced if the owner agrees to place the land under a Williamson Act contract for 10 years, renewable annually.  Local governments receive an annual subvention of forgone property tax revenues from the State via the Open Space Subvention Act of 1971, but these payments were suspended in 2009 as part of the State budget cuts. The Tuolumne County Board of Supervisors voted to continue offering property owner’s tax incentives to maintain their agricultural properties in the Williamson Act land conservation program.
Z’berg-Nejedly Forest Practice Act of 1973

The project site is located on private property and as such for actions related specifically to potential impacts from forest resources could be subject to the provisions of the Z’berg-Nejedly Forest Practice Act of 1973 (FPA) that have been promulgated as the California Forest Practice Rules. 
Analysis:  
The project site is not designated as agricultural land. There is a 77± acre parcel to the south is designated Agricultural (AG) by the General Plan land use diagrams. All the proposed uses on the project site would be over 200-feet to the north of this agricultural property and would not interfere with agricultural uses. Therefore, approval of the project would not result in an impact on agricultural land.

The project site contains ponderosa pine trees, mainly in the southern portion of the site, which are classified as a commercial timber species of tree by the Division of Forestry. Pursuant to Section 17.52.170 the commercial growing and harvesting of timber encompassing more than three acres is a permitted use in all districts, except O (Open Space) and O-1 (Open Space – 1), provided it is in conformance with the California Practice Rules. Section 17.52.170 of the Ordinance Code also allows for the commercial harvesting of timber when fewer than three acres are affected provided the harvest does not occur within 100 feet of a cultural resource boundary and does not occur within riparian or wetland areas.  A Cultural Resource Study was completed in 2003 which identified cultural resources on the project site; however, they are protected by the use of O (Open Space) zoning. A stream is present along the State Highway 120 corridor, which is also protected by O zoning district. A Use Permit can be applied for to allow timber harvesting in the O zoning districts. Therefore, approval of this project would result in no impact on agricultural and forestry resources.

Mitigation Measures: None Required  
Mitigation Monitoring:  Not Applicable  
III. AIR QUALITY:  
Where available, the significance criteria established by the applicable air quality management or air pollution control district may be relied upon to make the following determinations:
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Where available, the significance criteria established by the Tuolumne County Air Pollution Control District has been relied upon to make the following determinations.  Would the Proposed Project/Action:
	
	
	
	

	a)
Conflict with or obstruct implementation of the applicable air quality plan? 
	
	
	
	

	b)
Violate any air quality standard or contribute substantially to an existing or projected air quality violation?


	
	
	
	

	c)
Result in a cumulatively considerable net increase of any criteria pollutant for which the project region is non-attainment under an applicable federal or state ambient air quality standard (including releasing emissions which exceed quantitative thresholds for ozone precursors)?


	
	
	
	

	d)
Expose sensitive receptors to substantial pollutant concentrations?


	
	
	
	

	e)
Create objectionable odors affecting a substantial number of people?
	
	
	
	


Environmental Setting:

This section describes the impacts of the proposed project on local and regional air quality. It describes existing air quality in the foothills; project related direct and indirect emissions; health effects; and the impacts of these emissions on both the project and cumulative/regional scale. 
Air pollution is directly related to a region’s topographic features, and the California Air Resources Board. (CARB) has divided California into regional air basins according to topographic air drainage features. The Mountain Counties Air Basin (MCAB) includes Plumas, Sierra, Nevada, Placer (middle portion), El Dorado (western portion), Amador, Calaveras, Tuolumne, and Mariposa Counties. While the MCAB encompasses such an expansive territory, the population of the entire air basin is less than 500,000 (472,991 in 2010).The basin lies along the northern Sierra Nevada Mountain Range, close to or contiguous with the Nevada border, and covers an area of roughly 11,000 square miles.

Elevations range from over 10,000 feet at the Sierra crest down to several hundred feet above sea level at the Stanislaus County boundary. Throughout the MCAB basin, the topography is highly variable, and includes rugged mountain peaks and valleys with extreme slopes and differences in elevation in the Sierras, as well as rolling foothills to the west. 

The general climate of the MCAB varies considerably with elevation and proximity to the Sierra ridge. The terrain features of the basin make it possible for various climates to exist in a relatively close proximity. The Sierra Nevada receives large amounts of precipitation in the winter, with lighter amounts in the summer. Precipitation levels are high in the highest mountain elevations but decline rapidly toward the western portion of the basin. Winter temperatures in the mountains can be below freezing for weeks at a time, and substantial depths of snow can accumulate, but in the western foothills, winter temperatures usually dip below freezing only at night and precipitation is mixed as rain or light snow. In the summer, temperatures in the mountains are mild, with daytime peaks in the 70s to low 80s, but the western end of the basin can routinely exceed 100 degrees. 
Local Climate and Sources of Air Pollution

The climate in Tuolumne County can be considered Mediterranean with moist and cold winters and warm and dry summers. The mean annual precipitation is 33 to 49 inches (838 to 1,245 millimeters). Mean annual temperature is 41 to 53 degrees F (5.0 to 11.7 degrees C). The frost-free period is 100 to 150 days. 
Table 1. Tuolumne County Designations and Classifications

	Pollutant
	Designation/Classification

	
	Federal Standard
	State Standard

	Ozone - One hour
	No Federal Standard
	Nonattainment

	Ozone - Eight hour
	Attainment/Unclassified
	Unclassified

	PM 10
	Unclassified
	Unclassified

	PM 2.5
	Attainment/Unclassified
	Unclassified

	Carbon Monoxide
	Attainment/Unclassified
	Attainment

	Nitrogen Dioxide
	Attainment/Unclassified
	Attainment

	Sulfur Dioxide
	Unclassified
	Attainment

	Lead (Particulate)
	Attainment/Unclassified
	Attainment

	Hydrogen Sulfide
	No Federal Standard
	Unclassified

	Sulfates
	No Federal Standard
	Attainment

	Visibility Reducing Particles
	No Federal Standard
	Unclassified

	Source: CARB 


· "Inhalable coarse particles (PM2.5-10)," such as those found near roadways and dusty industries, are between 2.5 and 10 micrometers in diameter. PM2.5-10 is deposited in the thoracic region of the lungs.

· "Fine particles (PM2.5)," such as those found in smoke and haze, are 2.5 micrometers in diameter and smaller. These particles can be directly emitted from sources such as forest fires, or they can form when gases emitted from power plants, industries and automobiles react in the air. They penetrate deeply into the thoracic and alveolar regions of the lungs.

The Tuolumne County Air Pollution Control District (TCAPCD) does not meet the state 1-hour standard for ozone or for PM 2.5. The TCAPCD is designated as unclassified for the State PM10 standards, since no PM10 data is available for this area. The District is either in attainment or in an unclassified area for the remainder of the pollutants in Table 1, due to the lack of availability of data. The Mountain Counties Air Basin typically experiences good air quality, however pollution from the Central Valley 

Local jurisdictions have the authority and responsibility to reduce air pollution through their policies, codes, and land use planning. The project was evaluated under the California Air Resource Board (CARB) air quality standards and area designations, and the Tuolumne County Air Pollution Control District’s thresholds of significance, and the Tuolumne County Ordinance Code and Tuolumne County General Plan. 

Analysis: 
The U.S. Environmental Protection Agency (EPA) designated Tuolumne County as “attainment/unclassified” for the 2008 8-hour federal ozone standard on July 20, 2012.  On April 6, 2015 the EPA revoked the 1997 8-hour ozone standard for all purposes (80 FR 12264).  Tuolumne County is “attainment/unclassified” for all other federal ambient air quality standards.  With respect to State ambient air quality standards, Tuolumne County is classified as “nonattainment” for ozone and “attainment/unclassified” for all other State standards. The State ozone “nonattainment” status is due to overwhelming transport of ozone precursors from upwind, urban areas.

Grading of the site for the proposed driveway improvements and parking area improvements may create fugitive dust emissions.  Since the project is commercial in nature, the project will have to comply with State and local air quality regulations. The project was reviewed by the Tuolumne County Air Pollution Control District who did not provide any comments for the proposed project. The proposed project will be conditioned to mitigate fugitive dust during construction through the use of a watering truck or other dust suppressant device as required by Section 12.20.370 of the County Grading Ordinance.  

Gravel used for surfacing the parking areas may be derived from serpentine rock. Serpentine gravel often contains asbestos fibers; asbestos fibers have been linked to lung cancer. Vehicles driving over serpentine gravels bearing asbestos fibers can cause these fibers to become airborne, thereby creating a health risk. The proposed project will be conditioned to prohibit the use of serpentine gravel unless it is sealed with an unrestricted material to prevent the asbestos fibers from becoming airborne, as required by Section 93106 of the California Health and Safety Code. 

The project will not generate significant levels of air pollutants or objectionable odors from the on-site events or other proposed uses.
Based upon enforcement of the County Ordinance Code, approval of the requested entitlements will have no impact on the local or regional air quality. Approval of the project will result in no impact to air quality.
Mitigation Measure:  None required.

Mitigation Monitoring:  Not applicable.

IV. BIOLOGICAL RESOURCES
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Have a substantial adverse effect, either directly or through habitat modifications, on any species identified as a candidate, sensitive, or special-status species in local or regional plans, policies, or regulations, or by the California Department of Fish and Game or the U.S. Fish and Wildlife Service?


	
	
	
	

	b)
Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified in local or regional plans, policies, and regulations or by the California Department of Fish and Game or the U.S. Fish and Wildlife Service?


	
	
	
	

	c)
Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the Clean Water Act (including but not limited to marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other means?

	
	
	
	

	d)
Interfere substantially with the movement of any native resident or migratory fish or wildlife species, or with established native resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites?

	
	
	
	

	e)
Conflict with any local policies or ordinances protecting biological resources, such as a tree preservation policy or ordinance?


	
	
	
	

	f)
Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Conservation Community Plan, or other approved local, regional, or state habitat conservation plan?


	
	
	
	


Environmental Setting:
The project site is located on the south side of State Highway 120. A portion of the property fronts on State Highway 120. The eastern boundary of the property fronts onto and runs parallel to Powder House Street. Elevations on the project site range from approximately 2,850 feet near State Highway 120, to 3,000 feet above mean sea level in the southeast portion of the site. Slopes range from 10% near the northern property boundary to 28% near the southeast property boundary.
The California Native Plant Society (CNPS) maintains a native rare plant list that is utilized for CEQA review purposes. The CNPS has created a ranking system that is placed on a plant, either at the species or sub-species level. The ranking system is:

· 1A: Plants Presumed Extirpated (extinct) in California and Either Rare or Extinct Elsewhere;

· 1B: Plants Rare, Threatened, or Endangered in California and Elsewhere

· 2A: Plants Presumed Extirpated in California, But Common Elsewhere

· 2B: Plants Rare, Threatened, or Endangered in California, But More Common Elsewhere

· 3: Plants Which More Information is needed - A Review List

· 4: Plants of Limited Distribution - A Watch List

In addition, each rank is given a “threat” assessment:

· 0.1-Seriously threatened in California (over 80% of occurrences threatened / high degree and immediacy of threat)

· 0.2-Moderately threatened in California (20-80% occurrences threatened / moderate degree and immediacy of threat) 

· 0.3-Not very threatened in California (less than 20% of occurrences threatened / low degree and immediacy of threat or no current threats known)

Analysis:  
The Tuolumne County Wildlife Habitat Map for the USGS Groveland 7.5 Minute Quadrangle indicates that the two common wildlife habitat types on the project are ponderosa pine (ppn) and residential-park (rsp). Vegetation consists of canyon live oaks, California black oaks, ponderosa pine, cedars, ornamental vegetation and annual grassland. An intermittent stream known as Garotte Creek traverses the frontage of the project site adjacent to State Highway 120.  The habitat types based on the Wildlife Habitat Maps are shown on the table below:
	WILDLIFE HABITAT

