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Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

1.0 INTRODUCTION

The Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared pursuant to the
requirements of the California Environmental Quality Act (CEQA) (see Public Resources Code
Sections 21000-21177), as well as the State CEQA Guidelines (see Title 14 of the California
Code of Regulations, Sections 15063).

The IS/MND was made available for public review and comment pursuant to State CEQA
Guidelines Section 15070. The public review period commenced on August 14, 2008, and
expired on September 12, 2008. The IS/MND and supporting attachments were available for
review by the general public at the offices of the Town of Mammoth Lakes Community
Development Department, 437 Old Mammoth Road, Suite R, Mammoth Lakes, California.

Response to Comments

During the public review period, comments were received on the IS/MND from certain interested
public agencies and private parties. The following is a list of the persons, firms, or agencies that
submitted comments on the IS/MND during the public review period:

1. Terry Roberts, Director, State Clearinghouse, State of California Office of Planning and
Research, dated September 16, 2008 (attached as Letter 1);

2. Gayle J. Rosander, IGR/CEQA Coordinator, California Department of Transportation,
dated September 10, 2008 (attached as Letter 2);

3. Dave Singleton, Program Analyst, Native American Heritage Commission, dated
September 9, 2008 (attached as Letter 3),

4. John Walter, Chair, Advocates for Mammoth, dated September 12, 2008 (attached as
Letter 4);

5. Sharon Clark, Resident, e-mail correspondence dated September 12, 2008 (attached
as Letter 5);

6. Thom Heller, Fire Marshal, Mammoth Lakes Fire Protection District, dated September
15, 2008 (attached as Letter 6); and

7. Brad Henderson, Senior Environmental Scientist, California Department of Fish and
Game, dated September 12, 2008 (attached as Letter 7).

Even though CEQA and the State CEQA Guidelines do not require a Lead Agency to prepare
written responses to comments received on an IS/MND, as contrasted with a Draft
Environmental Impact Report (see State CEQA Guidelines Section 15088), the Town of
Mammoth Lakes has elected to prepare the following written responses with the intent of
conducting a comprehensive and meaningful evaluation of the proposed project.

The number designations in the responses are correlated to the bracketed and identified
portions of each comment letter.

JN 10-106067 11 Introduction



Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

Mitigation Monitoring and Reporting Checklist

CEQA requires that when a public agency completes an environmental document which
includes measures to mitigate or avoid significant environmental effects, the public agency must
adopt a reporting or monitoring program. This requirement ensures that environmental impacts
found to be significant will be mitigated. The reporting or monitoring program must be designed
to ensure compliance during project implementation (Public Resources Code Section 21081.6).

In compliance with Public Resources Code Section 21081.6, the attached Section 3.0,
Mitigation Monitoring and Reporting Checklist, has been prepared for the Holiday Haus Project.
This Mitigation Monitoring and Reporting Checklist is intended to provide verification that all
applicable Conditions of Approval relative to significant environmental impacts are monitored
and reported. Monitoring will include: 1) verification that each mitigation measure has been
implemented; 2) recordation of the actions taken to implement each mitigation; and 3) retention
of records in the Holiday Haus Project file.

This Mitigation Monitoring and Reporting Program delineates responsibilities for monitoring the
project, but also allows the Town of Mammoth Lakes (Town) flexibility and discretion in
determining how best to monitor implementation. Monitoring procedures will vary according to
the type of mitigation measure. Adequate monitoring consists of demonstrating that monitoring
procedures took place and that mitigation measures were implemented. This includes the
review of all monitoring reports, enforcement actions, and document disposition, unless
otherwise noted in the attached Mitigation Monitoring and Reporting Program table. If an
adopted mitigation measure is not being properly implemented, the designated monitoring
personnel shall require corrective actions to ensure adequate implementation.

Reporting consists of establishing a record that a mitigation measure is being implemented, and
generally involves the following steps:

° The Town distributes reporting forms to the appropriate entities for verification of
compliance. :

° Departments/agencies with reporting responsibilities will review the Initial Study, which
provides general background information on the reasons for including specified
mitigation measures.

. Problems or exceptions to compliance will be addressed to the Town as appropriate.

° Periodic meetings may be held during project implementation to report on compliance
of mitigation measures.

° Responsible parties provide the Town with verification that monitoring has been
conducted and ensure, as applicable, that mitigation measures have been
implemented. Monitoring compliance may be documented through existing review and
approval programs such as field inspection reports and plan review.

° The Town prepares a reporting form periodically during the construction phase and an
annual report summarizing all project mitigation monitoring efforts.

JN 10-106067 1-2 Introduction



Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

o Appropriate mitigation measures will be included in construction documents and/or
conditions of permits/approvals.

Minor changes to the Mitigation Monitoring and Reporting Program, if required, would be made
in accordance with CEQA and would be permitted after further review and approval by the
Town. Such changes could include reassignment of monitoring and reporting responsibilities,
program redesign to make any appropriate improvements, and/or modification, substitution, or
deletion of mitigation measures subject to conditions described in CEQA Guidelines Section
16162. No change will be permitted unless the Mitigation Monitoring and Reporting Program
continues to satisfy the requirements of Public Resources Code Section 21081.6.
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2.0 RESPONSE TO COMMENTS

JN 10-106067 2-1 Response to Comments



GOVERNOR’S OFFICE of PLANNING AND RESEARCH

%o e
e e
STATE OF CALIFORNIA g *
%

e op e o
STATE CLEARINGHOUSE AND PLANNING UNIT
ARNOLD SCHWARZINRGGER CYNTHIA BRYANT
GOVERNOR DIRECTOR

September 16, 2008

Jen Daugherty

Town of Mammoth Lakes
P.0. Box 1609

Mammoth Lakes, CA 93546

Subject: Holiday Haus Project
SCH#: 2008082061

Dear Jen Daugherty:

The State Clearinghousc submitted the above named Mitigated Negative Declaration to selected state
agencies for review. . On the enclosed Document Details Report please note that.the Clearinghouse has
listed the state agencies that reviewed your document. The review period closed on September 12, 2008,
and the comments from the responding agency (ies) is (are) enclosed. If this comment package is not in
order, please notify the State Clearinghouse immediately. Please refer to the project’s ten-digit State
Clearinghouse number in future correspondence so that we may respond promptly.

Please note that Section 21104(¢) of the California Public Resoureces Code states that:

“A responsible or other public agency shall only make substantive'comments regarding those
activities involved in & project which are within an area of expertise of the agency or which are
required to be carried out or approved by the agency. Those comments shall be supported by
specific documentation.”

These comments are forwarded for use in preparing your final environmental document. Should you need
more information or clarification of the enclosed comments, we recommend that you contact the
commenting agency directly.

This letter acknowledges that you have complied with the Stare Cleannghouse review requirements for draft

environmental documents, pursuant to the California Environmental Quality Act. Please contact the State
Clearinghouse at (916) 445-0613 if you have any questions regarding the environmental review process.

Sincerely,

Terry Roberts
Director, State Clearinghouse

Enclosures
cc: Resources Agency

1400 10th Street  P.0.Box 3044  Sacramento, California 95812-3044
(916) 445-0613  FAX (916) 323-3018  www.opr.ca.gov

1.1




SCH#
Project Title
Lead Agency

Loltutneln veildin Report
State Clearinghouse Data Base

2008082061
Hollday Haus Project
Mammoth Lakes, City of

Type

Description

MND Mitigated Negative Declaration

The project proposes a Hotel Condominium that would include a total of 91 units (135 bedrooms) that
would encompass 77 condominium units (120 bedrooms) and 14 on-site workforce houslng units (15
bedrooms) constructed above an underground parking structure. A singie 182 .431-square fool
structure would house the project on the 1.55-acre site. The project would atso include lock-oft units,
With implementation of the lock-off units, the project would encompass a total of 88 nightly rental
single units and 16 nightly rental two-bedroom units for a total of 104 nightly rental units (120
bedrooms). Five building levels are proposed above three levels of underground parking. The
building, garage, pavement, and patio footprints would be approximately 60 percent of the lot (40,388
square feet of the total 67 345-square foot lot). The project would provide on-site affordable housing,
conference space, and year-round recreational facilities (both Indoor and outdoor) for hotel guests.
The project is proposed to be of modular construction, Fire access would be provided by the future
intrastar 78 Road that is anticipated to paralle! the south side of the project site.

In the event that the Intrastar 78 Road is nat construcied upon project implementation, the Applicant
would construct a fire access road from the current proposed entry at SR-203/Main Street into the
eastern portion of the project site, trending south. Should the fire access road alternative be
implementad, the project would result in one fewer hotel condominium unit and one fewer affordable
housing unit (76 Hotel Condominium units [119 bedrooms] and 13 affordable units [14 bedrooms]). It
should also be noted that under this alternative, three one bedreom units (under the proposed project)

would be changed to studio units.

Note: Blanks In data fields result from insufficient information provided by lead agency.



vocument uetals xeport
State Clearinghouse Data Base

Lead Agency Contact

Name
Agency
Phone
email
Address

City

Jen Daugherty
Town of Mammoth Lakoes
(760) 934-8989 ext. 260 Fax

P.O. Box 1609

Mammoth Lakes State CA  Zip 93546

Project Location

County

City

Region
Lat/Long
Cross Streets
Parecel No.
Township

Mono
Mammoth Lakes

37°38'53.43" N/ 118" 58' 52.34" W
State Route 203 and Minaret Road
33-110-01 and 33-110-02

38 Range Base MDB&M

27E Section M

Proximity to:

Highways
Airports
Railways
Waterways
Schools
Land Use

SR 203

Mammoth Creek
Mammoth High
Commercial (C) / Commercial Lodging (CL)

Project Issues

Aesthetic/Visual; Agricuttural Land; Air Quality; Archaeologic-Historic; Cumulative Effects;
Drainage/Absorption; Economies/Jobs; Flood Plain/Flooding: Forest Land/Fire Hazard;
Geologic/Seismic; Growth Inducing; Landuse; Minerals; Noise; Population/Housing Balance; Public
Services: Recreation/Parks: Schools/Universities; Sewer Capacity; Soil Erosion/Compaction/Grading;
Solid Waste; Toxic/Hazardous; Traffic/Circulation; Vegetation; Water Quality; Water Supply;
Wetland/Riparian; Wildlife

Reviewlng
Agencles

Resources Agency; Regional Water Quality Control Bd., Region 8 (Victorville); Department of Parks
and Recreation; Native American Heritage Commission; Office of Emergency Services; Department of
Fish and Game, Region 6 (Inyo & Mono Region); Department of Water Resources; California Highway
Patrol; Caltrans, District 9; Cal Fire

Date Received

08/14/2008 Start of Review 08/14/2008 End of Review 09/12/2008

Note: Blanks in data fields result from insufficient information provided by lead agency.



Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

1. RESPONSES TO COMMENTS FROM STATE OF CALIFORNIA OFFICE OF
PLANNING AND RESEARCH, STATE CLEARINGHOUSE, SEPTEMBER 16, 2008.

1-1 This comment indicates that the State Clearinghouse submitted the IS/MND to selected
state agencies for review, and that the comment period for the Draft IS'MND concluded
on September 12, 2008. The comment indicates that the lead agency complied with the
review requirements for draft environmental documents pursuant to CEQA. As such, the

comment does not provide specific comments regarding information presented in the
IS/MND.
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LETTER NO. 2

STATE QF CALIFORNIA—BUSINESS, TRANSPORTATION AND HOUSING_ AGENCY ARNOLD SCHWARZENEGGER,_Govemor
DEPARTMENT OF TRANSPORTATION [f=X" &7 & 67 o T
District 9 f ! L WD L B i ‘Ll
500 South Main Street i ! J i
?}l‘?l(])(z\?fic(?()g;g;g-()785 i_lvw i CEn 19 } bat Jj Flex your power!
FAX ('}60) §72-0754 S ] S A 4 S’ Be energy efficicnt!
TTY 711 (760) $72-0785
s R

Sceptember 10, 2008 -

Jen Daugherty, Associate Planncr File: 09-MNO

Town of Mammoth Lakes MND

P.O. Box 1609 SCH #: 2008082061

Mammoth Lakes, California 93546
Dear Ms. Daugherty:
Holiday Haus - Mitigated Negative Declaration (MND)

Thank you for giving the California Department of Transportation (Caltrans) the opportunity to
revicw the MND for the Holiday Haus project south of and directly accessing State Route 203
(SR-203/Main Street). We appreciate the previous communication that we have had with the
Town on this project. We have the following comments at this time:

¢ Unless the project is actually going to build it (or a portion thereof), in section 2.4 Project
Characteristics (page 2-10, 4.15-6 and elsewhere) it would be more correct 1o state that the 21
project “assumes’” the Town of Mammoth Lakes pedestrian/bicycle path, not that the project
“includes” it.

e Regarding Landscaping (page 2-11 and 4.1-4): we have already commented on past project
plans (resulting in driveway modification to save a large tree). As a reminder, any proposed
landscape work within the State Right of Way (R/W) must be approved through the
encroachment permit process. This includes removal of trees or other vegetation. In order to 22
expedite the process in advance of the permit application, the project proponent may wish to
submit a scaled plan - showing the specific location and description of the plants to be
removed, to the Caltrans District Landscape Architect - R. Steve Miller. He may be
contacted at (760) 872-0784 or R.Steve. Miller@dot.ca.gov .

e Clarify (or refer elsewhere) what trip reduction measures during PM peak hours the project

will implement (page 4.3-9). 23
o We appreciate that Mitigation Measure TT-1 for fees toward a future center turn lane was 24

added. Footnote 17 should be moved up one sentence in the paragraph (page 4.15-4). .
o Insection 5.0 Inventory of Mitigation Measures, ttem TT-1 for the center tum lane is 25

missing.

e Thank you for performing the requested gap analysis (August 20, 2008) for Holiday Haus
turn movements. However, the number of vebicle trips used in this analysis should not be
reduced by the trips generated by existing projects. Although such methodology is valid to 2.6
determine a project's fair share of mitigation, it does not represent the actual conditions
expected at Holiday Haus build-out, Please re-run the gap analysis and delay calculations
with 137 total trips (per Table 4.15.-2 of the document) to show the build-out conditions.

