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b. Environmental effects

Based on CEQA Guidelines, the adverse visual impacts of a project are determined to be
significant if there is a “...substantial, demonstrative negative visual or aesthetic impact.”?’
To make this conclusion, several criteria must
be utilized to define thresholds, including
(1) observer position, (2) views, (3) view corri-
dors, (4) existing and proposed screening, (5)
backdrop, (6) the characteristics and building
materials of the proposed development, and (7)
the existing visual character of the surrounding
area. Judging significance of visual impacts is
subjective.

g Explanatﬂl'on 3: Examples of substan-
~ tial demonstrable negatlve aes-‘[_

efle tive materials
cessive height and/or bulk
_Standardized designs which are
utilized to promote speciﬂc com-

The proposed project would transform
the existing natural landscape into a multi-use
development. The criteria in the visual re-
source section Conservation/Open Space ele-
ment (refer to Explanation 3) are used to mea-
sure the thresholds and impacts. Different
components of the potential impacts of the
proposed development are addressed in this
section. The mitigation measures or design
components of the project are discussed as
mitigation measures. The standards for the
project’s development are written as implementation measures in Chapter II of the Specific Plan
beginning on page 17. The implementation measures serve as conditions of project approval
— similar to those that would be imposed on a use permit. The development standards are
established in the implementation measures following Goal 3 on page 87.

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

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

%7/State CEQA Guidelines (14 CCR §15000 et seq), Appendix G.
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Figure 10: Photosimulation of the Tioga Inn project
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with the buildings. The approach using the rustic theme results in no significant aesthetic im-
pacts. This impact is not significant. No mitigation is required.

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

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

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

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

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

impact.

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

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

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

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

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

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

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

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

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

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

proponent.

Impact: If lighting is not shielded or aimed, it can provide glare or impairment of night-
time views In the project area.

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

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