	Habitat Type
	Priority Rating
	Approximate Acreage
	Percentage of Site

	Ponderosa pine (ppn) 
	3
	19±
	90%

	Residential-park (rsp)
	4
	2 ±
	10%


The ppn habitat is defined as a forest dominated by ponderosa pine, often associated with white fir, incense cedar, sugar pine, Douglas-fir, black oak, canyon live oak, and other trees. Stands may be open to dense, with variable amounts of understory shrubs and herbs. This habitat generally occupies elevations below the mixed conifer type and above the blue oak/foothill gray pine woodlands. The ppn habitat type is considered a Third Priority habitat, as identified in the Tuolumne County Wildlife Handbook.
The proposed parking lot may require removal of ponderosa pine trees. These trees have previously been impacted mainly by the western pine bark beetle (Dendroctonus brevicomis); however, other bark beetles have been known to be in the Tuolumne County area. Native vegetation is encouraged to be preserved as much as practicable. The removal of ponderosa pine trees requires a permit or waiver from the California Department of Forestry, since these are a commercial species of trees. The project will be conditioned to meet this requirement.
The rsp habitat is a designation for urbanized areas, including residential, commercial and industrial developments, as well as landscaped parks and gardens. The rsp habitat type is considered a Fourth Priority habitat, as identified in the Tuolumne County Wildlife Handbook. The areas near the existing structures are located within the rsp habitat.
Public Resources Code Section 21083.4 requires oak woodland mitigation for any project where the conversion of oak woodlands results in a significant impact to the environment. The County of Tuolumne in consultation with the California Department of Fish and Wildlife defines an “oak woodland as an area with 10 percent oak canopy cover”. The project site has an oak canopy greater than 10%; however, the project will not result in the removal of a significant number of oak trees from the project site; therefore, oak woodland mitigation is not required. One Old growth oak (OGO) tree with a diameter-at-breast height of 36 inches may need to be removed for the placement of a new driveway to serve the new 167 space parking lot. If any OGO trees are removed, the property owner will be required to either replant trees or pay an in-lieu fee. Replanting an impacted oak tree is a standard mitigation measure used by the California Department of Fish and Wildlife (at a ratio of ten trees for every one OGO removed). If the property owner chooses not to replant trees, the in-lieu fees for each impacted tree will be as follows:
Payment of in-lieu fees for replanting = OGOs X number of trees to be planted X $200.00

In 2003, O (Open Space) was placed on the project site, pursuant to Zone Change 03RZ-004, for a proposed land division to create a 5 acre parcel and a 21 acre remainder, which is the project site. The O zoning mitigated cumulative impacts to wildlife, wetlands and cultural resources. The Open Space consists of 50-feet along the southwestern portion of the project site, 15-feet from the foundation of the Powder House structure and 10-feet from the centerline of Garrotte Creek.  No further mitigation for wildlife conservation will be required for the current project. 
The California Department of Fish and Game Natural Diversity Data Base (CNDDB) maps, and the Tuolumne County Wildlife Habitat Maps were consulted for known locations of special status plants or animal species. No known special status species are in the vicinity of the project site.  
One driveway crossing exists on Garrotte Creek and will be allowed to be maintained and improved to Title 11 standards.  The driveway is currently utilized for the Farmer’s Market portion of the site and front parking lot adjacent to State Highway 120. The driveway will require a paved apron which will not impact Garrotte Creek. Any future crossings or disturbance of Garrotte Creek will require a Streambed Alteration Permit from the California Department of Fish and Wildlife.

The proposed events will occur within a previously disturbed area on the project site. The proposed new parking lot will remove commercial species of trees that have previously been impacted by bark beetles.  Many trees have already been cleared. Based upon implementation of the required mitigation measures below, development of the project site would result in a less than significant impact to biological resources on the site.
Mitigation Measures: 

1. The property owner shall obtain a Timber Conversion Permit and Timber Harvesting Plan or waiver from the California Department of Forestry and Fire Protection prior to the removal of commercial species of timber from the site. The Timber Harvesting Plan or waiver must be prepared by a Registered Professional Forester. It is recommended by the California Department of Forestry and Fire Protection that the Timber Conversion Permit be prepared by a Registered Professional Forester. Copies of the approved Timber Conversion Permit and Timber Harvesting Plan shall be submitted to the Community Resources Agency. 
2. If any OGO trees are removed, the property owner will be required to either replant trees or pay an in-lieu fee. Replanting an impacted oak tree is a standard mitigation measure used by the California Department of Fish and Wildlife (at a ratio of ten trees for every one OGO removed). If the property owner chooses not to replant trees, the in-lieu fees for each impacted tree will be as follows:
Payment of in-lieu fees for replanting = OGOs X number of trees to be planted X $200.00

3. The owner shall submit notification for a Streambed Alteration Permit to the California Department of Fish and Wildlife prior to any work involving any waterways or drainages.

Mitigation Monitoring: 

1-3. 
A Notice of Action will be recorded to advise future owners of the required mitigation measures and the responsibility to comply with said measures.

	V. CULTURAL RESOURCES:  

Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Cause a substantial adverse change in the significance of a historical resource as defined in Section 15064.5 of the State CEQA Guidelines?
	
	
	
	

	b)
Cause a substantial adverse change in the significance of a unique archaeological resource pursuant to Section 15064.5?
	
	
	
	

	c)
Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?


	
	
	
	

	d)
Disturb any human remains, including those interred outside of formal cemeteries?


	
	
	
	


Environmental Setting:

State and Federal legislation requires the protection of historical and cultural resources. In 1971, the President’s Executive Order No. 11593 required that all Federal agencies initiate procedures to preserve and maintain cultural resources by nomination and inclusion on the National Register of Historic Places. 

In 1980, the Governor’s Executive Order No. B-64-80 required that State agencies inventory all “significant historic and cultural sites, structures, and objects under their jurisdiction which are over 50 years of age and which may qualify for listing on the National Register of Historic Places.” Likewise, Section 15064.5(b) of the CEQA Guidelines specifies that “projects that cause the physical demolition, destruction, relocation, or alteration of a historical resource or its immediate surroundings such that the significance of the historic resource would be materially impaired” shall be found to have a significant impact on the environment.

In September of 2014, the California Legislature passed Assembly Bill (AB) 52, which added provisions to the Public Resources Code (PRC) regarding the evaluation of impacts on tribal cultural resources under CEQA, and consultation requirements with California Native American tribes. In particular, AB 52 now requires lead agencies to analyze project impacts to “tribal cultural resources” separately from archaeological resources (PRC §21074; 21083.09). The Bill defines “tribal cultural resources” in a new section of the PRC §21074. AB 52 also requires lead agencies to engage in additional consultation procedures with respect to California Native American tribes (PRC §21080.3.1, 21080.3.2, 21082.3).  As of the date of the latest revision of this application, no tribe has requested an AB 52 consultation for this project.
Analysis: 
A cultural resource study was conducted on the property by Foothill Resources Limited on June 9, 2003.  The project site was studied for both archaeological and architectural resources.  The field survey revealed three archaeological features that were considered not eligible for listing in the California Register of Historic Resources and therefore not significant historic resources for the purposes of CEQA.  Four historic structures were recorded and evaluated on the property.  Foothill Resources Limited stated that three of those structures are eligible for the California Register at the local level of significance, and are therefore considered historic resources under CEQA.  These three structures are also listed in the Big Oak Flat – Groveland Historic Sites Survey completed in 1988. 

The three structures identified on the property are the 1870’s Laveroni house (Mountain Sage), the 1920’s barn and the powder house.  The stone powder house is located along Powder House Street in the southeast portion of the site, which was built to store explosives used in area mining and is thought to have been constructed by Louis Cassaretto and Clyde Smith sometime around 1904.  The recommendation of Foothill Resources Limited is to protect these buildings from exterior alterations that would negatively affect their historic character or setting.  In order to protect these structures from exterior alteration, the 1870’s home and the 1920’s barn were placed into the Historic Combining District (:H) which extends fifteen feet from the foundation of these buildings.  Any future modifications to these structures require an application for a Historic Conditional Use Permit.  The third structure, the powder house, has been included in Open Space zoning which extends fifteen feet from its foundation. Historic Conditional Use Permit CUPH15-003 proposes modifications to the Laveroni house and barn. The modifications require Building Permits, which must be reviewed by the Historic Preservation Review Commission prior to issuance pursuant to Section 14.06.030(E) of the Tuolumne County Ordinance Code.
Should an inadvertent discovery of cultural materials is made during project related ground disturbing activities, ground disturbances in the area of the find must be halted and a qualified professional archaeologist must be notified regarding the discovery. The archaeologist shall determine whether the resource is potentially significant and develop appropriate mitigation pursuant to Section 14.10.150 of the Ordinance Code. 
Mitigation Measures:  Submit plans for past and proposed structural modifications to the 1870s Laveroni house (Mountain Sage) and the 1920s barn, to the Building and Safety Division of the Community Resources Agency. The plans shall be reviewed by the Historic Preservation Review Committee prior to issuance of the Building Permits pursuant to Section 14.06.030(E) of the Tuolumne County Ordinance Code.
Mitigation Monitoring:  The plans and Building Permit applications must be submitted within 60 days of approval of Historic Conditional Use Permit CUPH15-003. 
VI. GEOLOGY AND SOILS:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact

	Would the Proposed Project/Action:
	
	
	
	

	a)
Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, or death involving:
	
[image: image4]
	
	
	

	i)
Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence of a known fault?  Refer to Division of Mines and Geology Special Publication 42.

	
	
	
	

	ii)  Strong seismic ground shaking?


	
	
	
	

	iii) Seismic-related ground failure, including liquefaction?


	
	
	
	

	iv) Landslides?


	
	
	
	

	b)     Result in substantial soil erosion or the loss of topsoil?


	
	
	
	

	c)
Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the project, and potentially result in on-or off-site landslide, lateral spreading, subsidence, liquefaction, or collapse?


	
	
	
	

	d)
Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), creating substantial risks to life or property?


	
	
	
	

	e)
Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater disposal systems where sewers are not available for the disposal of wastewater?
	
	
	
	


Environmental Setting:

The purpose of this section is to disclose and analyze the potential impacts associated with the geology of the project site and regional vicinity, and to analyze issues such as the potential exposure of people and property to geologic hazards, landform alteration, and erosion. 

The project is located in central California, which is a region known to have limited fault zones and seismic activity. In the Groveland area, the major natural hazards include wildfires and flooding. 

In addition to the Tuolumne County General Plan and Ordinance Code, the project was evaluated using the Tuolumne County Multi-Jurisdiction Hazard Mitigation Plan, the USDA/CDF Cooperative Soil-Vegetation Survey of Tuolumne County, and the California Geological Survey’s geotechnical maps.      

Groundshaking: The Alquist-Priolo Earthquake Fault Zoning Act was signed into California law on December 22, 1972 to mitigate the hazard of surface faulting to structures for human occupancy. The Alquist-Priolo Earthquake Fault Zoning Act's main purpose is to prevent the construction of buildings used for human occupancy on the surface trace of active faults. The Act only addresses the hazard of surface fault rupture and is not directed toward other earthquake hazards. The Act only applies to structures for human occupancy (houses, apartments, condominiums, etc.)


Soils and Liquefaction: Liquefaction is a process whereby soil is temporarily transformed to a fluid form during intense and prolonged groundshaking. Areas most prone to liquefaction are those that are water saturated (e.g., where the water table is less than 30 feet below the surface) and consist of relatively uniform sands that are low to medium density. In addition to necessary soil conditions, the ground acceleration and duration of the earthquake must be of sufficient energy to induce liquefaction. 

Landslides: Landslides are a primary geologic hazard and are influenced by four factors:

· Strength of rock and resistance to failure, which is a function of rock type (or geologic formation);

· Geologic structure or orientation of a surface along which slippage could occur;

· Water (can add weight to a potentially unstable mass or influence strength of a potential failure surface); and, 

· Topography (amount of slope in combination with gravitation forces).

Expansive Soils: Soils have the potential to shrink or swell significantly with changes in moisture content are called expansive soils. These soils can limit the development capacity of an area, and may require significant construction modifications and excavation to replace existing materials with more stable soils. The amount of expansion (or contraction) of a soil is determined by the type and amount of the silt and clay content in the soil. Structural damage to buildings on expansive soils may result over long periods of time, usually from inadequate soils and foundation engineering, or the placement of structures directly on expansive soils. 

Seiche: A seiche is a wave in a reservoir, lake, or harbor that is seismically-induced. These waves have potential to damage shoreline structures, dams, and levees. The likelihood of damage from a seiche in Tuolumne County is a low concern. The effects from a seiche would be similar to the flood hazard for a particular area, and the risk of occurrence is perceived as being considerably less than the risk of flooding.