“Caltrans improsves mobility across Califurnia”



Jen Daugherty
September 10, 2008
Page 2

e Asnoted in section 2.7, permit(s) from Caltrans will be required; all facilities within State
R/W shall be built to Caltrans standards under encroachment pernnt. At the permit
application phase, we will provide detailed comments on the civil engincered plans and
address any traffic control/construction staging. Stephen Winzenread, the District
Encroachment Permits engineer, may be contacted at (760) 8§72-0674 or email:
stephen.winzenrcad@dot.ca.gov

We value our continuing cooperative relationship with the Town regarding transportation issues
for local projects. If you have any questions or would like to set up a phone conference amongst
the Town, the traffic consultants and Caltrans, I may be contacted at (760) 872-0785.

Sincerely,

@a//m

GAYLE J. ROSANDER
IGR/CEQA Coordinator

c¢: State Clearinghouse
R. Steve Miller, Steve Wisnicwski; Caltrans

“Caltrans timproves mobuily across California”
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Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

RESPONSES TO COMMENTS FROM THE CALIFORNIA DEPARTMENT OF
TRANSPORTATION, DATED SEPTEMBER 10, 2008.

The Town anticipates requiring the proposed Holiday Haus Project to implement the
pedestrian/bike path as a condition of approval. The project would be required to
construct the portion of the pedestrian/bike path that adjoins the northern project
boundary unless an assessment is formed. Therefore, for the purposes of CEQA, this
portion of the pedestrian/bike path is considered to be included as part of the proposed
project.

As stated in Section 2.7, Agreements, Permits, and Approvals, on page 2-14, the project
would be subject to applicable California Department of Transportation (Caltrans)
permits(s). This would include the required encroachment permit administered by
Caltrans.  Therefore, through this required process, any proposed landscape work
(including tree and other vegetation removal) within the State right-of-way (R/W) would
require approval by Caltrans.

As required by the recommended Mitigation Measure AQ-5, “The project shall implement
trip reduction measures particularly during PM peak hours to disperse trips between
areas and mountain pedestrian systems”. The following example trip reduction
measures may be required to be implemented by the Applicant:

- A van pool or shuttle for the project residents and guests;

- Require the construction of the Promenade prior to project certificate of
occupancy unless an assessment district is formed that would construct this
improvement;

- Include a provision of transit service information (e.g. flyers or pamphlets that
identify locations of transit stops, hours of service, etc) in condo-hotel rooms
and/or lobby; and

- Include a provision for bicycles available on-site for project residents and
guests to use as well as a provision requiring on-site bicycle storage or racks.

The following text, in Section 4.15, Transportation/Traffic, on Page 4.15-4 has been
revised as follows:

“Per consultation with Caltrans, a center turn lane extension would be needed in
the future on SR-203.2 Although this improvement is not part of the Town’s DIF
program at this time, the improvement is included as part of the Regional
Transportation Plan.*”

In accordance with Caltrans and Town correspondence conducted during the public
review period, the Traffic Information Memorandum (completed by LSA Associates, Inc.
[LSA], dated August 20, 2008) has been updated to include a gap analysis and delay
calculations. Further, per Caltrans comment 2-6, responded to below, LSA has revised
the Traffic Information Memorandum, dated September 15, 2008 (attached), to include
137 total trips for the gap analysis and delay calculations. The revised gap analysis
determined that a two-way left-turn lane is not necessary to allow adequate left-turn
infout access at the Holiday Haus site, and no mitigation measure is required. Therefore,
the recommended Mitigation Measure TT-1, as identified in the Draft IS/MND, has been

JN 10-106067 2-8 Response to Comments



Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

removed in accordance with the revised Traffic Information Memorandum. Refer to
Response 2-6, below.

2-5 It should be noted that the recommended Mitigation Measure TT-1, as identified in the
Draft IS/MND, has been removed in accordance with the revised Traffic Information
Memorandum. Refer to Response 2-4, above.

2-6 As stated in Response 2-4, above, the Traffic Information Memorandum has been
revised to include 137 total trips for the gap analysis and delay calculations. The Traffic
Information Memorandum states that the project driveway will operate with satisfactory
LOS for all scenarios with the existing lane geometrics along Main Street. Main Street
has sufficient gaps for vehicle ingress/egress at the project driveway. Therefore, a two-
way left-turn lane is not necessary to allow adequate left-turn in/out access at the
Holiday Haus site, and no mitigation measure is required. As a result the recommended
Mitigation Measure TT-1, as identified in the Draft IS/MND, would not be required and
has been removed.

2-7  Refer to Response 2-2, above.

JN 10-106067 2-9 Response to Comments



‘ LSA ASSOCIATES. INC BERKELEY FORT COULLINS RIVERSIDE
I | 20 EXECUTIVE PARK. SUITE 200 949.553.0666 TEL CARLSBAD PALM SPRINGS ROCKLIN
|

IRVINE, CALIFORNIA 92614 949.553.8076 FAX COLMA POINT RICHMUOND SAN LUIS OBISPO

MEMORANDUM

| DATE: A&gus%—ZO_S_cpt_embCJ 13, 2008
0 Jessica Morriss
FROM, Les Card and Dean Ariz Q»FQ
ﬂ H
SUBJECT: Holiday Haus Gap Ana S

This memorandum incorporates responses to the California Department of Transportation’s (Caltrans)
issues with gap sufficiency on Main Street for the Holiday Haus project (based on your e-mail dated
August 6, 2008). Caltrans has expressed concern regarding whether or not there are sufficient gaps
along Main Street to accommodate left-turn ingress/egress at the project driveway without a two-way
left-turn lane (TWLTL). To address this issue, a gap analysis has been prepared, consistent with the
Highway Capacity Manual (HCM) procedures for two-way, stop-controlled (TWSC) intersections.
The unsignalized project driveway (three-leg intersection) has been evaluated as a standard TWSC
intersection, as the single minor street (project driveway) approach is controlled by a stop sign.

A gap analysis has been conducted in order to determine whether adequate gaps exist in the traffic
stream along Main Street in the vicinity of the Holiday Haus project site and driveway. The signalized
intersection of Minaret Road/Main Street is located approximately 630 feet upstream (west) of the
project driveway. No signalized intersections are located downstream (east) of the project driveway
within 1 mile. Based on the proximity of signalized intersections, westbound flows (i.e., vehicles
approaching the project driveway and Minaret Road/Main Street) will be random and eastbound
flows (i.e., vehicles departing Minaret Road/Main Street) would likely experience platooning. While
the platooning of vehicles from Minaret Road/Main Street may create useful gaps for vehicles turning
in/out of the driveway (i.e., northbound left and westbound left, respectively), the analysis has
assumed random arrival.

Based on the Town of Mammoth Lakes level of service (LOS) criteria, an unsignalized intersection
would be considered deficient (i.e., excessive delay and insufficient gaps) if an individual minor street
movement operates at LOS E or F and a total minor approach delay exceeds four vehicle-hours for a
single-lane approach. As shown in the TWSC summary sheets (attached), the project driveway would
operate at LOS &- D for the existing and cumulative conditions. Under General Plan build-out, the
project driveway would operate at LOS E_F. However, because the total minor approach delay is
gaps) during General Plan build-out conditions. The project driveway will operate with satisfactory
LOS for all scenarios with the existing lane geometrics along Main Street. Main Street has sufficient
gaps for vehicle ingress/egress at the project driveway. Therefore, a two-way left-turn lane is not
necessary to allow adequate left-turn in/out access at the Holiday Haus site, and no mitigation
measure is required,

Attachment: TWSC summary sheets

| 6820008 09/15/08 «PAWIO080 \Gap Analysis Memo_revised.docy
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'Two-Way Stop Control

Page 1 ot |1

TWO-WAY STOP CONTROL SUMMARY

IGeneral Information

Site Information

Analyst Dean Arizabal Intersection Holiday Haus Dwy/Main St
Agency/Co. [ SA Associates, Inc. Jurisdiction Town of Mammoth Lakes
Date Performed 9/16/2008 Analysis Year Existing + Project

Analysis Time Period Peak Hour

Project Description  Holiday Haus

East/West Street: Main St North/South Street: Holiday Haus Dwy

Intersection Orientation: East-West Study Period (hrs): 0.25

-

ehicle Volumes and Adjustments

Major Street Eastbound Westbound
{Movement 1 2 3 4 5 6
L T R L T R
Volume (veh/h) 0 1025 35 35 507 0
Peak-hour factor, PHF 1.00 1.00 1.00 1.00 1.00 1.00
Hourly Flow Rate {veh/h) 0 1025 35 35 507 0
Proportion of heavy
vehicles, P, 0 - - 0 - -
IMedian type Undivided
|RT Channelized? 0 0
|Lanes 0 2 0 0 2 0
[Configuration T TR LT 7
JUpstream Signal 0 1
Minor Street Northbound Southbound
|[Movement 7 8 9 10 11 12
L T R L T R
Volume (veh/h) 34 0 33 0 0 0
|Peak-hour factor, PHF 1.00 1.00 1.00 1.00 1.00 1.00
Hourly Flow Rate (veh/h) 34 0 33 0 0 0
|Proportion of heav
vehicles, P, ¢ 0 0 0 0 0 0
|Percent grade (%) 0 0
lFlared approach N N
Storage 0 0
IRT Channelized? 0 0
Lanes 0 1 0 0 0 0
Configuration LTR
Control Delay, Queue L;ngth,_lje-vel of Service -
IApproach EB wB Northbound Southbound
Movement 1 4 7 8 9 10 11 12
|Lane Configuration LT LTR
Volume, v (vph) 35 67
Capacity, ¢, (vph) 665 224
v/c ratio 0.05 0.30
Queue length (95%) 0.17 1.21
Control Delay (s/veh) 10.7 27.8
jLOS B D
Approach delay (s/veh) - - 27.8
IApproach LOS -- - D
HCS2000T™ Copyright © 2003 University of Florida, All Rights Reserved Version 4.1d
9/15/2008

file://C:\Documents and Settings\DArizabal\Local Settings\Temp\u2k27.tmp



‘1Two-Way Stop Control

Page 1 ot |

TWO-WAY STOP CONTROL SUMMARY
|General Information Site Information
IAnalyst Dean Arizabal Intersection Holiday Haus Dwy/Main St
Agency/Co. L SA Associates, Inc. Jurisdiction Town of Mammoth Lakes
Date Performed 9/15/2008 Analysis Year Cumulative + Project
Analysis Time Period Peak Hour
Project Description  Holiday Haus
JEast/West Street: Main St North/South Street: Holiday Haus Dwy
intersection Orientation: East-West Study Period (hrs): 0.25
ehicle Volumes and Adjustments
Major Street Eastbound Westbound
Movement 1 2 3 4 5 6
L T R L T R
\Volume (veh/h) 0 1031 35 35 688 0
Peak-hour factor, PHF 1.00 1.00 1.00 1.00 1.00 1.00
Hourly Flow Rate (veh/h) 0 1031 35 35 688 0
Proportion of heavy
vehicles, P, 0 - - 0 - -
Median type Undivided
RT Channelized? 0 0
Lanes 0 2 0 0 2 0
Configuration T TR LT T
Upstream Signal 0 1
Minor Street Northbound Southbound
Movement 7 8 9 10 11 12
L T R L T R
[Volume (veh/h) 34 0 33 0 0 0
Peak-hour factor, PHF 1.00 1.00 1.00 1.00 1.00 1.00
Hourly Flow Rate (veh/h) 34 0 33 0 0 0
Proportion of heavy
vehicles, P, 0 0 0 0 0 0
[Percent grade (%) 0 0
Flared approach N N
Storage 0 0
RT Channelized? 0 0
Lanes 0 1 0 0 0 0
Configuration LTR
Control Delay, Queue Length, Level of Service
IApproach EB wWB Northbound Southbound
Movement 1 4 7 8 9 10 11 12
|Lane Configuration LT LTR
Volume, v (vph) 35 67
Capacity, ¢, (vph) 661 209
v/c ratio 0.05 0.32
Queue length (95%) 0.17 1.32
Control Delay (s/veh) 10.8 30.1
LOS B D
Approach delay (s/veh) - - 30.1
Approach LOS - -- D
HCS2000™ Copyright © 2003 University of Florida, All Rights Reserved Version 4.1d
9/15/2008

file://C:\Documents and Settings\DArizabal\Local Settings\Temp'\u2k2B.tmp



Two-Way Stop Control

Page 1 of 1

TWO-WAY STOP CONTROL SUMMARY

iGeneral Information

Site Information

Analyst Dean Arizabal Intersection Holiday Haus Dwy/Main St
Agency/Co. L SA Associates, Inc. Jurisdiction Town of Mammoth Lakes
Date Performed 8/20/2008 lAnalysis Year General Plan + Project
IAnalysis Time Period Peak Hour
Project Description  Holiday Haus
[East/West Street: Main St North/South Street: Holiday Haus Dwy
Intersection Orientation: East-West Study Period (hrs): 0.25

ehicle Volumes and Adjustments

Major Street Eastbound Westbound
]Movement 1 2 3 4 5 6
L T R L T R
Volume (veh/h) 0 1245 35 35 1185 0
[Peak-hour factor, PHF 1.00 1.00 1.00 1.00 1.00 1.00
[Hourly Flow Rate (veh/h) 0 1245 35 35 1185 0
Proportion of heavy
vehicles, P, 0 - . 0 - -
IMedian type Undivided
IRT Channelized? 0 0
|Lanes 0 2 0 0 2 0
Configuration T TR LT T
JUpstream Signal 0 1
[Minor Street Northbound Southbound
[Movement 7 8 9 10 11 12
L T R L T R
Volume (veh/h) 34 0 33 0 0 0
Peak-hour factor, PHF 1.00 1.00 1.00 1.00 1.00 1.00
Hourly Flow Rate (veh/h) 34 0 33 0 0 0
Proportion of heav
veh?cles, Puv ’ 0 0 0 0 0 0
|Percent grade (%) 0 0
IFlared approach N N
Storage 0 0
JRT Channelized? 0 0
Lanes 0 1 0 0 0 0
Configuration LTR
Control Delay, Queue Length, Level of Service
IApproach EB WB Northbound Southbound
Movement 1 4 7 8 9 10 11 12
|Lane Configuration LT LTR
\Volume, v (vph) 35 67
{Capacity, ¢, (vph) 549 123
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LETTER NO. 3

SIAIE QE CALIEQRNIA
NATIVE AMERICAN HERITAGE COMMISSION

915 CAPITOL MALL, ROOM 364
SACRAMENTOQ, CA 95814

(916) 653-6251

Fax (916) 657-5390

Web Site www.mahe.ca.goy
e-mail: ds_nahc@pacbell.net

P

September 9, 2008

Ms. Jen Daugherty ek oo oL
TOWN OF MAMMOTH LAKES

P.O. BOX 1609
Mammoth Lakes, CA 93546
Re: SCH#2008082061; CEQA Notice of Completion; proposed Mitigated Negative Declaration for the Holiday Haus

Project. Town of Mammoth Lakes; Mono Ceunty, California
Dear Ms. Daugherty:

The Native American Heritage Commission (NAHC) is the state agency designated to protect California’s

Native American Cultural Resources. The California Environmental Quality Act (CEQA) requires that any project that

causes a substantial adverse change in the significance of an historical resource, that includes archaeological

resources, is a ‘significant effect’ requiring the preparation of an Environmental Impact Report (EIR) per the California

Code of Regulations §15064.5(b){(c (CEQA guidelines). Section 15382 of the 2007 CEQA Guidelines defines a

significant impact on the environment as “a substantial, or potentially substantial, adverse change in any of physical

conditions within an area affected by the proposed project, including ... objects of historic or aesthetic significance.”

In order to comply with this provision, the lead agency is required to assess whether the project will have an adverse

impact on these resources within the ‘area of potential effect (APE), and if so, to mitigate that effect. To adequately

assess the project-related impacts on historical resources, the Commission recommends the following action:

Vv Contact the appropriate California Historic Resources Information Center (CHRIS) for possible 'recorded sites' in

locations where the development will or might occur.. Contact information for the Information Center nearest you is

avaitable from the State Office of Historic Preservation (916/653-7278)/ hittp./Awww . ohp parks.ca.qov. The record
search will determine:

= |f a part or the entire APE has been previously surveyed for cultural resources.

* if any known cultural resources have already been recorded in or adjacent to the APE.

= if the probability is low, moderate, or high that cultural resources are located in the APE.

» Ifasurvey is required to determine whether previously unrecorded cultural resources are present.

v If an archaeological inventory survey is required, the final stage is the preparation of a professional report detailing

the findings and recommendations of the records search and field survey. 31

»  The final report containing site forms, site significance, and mitigation measurers should be submitted
immediately to the planning department. All information regarding site locations, Native American human
remains, and associated funerary objects should be in a separate confidential addendum, and not be made
available for pubic disciosure.

*  The final written report should be submitted within 3 months after work has been completed to the appropriate
regional archaeological Information Center.

v The Native American Heritage Commission (NAHC) performed:

* A Sacred Lands File (SLF) search of the project 'area of potential effect (APEY: The results: No known
Native American Cultural Resources were identified.; However the NAHC SLF is not exhaustive and local
tribal contacts shouid be consuited from the attached list.

. The NAHC advises the use of Native American Monitors, also, when profession archaeologists or the equivalent
are employed by project proponents, in order to ensure proper identification and care given cultural resources
that may be discovered. The NAHC recommends that contact be made with Native American Contacts on the
attached list to get their input on potential project impact (APE). In some cases, the existence of a Native
American cultural resources may be known only to a local tribe(s).

v Lack of surface evidence of archeological resources does not preclude their subsurface existence.

* lead agencies should include in their mitigation plan provisions for the identification and evaluation of
accidentally discovered archeological resources, per California Environmental Quality Act (CEQA) §15064.5 (f).
n areas of identified archaeological sensitivity, a certified archaeologist and a culturally affiliated Native
American, with knowledge in cultural resources, should monitor all ground-disturbing activities.

= A culturally-affiliated Native American tribe may be the only source of information about a Sacred Site/Native
American cultural resource.

» | ead agencies should include in their mitigation plan provisions for the disposition of recovered artifacts, in
consultation with culturally affiliated Native Americans.




v Lead agencies should include provisions for discovery of Native American human remains or unmarked cemeteries
in their mitigation plans.
*  CEQA Guidelines, Section 15064.5(d) requires the lead agency to work with the Native Americans identified
by this Commission if the initial Study identifies the presence or likely presence of Native American human
remains within the APE. CEQA Guidelines provide for agreements with Native American, identified by the
NAHC, to assure the appropriate and dignified treatment of Native American human remains and any associated
grave liens.
v Health and Safety Code §7050.5, Public Resources Code §5097.98 and Sec. §15064.5 (d) of the California Code
of Regulations (CEQA Guidelines) mandate procedures to be followed, including that construction or excavation be
stopped in the event of an accidental discovery of any human remains in a location other than a dedicated cemetery
until the county coroner or medical examiner can determine whether the remains are those of a Native American.
Note that §7052 of the Health & Safety Code states that d:sturbance of Natlve Amencan cemetenes IS a felony.
defi =

Gui elmes hen signifi ntc luralr saedl co ered durin thecou e of project planning and
implementation

4}@%

Dave Singie n
Program Analyst

Please feel free to contact me at (916) 653-6251 if you have any questions.

Attachment: List of Native American Contacts

Cc: State Clearinghouse

31



Native American Contacts

Mono County

September 9, 2008

Benton Paiute Reservation
Mike Keller, Chairperson
Star Route 4, Box 56-A
Benton » CA 93512
numic@qnet.com

(760) 933-2321
(760)933-2412

Paiute

Big Pine Band of Owens Valley
David Moose, Chairperson

P. O. Box 700

Big Pine » CA 93513
bigpinetribaladmin@earthlink.
(760) 938-2003

(760) 938-2942-FAX

Bridgeport Paiute Indian Colony
Art Sam, Chairperson

P.O. Box 37 Paiute
Bridgeport » CA 93517
bicgovadm®@yahoo.com

(760) 932-7083

(760) 932-7846 Fax

Mono Lake Indian Community

Charlotte Lange, Chairperson

P.O. Box 117 Mono

Big Pine » CA 93513  Northern Pauite

(760) 938-1190

This list is current only as of the date of this document.

Owens Valley Paiute

Big Pine Band of Owens Valley THPO

Bill Helmer, Tribal Historic Preservation Officer
P.O. Box 700 Paiute

Big Pine » CA 93513
amargosa@aol.com

(760) 938-2003

(760) 938-2942 fax

Bishop Paiute Tribe THPO
Theresa Stone-Yanez

50 Tu Su Lane

Bishop » CA 93514
(760) 873-3584, Ext 250
(760) 397-8146 -cell

(760) 873-4143 - FAX

Paiute - Shoshone

KutzadikaA Indian Community Cultural Presv. Assn.
Raymond Andrews, Chairman

P.O. Box 591
Bishop

(760) 873-8145

Paiute
, CA 93515

Distribution of this list does not relieve any person of statutory responsibiiity as defined in Section 7050.5 of the Health and
Safety Code, Section 5097.94 of the Public Resources Code and Section 5097.98 of the Public Resources Code.

This list is only applicable for contacting local Native Americans with regard to cultural resources for the proposed
SCH#2008082061; CEQA Notice of Completion; proposed Mitigated Negative Declaration for the Holiday Haus Project;

Town of Mammoth Lakes; Mono County, California.



Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

3. RESPONSES TO COMMENTS FROM THE NATIVE AMERICAN HERITAGE
COMMISSION, DATED SEPTEMBER 9, 2008.

3-1 As discussed in Section 4.5, Cultural Resources, of the Draft IS/MND, there are no
reported significant cultural resources or heritage resources located on the project site.’
Eight recorded cultural resource studies have been conducted within approximately 0.5
mile of the project site. Of these eight previously recorded studies, the project site and
adjoining areas are not included. Thus, as no previous studies have been conducted
within the project site, the project would result in no impacts to previously recorded
cultural resources located within the boundaries of the project site.

No conditions exist that suggest human remains are likely to be found on the project site.
Due to the level of past disturbance on-site, it is not anticipated that human remains,
including those interred outside of formal cemeteries, would be encountered during earth
removal or disturbance activities. If human remains are discovered during the
construction process, the Mono County Coroner’s office would be notified immediately
(California Health and Safety Code §7050.5) and all activities in the immediate area of
the find would cease until appropriate and lawful measures have been implemented. If
the Coroner determines that the remains are Native American, the Coroner would
contact the NAHC (California Public Resources Code §5097.98). The NAHC would
designate a Most Likely Descendent who will make recommendations concerning the
disposition of the remains in consultation with the lead agency and project archaeologist.

Mitigation Measure CUL-1 includes provisions if cultural materials or archaeological
remains are encountered during the course of grading or construction, which includes
retaining a qualified archaeologist to evaluate the significance of the resources and
recommend appropriate treatment measures (e.g. avoidance, preservation, removal,
data recovery, protection, etc).

It should be noted that the project does not involve a Specific Plan or General Plan
Amendment, and therefore is not subject to the statutory requirements of Senate Bill 18
(Chapter 905, Statutes of 2004). It should be further noted that the project has complied
with the public review requirements as set forth by the California Environmental Quality
Act (CEQA) Guidelines (CEQA Guidelines Sections 15073, 15072, and Public
Resources Codes 21092.3 and 21091 (b)). The Native American Heritage Commission
was also notified during the 30-day Draft IS/MND public review period.

! Appendix E of the Sierra Star Master Plan Draft SEIR, Cultural Resources Study for the Sierra Star Master
Plan, May 2006

JN 10-106067 217 Response to Comments



LETTER NO. 4

Advocates for Mammoth P.O. Box 2005 Mammoth Lakes, CA 93546

September 12, 2008

Ms. Jen Daugherty
Associate Planner

Town of Mammoth Lakes
PO Box 1609

Mammoth Lakes, CA 93546

Re: Advocates for Mammoth Review of and Comments on Holiday Haus Draft Initial Study/Negative
Declaration

Dear Ms. Daugherty,

Based on a review of this document our evaluation is that the project as described with the specified
mitigations will cause a significant impact on the environment of Mammoth Lakes, and the Town should
reject the draft and request either significant changes in the project and/or a full EIR to demonstrate that the
project truly conforms. This project does not meet the “town character” requirements as expressed in either 4.1
the 1987 or the 2007 General Plans, and doces not meet the current zoning codes. The project as proposed
can best be summed up as too massive, too tall, too dense and it does not respect the Community’s wishes
to remain a “village in the trees™.

We betieve some of these problems could have been avoided if the applicant had chosen to apply under the
new General Plan, rather than requesting evaluation under the 1987 Plan, a document that had been under
revision for about 5 years. The time frame of this application and when it was judged adequate by the Town
should be carefully documented in order to determine which General Plan should rightfully be applied to
evaluate this project.