Analysis:  
The project site has been located on the Tuolumne County Geotechnical Interpretive Map for the USGS Groveland Minute Quadrangle.  This map indicates that no known geological hazards occur on the property. The slopes on the project site are considered to be stable pursuant to the Map.
Approximately half of the project site is classified as urbanized or industrial (Ui) on the USDA/CDF Cooperative Soil-Vegetation Survey Maps. As such, the onsite soils within this portion of the project site have not been analyzed.  The USDA/CDF Cooperative Soil-Vegetation Survey Map for the USGS 7.5 Minute Groveland Quadrangle has classified the southeast portion of the site as the Josephine schist soil series.
	Soil Type: Josephine Schist 815m

	Parent

Material
	Depth

Range
	Slope

Range
	Permeability
	General

Drainage
	Erosion

Hazard
	Timber

Suitability
	Range

Suitability

	Meta-Sedimentary
	0-40
inches
	0-30%
	Moderate
	Well
	Slight
	Low to Very High
	Medium


Slopes on the site range from 10 percent to approximately 25 percent. Areas with fractured and steep slopes, where less consolidated or weathered soils overlie bedrock, have a higher risk of landslides. Given the soil type on this site, the risks are substantially lower for a landslide to occur on the project site. The most prominent slope running through the project site is approximately 25 percent, and is located in the southern portion of the site. No structures or events will occur on slopes greater than 15 percent.
Grading for driveway and parking area improvements will be reviewed by the Engineering Division and the Building and Safety Division of the Community Resources Agency. Grading necessary to construct these improvements would not result in a significant impact on the soil resources provided all grading and excavation on the site adheres to the requirements contained in Chapter 12.20 of the Ordinance Code pertaining to grading. 
The project site is not subject to earthquakes, landslides, or subject to a substantial loss of topsoil. The site is not located on an unstable geologic unit or contains expansive soil. While the site could sustain an on-site sewage disposal and treatment systems, the site has public water and sewer through the Groveland Community Services District. 

The project will not expose people or structures to adverse effects such as earthquakes, landslides, substantial erosion, unstable slopes, expansive soils, or other adverse geological impacts.
Mitigation Measures:  None required.

Mitigation Monitoring:  Not applicable.
VII. GREENHOUSE GAS EMISSIONS:
	Issues and Supporting Information Sources
	Potentially Significant Impact
	Less-than-Significant with Mitigation Incorporation
	Less-than-Significant Impact
	No Impact

	Would the Proposed Project/Action:
	
	
	
	

	a)
Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on the environment?
	
	(
	
	

	b)
Conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing the emissions of greenhouse gases?
	
	(
	
	


Environmental Setting:

Global warming is a term used to refer to the observed increase in the average temperature of the Earth’s atmosphere and oceans in recent decades. Science is not unanimous about the cause of global warming. There is some science that suggests this is a cyclical phenomenon that has repeated itself over history (counteracted by periods of global cooling) and is therefore related to many naturally occurring events. However, there is other science that suggests that global warming may be related to increasing greenhouse gas concentrations in the atmosphere, specifically as a result of human activities, such as the consumption of fossil fuels for electricity production and transportation.

Gases that trap heat in the atmosphere are called greenhouse gases (GHGs). The effect is analogous to the way a greenhouse retains heat. Common greenhouse gases include water vapor, carbon dioxide, methane, nitrous oxides, chlorofluorocarbons, hydrofluorocarbons, perfluorocarbons, sulfur hexafluoride, ozone, and aerosols. Both natural processes and human activities emit greenhouse gases.

Greenhouse gases are emitted by both natural processes and human activities. Of these gases, CO2 and CH4 are emitted in the greatest quantities from human activities. Emissions of CO2 are largely by-products of fossil fuel combustion, whereas CH4 results from off-gassing associated with agricultural practices and the decomposition of organic materials within landfills. Man-made GHGs, which have a much greater heat-absorption potential than CO2, include fluorinated gases, such as hydrofluorocarbons (HFCs), perfluorocarbons (PFCs) and sulfur hexafluoride (SF6), which are byproducts of certain industrial processes. Plants use carbon dioxide and water in photosynthesis and releases oxygen as a waste product. Humans use this oxygen to breathe and produce CO2 as a byproduct of respiration.

The different types of GHGs have varying global warming potentials (GWPs).  The GWP of a GHG is the potential of a gas or aerosol to trap heat in the atmosphere.  Because GHGs absorb different amounts of heat, a common reference gas, usually carbon dioxide, is used to relate the amount of heat absorbed to the amount of the gas emissions, referred to as “CO2 equivalent,” and is the amount of a GHG emitted multiplied by its GWP. Carbon dioxide has a GWP of one.  By contrast, methane (CH4) has a GWP of 21, meaning its global warming effect is 21 times greater than carbon dioxide on a molecule per molecule basis.

Table 1

Global Warming Potentials (GWPs)
	Gas
	Global Warming Potential

	Carbon Dioxide
	1

	Methane
	21

	Nitrous Oxide
	310

	HFC-23
	11,700

	HFC-134a
	1,300

	HFC-152a
	140

	PFC: Tetrafluoromethane (CF4)
	6,500

	PFC: Hexafluoroethane (C2F6)
	9,200

	Sulfur Hexafluoride (SF6)
	23,900

	Source: http://epa.gov/climatechange/emissions/downloads09/Introduction.pdf


As noted above, the earth needs a certain amount of greenhouse gases in order to maintain a livable temperature. However, it is believed by many that global climate change may occur as a result of excess amounts of GHG, which, in turn, may result in significant adverse effects to the environment that will be experienced worldwide. The effects may include the melting of polar ice caps and rising sea levels, increased flooding in wet areas, droughts in arid areas, harsher storms, problems with agriculture, and the extinction of some animal species.  Regardless of whether the rise in GHG is caused by natural cyclic events or not, it is widely believed production of additional GHG should be reduced in order to maintain a “healthy” level of GHG in the atmosphere.

Analysis:
 Assembly Bill (AB) 32, the Global Warming Solutions Act of 2006 (Núñez, Chapter 488, Statutes of 2006) requires a reduction in California’s greenhouse gas emissions to 1990 levels by 2020.  AB 32 also required the California Air Resources Board (ARB) to develop a policy plan for reaching the 2020 emissions target and to adopt and enforce regulations to implement the plan. The resulting AB 32 Climate Change Scoping Plan (herein referred to as “Scoping Plan”) was adopted by ARB in December 2008. 

In conjunction with the Tuolumne Tomorrow Blueprint Planning Project, the Tuolumne County Transportation Council prepared a countywide Greenhouse Gas Study. The study was completed in January 2012 and presents the results of a countywide (including both incorporated and unincorporated areas) GHG emissions inventory, which evaluated existing (2010) GHG emissions. It also identified measures which land use project applicants can implement to reduce GHG emissions consistent with AB 32.

To assist project applicants with determining whether a proposed project’s GHG emissions are consistent with AB 32 and the countywide reduction target, the study provides two sets of screening criteria. If a project meets either set of screening criteria, then the lead agency or project applicant would not need to perform an assessment of the project’s GHG emissions. 

For projects that do not meet either set of screening criteria, the Tuolumne County Greenhouse Gas Study identifies a project-level GHG emissions threshold of 4.6 MT CO2e (carbon dioxide equivalent) per service population (the sum of the number of jobs and the number of residents provided by a project) per year that can be applied evenly to future land development applications countywide to ensure that new development reduces its share of emissions consistent with AB 32 and the countywide reduction target. This project-level -threshold is presented along with guidance on how to calculate a project’s potential GHG emissions and determine whether it meets the project-level GHG emission threshold, and measures to reduce emissions if necessary.

If a proposed project either is equal to or less than the project size screening criteria in Table 2 of the GHG study, or incorporates all of the measures identified in Table 3 (P-1 through P-4) below, then a project specific assessment is not required. 

Table 2: Project Screening Criteria by Project Size and Type
	Single Family 
	4 parcels 

	Apartment, Condo, Townhouse 
	8 dwelling units 

	Commercial/Retail 
	2,000 square feet 

	Industrial 
	5,000 square feet 

	*Note: These screening criteria represent the maximum operational size of a project by land use type. 




Source: Table 5.8 of the Tuolumne County Greenhouse Gas Study
Table 3: Project Screening Criteria by Project Features

	P‐1: Project exceeds the California Energy Code requirements by 15 percent, based on the 2008 Energy Efficiency Standards requirements, through the installation of energy efficient design, lighting, equipment, appliances, or solar photovoltaic panels that provide 15 percent or more of the project’s energy needs. 

	P‐2: Project does not include fuel oil as a heating source. 

	P‐3: Project provides dedicated and accessible recycling and green waste bins with instructions/education program explaining how to use the bins, what can go into each bin, and the importance of recycling. 

	P‐4: Project (non‐residential only) provides designated parking for any combination of low‐emitting, fuel‐efficient and carpool/vanpools vehicles at 10 percent of the total spaces, consistent with the 2010 California Green Building Standards Code Tier 1 measure (Table A5.106.5.1.1). 

	*Note: A project using this screening criteria table must incorporate all project features (P‐1 through P‐3 for residential, and P‐1 through P‐4 for non‐residential) listed above. 


Source: Table 5.9 of the Tuolumne County Greenhouse Gas Study

The current project does not meet the criteria to be exempt from requiring a greenhouse gas analysis in Table 2; however, the applicant has included the Project Screening Criteria by Project Features found in Table 3 as part of the project description for the proposed project. Therefore, the applicant has proposed that the project will prohibit the use of fuel oil as a heating source, provide on-site recycling and green waste bins and provide 10 percent of the required amount of parking spaces. Pursuant to Section 17.60.010 of the Tuolumne County Ordinance Code, a minimum of 167 parking spaces would be required for the proposed events up to 500 people, of which a minimum of 10 percent of the spaces will be provided for low emitting, fuel-efficient and/or carpool/vanpool parking only. 
Existing historic structures are allowed to utilize the State Historical Building Code for improvements. New construction will be required to meet the 2016 California Building Code requirements. The 2016 Building Code exceeds the 2008 Energy Efficiency Standards by more than 15%; therefore, the measure to exceed the 2008 Code for energy efficiency will not be attached to Conditional Use Permit CUP15-009. The implementation of the mitigation measures found in Table 3 will make the project’s greenhouse gas impacts less than significant. 
Mitigation Measures: 

1. The project shall not utilize fuel oil as a heating source.   

2. The project  shall provide  dedicated  and  accessible  recycling  bins  with  instructions/education  program  explaining  how  to  use  the  bins,  what  can  go  into  each  bin,  and  the  importance  of  recycling. 

3. The project shall provide designated parking for any combination of low-emitting, fuel-efficient and carpool/vanpools vehicles at 10 percent of the total spaces, consistent with the 2016 California Green Building Standards Code Tier 1 measure.

Mitigation Monitoring:  

1. Mitigation Measure 1 will be implemented prior to issuance of a Building Permit and shall be monitored by the Building and Safety Division. 

2. Mitigation Measures 2 and 3 shall be verified within 60 days of issuance of CUP15-009 and will be monitored by the Planning Division.

3. A Notice of Action shall be recorded for Mitigation Measures 1-3 to advise future owners of the required mitigation measures and the responsibility to comply with said measures. 
VIII. HAZARDS AND HAZARDOUS MATERIALS:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Create a significant hazard to the public or the environment through the routine transport, use, or disposal of hazardous materials?
	
	
	
	

	b)
Create a significant hazard to the public or the environment through reasonably foreseeable upset and accident conditions involving the release of hazardous materials into the environment?
	
	
	
	

	c)
Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school?


	
	
	
	

	d)
Be located on a site which is included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public or the environment?


	
	
	
	

	e)
If located within the Tuolumne County Airport Land Use Compatibility Plan, result in a safety hazard for people residing or working in the project area? 
	
	
	
	

	f)
If located within the vicinity of a private airstrip, result in a safety hazard for people residing or working in the project area?


	
	
	
	

	g)
Impair implementation of or physically interfere with an adopted emergency response plan or emergency evacuation plan? 
	
	
	
	

	h)
Expose people or structures to a significant risk of loss, injury, or death involving wildland fires, including where wildlands are adjacent to urbanized areas or where residences are intermixed with wildlands?  Refer to Public Services Section for analysis.
	
	
	
	


Environmental Setting:

The project involves fourteen weddings, concerts or other seasonal events for up to 500 people, the construction of new 167 space parking area, the operation of a Farmer’s Market and the modification of two historic structures to accommodate the events.
Hazardous and non-hazardous wastes that are likely to be generated from project operation would most likely include, but is not limited to hydraulic fluids and solvents used in the operation of the business.  All wastes would be required to be handled, stored, transported, and disposed of according to a framework of federal, state and local regulations. Regulatory bodies include, but are not limited to, the California Environmental Protection Agency, Department of Toxic Substances Control, Tuolumne County Environmental Health, U.S. and California Department of Transportation, and the California Division of Occupational Safety and Health.

Analysis: 
A review of the Department of Toxic Substances Control (DTSC) database, EnviroStor, which includes lists of hazardous materials sites compiled pursuant to California Government Code Section 65962.5, did not identify any sites on or adjacent to the project site that have used, stored, disposed of, or released hazardous materials. Construction or maintenance activities associated with the structures on the site could involve the use of potentially hazardous materials, including paints, cleaning materials, vehicle fuels, oils, and transmission fluids. However, all potentially hazardous materials would be contained, stored, and used in accordance with manufacturers’ instructions and handled in compliance with applicable standards and regulations. Therefore, potential impacts from hazardous substances are considered less-than-significant. 

The project site is in an area rated as a very high fire hazard. The project has been reviewed by the Tuolumne County Fire Prevention Division (FPD) for consistency with the National Fire Code, California Fire Code, California Building Code, the Tuolumne County General Plan and Ordinance Code. The FPD indicates that the required fire flow for the project is 1,500 gallons per minute (gpm) at 20 pound per square inch (psi) for two hours. A County Standard Dry Barrel Hydrant must be available within 300 feet of the furthest portion of all proposed buildings measured by way of drivable access. The site is within an urban area with minimal risks of a wildland fire. Persons attending the events on the project site would not be exposed to a significant risk involving wildland fires.
The nearest airport to the project site is the Pine Mountain Lake Airport, approximately 3 miles to the northeast. There are no private airstrips within vicinity of the project site. The proposal to hold public weddings, concerts, other seasonal events and a farmer’s market will not expose people to a significant risk from airport operations at the Pine Mountain Lake Airport.

The proposed project will not interfere with an adopted emergency response plan or an emergency evacuation plan. With the implementation of protection measures utilizing the National Fire Code, California Fire Code, California Building Code, the Tuolumne County General Plan and Ordinance Code, the project’s impacts on hazards and hazardous materials will be less than significant.
Mitigation Measures:  None required.

Mitigation Monitoring:  Not applicable.
IX. HYDROLOGY AND WATER QUALITY:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)     Violate any water quality standards or waste discharge requirements? 
	
	
	
	

	b)
Substantially deplete groundwater supplies or interfere substantially with groundwater recharge such that there should be a net deficit in aquifer volume or a lowering of the local groundwater table level (e.g., the production rate of pre-existing nearby wells would drop to a level which would not support existing land uses or planned uses for which permits have been granted)?


	
	
	
	

	c)
Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream or river, in a manner, which would result in substantial erosion or situation on- or off-site?


	
	
	
	

	d)
Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream or river, or substantially increase the rate or amount of surface runoff in a manner, which would result in flooding on- or off-site?


	
	
	
	

	e)
Create or contribute runoff water which would exceed the capacity of existing or planned storm water drainage systems?
	
	
	
	

	f)
Provide substantial additional sources of polluted runoff or otherwise substantially degrade water quality?


	
	
	
	

	g)
Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map?


	
	
	
	

	h)
Place within a 100-year flood hazard area structures which would impede or redirect flood flows?
	
	
	
	

	i)
Expose people or structures to a significant risk of loss, injury, or death involving flooding, including flooding as a result of the failure of a levee or dam?


	
	
	
	

	j)
Inundation by seiche, tsunami, or mudflow?


	
	
	
	


Environmental Setting:
The project site is located within the Tuolumne River watershed. Tuolumne River is a watershed that runs 149 miles long and runs through the county of Tuolumne. Tuolumne River travels east to west and extends from Modesto, the most western side, to Yosemite National park, the most eastern side. The nearest lake is the Pine Mountain Lake, located approximately 1.5 miles to the northeast of the project site. The Don Pedro Reservoir which is approximately 3.5 miles southwest of the project site. 
Garrotte Creek traverses the frontage of the project site adjacent to State Highway 120. A majority of the runoff from the project site drains to this creek and eventually entering into the Lake Don Pedro reservoir.  There are two pond to the southwest, on an adjacent parcel, that are fed by an ephemeral stream, which connects to Garrotte Creek through the project site. 

The project site is located within the service district of the Groveland Community Services District (GCSD) and receives public water and sewer service. The areas of Groveland and Big Oak Flat encompassed by the GCSD contain 3,316 customers who receive water service, 1,831 customers who receive sewer service (324 of which are sewer standby only) and approximately 4,465 who receive Fire Protection/Emergency Services and Parks/Recreation Services, the majority of which are single-family residences. 
The GCSD has three primary sources of water: 1) Surface water from the San Francisco Public Utilities Commission (SFPUC) Hetch Hetchy Mountain Tunnel at two locations (Second Garrote Shaft and Big Creek Shaft); 2) Surface water that flows into Pine Mountain Lake (water rights owned by the Turlock Irrigation District); and 3) Recycled water. The surface water from the Hetch Hetchy Mountain Tunnel accounts for 84% of the total water supply in the District. 
The SFPUC system provides 265 million gallons of water per day of which the GCSD has a share of 0.4 million gallons per day. The District reservoirs hold approximately 6.7 million gallons of water storage which is much more than current daily customer demands. The GCSD has sufficient water storage to meet its customers’ daily demands through year 2034.
The GCSD has one sewer treatment plant, consisting of primary and secondary treatment.  The sewage treatment plant normally operates at 250,000 gallons/day. The plant is permitted an average dry-weather flow of 400,000 gallons per day and a wet-weather flow of 500,000 per day. There are two reclaimed water storage reservoirs, with a total capacity of about 182 acre-feet.  The GCSD has the sewage capacity to serve the project site.
The Federal Emergency Management Agency (FEMA) provides information on flood hazards for communities based on its Flood Insurance Rate Maps (FIRM). 
Analysis:
Garrotte Creek is along the frontage of the project site and eventually connects to the Don Pedro Reservoir to the southwest. Runoff from the project site has the potential to transport silt and other sediments to off-site surface waters if soil surfaces exposed during construction on the project site are not stabilized.  The Federal Water Pollution Control Act was adopted to protect the quality of surface waters of the Country and is implemented through the National Pollutant Discharge Elimination System (NPDES).  In California, the NPDES is implemented through the Storm Water Permitting Unit of the State Water Resources Control Board.  Pursuant to State regulations, land development projects, which disturb one acre or more must submit a Notice of Intent (NOI) to obtain coverage under the General Construction Activity Storm Water Permit. The project will be conditioned to require that the property owner submit the NOI to comply with the Federal Water Pollution Control Act and minimize pollution of surface waters.

The provisions of the Grading Ordinance, Chapter 12.20 of the Ordinance Code, shall be enforced by the Engineering Division of the Community Resources Agency for driveway and parking area improvements required for this project. Because of the erosive nature of the soils on the project site, an Erosion Control Plan will be required as a condition of approval for the proposed project for any construction activities occurring between October 15 and May 15 of any year. In the absence of such plan, all construction shall cease on or before October 15, except that necessary to implement erosion control measures. The Engineering Division has the authority to require emergency erosion control measures pursuant to the Grading Ordinance, Chapter 12.20 of the Ordinance Code. This will serve to minimize siltation of downstream water bodies. 

Prior to grading on the site for parking lot, driveway, or other improvements, a Drainage Plan is required to be submitted to the Engineering Division of the Community Resources Agency. The Drainage Plan must determine the effects of drainage on the site and its effects to adjacent properties.  A retention/detention basin, sedimentation basin, or similar devices will be required to filter and attenuate surface runoff from paved travel ways and parking areas prior to discharge into the natural drainage system to minimize degradation. The on-site retention/detention basin may be a subsurface basin underneath the parking lot. The Drainage Plan will be utilized to determine the size of the retention/detention basin.
The Drainage Plan shall address the following:

A. The entire project site including the parking lot drainage.

B. The induced runoff to downstream drainages, culverts and adjacent property.

C. An on-site retention/detention basin, sedimentation basin, or similar device shall be installed to filter and attenuate surface runoff from paved travel ways and parking areas prior to discharge into the natural drainage system to minimize degradation. If an on-site retention/detention system is used, the basin may be proposed as subsurface under the parking lot.

Future stream crossings or alteration of waterways will require consultation with the California Department of Fish and Wildlife. A Streambed Alteration Agreement or waiver must be obtained from the California Department of Fish and Wildlife, pursuant to Sections 1600-1616 of the California Fish and Game Code, for alterations to waterways on the site. 
The project site has been located on the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps, Community Panel No. 06109C1225C. These maps indicate that the project site is not located within a flood hazard area. No residential development is proposed on the site. There are no dams or levees within the vicinity of the project site. Consequently, approval of the project would not expose people or structures to a significant risk of loss, injury, or death involving flooding, including flooding as a result of the failure of a levee or dam. There is also no risk of exposure to Inundation by seiche, tsunami, or mudflows on the project site.
Utilization of the County Grading Ordinance during parking area improvements would not result in significant impacts to water quality standards, alter the drainage pattern of the site, create excess runoff, or otherwise create flooding on or off the site.
Mitigation Measures: None required.  

Mitigation Monitoring:  Not applicable.
X. LAND USE AND PLANNING:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Physically divide an established community? 
	
	
	
	

	b)
Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the project (including, but not limited to, the general plan, specific plan, local coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect?


	
	
	
	

	c)
Conflict with any applicable habitat conservation plan or natural community conservation plan?


	
	
	
	


Environmental Setting:

The property is 21± acres in size. The site is zoned C-1 (General Commercial), C-1:H (General Commercial:Historic Combining), RE-1 (Residential Estate, One Acre Minimum) and O (Open Space) under Title 17 of the Tuolumne County Ordinance Code. The proposed uses will occur in the 2.7± acre portion of the site zoned C-1 and C-1:H.

The project site has a General Plan land use designation of General Commercial (GC) and Low Density Residential (LDR).  Of the 21± acre parcel, approximately 3.6± acres are designated GC, which encompasses the northern portion of the site. The remaining acreage is designated LDR. 
The table containing the surrounding General Plan land use designations and zoning districts is located on Page 3 of this document. 
Analysis: 
The GC designation provides for a variety of sales and service establishments which serve both the residents of Tuolumne County and its visitors. This designation is found within urban areas and along highway corridors to provide large scale retail and office operations in buildings not exceeding 50 feet in height. Accessory outdoor storage and display areas are permitted under this designation. Establishments in this category have a larger market area and greater volume of customers than those under the Neighborhood Commercial (NC) designation. 
Typical establishments permitted under the GC designation include shopping centers, hotels, motels, restaurants, bars, department stores, gift shops and professional offices. The minimum parcel size may be reduced for the provision of affordable/achievable housing in accordance with the Tuolumne County Ordinance Code.
The LDR land use designation provides for family-oriented neighborhoods that feature single family, detached homes on individual parcels. A second dwelling unit per parcel is also permitted. This designation is applied to urban or urbanizing areas suitable for single-family residential neighborhoods, with individual lots ranging in area from 7,500 square feet to two acres. Typical land uses allowed include: detached single-family dwellings, secondary dwellings, residential accessory uses, parks, child care facilities and public facilities.

The following Goals, Policies and Implementation Programs of the Tuolumne County General Plan pertain to this project.
                                 GENERAL PLAN GOALS AND POLICIES
	General Plan

	Goals and Policies
	Project Consistency

	Goal 1.A- Protect and enhance the quality of life for all residents of Tuolumne County while facilitating growth and development to meet the present and future needs of the County’s residents, visitors and businesses.
	Approval of  CUP15-009 will allow the project site to operate a commercial business for weddings, concerts and other events to aid visitors and residents of Tuolumne County with more family orientated event location choices.

Conditional 

	Policy 1.A.1- Promote the efficient use of land and natural resources.
	CUP15-009 would promote the commercial use of the property while retaining O zoning along the Garrotte Creek corridor, O zoning around the historic Powder House structure and retaining native vegetation.



	Policy 1.A.4 - Promote patterns of development that facilitate the efficient and timely provision of urban infrastructure and services.

	CUP15-009 would allow an expansion of an existing business on a parcel where public water and sewer services are readily available. The site is accessed by State Highway 120 and a paved County maintained road. The site is served by both public water and sewer service.


	Policy 1.F.5 - Promote new commercial development in rural communities that provides for the immediate needs of the local residents and services to tourists. The scale and character of such commercial development should be compatible with and complement the surrounding area.

	CUP15-009 would allow the expansion of an existing business to allow weddings, concerts and other community events to serve both visitors and residents of Tuolumne County.



	Policy 1.F.12 - Require all new commercial development to have adequate fire protection which may include design and maintenance features that contribute to the protection of the County from the losses associated with wildland fire.

	The proposed development has been reviewed by the Fire Prevention Division of the Tuolumne County Fire Department. The structures will be modified to meet the provisions of the California Fire Code as dictated by the Historic Building Code. The site is located one mile west of the Groveland Fire Station.


	Policy 8.C.4 - Address the needs of visitors and provide recreational opportunities which enhance business within the County's defined communities consistent with the goals and policies of the Economic Development Element of the General Plan.
	CUP15-009 would allow the expansion of an existing business to allow weddings, concerts and other community events to serve both visitors and residents of Tuolumne County.



	Goal 10.E - Promote the development of commercial, industrial, agricultural, and recreational facilities to provide jobs for County residents and diversify the local economy.

	The proposed project would allow the expansion of an existing business for weddings, concerts and community events which would provide work for individuals as support staff. Construction or modification of improvements on the site would provide work for persons employed in the construction trades, such as grading contractors, general contractors, carpenters, electricians, plumbers and masons.