Staff should take a definitive position with an explanation on this issue.

The principle advantage to the Town, and the Applicant, of using the 2007 General Plan is that the project
would have fallen under the district planning process and the appropriate character and neighborhood
compatibility would have been determined before the environmental process. The flexibility of the district
planning process might allow the Applicant some of the variations he proposes if they meet the district plan

character and vision. Since the Applicant has chosen to avoid this process by proceeding under the 1987 4.2
General Plan the project should be evaluated to the letter of the Plan and codes with no exceptions.
including optional Town giveaways such as double density for under structure parking. The height limit
should also be strictly adhered to.  The building should include the varied height, interesting roofline, etc.
and still maintain the height limit in our codes. If the code had meant 45 feet plus about 20%, then that is
the way the code would have been written. 1t was not.

All ot the important details of the 2007 Plan were established and known many months before the final
Plan was approved by the Town Council. It appears the 2007 Plan, the Plan that better expresses the
Community’s vision for the Town, was deliberately avoided. The Applicant should not be rewarded for
circumventing the Community’s wishes and they should be granted no concessions by the Town,

Some of our detailed comments on the document and its analysis. proposed mitigations and conclusions
follow,

Page 1 of' |



1.0 INTRODUCTION

In the discussion on conversion of hotel units to condominiums. which town code does not allow, the
second paragraph of page 2-4 indicates this is exactly what will occur. We believe that since the existing
units pay TOT they are certainly hotel units. Since the new units will be classified condo-hotel units,
which we believe the Town is still trying to define, the Applicant should justify this apparent violation
and/or ask for an exemption.

4.0 ENVIRONMENTAL ANALYSES
4.1. AESTHETICS ~ Scenic Vistas

Since the applicant does not supply any renditions, models or computer simulations of what the project will
look like or what the viewsheds are with and without this massive tall building it is impossible to verify the
applicants claim that there will be no impact with mitigation. H is also not demonstrated how the proposed
mitigations will fessen the impact on scenic vistas.

The discussion of trees and vegetation on page 4.1.4 is completely out of touch with the Towns vision of
maximizing tree retention (particularly large trees) and replanting with native species. The project
proposes to replace two hundred year old Jeffrey Pines having diameters up to 48 inches (a 48 diameter tree
must be well over 100 feet tall and 300 years old!) with an assortment of 97 deciduous and evergreen
trees, apparently of mostly nonnative species and unspecified size. This is a woefully inadequate
mitigation. The heights of the trecs to be removed should be discussed and the specific effects on the
viewsheds and character of the neighborhood should be illustrated and adequate mitigations proposed.

Height: see our introductory comments. There is no reason to allow any exception or variance on height.
Is the extra 10 feet for understructure parking discretionary like the double density?

AESTHETICS -2 Some residential areas north of 203 will be above the structure. The aesthetics of the
roofs from that viewpoint should be considered.

c)...DEGRADE VISUAL CHARACTER....

This massive five story structure cannot avoid having a large negative impact. The acceptability of this
should be analyzed in detail and mitigations proposed, if any can be found. If unmitigatable it should be
declared as such and left to the decision makers to see if they can find any overriding considerations.

¢) LIGHTING
There is much discussion but bottom line it appears that it will be just a business as usual project, as
happened with the earlier Weston project, which caused a lot of consternation and many retrofixes. The
‘Town needs to understand that the Community is serious about dark skies and trespassing light.  The
statement that it will be no worse than current project is unacceptable, particularly given that the current
hotel has some terrible unshielded lights and light trespass. The discussion on spillover on page 4.1.12
itlustrates the lack of understanding. Spillover is trespass and is illegal.
4.3.6 AREA SOURCE EMISSIONS

This section discusses natural gas which we do not have. We assume they mean propane,

4.4 BIOLOGICAL RESOURCES

The Sierra star DEIR has vet to be completed with response to comments and certification. Since some of
these comments were on Biological Resources the draft should not be used as a reference.

4.74 g) EMERGENCY EVACUATION

4.3

4.4

4.5

4.6

4.7

48

49

1 4.10

4.11



I

Town has recently initiated studies under the in work Mobility plan that may show additional out of town
routes are required.

4.9 LAND USE AND PLANNING.

Noncompliance with height requirements should be discussed and the use of double density assumablely
for understructure parking needs to be justitied.

4.12 POPULATION AND HOUSING

Page 4.12.1 (last paragraph) The town objective is to house 80% of its workers in town not 25%.

Page 4 12.2 To dismiss PAOT discussions because the project only results in a 1% increase is based on a
PAOT of 60,000 and is not acceptable. The acceptable PAOT in the new General Plan is 52,000, not
60,000, and therefore the amount of increase contributed by this project is not insignificant and must be
analyzed and mitigated if necessary.

5.4 MITIGATIONS - CULTURAL-1

Workers doing ground disturbances must be given some training to recognize and protect cultural material,

or a trained and qualified site monitor
must be present.

j/ oot Pt ’._z" ; 2 -r r{'\
John Walter, Chair e
ADVOCATES FOR MAMMOTH
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I /,Eﬁ R fﬂ\ﬂ@m Town of Mammoth Lakes Holiday Haus Project

mnusms Response to Comments and
R s Mitigation Monitoring and Reporting Program

4, RESPONSES TO COMMENTS FROM THE ADVOCATES FOR MAMMOTH, DATED
SEPTEMBER 12, 2008.

4-1 In accordance with CEQA (Public Resources Code Sections 21000-21177) and pursuant
to Section 15063 of Title 14 of the California Code of Regulations (CCR), and based on
the information and environmental analysis contained in the Initial Study and
Environmental Checklist, the Town of Mammoth Lakes (Town) has found that the
proposed project could have a significant effect on a number of environmental issues,
but that mitigation measures specified in the IS/MND would reduce such impacts to a
less than significant level. Therefore, as no significant and unavoidable impact would
occur with implementation of the proposed project, preparation of an Environmental
Impact Report (EIR) is not required.

As stated in Section 4.9, Land Use and Planning, the proposed project would not conflict
with the relevant policies and regulations of the 71987 General Plan, Land Use and Public
Facility Element and the Land Use District Section. Also, the project would comply with
the Town’s standards for the Commercial Lodging (CL) Zone while utilizing State Density
Bonus law. For the provision of affordable housing, State Density Bonus law prescribes
density bonuses and incentives or concessions (e.g. building height increase) that would
not require a general plan amendment, zoning change, or other discretionary approval
(Government Code 65915.k). Therefore, project implementation would not conflict with
the relevant policies and regulations of the 7987 General Plan or Town’s Zoning Code.
The project is not subject to the Town of Mammoth Lakes General Plan 2007 (2007
General Plan) (refer to Response 4-2 below).

As stated in Section 4.1, Aesthetics, while the proposed project would alter the character
of the project site, it would not substantially degrade the site or its surroundings. The
scale and character of the proposed project would be similar to those of the commercial
lodging uses in the area and workforce housing units to the east. The overall color
scheme and architectural details would be determined through analysis of the Town
Design Guidelines and by the Town’s Advisory Design Panel, subject to approval by the
Town’s Planning Commission. During these processes, the project would incorporate
architectural details that would enhance the visual quality of the site and surrounding
area. Also, the project would be required to integrate all appurtenances (i.e., meters,
roof vents and electrical equipment, etc.) into the project design in order to minimize
visual detection by pedestrians, travelers along SR-203/Main Street, and nearby
properties (Mitigation Measure AES-2). Therefore, following compliance with the Town'’s
Municipal Code standards, Design Guidelines, and recommended Mitigation Measures
AES-1 through AES-5, the project would not substantially degrade the existing visual
character or quality of the site and its surroundings.

Also, the Town limits building heights to 45 feet (including a 10-foot discretionary height
bonus for understructure parking). The project proposes a maximum of five stories with
understructure parking and roof planes ranging from approximately 35 to 51 feet,
thereby exceeding the building height limitation for the Commercial Lodging (CL) Zone
(45 feet). However, only 0.5 percent of the total volume of the building would exceed 45
feet, and would be no taller than a maximum of 51.16 feet above existing grade (or up to

2 Applicant has revised roof planes based on the Town’s Advisory Design Panel comments.
Lowest roof plane is approximately 35 feet above natural grade.
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4-2

Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

52.08 feet with roof appurtenances).’ The building height proposed by the project is
considered a less than significant aesthetic impact due to proposed architectural design
(i.e., height variations and varying building materials and colors) and the existing
topographic conditions and trees that would reduce the visible massing and scale of the
proposed structure. The proposed building would remain below the tree canopy because
the existing tree canopy is approximately 65 feet (maximum height of structural features
would be 52.08 feet). In addition, the majority of trees along the north side of the
property would not be removed, which would preserve the east/west views along the
project site and SR-203/Main Street. Therefore, upon project implementation, the tree
canopy would remain visible above the proposed maximum 51.16-foot structure and
existing views up and down SR-203/Main Street would not be significantly impacted.

The comment claims that the Applicant should have chosen to apply under the new
General Plan, rather than “requesting evaluation under the 71987 General Plan.” It
should be noted that California State law prescribes that the 71987 General Plan shall
apply to this project, regardless of the Applicant’s request.

The Applicant submitted the application for this project to the Town in September 2005,
and the project has been in process since that time. The Town determined that the
application was complete on April 18, 2007. Pursuant to Government Code Section
66474.2, therefore, the Town must apply only those ordinances, policies, and standards
in effect on April 18, 2007. The 1987 General Plan was in effect on April 18, 2007.
Therefore, the project must be evaluated under the 7987 General Plan in accordance
with Government Code Section 66474.2. Refer to Response 4-1. Also, the comment
claims that “[t]lhe principle advantage to the Town, and the Applicant, of using the 2007
General Plan is that the project would have fallen under the district planning process ...”
However, even if the project were to be evaluated under the 2007 General Plan, the
district planning process would not apply because the project is not requesting a
legislative action (e.g. zone code or general plan amendment).

The comment also states that: “[tlhe applicant should not be rewarded for circumventing
the Community’s wishes and they should be granted no concessions by the Town.” The
Town is obligated to grant the applicant no less than one concession pursuant to the
State Density Bonus law.

The State Density Bonus law is set forth in Section 65915 of the Government Code.
When a project seeks to provide affordable housing in accordance with Section 65915,
the local government must provide the applicant incentives or concessions as specifically
prescribed in the statute. The applicant has submitted a request for one concession to
increase the height of the project by less than 0.5 percent of the total volume of the
building, which equates to approximately six feet or less over portions of the building.
The Town must grant this request unless the Town makes specific findings as set forth in
the code. If the Town wishes to deny the request for the increase in height, then the
Town must make such written findings and grant an alternative concession to the
Applicant.

Refer to Response 4-1, above, regarding impacts from increased building heights.

® Note that upon approval of the State Density Bonus height concession request, the project would be

allowed to extend 6.16 feet above the permitted height. Additionally, the proposed roof appurtenances would adhere
to the allowable two feet above the allowable height.
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4-3  The Town Code allows for the conversion of hotel (i.e., transient) units to condominiums;
however, the Code does not allow for the conversion of nontransient rental units to
condominium units (Municipal Code 17.52). The project would not convert existing
nontransient rental units to condominium units, as the existing units are transient motel
units for which transit occupancy tax (TOT) is being paid to the Town. Therefore, the
project would not be violating Municipal Code 17.52.

4-4  As stated in Response 4-1, above, views up and down SR-203/Main Street would not be
negatively impacted due to the trees that would be preserved and because the existing
tree canopy would remain visible above the proposed maximum 51.16-foot structure
after project implementation. The mass of the building would also be reduced due to on-
site and surrounding topographic conditions. Additionally, as stated in Section 4.1,
Aesthetics, with implementation of the recommended Mitigation Measure BIO-3, the
project would be designed to conform with the Municipal Code such that existing trees
and vegetation are preserved to the maximum extent possible and the value of the trees
removed shall be incorporated into replacement trees.

With implementation of Mitigation Measure AES-1, the landscape design would ensure
that the project is consistent with the Municipal Code Chapter 17.20.040, property
development standards, which includes Section 17.20.040(H), Vegetation. The
proposed landscaping would enhance the character of the on-site development and
would be required to be compatible with, and complementary to, the natural environment
in Mammoth Lakes and the surrounding region. Landscape plans would use drought
tolerant plant species that are native to the eastern Sierra. All non-native vegetation
would be drought tolerant and compatible with the native landscape character. Trees
and shrubs would generally be grouped in masses rather than uniformly placed.

Project structures would be designed to be consistent with the designs and materials that
have been previously determined appropriate to the project area through the Town’s
adopted Design Guidelines. Prominent roof appurtenances would also be minimized to
the maximum extent possible (recommended Mitigation Measure AES-2, as stated in the
Draft IS/MND).

With implementation of Mitigation Measures AES-1 and AES-2, as recommended in the
Draft IS/MND, and applicable Town Municipal Code standards and Design Guidelines,
which would regulate building height, massing, and placement, project implementation
would not have a substantial adverse effect on scenic vistas, including southern views
toward the Sherwin Range from the North Village viewshed area. Impacts pertaining to
scenic vistas are considered to be less than significant with implementation of
recommended mitigation measures AES-1, AES-2, and BIO-3.