	Policy 10.F.1 - Encourage the retention and expansion of existing businesses.

	The project consists of the existing Mountain Sage nursery and café.  Expansion of this business to include the operation of weddings, concerts and community events would offer more opportunities for tourists and residents to utilize services at this facility and other businesses in Tuolumne County.


	Policy 13.C.7 - Encourage new development to be designed in an architectural style which is aesthetically appealing and blends into the architectural character of the individual community.

	The applicant will modify existing historic structures on the site to incorporate modern features, while retaining the historic aspect of the original structures.

	Policy 13.C.8 - Encourage landscaping around parking lots to provide screening by retaining or replanting native vegetation and/or through the use of topography or other natural features and require landscaping to enhance new commercial and industrial development.

	The project site already contains landscaping and native vegetation which screens a portion of the site and aids in creating an attractive appearance as view from State Highway 120 and adjoining properties.



Zoning Ordinance
The existing C-1, C-1:H and O zoning districts on the project site are consistent with the General Commercial land use designation pursuant to Figure 1.6 of the General Plan. The RE-1 and O zoning districts are consistent with the Low Density Residential land use designation pursuant to Figure 1.6 of the General Plan. Specific sections of the Ordinance Code that pertain to the project site are as follows:
	Zoning Ordinance

	Requirements
	Project Compliance

	Section 17.24.010-  The purpose of the RE-1 zoning district is to provide for residential neighborhoods with a country-like character in which limited agricultural pursuits and the keeping of livestock are permitted. The RE-1 district is intended to provide for a suburban-style family living on a variety of parcel sizes at least one acre in area.

	The commercial events will not take place in the portion of the site zoned RE-1; however, pursuant to Section 17.24.030(F), a circus or carnival can be allowed subject to obtaining a Conditional Use Permit; therefore, the proposed 167 space parking lot can be located in the RE-1 zoning district as an accessory use to the commercial events. 

	Section 17.24.020- Within the RE-1 district the following uses are permitted: One primary single-family dwelling per parcel; one guesthouse or one detached secondary single-family dwelling, not exceeding 1,200 square feet of living area, when the parcel complies with the requirements of Section 17.52.200, or one attached secondary single-family dwelling unit, not exceeding 1,200 square feet of living area.

	The portion of the site currently zoned RE-1 is not being utilized for the commercial concerts or community events. No buildings are proposed in the RE-1 zoning district; however a 167 space parking lot is proposed as an accessory to the commercial events.

	Section 17.34.010- of the Ordinance Code states that the purpose of the General Commercial (C-1) district is to provide for a variety of sales establishments which serve both the resident and traveling public. Development within this district shall be served with public water, public sewer, paved streets and adequate police and fire protection according to the policies of the General Plan. Development in this zone must comply with Title 15 of the TCOC relative to fire safety standards.
	The project proposes to allow concerts and community events. Existing historic buildings have been converted to support these activities. The site is served by both public water and sewer services. State Highway 120 runs along the frontage of the project site. State Highway 120 is a common travel path for tourist heading to Yosemite.            


	Section 17.34.020- states that within any C-1 zoning district, the following uses are permitted: hotels and motels; one single-family dwelling per parcel, which shall not be converted to a commercial use unless it is brought into compliance with Title 15 of this code relative to fire safety standards; nurseries and greenhouses; general recreational use incidental to the primary use of the parcel; places of public assembly, social clubs, lodges and clubhouses; residential care homes or nursery schools within a permitted single-family dwelling, for not more than eight persons; schools, churches, libraries, museums, art galleries, tourist information facilities; retail sales, indoor.
	The project site contains the existing Mountain Sage nursery and cafe that are a permitted use in the C-1 zoning district.

	Section 17.34.030-  states that within the C-1 zoning district the following are allowed subject to a Conditional Use Permit: recreational buildings and developments; tent revivals, circuses and carnivals; health care facilities; residential care homes, transitional housing, supportive housing, nursery schools, and day care centers, other than family day care homes; outdoor storage; flea markets; bars, with or without outdoor seating, for the service of beer and wine in conjunction with restaurants located within two hundred feet of a residential district in accordance with Section 17.52.020 or bars with outdoor seating located more than two hundred feet from a residential district; retail services, outdoor; and retail sales, outdoor.

	Conditional Use Permit CUP15-009 and CUPH-003 will allow weddings, concerts and community events in the C-1 and C-1:H zoned portions of the project site.  These events are a recreational type of development. A Farmers Market is also proposed, which is similar in nature to a flea market.

	Section 17.44.010- states that the purpose of the historic (H) combining district is to preserve and enhance places and things of particular importance in local, state or national history.
	Conditional Use Permit CUPH15-003 proposed to modify the historic Mountain Sage building and the historic barn to support the weddings, concerts and other community events. The proposed modification will be reviewed by the Tuolumne County Historic Preservation Review Commission. The exterior of these buildings will be preserved as much as practical.

	Section 17.14.010- states that the intent of the (O) district is to protect the public in areas not suitable for development because of flooding or other natural hazards and to provide areas of open space for the protection of wildlife habitat and scenic quality where vegetation removal may be appropriate in certain instances or for the preservation of cultural resources.
	The Garotte Creek corridor and the historic Powder House structure are located within the O zoning district. One existing driveway crosses Garotte Creek with will be allowed to be maintained and widened as necessary to meet Title 11 commercial driveway standards. No disturbance to the Powder House is proposed.


Section 17.68.020 states that the purpose of the Conditional Use Permit is to allow the proper integration in the community of uses which may be suitable only on certain conditions in specific locations in a zoning district, or when a site is regulated in a particular manner. Use permits shall be granted for a particular use at a particular location, and may be transferred by the permittee to another person, but not to another location. Section 17.68.040 specifies the notification requirements and Section 17.68.050 discusses the findings which must be made by the decision making body.
Landscaping

Section 15.28.030 of the Tuolumne County Ordinance Code states that the minimum area required to be landscaped for commercial, industrial and multiple-family residential development projects that are subject to a planned unit development permit, site development permit, site review permit, conditional use permit, building permit, or grading permit on land zoned C, M, BP, M-U, R-3, or R-2 is ten percent (10%).  

Section 15.28.040 of the Ordinance Code states the landscaping requirements; however, based on a site visit it was observed that the property owners have already planted extensive landscaping on the majority of the project site which exceeds the 10% minimum requirement.   The new 167 parking area will be required to be landscaped and/or retain native vegetation to present an attractive appearance from neighboring properties, Powder House Street and State Highway 120.
Prior to development of the project site, the following entitlements may be required:
	Future Entitlements

	
Permit
	
Agency

	Grading Permit
	Engineering Division of the Community Resources Agency

	Road Encroachment Permit


	Engineering Division of the Community Resources Agency

	Streambed Alteration Agreement
	California Department of Fish and Wildlife

	General Construction Activity Storm Water Permit
	Regional Water Quality Control Board

	Building Permits
	Building Division of the Community Resources Agency

	Food Facility Permits
Public Pool Permit
	Environmental Health Division of the Community Resources Agency.


Mitigation Measures:  None required.

Mitigation Monitoring:  Not applicable.

	XI. MINERAL RESOURCES:  

Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Result in the loss of availability of a known mineral resource that would be of value to the region and the residents of the state?
	
	
	
	

	b)
Result in the loss of availability of a locally-important mineral resource recovery site delineated on a local general plan, specific plan, or other land use plan?


	
	
	
	


Environmental Setting:

Tuolumne County was formerly a California gold rush area. The County was placer-mined during the gold rush; lode mining began in early 1850s. The Mineral Land Classification of a Portion of Tuolumne County Study found that the premier producer in the East belt of Tuolumne County, was developed along a vein system that strikes northerly and generally dips very steeply east. Other features include the presence of dikes, vein thicknesses that generally average less than two feet, and mineralization that consists of both free gold and gold-bearing sulfides.

The California Surface Mining and Reclamation Act of 1975 (SMARA) requires the State Geologist to classify land into Mineral Resource Zones (MRZs) according to the known or inferred mineral resource potential of that land as determined from its economic geology. The primary goal of mineral and land classification is to ensure that the mineral resource potential of land is recognized by local government when making decisions on land use. Identified in the Mineral Land Classification of a Portion of Tuolumne County, California for Precious Metals, Carbonate Rock and Concrete Grade Aggregate 1997 Map, the project site does not fall within an MRZ-2b zone. 

Analysis:  
The Mineral Land Classification of a Portion of Tuolumne County, California, for Precious Metals, Carbonate Rock and Concrete-Grade Aggregate (1997) (DMG Open-File Report 97-09), indicates that no economically important mineral resources are located on the project site.  
The project would not result in the loss of a known mineral resource; therefore, the project would not have a significant impact on mineral resources.
Mitigation Measures:  None required.

Mitigation Monitoring: Not applicable.
XII. NOISE:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Result in exposure of persons to or generation of noise levels in excess of standards established in the local general plan or noise ordinance, or applicable standards of other agencies?
	
	
	
	

	b)
Result in exposure of persons to or generation of excessive groundborne vibration or groundborne noise levels?
	
	
	
	

	c)
Result in a substantial permanent increase in ambient noise levels in the project vicinity above levels existing without the project?


	
	
	
	

	d)
Result in a substantial temporary or periodic increase in ambient noise levels in the project vicinity above levels existing without the project?


	
	
	
	

	e)
If located within the Tuolumne County Airport Land Use Compatibility Plan, expose people residing or working in the project area to excessive noise levels?
	
	
	
	

	f)
If  located  within  the  vicinity  of  a  private  airstrip, expose  people residing or working in the project area to excessive noise levels?

	
	
	
	

	
	
	
	
	


Environmental Setting:

Noise is commonly defined as undesirable or unwanted sound. Noises vary widely in their scope, source, and volume, ranging from individual occurrences such as leaf blowers, to the intermittent disturbances of overhead aircraft, to the fairly constant noise generated by traffic on freeways. Three aspects of community noise are used in assessing the noise environment:

Level (e.g., magnitude or loudness): Sound levels are measured and expressed in decibels (dB) with 10 dB roughly equal to the threshold of hearing. Transient noise events may be described by their maximum A-weighted noise level (dBA). 

Frequency composition or spectrum: Frequency is a measure of the pressure fluctuations per second, measured in units of hertz (Hz). The characterization of sound level magnitude with respect to frequency is the sound spectrum, often described in octave bands, which divide the audible human frequency range (e.g., from 20 to 20,000 Hz) into 10 segments. 

Variation in sound level with time, measured as noise exposure: Most community noise is produced by many distant noise sources that change gradually throughout the day and produce a relatively steady background noise having no identifiable source. Identifiable events of brief duration, such as aircraft flyovers, cause the community noise level to vary from instant to instant. A single number called the equivalent sound level, or Leq, describes the average noise exposure level over a period of time. Hourly Leq values are called Hourly Noise Levels. 

Discretionary projects are evaluated utilizing Chapter 5 of the Tuolumne County General Plan relating to Noise. The following definitions are from the Glossary of the Tuolumne County General Plan and are used in the Noise Element of the General Plan:

· CNEL: Community Noise Equivalent Level means a 24-hour energy equivalent level derived from a variety of single-noise events, with weighing factors of approximately 4.8 and 10 decibels applied to the evening (7:00 PM to 10:00 PM) and nighttime (10:00 PM to 7:00 AM) periods, respectively, to allow or the greater sensitivity to noise during these hours. 

· Ldn: the day/night average sound level. The Ldn is the average equivalent sound level during a 24-hour day, obtained after addition of ten (10) decibels to sound levels in the night after 10:00 p.m. and before 7:00 a.m.

· dBA: is the "A-weighted" scale for measuring sound in decibels. It weighs or reduces the effects of low and high frequencies in order to simulate human hearing. Every increase of 10 dBA doubles the perceived loudness though the noise is actually ten times more intense.

· A-Weighted Sound Level: All sound levels referred to in this document are in A-weighted decibels. A weighting de-emphasizes the very low and very high frequencies of sound in a manner similar to the human ear. Most community noise standards utilize A weighting, as it provides a high degree of correlation with human annoyance and health effects.
Decibel: means a unit used to express the relative intensity of a sound as it is heard by the human ear. The decibel scale expresses sound level relative to a reference sound pressure of 20 micronewtons per square meter, which is the threshold of human hearing. Sound levels in decibels (dB) are calculated on a logarithmic basis. An increase of 10 decibels represents a 10-fold increase in acoustic energy, and an increase of 20 decibels corresponds to a 100-fold increase in acoustic energy. An increase of 10 dB is usually perceived as a doubling of noise. 

Equivalent Sound Level (Leq): The equivalent sound level is the sound level containing the same total energy as a time varying signal over a given sample period. Leq is typically computed over 1, 8 and 24-hour sample periods.