Also, project renderings and video drive-bys of the proposed project were made
available on the Town's website on September 19, 2008. The website is
http://www.ci.mammoth-lakes.ca.us/comdev/HOLIDAY %20HAUS/Holiday%20Haus.htm.

4-5  As stated in Section 4.1, Aesthetics, the proposed project would remove approximately
80 trees (a maximum diameter of 36 inches) in order to construct the proposed Hotel
Condominium facility. Approximately 120 trees (a maximum diameter of 48 inches)
would be removed as a result of the future Intrastar 7B Road, located along the southern
boundary of the project site. Therefore, approximately 200 trees that would be required
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to be removed and would range in diameter from 3 to 48 inches. Note that the future
Intrastar 7B roadway is already a planned future roadway and will be required for other
future developments. Therefore, the 120 trees in the vicinity of the project are already
being planned to be removed, regardless if the Holiday Haus Project is implemented or
not. Many trees along SR-203/Main Street and along the western and eastern
boundaries would remain after implementation of the proposed Holiday Haus Project to
provide perimeter screening.

Municipal Code Section 17.20.040(H), Vegetation, requires the preservation of existing
trees and vegetation within commercial zones to the maximum extent possible. As
implementation of the Holiday Haus Project would remove approximately 80 trees, the
project proposes to replace 97 deciduous and evergreen trees within the boundaries of
the project site. Although some mature trees would be removed, the project would plant
a variety of tree species on-site (i.e., Amur Maple, Mountain Alder, Quaking Aspen,
White Fir, Colorado Spruce, and Jeffrey Pine). Additionally, many existing trees would
remain within the existing State R/W along SR-203/Main Street, which would preserve
similar views within the North Village viewshed area. Trees would be planted around the
proposed structure in order to maintain the existing forested character of the surrounding
area and further screen the proposed structure from views within the North Village
viewshed area.

The project has the potential to conflict with the intent of some Town policies regarding
tree removal. The Jeffrey pines that are present on-site contain specimens that meet the
minimum size (six inches in diameter) requiring Town approval for removal. With
implementation of Mitigation Measure BIO-3, as revised below, the project would be
designed to conform with the Municipal Code such that existing trees and vegetation are
preserved to the maximum extent possible:

BIO-3  Prior to the removal of any trees greater than six inches in diameter, a final

analysis of the value of trees removed shall be prepared by a licensed forester

or arborist. Prior to removal of any trees greater than six inches in diameter a

deve/opment perm/t ora tree removal permit must be approved by the Town.

The val. incorpor. replacement

frees which shall be M within the project area, or off-site as may be
approved by the Community Development Director.

With implementation of BIO-3, a development permit or a tree removal permit is required
and must be approved by the Town. With implementation of the recommended
Mitigation Measure BIO-3, impacts pertaining to tree removal would be reduced to less
than significant levels.

The project site is located within the CL Zone which allows for up to 35 feet for building
heights. However, the Town Code states that there may be a building height bonus of
10 additional feet with implementation of understructure parking subject to the Planning
Commission’s discretion. With this discretionary building height bonus, the proposed
buildings would be allowed to extend to 45 feet. Refer also to Response 4-1, above.

The potential view impacts from the Viewpoint Condominiums are included in Section
4.1, Aesthetics. With implementation of Mitigation Measures AES-1 and AES-2, and
applicable Town Municipal Code standards and Design Guidelines, which would regulate
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Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

building height, massing, and placement, project implementation would not have a
substantial adverse effect on scenic vistas, including southern views toward the Sherwin
Range from the North Village viewshed area. As stated in Section 4.1, Aesthetics, page
4.1-1, the Viewpoint Condominiums are located within the North Village viewshed area.

Refer to Response 4-1, above.

As stated in Section 4.1, Aesthetics, the project may create light spillover onto The
Chutes to the east and glare impacts to the Viewpoint Condominiums to the north.
However, with implementation of recommended Mitigation Measures AES-8 and AES-9,
the project Applicant would be required to provide the Town with a foot-candle map
illustrating the amount of light from the project site at adjacent light sensitive receptors so
the Town can ensure project conformance with the Town’s Outdoor Lighting Ordinance
(Municipal Code 17.34). Also, proposed building materials (including cladding and
windows) would be required to be low-reflectivity and to minimize reflective glare impacts
to the maximum extent possible (AES-9). With implementation of the Town's
requirements of Code Sections 17.34.050 and 17.34.060 and the recommended
Mitigation Measures AES-8 and AES-9, these impacts would be reduced to less than
significant levels, as light spillover onto adjacent uses would no longer occur.

All references to “natural gas” in Section 4.3, Air Quality, will be changed to “propane”
(see pages 4.3-6 and 4.3-7). These changes will not affect the recommended mitigation
measures, nor will it change the findings within Section 4.3, Air Quality.

As stated in Section 1.0, Introduction, RBF has incorporated by reference the Sierra Star
Draft Environmental Impact Report (Sierra Star DEIR), including technical studies
prepared for the Sierra Star DEIR. RBF did not solely rely on the Sierra Star DEIR, but
also incorporated information from the Town’s 2005 General Plan Update Final Program
EIR (2005 General Plan Update FPEIR) and the Town’s Municipal Code, in consultation
with the Town and the California Department of Fish and Game (CDFG) (refer to the
attached Letter 7 and Responses 7-1 through 7-3).

The Town is in the process of preparing the Mobility Plan, which is anticipated to be
completed and approved in 2009. The Mobility Plan is expected to analyze potential
future roadway alternatives for emergency access and evacuation, as well other mobility
and connectivity issues. Since the Mobility Plan is not complete at this time,
and therefore has not yet been approved, itis inappropriate to incorporate it into the
IS/MND. However, adequate emergency access to the proposed project will be provided
through either implementation of the new fire access road, the Intrastar 7B Road, or
through the Alternative Fire Access Plan.

Refer to Responses 4-1 and 4-2, above. Also as stated in Section 4.1, Aesthetics and
Section 4.9, Land Use and Planning, The height proposed by the project is considered a
less than significant impact, based on the following factors:

The roof design includes varying heights.

The building would be setback approximately 82 feet from SR-203.

The structure would be articulated to break up the massing of the building.
The tallest point of the structure would be farthest from SR-203.
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o The increase in height above the 45 feet is a request consistent with State
Density Bonus Law and only 0.5 percent of the total building volume would
exceed 45 feet, and would be no taller than 51.16 feet.

« Existing topography and tree heights minimize the impacts of the building
height.

o The proposed project would result in less than significant impacts regarding
scenic vistas and visual character; refer to Responses 4.1, 4.4, 4.5 and 4.7.

The Town’s Planning Commission will discuss the justification(s) for increased project
density of up to 80 rooms per acre at time of the public hearing for the project, at which
time, the Planning Commission will also consider this IS/MND that analyzes the physical
impacts of the proposed project.

4-14  For analysis purposes of this IS/MND, it was assumed that 25 percent of the workforce
population would relocate to Mammoth Lakes upon project completion. However, to be
more conservative, the analysis will be modified to reflect a 100 percent re-location to
Mammoth Lakes. Therefore the text in Section 4.12, Population and Housing, pages
4.12-1 and 4.12-2 will be revised as follows: “...if-26 100 percent of the project’'s 27
FTEE were to relocate to the Town, the project could potentially result in a population
increase of approximately—#_27 persons. Overall, the project's PAOT, based on a
seasonal population increase of 308 persons and a permanent population increase of-#
27 persons, would be approximately 346_335 persons. However, approximately 72
persons are currently located at the project site. Therefore, it is anticipated that the
project would contribute a net total of-243 263 persons. Although the Holiday Haus
project is not subject to the 2007 General Plan, for analysis purposes, if the threshold of
the Town'’s current goal of 52,000 PAOT by 2025_is utilized, the project would contribute
approximately 0.5 percent of the anticipated growth. Therefore, the project's PAOT
would not result in substantial unanticipated growth. Additionally, the proposed project
would comply with the maximum allowable density restrictions established per the 1987
General Plan and Town Code, while utilizing a density bonus prescribed State Density
Bonus Law 65915-65917.” As concluded in Section 4.12, Population and Housing,
impacts in this regard are less than significant.

4-15 As stated in Section 4.5, Cultural Resources, Mitigation Measure CUL-1 has been
included to ensure the protection of any culture resources that may be encountered
during construction activities. As indicated in Mitigation Measure CUL-1, a qualified
archaeologist, approved by the Town, would be retained if any cultural materials are
encountered. Also, refer to Response 3-1, above.
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LETTER NO. 5

From: Sharon Clark [srclark @ npgcable.comj
Sent: Friday, September 12, 2008 4:47 PM
To: Jen Daugherty

Subject: Holiday Haus

Foliow Up Flag: Follow up

Flag Status: Red

Having read the Holiday Haus Draft Study/Mitigated Negative Declaration,
I am now puzzled. Does this Mitigated Negative Declaration mean there
will not be a EIR? If so, I believe that is a grave mistake.

While it is true that improvement on this property is a plus for our
community, we should not settle for "just any improvement*. The
improvement should adhere to our guidelines.

There is a *great* environmental impact to the Town of Mammoth Lakes for a development

that grows from 14,594 sq ft to 182,431 sqg ft, from 18 units to 91 units, from a few 5-1
stories to *5, _five_ *stories high, and

that will remove 200 trees. The removal of trees with a diameter of 3

inches to 4 feet should in itself be sufficient for a full EIR.

Somehow, there will be 97 of these trees replaced and that 'mitigates’

the 200 trees removed? I don't think so. There was no mention of the

size of these 97 replacement trees...while on site trees are trophy trees and should be
spared at all costs.

I was very disappointed with the Project Description. I do not believe that in any way it

reflects the "mountain character" of our "village in the trees". The Viewpoint Condos
will have a totally changed viewscape of (according to the exhibit 2-4) glass and ugly
protrusions /all over 5.2

the roof!/ The east and west facing views are simply boring walls.
There is no way this project measures up to other aesthetically pleasing buildings in our
town.

Through out this report I was concerned about mitigation measures that
ended with "where feasible”. This wording leaves too many loop holes 53
for the project that might not meet our standards.

A few specific comments: 5.0 Inventory of Mitigation Measures

AES - 8 WHY does TOML need to prepare and submit an outdoor lighting

plan to the CDD. It is the responsibility of the petitioner to abide by the TOML _Outdoor
Lighting Plans_ of the Municipal Code.

AES - 9 This statement is fine /*IF*/ the last four words were
erased: "to the extent feasible". Those 4 words become very slippery.
BIO - 1 Either the bats will be present or not...but the 50 foot 5'4

buffer exclusion will do little to protect them if they are present.
The comments here contradict each other.

BIO - 2 wWho verifies that pre-construction survevs for the birds have
occurred?

CUL - 1 who will determine if cultural or archaeocological remains are
encountered?

Uss - 1 This decision would and should be clearly answered by an

appropriate EIR.
Sharon R. Clark

Sharon R. Clark
SharonR.Clark@gmail.com
760-924-5639
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RESPONSES TO COMMENTS FROM SHARON CLARK, DATED SEPTEMBER 12,
2008.

Refer to Response to Comment 4-1, for responses to Aesthetics and Land Use
concerns. Also, refer to Response to Comment 4-5, regarding potential impacts
resulting from tree removal. The project has the potential to conflict with the intent of
some policies in the Town’s Code regarding tree removal. The Jeffrey pines that are
present on-site contain specimens that meet the minimum size (six inches in diameter)
requiring Town approval for removal. However, with implementation of Mitigation
Measure BIO-3, the project would be designed to conform with the Municipal Code such
that existing trees and vegetation are preserved to the maximum extent possible and the
value of the trees removed shall be incorporated into replacement trees. Therefore, with
implementation of the recommended Mitigation Measure BIO-3 and the Town's
Municipal Code, impacts in this regard would be reduced to less than significant levels.

As stated in Response to Comment 4-1, the overall color scheme and architectural
details would be determined through analysis of the Town Design Guidelines and by the
Town's Advisory Design Panel, subject to approval by the Town’s Planning Commission.
During these processes, the project would incorporate architectural details that would
enhance the visual quality of the site and surrounding area. Also, the project would be
required to integrate all appurtenances (i.e., meters, roof vents and electrical equipment,
etc.) into the project design in order to minimize visual detection by pedestrians, travelers
along SR-203/Main Street, and nearby properties. Also refer to Response 4-7.

In accordance with CEQA Guidelines, Section 15097, a Mitigation Monitoring and
Reporting Program, Section 3, below, has been prepared. Per the CEQA Guidelines, it
is at the discretion of the Town, as the Lead Agency, to monitor the implementation of
the recommended mitigation measures. Monitoring procedures will vary according to the
type of mitigation measure. Adequate monitoring consists of demonstrating that
monitoring procedures took place and that mitigation measures were implemented. This
includes the review of all monitoring reports, enforcement actions, and document
disposition, unless otherwise noted in the attached Mitigation Monitoring and Reporting
Program table. If an adopted mitigation measure is not being properly implemented, the
designated monitoring personnel shall require corrective actions to ensure adequate
implementation.

Mitigation measures AES-2, AES-3, AES-9, and N-1 have been revised to state “to the
maximum extent possible” instead of “where/when/to the extent feasible.” It will be at the
Town’s discretion to ensure that these mitigation measures have been satisfied “to the
maximum extent possible.” In addition, CEQA Guidelines Section 15126.4(a) states that
a mitigation measure must be fully enforceable. In the case of Aesthetics, nine mitigation
measures are included to reduce aesthetic impacts to less than significant.

The recommended Mitigation Measure AES-8 shall be revised as follows:

AES-8 The—Tewn_Applicant shall prepare and submit an outdoor lighting plan
pursuant to the Town’s Lighting Ordinance (Chapter 17.34.050, General
Requirements, and Chapter 17.34.060, Outdoor Lighting Plans, of the
Municipal Code) to the Community Development Director that includes a foot-
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candle map illustrating the amount of light from the project site at adjacent light
sensitive receptors.

Refer to Response 5-3, above for the Response to Comment regarding Mitigation
Measure AES-9.

RBF incorporated information from the Sierra Star DEIR, 2005 General Plan Update
FPEIR, and the Town’s Municipal Code, in consultation with the Town and the CDFG
(refer to the attached Letter 7 and Responses 7-1 through 7-3). The Town, in
consultation with the CDFG would be required to enforce/monitor the recommended
Mitigation Measure BIO-2.

During construction activities, should the construction manager encounter
cultural/archaeological remains, compliance with the recommended Mitigation Measure
CUL-1 would reduce potential impacts to less than significant levels. Refer to Response
3-1, with regard to encountering cultural/archaeological remains.

According to correspondence with the MCWD, at this time sufficient water supplies and
wastewater capacity currently exists to furnish the proposed project.* However, if the
MCWD determines that, at time of implementation, the project would result in a water
demand in excess of available supplies, the project would not be approved by the Town.
The Town would work with the MCWD to ensure that the development of necessary
water supply sources is established prior to approval of the proposed project. With
implementation of the recommended mitigation (USS-1), project implementation would
result in a less than significant impact regarding the availability of sufficient water
supplies. Therefore, as these impacts are reduced to less than significant levels with
implementation of USS-1, per the CEQA Guidelines, as amended, and used by the Town
of Mammoth Lakes in its environmental review process, the project would not require
preparation of an EIR.

4 Mammoth Community Water District, Mr. Gary Sisson, General Manager, Correspondence Letter dated

May 23, 2008.
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LETTER NO. 6

Mammoth Lakes Fire Protection District
Post Office Box 5, 3150 Main Street
Mammoth Lakes, CA 93546
760-934-2300 Fax- 760-934-9210

September 15, 2008

Town of Mammoth Lakes
Ms. Jen Daugherty

PO Box 1609

Mammoth Lakes, CA 93546

Re: Holiday Haus Initial Study/Mitigated Negative Declaration Comments

Thank you for the opportunity to comment on the document. The Fire District has
limited comments as to the subject matter. The comments are as follows:

o The project will require roof access for the Fire Department. | 6.1

e Page 4.7-5, h: Expose people or structures to a significant risk or loss, injury
or death involving wildland fires, including where wildlands are adjacent to
urbanized areas or where residences are intermixed with wildlands?
The Town of Mammoth Lakes has been rated a High fire severity zone, with
the exception of a portion in Old Mammoth that has been rated Very High.
The Very High area is identified as the Bluffs subdivision, the west side of
Woodman Street, all of Mill Street, the west side of Sherwin Street, all of
North Street, all of Valentine Reserve, and the Madden parcel. A copy of
the map is enclosed. Also, the project will need to be in compliance with the
2007 California Amended International Fire Code, not the Uniform Fire
Code.

e Page 4.13-1, Public Services: a, 1) Fire Protection?
First Paragraph, Second Sentence: The MLFPD service area includes 6.3
structure protection for approximately 27,000 acres within the boundary of

6.2




Town of Mammoth Lakes
September 15, 2008
Page 2

the Town of Mammoth Lakes, including 3,500 acres of permitted ski resort
and 2,500 acres of private property.
Second Paragraph, First Sentence: MLFPD currently employs eleven full-
time firefighters and 35 paid-call firefighters, engineers, captains, and
dispatchers.
Second Paragraph, Third Sentence: The MLFPD fleet of response vehicles
(each fully equipped) consists of the following:

o Five Engines
One Aerial Ladder Truck, second Truck is on order
One Rescue Unit
One Water Tender
Four Staff Officer Vehicles
Two Utility Vehicles, and

o One Staff Car
Third Paragraph, Fourth Sentence: The project would comply with the
applicable provisions as set forth in the Fire District’s Strategic Plan and
Town’s Municipal Code.
Fourth Paragraph, Second Sentence: The increase in population numbers
generated by this project will result in an increase in calls.

OO0 O0OO0O0

Thank you again for the opportunity to comment on the draft environmental
document. The Fire District awaits the building plans for review. If you need any
additional information or have any questions, please feel free to contact me at your
convenience.

Sincerely,

THOM HELLER
Fire Marshal

6.3

6.4

6.5

6.6

6.7
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RESPONSES TO COMMENTS FROM THE MAMMOTH LAKES FIRE PROTECTION
DISTRICT, DATED SEPTEMBER 15, 2008.

As stated in Section 2.7, Agreements, Permits, and Approvals, on page 2-14, the project
would be subject to applicable Mammoth Lakes Fire Department Approval/Permit(s).
This would include demonstrating that roof access would be available for the Mammoth
Lakes Fire Protection District (MLFPD) staff.

The text in Section 4.7, Hazards and Hazardous Materials, page 4.7-5, has been revised
as follows:

“The Town and surrounding area have been Fated—as—hawng-a—vew—h\tgh—me—petema
deS| na within a High and V High fir verity zon The V High a i

entified as the Bluffs subdivision, the w ide of Woodman Str Il of Mill

hw i f Sherwin_Street, all of North Str Il of Valentine Reserv nh
Madden parcel. Thus, implementation of the proposed project could expose people or a
structure to risk involving wildland fires, as would be true for any development within the
Town. The proposed project is subject to compliance with the—Uniferm—Fire_2007
California Amended International Fire Code. Further, the project design and construction
would be reviewed by the Mammoth Lakes Fire Protection District, in conjunction with
the applications for a use permit and building permit, in order to ensure that Fire Code
regulations are met. Project implementation would result in a less than significant impact
regarding the exposure of people or structures to a significant risk involving wildland
fires, following compliance with Fire Code and Fire Protection District requirements.”

Section 4.13, Public Services, page 4.13-1, 1® Paragraph, Second Sentence, the text

has been rewsed to state The MLFPD service area mcludes app#eaama&ely—(%@@@—aaes

ructure pr lnfra roxim 127 |th| hebon f th Twn
including 3 acr f permitted ski r n 2 res of priva r

Section 4.13, Public Services, page 4.13-1, 2™ Paragraph, First Sentence, the text has
been revised to state “The MLFPD currently utilizes—feur_11 full-time fire fighters,
including the Chief, and-ever50_35 paid-call dispatchers, firefighters, engineers, and
captains.”

Section 4.13, Public Services, page 4.13-2, First Sentence, the text has been revised to
state “The MLFPD fleet of response units (each fully equipped) consists of the following:

Four Five engines;

One aerial_ladder truck;
One Chewyrescue unit;
One-Kenwerth water tender;
Four staff officer vehicles:

i

Two utility vehicles; and
One staff carFwe-Ford-staff-trucks.”
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6-6  Section 4.13, Public Services, page 4.13-2, First Paragraph, Fourth Sentence, the text
has been revised to state “The project would comply with the applicable provisions as set

forth in the Fire District’'s Strategic Plan and the Town’s Municipal Code.”

6-7  Section 4.13, Public Services, page 4.13-2, Second Paragraph, Second Sentence, the
text has been revised to state “This increased density at the project site-may would result
in an increase in calls.
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State of California - The Resources Agency

DEPARTMENT OF FISH AND CAME
hitpwww dig.cagov

infand Deserts Region (IDR)

407 W, Line Street

Bishop, CA G3514

{760) 872-1171

{(760) 872-1284

September 12, 2008 L o

Ms. Jen Daugherty, Associate Planner
Town of Mammoth Lakes

Community Development Department
P.O. Box 1609

Mammoth Lakes, CA 93546

Subject: Proposed Initial Study and Mitigated Negative Declaration for the Holiday Haus
Project (SCH#2008082061)

Dear Ms. Daugherty:

The Department of Fish and Game (Department) has reviewed the Initial Study/
Mitigated Negative Declaration (IS/MND) for the above referenced project. The
proposed project is the construction of a Hotel Condominium that would include a total
of 91 units (135 bedrooms) constructed above an underground parking structure, with a
total of 138 parking spaces. The project is located east of the intersection of Minaret
Road and State Route 203/Main Street, in the City of Mammoth Lakes, County of Mono.
According to the IS/MND, approximately 200 trees would be removed to develop the
project.

The Department is providing comments on the IS/MND as the State agency which has
the statutory and common law responsibilities with regard to fish and wildlife resources
and habitats. California’s fish and wildlife resources, including their habitats, are held in
trust for the people of the State by the Department (Fish and Game Code §711.7). The 11
Department has jurisdiction over the conservation, protection, and management of fish,
wildlife, native plants, and the habitats necessary for biologically sustainable
populations of those species (Fish and Game Code §1802). The Department's Fish
and wildlife management functions are implemented through its administration and
enforcement of Fish and Game Code (Fish and Game Code §702). The Department is
a trustee agency for fish and wildlife under the California Environmental Quality Act (see
CEQA Guidelines, 14 Cal. Code Regs. §15386(a)). The Department is providing these
comments in furtherance of these statutory responsibilities, as well as its common law
role as trustee for the public's fish and wildlife.

The Department appreciates the mitigation measures addressed in the IS/MND to
minimize impacts to breeding or hibernating bats, as well as nesting birds and/or
raptors. However, for bird species, the Department recommends focusing the mitigation
protocol to make sure that impacts are reduced to less than significant levels. The
IS/IMND states that activities associated with construction will occur during September
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Ms. Jen Daugherty
36 3080820617
ar 12, 2003

through March, when birds are not nesting. The Department recommends defining the
breeding bird season as March 15-September 15 for the purposes of avoiding
disturbances which would cause destruction or abandonment of active nests containing
eggs and/or young. Vegetation clearing and tree removal should therefore be restricted
to September 16 through March 14,

If construction during the breeding season cannot be avoided, the IS/MND states that
pre-construction surveys will occur for nesting birds and that pre-construction raptor
surveys will be conducted no more than 30 days prior to initiation of grading. Under
these guidelines nests could become established within the 30-day period between the
survey and the commencement of construction, and subsequently destroyed by
construction activities. The Department recommends that beginning thirty days prior to
the disturbance of suitable nesting habitat, (for all nesting birds and raptors) the project
proponent should arrange for weekly bird surveys to detect any protected native birds in
the habitat to be removed and any other such habitat within 300 feet of the construction
work area (within 500 feet for raptors). The surveys should be conducted by a qualified
biologist with experience in conducting breeding bird surveys. The surveys should
continue on a weekly basis with the last survey being conducted no more than three
days prior to the initiation of clearance/construction work. If a protected native bird is
found, the project proponent should delay all clearance/construction disturbance
activities in suitable nesting habitat or within 300 feet of nesting habitat (within 500 feet
for raptor nesting habitat) until August 31 or continue the surveys in order to locate any
nests. If an active nest is located, clearing and construction within 300 feet of the nest
(within 500 feet for raptor nests) shall be postponed until the nest is vacated and
juveniles have fledged and when there is no evidence of a second attempt at nesting.

Because raptors exhibit high site fidelity, nest removal may contribute to breeding
failure. The project proponent should avoid removal of raptor nests to the highest extent
feasible. The Department recommends that surveys for raptor nests be conducted as
early as February 1, before pairs arrive and courtship begins. If seasonally inactive
raptor nests are located in trees that must be removed for project construction, the trees
should be removed well in advance of the breeding season.

Because black bears are such a common residential species in the Mammoth Lakes
area and sometimes have the tendency to turn into “problem bears,” the Department
would appreciate any measures taken to bear proof areas where food and trash
accumulate. Besides bear proof trash receptacles, the Department recommends that
the Project site securely blocks access to potential hibernation sites, such as crawl
spaces under decks or buildings. It would also be beneficial to the Project to make out
of town visitors bear aware with pamphlets or signs using the following precautions:
food should not be left in or near a window sill or on a counter near an open window;
windows should be closed at all times when visitors are not present on the premises: all
food should be kept out of vehicles. Visitors should make sure their vehicle windows are
rolled up tight so bears can't smell food and then get a claw-hold on their window and
pull it out. "Bear-resistant” canisters are the best way to store food in a vehicle and are
available at local sporting good stores and at the Mammoth Lakes Welcome Center /
Ranger Station.