Leq is the energy equivalent level, defined as the average sound level on the basis of sound energy (or sound pressure squared). The Leq is a "dosage" type measure and is the basis for the descriptors used in current standards, such as the 24-hour CNEL used by the State of California. The hourly Leg is measure over a 1 hour sample period. 

Lmax: is the highest sound level measured over a given period of time.

The major noise sources in the Groveland area are related to vehicle traffic, commercial activities, and residential activities. According to common practice, maximum noise levels of 60 dB are considered “normally acceptable” for unshielded residential development. Noise levels from 60 dB to 70 dB fall within the “conditionally unacceptable” range, and those in the 70 to 75 dB range are considered “normally unacceptable”.

Analysis: 
Implementation Program 5.A.a of the 1996 Tuolumne County General Plan requires that the County consider the effects of the development of new stationery noise sources or modification of existing stationary noise sources on noise-sensitive land uses, including urban residential development.  
Goal 5.A.4 of the 1996 Tuolumne County General Plan directs the County to determine if new development or changes to existing development, which requires a discretionary entitlement, will create new or exacerbate existing noise levels which exceed the standards for surrounding land uses. The project site would generate noise from the use of amplified music in association with concerts and community events.

Figure 5.4 of the 1996 Tuolumne County General Plan shows the maximum allowable noise exposure from stationary noise sources measured from nearby land uses. The noise from nearby noise sources will be considered during the design and approval of a project.
FIGURE 5.4
OF THE TUOLUMNE COUNTY GENERAL PLAN
MAXIMUM ALLOWABLE NOISE EXPOSURE-STATIONARY NOISE SOURCES¹
	
	Daytime

(7 a.m. to 10 p.m.)


	Nighttime

(10 p.m. to 7 a.m.)



	Hourly Leq, dB²

	50


	45



	Maximum level, dB³

	70


	65




1.       This table applies to noise exposure as a result of stationary noise sources. For a development project or land use change involving a noise-sensitive land use, the noise from nearby noise sources will be considered during design and approval of the project, or in determining whether the land use change is appropriate. For development projects which may produce noise, land use changes and project review will consider the effects of the noise on possible noise-sensitive land uses. When considering modification or expansion at a site that already produces noise levels which exceed these standards at noise-sensitive land uses, the modification or expansion shall be reviewed to consider if the proposed action will further raise the existing noise levels received at the noise-sensitive land use(s).
Noise-sensitive land uses include urban residential land uses, libraries, churches, and hospitals, in addition to nursing homes or schools which have over 6 beds or students, respectively. Transient lodging establishments which are considered noise sensitive land uses include hotels, motels, or homeless shelters, but not bed and breakfast establishments located in rural areas, campgrounds, or guest ranches. Urban means areas that are characterized by residential densities exceeding 1 dwelling unit per two acres and commercial development except on land designated on the General Plan land use diagrams as Special Commercial (SC).

2.
The sound equivalent level as measured or modeled for a one-hour sample period. The daytime or nighttime value should not be exceeded as determined at the property line of the noise-sensitive land use. When determining the effectiveness of noise mitigation measures, the standards may be applied on the receptor side of noise barriers or other property line noise mitigation measures. 
3.      Similar to the hourly Leq, except this level should not be exceeded for any length of time.

Figure 5.5 of the Tuolumne County General Plan shows the significance of change in cumulative noise exposure from a project that could cause a significant increase in the cumulative noise exposure of existing noise-sensitive land uses.  During the analysis to determine significant changes, ambient noise levels are considered. The ambient noise level is used as the normal environmental noise at that location. For the area of the project site, a significant change would occur if noise from the project site increased the level of ambient noise greater than 1.5 dB as shown in the table below:

FIGURE 5.5
OF THE TUOLUMNE COUNTY GENERAL PLAN
SIGNIFICANCE OF CHANGES IN CUMULATIVE NOISE EXPOSURE¹
	Ambient Noise Level Without Project²
(Ldn or CNEL)
	Significant Impact if Cumulative Level

Increases By:

	<60 dB
	+ 5.0 dB or more

	60-65 dB
	+ 3.0 dB or more

	>65 dB
	+ 1.5 dB or more


1.      These standards shall be applied when considering the noise impacts from projects that could cause a significant increase in the cumulative noise exposure of existing noise-sensitive land uses. If it is likely that existing noise-sensitive land uses could experience these increases in cumulative noise exposure, as measured in CNEL or Ldn, then an acoustical analysis that meets the requirements of Figure 5.1 shall be accomplished and the results considered in project design. 
2.
Ambient Noise is defined as the composite of noise from all sources near and far. In this context, the ambient noise level constitutes the normal or existing level of environmental noise at a given location.

On July 23, 2016, measurements of music and crowd noise associated with a live concert on the Mountain Sage property were conducted by Environmental Science Association (ESA) from Sacramento, California. The noise analysis is available for review at the Community Resources Agency, 48 Yaney Street, Sonora, during regular business hours 8 am until 4 pm, Monday through Friday. Noise monitors were placed near the stage area on the Mountain Sage property, on a residence approximately 430 feet southeast of the stage area and on a residence located nearly the same distance to the southwest. The noise readings were taken between the hours of 5 p.m. and 10 p.m. during the live concert activities on a Saturday. The resolute of the Noise Analysis are as follows:
RESULTS OF THE NOISE ANALYSIS
	
	Noise Measurement


	Location of Monitor


	Hourly Leq, dB

	50 - 59dBA¹

	190 Feet South of event stage


	Maximum level, dB

	63-71 dBA²

	190 Feet South of event stage


	Hourly Leq, dB

	42-50 dBA¹

	Residence (430 feet to the southwest)


	Maximum level, dB

	56.9- 70.8 dBA²

	Residence (430 feet to the southwest)



1. Prior to people arriving for the concert activities on the Mountain Sage property.
2. Sound mainly from amplified music on the stage area.
The conclusion of the analysis found that music from the live concerts may result in a contributing value between 57 dBA and 71 dBA decibels at the residence 430 feet south of the stage area. The noise consultant recommended implementing a Sound Control Plan which includes limiting the hours and days of the week for the use of amplified music on the site, redirecting speakers to not face towards the south (residence) and to have events monitored with a Sound Meter to ensure noise does not exceed the Tuolumne County Noise Standards for sensitive receptors.
In order to minimize potential impacts to the noise-sensitive residential land uses, the noise levels generated by the project will be restricted at the receiving property line pursuant to Implementation Program 5.A.a and Figure 5.4 of the Noise Element. The noise levels generated by the concerts and community events will be monitored through complaints received regarding any potential violations and would be investigated and resolved through established code compliance procedures.
The project will be conditioned to require that the noise levels generated by activities on the project site adhere to the following General Plan exterior noise limits as measures at the property lines:
	Zoning Classification of Receiving Property
	
Noise Level (dB) of Sound Source

	
	Daytime

(7 a.m. to 10 p.m.)
	Nighttime

(10 p.m. to 7 a.m.)

	MU, R-3, R-2, R-1, RE-1, RE-2, RE-3, RE-5, RE-10, C-O, C-1, C-S, BP
	
50 Leq. (1 hour)1
	
45 Leq. (1 hour)1


1Leq. 1 hour refers to the average noise level measured over a one hour period.

Mitigation Measures
1.
All music on the project site shall cease by 11:00 p.m. on Saturday, and by 10.00 p.m. Sunday through Friday.

2.
The property owners, or their representative, shall monitor event noise levels with their own sound-meter to ensure that a decibel rating of less than 70 dBA at a distance of 190-feet from the stage area is maintained during each concert or community event. 
3.
Speakers or amplified sound systems for concerts or events shall be placed so that no portion of the speaker or sound system faces towards the residence located to the southwest.
Mitigation Monitoring: 
1-3. A Notice of Action will be recorded to advise future owners of these required mitigation measures and the responsibility to comply with said measure.
XIII. POPULATION AND HOUSING:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Induce substantial population growth in an area, either directly (for example, by proposing new homes and businesses) or indirectly (for example, through extension of roads or other infrastructure)? 


	
	
	
	

	b)
Displace substantial numbers of existing housing, necessitating the construction of replacement housing elsewhere?


	
	
	
	

	c)
Displace substantial numbers of people necessitating the construction of replacement housing elsewhere?


	
	
	
	


Environmental Setting:

In 2013, Tuolumne County had a population of 53,874. This represents a drop of 2.7% from 2010 population estimates of 55,365. According to the Housing Element in the Tuolumne County General Plan, the majority of the County’s population is white, in their mid-40’s, in a service-related profession, married without children and has a median household income of $58,300. 

Analysis:  
Retail services and entertainment with amplified music are conditional uses within the C-1 and C-1:H zoning districts; therefore, the proposed land uses may be found to be consistent with the GC land use designation. No events or activities will occur on the LDR portion of the site.
Pursuant to Section 7.34.020 of the Tuolumne County Ordinance Code: within any general commercial district, the following uses are permitted unless otherwise provided in this chapter: Hotels and motels; one single-family dwelling per parcel, which shall not be converted to a commercial use unless it is brought into compliance with Title 15 of this code relative to fire safety standards; nurseries and greenhouses; general recreational use incidental to the primary use of the parcel; places of public assembly, social clubs, lodges and clubhouses; residential care homes or nursery schools within a permitted single-family dwelling, for not more than eight persons; schools, churches, libraries, museums, art galleries, tourist information facilities; and retail sales, indoor, subject to the requirements of section 17.52.180 

The proposed project is not proposing any new residential development. The commercial structures exist on the project site with events proposed as a secondary use of the site. No extension of existing services or new roads are proposed to serve the project site; and therefore, the proposed project would not be growth inducing. No persons will be displaced as a result of the operation of the concerts and community events on the project site. 
A mixture of residential and commercial land uses surround the project site as shown on the following diagram with their corresponding land use designation and zoning district. 
Mitigation Measures:  None required.

Mitigation Monitoring:  Not applicable.
Legend:
	Zoning Districts
R-1
-
Single Family Residential

R-2
-
Medium Density Residential

RE-1
-
Residential Estate, One Acre Minimum

RE-2
-
Residential Estate, Two Acre Minimum

RE-5
-
Residential Estate, Five Acre Minimum
A-20      -           General Agricultural, Twenty Acre Minimum
AE-37
-
Exclusive Agricultural, Thirty-Seven Acre Minimum

P
-
Public

O
-
Open Space

C-1
-
General Commercial
C-2       -            Heavy Commercial
C-O 
-
Neighborhood Commercial

M-U      -            Mixed Use
:MX
-
Mobilehome Exclusion Combining
:PD
-
Planned Unit Development Combining
:AIR
-
Airport Combining

	General Plan Designations
LDR
-
Low Density Residential 

MDR
-
Medium Density Residential

HDR
-
High Density Residential

MU
-
Mixed Use
ER
-
Estate Residential

HR
-
Homestead Residential

RR
-
Rural Residential

LR
-
Large Lot Residential

P
-
Public

GC
-
General Commercial
NC
-
Neighborhood Commercial

O
-
Open Space
-AIR
-
Airport Overlay
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XIV.  PUBLIC SERVICES:  
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Result in substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable service ratios, response times, or other performance objectives for any of these public services: 


	
	
	
	

	Fire Protection?
	
	
	
	

	Police Protection?


	
	
	
	

	Schools?


	
	
	
	

	Parks?
	
	
	
	

	Other Public Facilities?


	
	
	
	


Environmental Setting:

Police Services

Law enforcement services in the Groveland area are provided by the Tuolumne County Sherriff’s office. The nearest Sherriff station to the project site is located at 28 Lower Sunset Drive in Sonora, which is approximately 23 road miles away. Response times for the entire county averages between 5 minutes to 35 minutes depending on day of the week and time and the location of the incident. An average of six deputies patrols the county at any given time. 

Fire Services

Fire protection services to the site are provided by Groveland Community Service District fire station, in cooperation with the California Department of Forestry and Fire Protection (CAL FIRE). The nearest station, is located on Main Street in Groveland, approximately 1 mile to the east of the site. The Tuolumne County Ambulance Building is adjacent to the project site on the east. Average response time to the project site from Groveland Fire Department is approximately 2 minutes. CALFIRE is a full service fire department providing emergency services to all unincorporated areas of Tuolumne County through a network of fire stations, personnel and equipment. 

Schools

The nearest public school is Tenaya Elementary School, approximately 3 miles east of the project site on State Highway 120. Enrollment at this school is approximately 300 students in grades Kindergarten through 8th grade.