7.1

1.2



s, Jen Daugherty
SOHE 2061

Saptamber 12, 2063

In conclusion, the Department recommends that the above mitigation measures be
included in the IS/MND to support the finding that the project as proposed, will not have
a significant impact on the environment.

Thank you for this opportunity to comment. Questions regarding this letter and further
coordination on these issues should be directed to Ms. Tammy Branston, Environmental
Scientist, at (760) 872-0751.

Sincerely,
’[ '/’r
s ","/i_w_/‘----———-.._.....
Lo
Brad Henderson
Senior Environmental Scientist

cc: Ms. Tammy Branston
State Clearinghouse
Chron

1.3
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7. RESPONSES TO COMMENTS FROM THE CALIFORNIA DEPARTMENT OF FISH
AND GAME, DATED SEPTEMBER 12, 2008.

7-1 Section 4.4, Biological Resources, Page 4.4-3, will be revised as follows:

BIO-2 To avoid nesting birds and/or raptors, one of the following must be
implemented:

= Conduct vegetation removal and other ground disturbance activities
associated with construction during September_16 through March_14,
when birds are not nesting; or

= Conduct pre-construction surveys for nesting birds if construction is to
take place during the nesting season_(March 15 through September
15). A qualified wildlife biologist shall conduct—a_weekly pre-
construction-rapter_bird surveys nro-mere-than_beginning 30 days prior
to initiation of grading to provide confirmation on presence or absence
of active nests in the vicinity (at least 300 feet around the project site

[500 feet for raptor species]). _The surveys shall continue on a weekly
basis_with the | urvey bein n n re than thr

prior to the initiation of clearance/construction activities. If active nests
are encountered, species-specific measures shall be prepared by a
qualified biologist in consultation with the California Department of
Fish and Game (CDFG) and implemented to prevent abandonment of
the active nest. At a minimum grading in the vicinity of the nest shall
be deferred until the young birds have fledged. A minimum exclusion
buffer of 25 feet is required by CDFG for songbird nests, and 200 to
500 feet for raptor nests, depending on the species and location. The
perimeter of the nest-setback zone shall be fenced or adequately
demarcated with staked flagging at 20-foot intervals, and construction
personnel restricted from the area. A survey report by the qualified
wildlife biologist verifying that the young have fledged shall be
submitted to the Town prior to initiation of grading in the nest-setback
zone.

The Applicant shall avoid removal of raptor nests to the highest extent

feasible. In _consultation with CDF surveys for r. r nests shall b
conducted as early as February 1, before pairs arrive and courtship begins. If

nally inactive r r nests are | in tr hat m removed for
roj onstruction, the ftr shall removed well in advance h
breeding season.

7-2  The following mitigation measure (Mitigation Measure BIO-4) will be added to Section
4.4, Biological Resources, as follows:

BIO-4 The project Applicant shall requir incorpor measures that woul
‘bear proof” areas where food and trash may accumulate. Potential areas
n-site_that may be essed r hibernation si i.e., crawl
nder r ildi hall rel locked. Availabl li
information (i.e. mphie I on-si ign hall implemen
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« F houl k f vehicles;

= Vehicle windows shoul roll igh r n't smell f
nd then law-hold on their window an I .an

= “Bear-resistant” canisters are th W re f in a vehicl
nd are availabl local in res and at the Mammoth
Lakes Wel nter/Ranger jon.

7-3  As stated in the comment letter, with incorporation of mitigation measures identified in
Responses 7-1 through 7-2, above, the CDFG supports the finding that the project, as
proposed, will not have a significant impact on the environment.
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3.0 MITIGATION MONITORING AND REPORTING
CHECKLIST

JN 10-106067 31 Mitigation Monitoring and Reporting Checklist
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Mitigation i M°g"°"ft‘9 and | Monitoring | Party Responsible VERIFICATION OF COMPLIANCE

Number mgation Measure ;‘ POrEing Milestones for Monitoring

rocess
Initials | Date | Remarks
AESTHETICS

AES1 Landscape design shall be consistent with the Review and Prior to Project Town Community
Town of Mammoth Lakes Municipal Code Chapter | Approval of Project Grading Plan Development
17.20.040, property development standards. The Plans and and Department
landscape shall enhance the character of the on- Specifications Specifications
site development and shall be compatible with, and Approvai
complementary to, the natural environment in
Mammoth Lakes and the surrounding region.

AES-2 All appurtenances (i.e., meters, roof vents and Review and Prior to Project Town Community
electrical equipment, etc.) shall be integrated into | Approval of Project |  Building Plan Development
the project design to minimize visual detection by Plans and and Department
pedestrians and nearby properties. These Specifications Specifications
appurtenances shall be screened or placed in Approval
areas that are not highly visible, to the maximum
extent possible.

AES-3 Construction equipment staging areas shall use Review and Prior to Project Town Public Works
appropriate screening (i.e., temporary fencing with | Approval of Project |  Grading Plan Director or his
opaque material) to buffer views of construction Plans and and Designee;
equipment and material, to the maximum extent Specifications; Specification Construction
possible. Staging locations and screening | Town of Mammoth | Approval; During Contractor
techniques shall be indicated on Final Lakes Public Construction /

Development Plans and Grading Plans. Works Department | Grading Activity
Field Inspections

AES-4 The overall color scheme shall be determined by Review and Prior to Project Town Community
the Town Design Guidelines and Town of | Approval of Project Plan and Development
Mammoth Lakes Advisory Design Panel, subject to Plans and Specifications Department
approval by the Town of Mammoth Lakes Planning Specifications Approval
Commission. The color of exterior materials,
whether applied or innate, shall reflect the
appearance of the natural surroundings and not
seem synthetic or man-made. Accent colors shall
integrate with the overall color scheme and form of
the building.
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AES-5 Fencing and outdoor enclosures shall be Review and Prior to Project Town Community
compatible in material, color, and design to | Approval of Project | Grading and/or Development
adjacent structures, and the neighborhood and Plans and Building Plan Department and
regional character. Fences and enclosures shall Specifications and Public Works
be designed to withstand heavy snowfall conditions Specifications Department
and snow removal operations. Fences, walls, and Approval
enclosures shall be no higher than necessary to
perform the intended function.  Landscape
features, fences, and walls in dedicated snow shed
and snow storage areas shall be designed to
accommodate snow storage and removal activities.

AES-6 Prior to issuance of the Certificate of Occupancy, a Review and Prior to Project Town Community
snow melt system shall be implemented for the | Approval of Project Plan and Development
proposed driveway, entryways, and walkways Plans and Specifications Department and
located on the north side of the structure as well as Specifications Approval; Public Works
in the patio area proposed to the south of the Issuance of a Department
building, as shown in Exhibit 2-4. Certificate of

Occupancy

AES-7 All construction-related lighting shall be located and Review and Prior to Project Town Community
oriented away from adjacent residential areas and | Approval of Project |  Grading Plan Development
consist of the minimal wattage necessary to Plans and and Department and
provide safety at the construction site. A Specifications Specifications Public Works
Construction Safety Lighting Plan shall be Approval; During Department;
submitted to the Community Development Construction Construction
Department for review concurrent with Grading Contractor
Permit application.

AES-8 The Applicant shall prepare and submit an outdoor Review and Prior to Project Town Community
lighting plan pursuant to the Town's Lighting | Approval of Project | Building Plan Development
Ordinance  (Chapter ~ 17.34.050,  General Plans and and Department
Requirements, and Chapter 17.34.060, Outdoor Specifications Specifications
Lighting Plans, of the Municipal Code) to the Approval
Community Development Director that includes a
foot-candle map illustrating the amount of light from
the project site at adjacent light sensitive receptors.
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AES-9 The proposed building materials (including cladding Review and Prior to Project Town Community
and windows) shall integrate low-reflective | Approval of Project | Building Plan Development
materials into the project design to minimize Plans and and Department and
reflective glare impacts to the maximum extent Specifications Specifications Public Works
possible. Approval Department
AIR QUALITY
AQ-1 Prior to approval of the project plans and Review and Prior to Project Town Public Works
specifications, the Public Works Director, or his | Approval of Project | Grading Plan Director or his
designee, shall confirm that the plans and Plans and and Designee;
specifications stipulate that, in compliance with Specifications; Specification Construction
GBUPACD Rule 401, excessive fugitive dust | Town of Mammoth | Approval; During Contractor
emissions shall be controlled by regular watering or Lakes Public Construction /
other dust preventive measures, as specified in the | Works Department | Grading Activity
GBUPACD Rules and Regulations. In addition, | Field Inspections
GBUPACD Rule 402 requires implementation of
dust suppression techniques to prevent fugitive
dust from creating a nuisance off-site.
Implementation of the following measures would
reduce short-term fugitive dust impacts on nearby
sensitive receptors;
e  All active portions of the construction site shall
be watered to prevent excessive amounts of
dust;
e  On-site vehicle speed shall be limited to 15
miles per hour (mph);
e All on-site roads shall be paved as soon as
feasible or a form of dust control (i.e.
periodical watering or chemical stabilization)
shall be utilized;
e Al material excavated or graded shall be
JN 10-106067 3-4 Mitigation Monitoring and Reporting Checklist
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sufficiently watered to prevent excessive
amounts of dust, watering, with complete
coverage, shall occur at least twice daily,
preferably in the late morning and after work is
done for the day;
o If dustis visibly generated that travels beyond
the site boundaries, clearing, grading, earth
moving, or excavation activities that are
generating dust shall cease during periods of
high winds (e, greater than 25 mph
averaged over one hour) or during Stage 1 or
Stage 2 episodes; and
o Al material transported off-site shall be either
sufficiently watered or securely covered to
prevent excessive amounts of dust.
AQ-2 Under GBUAPCD Rule 200-A and 200-B, the | Prepare and Apply Prior to GBUAPCD; Town
project Applicant shall apply for a Permit To for Permit to Construction / Public Works
Construct prior to construction, which provides an Construct Grading Activity Department;
orderly procedure for the review of new and Construction
modified sources of air pollution. Contractor
AQ-3 Under GBUAPCD Rule 216-A (New Source | Prepare and Apply Prior to GBUAPCD; Town
Review Requirement for Determining Impact on Air for Applicable Construction / Public Works
Quality Secondary Sources), the project Applicant | GBUAPCD Rule | Grading Activity Department;
shall complete the necessary permitting approvals 216-A Permits Construction
prior to commencement of construction activities. Contractor
AQ-4 Prior to demolition activities, the Applicant shall Approval of Prior to Town Public Works
demonstrate to the GBUAPCD that the project is GBUAPCD Construction / Department
consistent with the Toxic Substance Control Act Through TSCA Demolition
(TSCA), (15 U.S.C. Section 2601 et. seq.) Title 2 - Title 2 Activity
Asbestos Hazard Emergency Response for
handling asbestos.
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AQ-5

The project shall implement the following measures
to reduce overall VMT per day and associated
PM10 emissions:

e The project shall include a transportation
demand management program to reduce
overal VMTs, in order to demonstrate
compliance with the Federal PM10 standard of
150 ug/m3. The program shall include, but not
be limited to circulation system improvements,
shuttles to and from major destinations like the
Mammoth Mountain Ski Area ski area, and the
location of facilities to encourage pedestrian
circulation;

e Contribute to a Townwide fraffic monitoring
program to reduce VMTs;

e The project shall be linked to existing
developed areas through existing road
networks, public transit system, open space
systems, and bicycle and pedestrian systems;

e The project shall implement trip reduction
measures particularly during PM peak hours
to disperse frips between areas and mountain
pedestrian systems; and

e Hotel Condominium units shall enter into a
transit fee agreement with the Town
consistent with the Town’s established Transit
Fee Agreement Program.

Transportation
Demand
Management
Program

Prior to Project
Grading and/or
Building Plan
and
Specifications
Approval; Prior
to Final Map
approval

Town Community
Development
Department; Town
Public Works
Department

JN 10-106067

Mitigation Monitoring and Reporting Checklist



Ancma, L

TR
zand

S e g
tterout

IS

Town of Mammoth Lakes Holiday Haus Project
Response to Comments and
Mitigation Monitoring and Reporting Program

Monitoring and

Mb;tigation Mitigation Measure Reporting M.onitoring Party Respoqsible VERIFICATION OF COMPLIANCE
umber Prosaes Milestones for Monitoring
Initials Date Remarks
AQ-6 Prior to approval of building plans, the Applicant Review and Prior to Project Town Community
shall provide confirmation, to the satisfaction of the | Approval of Project | Building Plan Development
Town of Mammoth Lakes Community Development Plans and and Department
Department, that wood fired stoves or appliances Specifications Specifications
would not be used on-site. Approval
BIOLOGICAL RESOURCES
BIO-1 [n order to avoid impacting breeding or hibernating Tree and snag Prior to Town Community
bats, tree and snag removal shall occur in | removal activities Construction / Development
September and October, after the bat breeding between Grading Activity Director; Qualified
season and before the bat hibernation season. If | September and Biologist
snag and tree removal is to take place outside of October; or
this time frame, a pre-construction bat survey shall | Pre-Construction
be conducted. If no roosting bats are found during | Bat Survey if Tree
the survey, no further mitigation would be required. | Removal Occurs
If bats are detected, a 50-foot buffer exclusion zone Outside of
should be established around each occupied snag September and
or tree until the roosting activities have ceased. October
BIO-2 To avoid nesting birds and/or raptors, one of the Vegetation Prior to Town Community
following must be implemented: Removal activities | Construction / Development
between Grading Activity Director; Qualified
e  Conduct vegetation removal and other ground | September 16 and Biologist
disturbance  activites  associated  with March 14; or
construction during September 16 through | Pre-Construction
March 14, when birds are not nesting; or Nesting Bird
Surveys
e  Conduct pre-construction surveys for nesting
birds if construction is to take place during the
nesting season (March 15 through September
15). A qualified wildlife biologist shall conduct
weekly pre-construction raptor bird surveys
beginning 30 days prior to initiation of grading
to provide confirmation on presence or
absence of active nests in the vicinity (at least
JN 10-106067 3-7 Mitigation Monitoring and Reporting Checklist
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300 feet around the project site [500 feet for
raptor species]). The surveys shall continue
on a weekly basis with the last survey being
conducted no more than three days prior to
the initiation of clearance/construction
activities.  If active nests are encountered,
species-specific measures shall be prepared
by a qualified biologist in consultation with the
California Department of Fish and Game
(CDFG) and implemented to prevent
abandonment of the active nest. At a
minimum grading in the vicinity of the nest
shall be deferred until the young birds have
fledged. A minimum exclusion buffer of 25
feet is required by CDFG for songbird nests,
and 200 to 500 feet for raptor nests,
depending on the species and location. The
perimeter of the nest-setback zone shall be
fenced or adequately demarcated with staked
flagging at 20-foot intervals, and construction
personnel restricted from the area. A survey
report by the qualified wildiife Dbiologist
verifying that the young have fledged shall be
submitted to the Town prior to initiation of
grading in the nest-setback zone.

The Applicant shall avoid removal of raptor nests to
the highest extent feasible. In consultation with
CDFG staff, surveys for raptor nests shall be
conducted as early as February 1, before pairs
arrive and courtship begins. If seasonally inactive
raptor nests are located in trees that must be
removed for project construction, the trees shall be
removed well in advance of the breeding season.
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Monitoring and

hibernation sites (i.e., crawl spaces under decks or
buildings) shall be securely blocked. Availabie
public information (i.e., pamphlets) or on-site
signage shall be implemented by the project
Applicant during project operation identifying the
following precautions:

¢  Food should not be left in or near a window sill
or on a counter near an open window;

e Food should be kept out of vehicles;

o  Vehicle windows should be rolled up tight so
bears can't smell food and then get a claw-
hold on their window and pull it out; and

e ‘“Bear-resistant’ canisters are the best way to
store food in a vehicle and are available at
local sporting good stores and at the

Mitigation o AR ) Monitoring Party Responsible VERIFICATION OF COMPLIANCE
Number Mitigation: Measure R: porting Milestones f:!Monitoring
rocess
Initials Date Remarks
BIO-3 Prior to the removal of any trees greater than six | Prepare and Apply Prior to Town Community
inches in diameter, a final analysis of the value of | for Developmentor | Construction / Development
trees removed shall be prepared by a licensed Tree Removal Grading Activity Director; Qualified
forester or arborist. Prior to removal of any trees Permit Forester or Arborist
greater than six inches in diameter a development
permit or a tree removal permit must be approved
by the Town. The value of the trees removed shall
be incorporated into the replacement trees which
shall be within the project area, or off-site; as may
be approved by the Community Development
Director.
BIO-4 The project Applicant shall be required to Review and Prior to Project Town Community
incorporate measures that would “bear proof” areas | Approval of Project Plan and Development
where food and trash may accumulate. Potential Plans and Specifications Department
areas on-site that may be accessed as bear Specifications Approval
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Mammoth Lakes Welcome Center/Ranger
Station.
CULTURAL RESQURCES
CUL-1 If cultural materials or archaeological remains are Construction During Town Community
encountered during the course of grading or Activities Construction Development
construction, the project contractor shall cease any Department;
ground disturbing activities near the find. A Construction
qualified archaeologist, approved by the Town, Contractor; Qualified
shall be retained to evaluate significance of the Archaeologist
resources and recommend appropriate treatment (if necessary)
measures.  Treatment measures may include
avoidance, preservation, removal, data recovery,
protection, or other measures developed in
consultation with the Town.
GEOLOGY AND SOILS
GEO-1 Prior fo grading operations, a soils report shall be | Preparation and Prior to Grading | Town Public Works
prepared for the proposed development to identify | Approval of Soils Activity Department; Town
the potential for liquefaction, expansive soils, Report Community
ground settlement, and slope failure. The report Development
shall also: Department
o  Specify loose alluvium that shall be excavated
and removed from the site as it is considered
unsuitable for reuse as structural fill.
o  Specify remedial measures that could be
feasibly implemented to minimize potential
impact.
e Analyze the potential for groundwater within
the study area and recommend measures to
remediate associated conditions.
JN 10-106067 3-10 Mitigation Monitoring and Reporting Checklist
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e Determine the potential for groundwater

seepage that may occur where excavation

would be the greatest.
e Determine the need for dewatering of areas

during parking garage construction to remove

all water within the excavation perimeter and

recommend  appropriate  method  of

dewatering.

GEO-2 Permanent perimeter subsurface drains shall be Review and Prior to Project | Town Public Works
installed to intercept perched groundwater | Approval of Project | Grading Plan Department; Town
associated with snowmelts. Plans and and Community

Specifications Specifications Development
Approval Department
HAZARDS AND HAZARDOUS MATERIALS

HHM-1 Prior to demolition activities, an asbestos survey | Asbestos Survey Prior to Town Public Works
shall be conducted by a qualified environmental Demolition Department;
professional to determine the presence or absence Activity Qualified
of asbestos. If present, asbestos removal shall be Environmental
performed by a State-certified asbestos Professional; Town
containment contractor in accordance with the Community
Toxic Substance Control Act (TSCA), (15 U.S.C. Development
Section 2601 et. seq.) Title 2 — Asbestos Hazard Department
Emergency Response for handling asbestos.

HHM-2 If during demolition of the structures, paint is | Identification and During Construction
separated from the building material (e.g., | Proper Disposal of Demolition Contractor; Qualified
chemically or physically), the paint waste shall be | Lead-Based Paint Environmental
evaluated independently from the building material Waste Professional; Town
by a qualified environmental professional to Community
determine its proper management. According to Development
the Department of Toxic Substances Control, if Department
paint is not removed from the building material
during demolition {and is not chipping or peeling),
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the material may be disposed of as construction
debris (a non-hazardous waste). The landfil
operator shall be contacted in advance to
determine any specific requirements they may
have regarding the disposal of lead-based paint
materials, if necessary.

HYDROLOGY AND WATER QUALITY

HWQ-1

The Town shall comply with the National Pollution
Discharge Elimination System requirements for
construction projects (General Permit
#CAS000002) enforced by the Lahontan Regional
Water Quality Control Board (RWQCB).
Construction activities subject to this permit shall
include clearing, grading and disturbances to the
ground such as stockpiling or excavation, but not
including regular maintenance activities performed
to restore the original line, grade, or capacity of the
facility. Prior to any site disturbance, the Applicant
shall submit a Notice of Intent (NOI) and comply
with the requirements of the General Construction
Activity Storm Water Permit from the State Water
Resources Control Board, in accordance with the
Board requirements.  Also, prior to any site
disturbance, the applicant shall submit a Storm
Water Pollution Prevention Pian (SWPPP) fo the
Town Public Works Department for review and
approval. The SWPPP shall be designed such that
no off-site Best Management Practices (BMPs) are
required in the Town right-of-way (R/W) after
October 15 or before April 30 each year. The
applicant shall maintain the SWPPP on site at all
times and shall conform to the SWPPP during
construction.

Submittal of Notice
of Intent to the
Lahontan Regional
Water Quality
Control Board;
Submittal of a
Storm Water
Pollution
Prevention Plan

Prior to Site
Disturbance;
Ongoing During
Construction

Town Public Works
Department; Town
Community
Development
Department;
Lahontan Regional
Water Quality Control
Board
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HWQ-2 All proposed driveways and construction parking Review and Prior to Project | Town Public Works
areas shall be paved or covered with Town | Approval of Project | Grading Plan Department; Town
approved material, if construction continues past Plans and and Community
October 15th, in order to minimize erosion and Specifications Specifications Development
sedimentation on roadways. Approval; During Department;

Construction Construction
Contractor

HWQ-3 Prior to grading operations, the applicant shall | Compliance with Prior to Town Public Works
comply with each of the recommendations detailed | Recommendations | Construction / Department
in the Preliminary Drainage Study (Triad/Holmes | in the Preliminary | Grading Activity
Associates, February 2008), and other such | Drainage Study
measure(s) as the Town Public Works Department
deems necessary to adequately mitigate project
impacts.

HWQ-4 In consultation with the Town, prior to approval of | Identification of Prior to Town Public Works
grading plans, the project applicant shall identify | BMPs to Address Issuance of Department; Town
and implement a suite of stormwater quality BMPs Stormwater Grading / Community
designed to address the most likely sources of Pollutants Building Permits Development
stormwater pollutants resulting from operation of Director; Town
the proposed project. Pollutant sources and Engineer
pathways to be addressed by these BMPs include,
but are not necessarily limited to, parking lots,
maintenance areas, trash storage locations,
rooftops, interior public and private roadways, and
storm drain inlets. The design and location of these
BMPs will be subject to review and comment by the
Town but shall generally adhere to the standards
associated with the Phase | NPDES stormwater
permit program. implementation of these BMPs
shall be assured by the Community Development
Director and Town Engineer prior to the issuance
of Grading or Building Permits.

HWQ-5 The applicant shall install a sump pump system Review and Prior to Town Public Works
that lifts stormwater to the surface within the | Approval of Project | Construction of Department
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underground parking garage, which conveys water Plans and Parking
through a device that removes oil and silt, prior to Specifications Structure
reintroduction into the storm water system. The
sump pump system shall be installed prior to use of
the parking structure.
HWQ-6 The applicant shall design and construct Review and Prior to Project | Town Public Works
improvements identified in the 2005 Storm Drain | Approval of Project |  Grading Plan Department
Master Plan or other Town approved storm drain Plans and and
documents to the extent necessary to mitigate Specifications Specifications
impacts generated by the Project, as determined Approval
by the Town's Public Works Department, to
increase the capacity of the Town's drainage
facilities including the downstream Sierra Valley
Sites if no such improvements have been made by
the time occupancy of the Project occurs.
NOISE
NOI-1 Prior to grading operations, the project shall Review and Prior to Approval Town Community
demonstrate, to the satisfaction of the Town of | Approval of Project of Construction Development
Mammoth  Lakes  Community  Development Plans and Management Department and Public
Department, that the project complies with the Specifications; Plan; Prior to Works Department
following through a construction management plan | Town of Mammoth | Grading Activity;
reviewed and approved by the Town: Lakes Field During
Inspections Construction

e  All construction equipment, fixed or mobile, shall

be equipped with properly operating and

maintained mufflers;
o  Construction noise reduction methods such as

shutting off idling equipment, installing temporary

acoustic barriers around stationary construction

noise sources, maximizing the distance between

construction equipment staging areas and

occupied residential areas, and use of electric air

compressors and similar power tools, rather than
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diesel equipment, shall be used to the maximum
extent possible;

During construction, stationary construction
equipment shall be placed such that emitted
noise is directed away from sensitive noise
receivers;

During construction, stockpiling and vehicle
staging areas shall be located as far as practical
from noise sensitive receptors;

Operate earthmoving equipment on the
construction site as far away from vibration
sensitive sites as possible; and

A project sign shall be clearly posted at the
primary construction entrance, as an information
resource for surrounding property owners and
residents. The sign shall include the following
minimum project information:  project name;
general contractor; normal construction hours;
normal workdays; and local telephone number of
the Job Superintendent. If the Town or the Job
Superintendent receives a complaint, the
Superintendent  shall  investigate,  take
appropriate corrective action, and report the
action taken to the Town.
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of the proposed project.
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PUBLIC SERVICES
In the event that the Intrastar 7B Road is not Review and Prior to Project Community
constructed prior to project implementation, the | Approval of Project Plan and Development
project shall implement the Fire Access Road Plans and Specification Department;
PS-1 Alternative as determined by the Town. Specifications Approval Mammoth Lakes Fire
Protection District;
Public Works
Department
UTILITIES AND SERVICE SYSTEMS
The Town of Mammoth Lakes shall not approve the Review and Prior to Project Town Community
proposed development, if the MCWD determines the | Approval of Project Plan and Development
project would result in a water demand in excess of Plans and Specification Department;
USS-1 available supplies. The Town shall work with the Specifications Approval Mammoth Community
MCWD to ensure that the development of necessary Water District
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