Parks

There is a community park, named Mary Laveroni Park, approximately 2 miles to the east of the project site on State Highway 120. This park contains a baseball field, a stage with bleacher seating, a playground, picnic areas, a museum and the County Youth Center. Parks are also located within the Sonora area, approximately 8 miles to the northwest of the project site.  Yosemite National Park is located approximately 20 miles to the northeast of the project site. 
Analysis: 
The proposed project has been reviewed by the Tuolumne County Fire Prevention Division (FPD). The Fire and Resource Assessment Program (FRAP) Map of Fire Hazard Severity Zones in State Responsibility Areas indicates the project site as being located within a high fire hazard area. This rating is based on factors of slope, vegetation and annual summer weather patterns. These zones, referred to as Fire Hazard Severity Zones (FHSZ), provide the basis for application of various mitigation strategies to reduce risks to buildings associated with wildland fires. The zones also relate to the requirements for building codes designed to reduce the ignition potential to buildings in the wildland-urban interface zone.
The project has been reviewed by the Tuolumne County Fire Prevention Division (FPD) for consistency with the National Fire Code, California Fire Code, California Building Code, the Tuolumne County General Plan and Ordinance Code. The FPD indicates that parking areas and road access must meet County standards, including the posting of “No Parking Fire Lane” and “Emergency Exit” signs and a traffic control point for safe entry and exit from the site. These requirements will be made conditions attached to Conditional Use Permit CUP15-009.
Law enforcement services are provided to the unincorporated areas of Tuolumne County by the Tuolumne County Sheriff’s Department. The project was referred to the Sheriff’s Department for review but no comments were received.  The Sheriff’s Department could be called during concerts and events should a situation arise in which law enforcement is needed to intervene. The California Highway Patrol routinely patrols the area of Groveland and may be utilized during large events to aid in the control of traffic to and from the on-site parking areas. 
The project site lies within the Big Oak Flat School District. Pursuant to State law, school districts can require fees for new construction to mitigate impacts to the school system. Payment of school fees will be required prior to issuance of a Building Permit for any new residence on the project site. The existing RE-1 zoning district could allow for the construction of an additional residence on the project site; however, no new residence is proposed for the current project.
The current fire and police services provide sufficient personnel and equipment to serve the project site. No new law enforcement facilities would need to be constructed as a result of the project; therefore, the project will have a less than significant impact on fire and police services.

The proposed project is for entertainment and educational purposes and would not have a significant impact on parks or other recreational facilities in Tuolumne County.
Mitigation Measures: None required.
Mitigation Monitoring: Not applicable.

XV. RECREATION:
	Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Increase the use of existing neighborhood and regional parks or other recreational facilities such that substantial physical deterioration of the facility would occur or be accelerated?
	
	
	
	

	b)
Include recreational facilities or require the construction or expansion of recreational facilities which might have an adverse physical effect on the environment?


	
	
	
	


Environmental Setting:

Tuolumne County has a variety of recreational opportunities for the public, including Yosemite National Park, Stanislaus National Forest, State parks, and other government agencies such as the U.S. Bureau of Reclamation and the Bureau of Land Management. Community based recreation and park districts include the Tuolumne County Recreation Department and the City of Sonora Recreation Department. Within the Groveland community area, recreational opportunities exist in the form of a community park, named Mary Laveroni Park. Nearby areas include camping sites, hiking trails, fishing, and a golf course and private lake within the Pine Mountain Lake subdivision. 

Analysis:  
The project site is commercial property that does not create a demand for recreational facilities. Pursuant to Section 16.26.120 of the Ordinance Code and General Plan Implementation Program 8.D.b, park dedication or in-lieu fees are required only for residential subdivisions that result in five primary residences or more. Therefore, Conditional Use Permit CUP15-009 is not required to provide additional, or expand upon existing, recreational facilities. The operation of weddings, concerts and other events on the project site will provide increase recreational opportunities and not burden existing recreational facilities: therefore, there will not be a significant impact to parks or other recreational facilities.
Mitigation Measures: None required. 

Mitigation Monitoring: None applicable.
	XVI. TRANSPORTATION/TRAFFIC:   
Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Cause an increase in traffic which is substantial in relation to the existing traffic load and capacity of the street system (i.e., result in a substantial increase in either the number of vehicle trips, the volume-to-capacity ratio on roads, or congestion at intersections)?
	
	
	
	

	b)
Exceed, either individually or cumulatively, a level of service standard established by the jurisdictional congestion management agency for designated roads or highways?
	
	
	
	

	c)
Result in a change in air traffic patterns, including either an increase in traffic levels or a change in location that result in substantial safety risks?


	
	
	
	

	d)
Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?

\


	
	
	
	

	e)
Result in inadequate emergency access?
	
	
	
	

	f)
Result in inadequate parking capacity?


	
	
	
	

	g)
Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus turnouts, bicycle racks)?
	
	
	
	


Environmental Setting:

The community of Groveland is served by one major highway, State Route 120, an east/west route. State Route 120 in Tuolumne County is a two-lane highway. Other roads serving the Groveland area include Priest-Coultervile Road, Ferretti Road, and Pine Mountain Lake Drive, which serve as main routes for local circulation within the Groveland area, and provide access to the residential properties, recreational points and other points of interest within the area. 

There is no regular public transit service for the Groveland area. The Yosemite YARTS bus runs seasonally between May and September and provides transportation from the Sonora area with a daily stop in Groveland. The nearest transit stop to the project site is located at Mary Laveroni Park, approximately 2 miles east of the project site. 

Analysis: 
Access to the Mountain Sage property is currently provided by a driveway easement off of State Highway 120 which serves a small gravel parking area. A second access is provided by a driveway easement to serve the Groveland Medical Clinic, to a second gravel parking area on the east of the Mountain Sage building. 
1. There are two proposed options for a new driveway to access the new upslope parking lot:

A. A driveway access from Powder House Street.

B. A new driveway west of the Groveland Medical Clinic and through the western corner of the County Ambulance property (APN 07-070-03), subject to approval of an easement from the County CAO’s Office.

The Board of Supervisors heard a proposal in March 2018, for a pedestrian walkway easement and had agreed with the proposed walkway but required the property owner to sign a Hold Harmless Agreement for the use of the walkway through County property. Submittal of a Hold Harmless Agreement will be a condition of CUP15-009. A portion of the new driveway crosses the public easement utilized by the Groveland Medical Center. The public easement allows unrestricted public access and could be utilized for event traffic.
Powder House Street is a proposed secondary access, which is a local County road. Should Power House Street be utilized for access to the new parking area, Powder House Street will be required to be widened to Title 11 standards as a Condition of Approval for CUP15-009.  Powder House Street joins State Highway 120 approximately 475 feet east of the Mountain Sage event area. State Highway 120 is under the jurisdiction of the California Department of Transportation (Caltrans).
The LOS is a qualitative measure of the operating conditions on a section of roadway.  It is defined by the motorists’ perception of their mobility and comfort.  In general, LOS “A” through LOS “C” indicates minimal or acceptable delays.  LOS “D” represents heavy traffic with motorists feeling noticeable congestion.  LOS “E” indicates that the roadway is operating at or near its capacity, and there are frequently intolerable delays.  LOS “F” means the traffic volume is higher than the capacity of the roadway so queues form, excessive delay and stop-and-go conditions are present.  
General Plan Implementation Program 2.A.h directs the County to develop and maintain the County road system so that there shall be no lower operating level than LOS C on Arterial and Major Collector roadways, except within one-half mile of similarly classed highways where the standard shall be no lower than LOS D. The minimum peak hour LOS standards for intersections of Major Collector roads and Arterial highways shall be LOS D. This area of State Highway 120 is currently operating at LOS A, with minimal or acceptable delays. 
The maximum number of people at any event would be 500, including both guests and staff, under the requested Conditional Use Permit.  It is estimated that those attending and working the event would average three persons per vehicle, which would result in a maximum of 167 vehicles the day of a concert or other large event. 
The project has been reviewed by the California Department of Transportation (Caltrans) and the Engineering Division of the Community Resources Agency. Neither Caltrans nor the Engineering Division required a traffic study for the project because the anticipated level of traffic resulting from the project was not large enough to warrant a traffic study. For a Traffic Study to be required by the Engineering Division, the peak afternoon trips (Between 4:30 pm and 6 pm) would need to be greater than 50 vehicle trips per hour, or greater than 500 vehicle trips per day. The information for Traffic Studies is found in the Guide for the Preparation of Tuolumne County Traffic Impact Studies. Caltrans uses similar criteria to determine when a Traffic Study is warranted. The total vehicle trips from a concert or other large event are estimated to be less that 200 vehicle trips per day, when an event is occurring, based on a maximum of 500 attendees grouped on average 3 people per vehicle. 
Caltrans has advised the following to be implemented for potential impacts from events with greater than 300 people in attendance:
· Provide bicycle racks on the site.

· Provide pedestrian paths to access the site.
· Prepare a Traffic Management Plan, along with proposed signage and the use of the California Highway Patrol to coordinate traffic for larger events. The Traffic Management Plan must be reviewed by Caltrans to ensure the maximum event size proposed can feasibly accommodate the proposed parking access from State Highway 120.
· Obtain an encroachment permit from Caltrans for traffic control and signage for the State Highway 120 right-of-way.
· Provide a Drainage Plan for review and approval by Caltrans that shows potential runoff from the proposed new 167 space parking area and its effects on State Highway 120 drainage facilities. A Grading Permit for the parking lot will not be issued until the Drainage Plan has been approved.
The project will be conditioned to provide a Traffic Management Plan which addresses Caltrans concerns and to submit the plan to Caltrans for review and approval. The Traffic Management Plan will be implemented prior to all concerts or other events expected to attract greater than 300 people, with a set start and stop time. The Plan will not be necessary for normal operations at the Mountain Sage nursery and café, or for the operation of the Farmer’s Market, or events expected to attract less than 300 people.
The Tuolumne County Board of Supervisors has determined that certain types of projects contribute, cumulatively, to the significant adverse impacts on the County’s circulation system. The Traffic Impact Mitigation Fee (TIMF) for recreational projects is currently $1,560.00 per parking space. As discussed above, a ratio of 1 parking space per 3 special event guests is being used to calculate off-street parking. A maximum of 500 people is proposed for a wedding, concert or other event; therefore, a minimum of 167 parking spaces are required to accommodate the concerts and large events parking. The applicant has specified that a maximum of fourteen (14) weddings, concerts or other events will occur per year which could attract over 300 participants; therefore, the payment of fees would be prorated for 14 events per year. Currently this would require a payment of TIMF in the amount of $9,899.76.
To mitigate the impact for the operation of concerts or other community events, the project proponent or property owner must pay the TIMF required by Chapter 3.54 of the Tuolumne County Ordinance Code within 120 days of approval of Conditional Use Permit CUP15-009.
The project is located approximately 3 miles to the southwest of the Pine Mountain Lake Airport. The proposed project would not interfere with air traffic patterns, or otherwise interfere with the operations of the airport; therefore, the project would not have a significant impact on air traffic.
The project site is located on a section of State Highway 120 that does not contain curves or blind corners. Utilization of the proposed Traffic Control Plan during larger events would aid in traffic entering and exiting the highway corridor; therefore, the project would not have a significant impact to the safety of traffic traveling on State Highway 120. 

Should Power House Street be utilized for event traffic, Power House Street will be widened to allow emergency response personnel to gain access to the proposed new parking area. The parking lot on the highway frontage and to the east of the Mountain Sage building has access close to the existing ambulance building in Groveland. The site is within a 2 minute response time from the Groveland fire station. The project site will have sufficient emergency access for first responders and other emergency response personnel.

The project will be conditioned to provide bicycle racks on the site, which is consistent with policies adopted within the Tuolumne County Transportation Plan. The project will not have a significant impact on adopted policies, plans or programs of Tuolumne County.
Mitigation Measures: 
1. Provide bicycle racks on the site.

2. Provide pedestrian paths to access the site.
3. Provide a Traffic Management Plan along with proposed signage and the use of the California Highway Patrol to coordinate traffic for events greater than 300 people. The Traffic Management Plan must be reviewed and approved by Caltrans to ensure the maximum event size proposed can feasibly accommodate the proposed parking access from State Highway 120.
4. Obtain an encroachment permit from Caltrans for traffic control and signage for the State Highway 120 right-of-way, prior to events that may attract greater than 300 people.
5. Provide a Drainage Plan for review and approval by Caltrans that shows potential runoff from the proposed new 167 space parking area and its effects on State Highway 120 drainage facilities.
6. Powder House Street shall be widened to Title 11 standards up to the new parking area, if Power House Street is utilized for event traffic.

7. An easement shall be obtained from Tuolumne County for the use of a driveway through the corner of the Ambulance Building property, to serve the new 167 space parking lot.

8. Sign a Hold Harmless Agreement for the use of the proposed new driveway through County owned property (APN 07-070-03).
9. Payment of Traffic Impact Mitigation Fees.

Mitigation Monitoring: 
1. Mitigation Measure 1-4 must be implemented prior to conducting concerts or other events where greater than 300 people are expected.
2. Mitigation Measure 5 must be submitted prior to issuance of a Grading Permit.
3. Mitigation Measure 6-9 must be implemented prior to events on the site
	XVII. TRIBAL CULTURAL RESOURCES:

Issues and Supporting Information Sources
	Potentially Significant Impact
	Less-than-Significant with Mitigation Incorporation
	Less-than-Significant Impact
	No Impact

	Would the Proposed Project/Action:

Cause a substantial adverse change in the significance of a tribal cultural resource as defined in Public Resources Code Section 21074 as either a site, feature, place, cultural landscape that is geographically defined in terms of the size and scope of the landscape, sacred place, or object with cultural value to a California Native American tribe, and that is:


	
	
	
	

	a)
Listed or eligible for listing in the California Register of Historical Resources, or in a local register of historical resources as defined in Public Resources Code section 5020.1(k), or pursuant to Section 15064.5?
	
	(
	
	

	b)
A resource determined by the lead agency, in its discretion and supported by substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code Section 5024.1. In applying the criteria set forth in subdivision (c) of Public Resources Code Section 5024.1, the lead agency shall consider the significance of the resource to a California Native American tribe.
	
	(
	
	


Environmental Setting
In September of 2014, the California Legislature passed Assembly Bill (AB) 52, which added provisions to the Public Resources Code (PRC) regarding the evaluation of impacts on tribal cultural resources under CEQA, and consultation requirements with California Native American tribes. In particular, AB 52 now requires lead agencies to analyze project impacts to “tribal cultural resources” separately from archaeological resources (PRC §21074; 21083.09). The Bill defines “tribal cultural resources” in a new section of the PRC §21074. AB 52 also requires lead agencies to engage in additional consultation procedures with respect to California Native American tribes (PRC §21080.3.1, 21080.3.2, 21082.3). 

No tribal entities have contacted the Tuolumne County Community Resources Agency to request formal consultation under the AB 52 process in relation to this project. However, on July 30, 2015 (initial project application), on August 1, 2017 (project revisions), and again on March 26, 2019 ( project revisions) project notification letters were sent to all local tribal contacts, including a complete project description and a project map, as a courtesy notification, not in response to AB 52. No comments from tribal entities for this project have been received to date. 

Analysis: 
A cultural resource study was conducted on the property by Foothill Resources Limited on June 9, 2003.  The project site was studied for both archaeological and architectural resources.  The field survey revealed three archaeological features that were considered not eligible for listing in the California Register of Historic Resources and therefore not significant historic resources for the purposes of CEQA.  Four historic structures were recorded and evaluated on the property.  These four resources are not tribal cultural resources. 
Three local Native American tribes were contacted by mail advising them of this project. The three local tribes are the Tuolumne Band of Me-Wuk Indians, the Chicken Rancheria Indians and the Buena Vista Rancheria. No comments were received from these tribes concerning this project. 
However, the possibility of subsurface cultural resources still exists. Should an inadvertent discovery of cultural materials is made during project related ground disturbing activities, ground disturbances in the area of the find must be halted and a qualified professional archaeologist must be notified regarding the discovery. The archaeologist shall determine whether the resource is potentially significant and develop appropriate mitigation pursuant to Section 14.10.150 of the Ordinance Code.
Mitigation Measure: A condition will be imposed on the project to require that if, during the excavation or construction process, subsurface cultural resources are discovered on the project site, all work shall stop immediately until a qualified archaeologist, approved by the Community Resources Agency, evaluates said resources and establishes boundaries around archaeologically or historically sensitive areas. If the site is determined to be significant, appropriate mitigation measures shall be formulated and implemented in accordance with Section 15064.5 of the State CEQA Guidelines. 
Mitigation Monitoring: A Notice of Action will be recorded to advise future owners of the required mitigation measure and the responsibility to comply with said measure.
	XVIII. UTILITIES AND SERVICE SYSTEMS:  

Issues and Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Would the Proposed Project/Action:
	
	
	
	

	a)
Exceed wastewater   treatment   requirements of the   applicable Regional Water Quality Control Board? 


	
	
	
	

	b)
Require or result in the construction of new water or wastewater treatment facilities or expansion of existing facilities, the construction of which could cause significant environmental effects?


	
	
	
	

	c)
Require or result in the construction of new storm water drainage facilities or expansion of existing facilities, the construction of which could cause significant environmental effects?


	
	
	
	

	d)
Have sufficient water supplies available to serve the project from existing entitlements and resources, or are new or expanded entitlements needed?


	
	
	
	

	e)
Result in a determination by the wastewater treatment provider which serves or may serve the project that it has adequate capacity to serve the project’s projected demand in addition to the provider’s existing commitments?
	
	
	
	

	f)
Be serviced by a landfill with sufficient permitted capacity to accommodate the project’s solid waste disposal needs?


	
	
	
	

	g)
Comply with federal, state, and local statutes and regulations related to solid waste?


	
	
	
	


Environmental Setting:

Pacific Gas and Electric provides electric service to the project site. Burns Waste Management is responsible for garbage collection in the community of Groveland. The project site is located within the jurisdiction of the Central Valley Regional Water Quality Control Board (CVRWQCB). The Groveland Community Services District is responsible for water and sewer service in the community of Groveland. 

The GCSD treats the water with ultraviolet (UV) light disinfection and chloramines, prior to distribution to its customers. The water is then transmitted to the water distribution systems. The Big Creek Water Treatment Facility primarily serves Pine Mountain Lake, while the Second Garrote Water Treatment Facility serves Groveland and Big Oak Flat, with the two distribution systems capable of interconnecting between Water Storage Tanks 1 and 3. 
From the treatment plants, the treated water travels to the GCSD’s distribution system through the underground piping mainly contained in road rights-of-way.  The distribution system serves about 3,225 customers and contains 11 pressure zones, 17 pressure reducing facilities, 9 pressure relief valves, 3 intra-zone booster pumping stations, 5 water storage tanks and 70 miles of water transmission lines. The population served varies between about 3,500 in the winter months to about 9,000 on busy holiday weekends in the summer.

In the distribution system, GCSD operates 5 storage tanks with a combined capacity of 2,650,000 gallons. The District reservoirs hold approximately 6.7 million gallons of water storage which is much more than current daily customer demands. The GCSD has completed a Water Supply Critical Dry Period Analysis that shows even in dry and critical dry years, the GCSD has sufficient water storage to meet its customers’ daily demands through year 2034.

The GCSD has one sewer treatment plant, consisting of primary and secondary treatment.  The sewage treatment plant normally operates at 250,000 gallons/day. The plant is permitted an average dry-weather flow of 400,000 gallons per day and a wet-weather flow of 500,000 per day. There are two reclaimed water storage reservoirs, with a total capacity of about 182 acre-feet.  The GCSD has the sewage capacity to serve the project site.
Analysis: 
The Mountain Sage nursery and café facility currently utilizes public water and sewer services provided by the GCSD.
Section 17.34.010 of the Tuolumne County Ordinance Code states that development within the C-1 (General Commercial) zoning district shall be served with public water, public sewer, paved streets and adequate police and fire protection according to the policies of the general plan.  Development in this zone must comply with Title 15 of this code relative to fire safety standards.
GCSD responded to the project and stated concerns regarding the ability to provide sufficient sanitary facilities on the site for events attracting up to 500 people.  The project will be conditioned to provide portable toilet facilities in sufficient quantities that meets Chapter 5 of the Tuolumne County Ordinance Code; therefore, there will not be a significant impact on sewer services provided by the GCSD or result in the need to expand the current wastewater treatment facilities. 
Section 5.12 of the Tuolumne County Ordinance Code is utilized for outdoor music festivals and similar types of events. The following conditions apply for the concerts or other community events on the project site:
·  The property owner or event coordinator shall provide at least one water closet (toilet) and one urinal for every two hundred males and one water closet for every one hundred females, or major fraction of such number permitted to attend each concert or large event.  If a compartment contains one water closet and one urinal the permittee may count it as one urinal but not both. The water closets shall be on the site a minimum of one day prior to the event. 

·  The property owner or event coordinator shall provide one lavatory (wash basin) for each two water closets (toilets) that are required. 

·  All toilets and lavatories shall be maintained in a clean and sanitary manner during the events.  

·  The property owner or event coordinator shall submit evidence of an agreement to rent and service the chemical toilets provided for each event from a company registered by the Tuolumne County Division of Environmental Health no later than 14 days prior to each event.

·  No later than 14 days prior to each event, the property owner or event coordinator shall submit evidence to the Environmental Health Division of the Community Resources Agency of a service agreement between approved liquid waste disposal facilities for the disposal of liquid waste requiring offsite disposal generated by each event.  

·  At least 3 potable water drinking fountains shall be provided for use during each concert or large event. 

·  At least 14 days prior to each concert or large event, the property owner or event coordinator shall provide evidence to the Environmental Health Division of the Community Resources Agency indicating that an approved supply of potable water meeting the minimum requirements of the California Safe Drinking Water Act with the capacity to furnish at least 30 gallons per person per day will be provided by the permittee for use by all staff and patrons during the event. 

Section 8.05 of the Ordinance Code specifies the requirements for the handing of refuse, rubbish and recyclables as follows:

·  The property owner or event coordinator shall provide approved facilities for the storage of a minimum of 50 cubic yards of garbage and trash generated by and for each event. 
·  All garbage, recyclables and trash shall be deposited in durable plastic bags and tightly secured prior to disposal in approved storage facilities. 
·  The property owner or  event coordinator shall submit evidence of a service contract with permitted refuse hauling and solid waste disposal company, to the Environmental Health Division of the Community Resources Agency, for trash and garbage removal services, at least 14 days prior to each event. 
The operation of concerts and other community events on the project site will not exceed wastewater treatment requirements of the Regional Water Quality Control Board, will not require the construction of new wastewater treatment facilities or the expansion of existing treatment facilities. No storm water treatment facilities will be required for this project.  The GCSD has sufficient water supply exists in their current system to supply potable water to the site without the need to expand existing facilities.
PG&E will supply electricity to the project site and was notified of the project, but offered no comments. 
Solid waste generated by the project will be hauled to the Cal Sierra Transfer Station located at 19309 Industrial Drive in East Sonora.  Tuolumne County currently disposes of up to 240 tons of solid waste per day, with an average of approximately 92 tons per day.  All of the solid waste collected in the County is processed at the Cal Sierra Transfer Station, which is operated by Waste Management, Inc. through a contract with the County.  At the transfer station, waste is inspected to remove hazardous materials.  Waste received at the transfer station is loaded into transfer trailers and trucked to the Highway 59 Landfill in Merced County.  Between one and seven transfer trailers haul waste to the landfill each day.  Each truck hauls approximately 20 tons of waste per trip.  Tuolumne County has contracted with the Merced County Regional Waste Management Authority to secure disposal capacity at the Highway 59 Landfill. To date, there is sufficient capacity in this landfill to support the transportation of waste from the project site.
Cal Sierra Disposal operates a buy-back center at 14959 Camage Avenue, in East Sonora. Untreated wood and yard waste is presently accepted by Cal Sierra Disposal at its Earth Resources Facility located at 14909 Camage Avenue. Such material is accepted for a fee and is ground up or chipped and sold as compost or any other uses deemed appropriate for such material. The solid waste infrastructure of the County is adequate to accommodate the project as proposed.
Pursuant to Section 8.05.030 of the Tuolumne County Ordinance Code, a recycling area must also be established to serve the concerts and other community events.  
Mitigation Measures:  None required.

Mitigation Monitoring:  Not applicable.

	XIX.  MANDATORY FINDINGS OF SIGNIFICANCE:

Issues and   Supporting Information Sources
	Potentially

Significant

Impact
	Less-than-Significant With Mitigation Incorporation
	Less-than-Significant Impact
	No

Impact



	Does the     Proposed Project/Action:
	
	
	
	

	a)
Have the potential to degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range of a rare or endangered plant or animal or eliminate important examples of the major periods of California history or prehistory?


	
	
	
	

	b)
Have impacts that are individually limited, but cumulative considerable?  (“Cumulative considerable” means that the incremental effects of a project are considerable when viewed in connection with the effects of past projects, the effects of other current projects, and the effects of probable future projects)?
	
	
	
	

	c)
Have environmental effects which will cause substantial adverse effects on human beings, either directly or indirectly?


	
	
	
	


Analysis: 
Based upon the analysis contained herein, approval of the project would not result in a significant impact on the environment. Although the project, as originally proposed, had the potential to have a significant effect on the environment, the project has been modified by incorporating measures to mitigate potential impacts.
Mitigation Measures:  None required.

Mitigation Monitoring:  Not applicable.
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