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I. INTRODUCTION/SUMMARY

A. INTRODUCTION

The purpose of the Introduction/Summary is to provide the reader with a clear and simple description of
the proposed project and its potential significant environmental impacts. Section 15123 of the California
Environmental Quality Act (CEQA) Guidelines requires that the summary identify each significant effect
and recommended mitigation measures and alternatives that would minimize or avoid potential significant
impacts. The summary is also required to identify areas of controversy known to the Lead Agency,
including issues raised by agencies and the public, and issues to be resolved, including the choice among
alternatives and whether or how to mitigate significant effects. This section focuses on the major areas of
the Project that are important to decision-makers and uses non-technical language to promote
understanding. This summary is intended as an overview and should be used in conjunction with a
thorough reading of the Draft Environmental Impact Report (“EIR” or “Draft EIR”). The text of this
report, including figures, tables, and appendices, serve as the basis for this summary.

The subject of this Subsequent Environmental Impact Report (EIR) is the proposed Sierra Star Master
Plan Project (Project). A detailed description of the Project is contained in Section Ill., Project
Description of this report.

Because the Project will require approval of certain discretionary actions by the Town of Mammoth
Lakes (Town), the Project is subject to the CEQA, for which the Town is the designated Lead Agency.
The Town’s Planning Division administers the process by which environmental documents for private
projects are prepared and reviewed. On the basis of these procedures, it was determined that the Project
may have a significant effect on the environment and that an EIR should be prepared.

B. PURPOSE OF THE EIR
The Town has commissioned this EIR on the Project for the following purposes:
o To satisfy CEQA requirements.

e To inform the general public, the local community, and responsible, trustee, and state and federal
agencies of the nature of the Project, its potentially significant environmental effects, feasible
mitigation measures to mitigate those effects, and reasonable and feasible alternatives.

e To enable the Town to consider the environmental consequences of approving the Project.
e For consideration by responsible agencies in issuing permits and approvals for the Project.

As described in 815121 (a) and 15362 of the CEQA Guidelines, an EIR is an informational document that
will inform public agency decision makers and the public of the significant environmental effects of a
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project, identify possible ways to minimize the significant effects, and describe reasonable alternatives to
a project. The purpose of this EIR, therefore, is to focus the discussion on those potential effects on the
environment of the Project that the Lead Agency has determined are or may be significant. In addition,
feasible mitigation measures are required, when applicable, that could reduce significant impacts to
insignificant levels.

The Lead Agency is required to consider the information in the EIR, along with any other relevant
information, in making its decision on the Project. Although the EIR does not determine the ultimate
decision that will be made regarding implementation of the Project, CEQA requires the Town to consider
the information in the EIR and make findings regarding each significant effect of the Project.

This Draft EIR was prepared in accordance with 815151 of the CEQA Guidelines, which defines the
standards for EIR adequacy:

An EIR should be prepared with a sufficient degree of analysis to provide decision makers
with information which enables them to make a decision which intelligently takes account of
environmental consequences. An evaluation of the environmental effects of a proposed
project need not be exhaustive, but the sufficiency of an EIR is to be reviewed in the light of
what is reasonably feasible. Disagreement among experts does not make an EIR inadequate,
but the EIR would summarize the main points of disagreement among the experts. The courts
have looked not for perfection; but for adequacy, completeness, and a good faith effort at full
disclosure.

C. PROPOSED PROJECT

The Sierra Star Master Plan (SSMP) would address future development of approximately 42 acres of the
114-acre site surrounding the existing 18-hole, 114-acre Sierra Star Golf Course. The site is located in
the center of Town to the north of Meridian Boulevard and is bisected by Minaret Road. The site is
currently designated as the Lodestar Master Plan (LMP) area that was designated by the Town in 1991.
The LMP set development standards for an approximately 226-acre site situated around the Sierra Star
Golf Course. The Project would involve changes to the 1991 LMP that would result in replacement of the
LMP with a new master plan that would change the name, land area, and land uses set forth in the 1991
LMP. The SSMP would supersede the 1991 LMP.

Currently, a total of 457 residential units have been developed or approved under the LMP. No
commercial space has been developed. Residential units that have been developed include a 46-unit
condominium development (Area 1A, Mammoth Green), a 24-unit condominium Project (Area 1B, The
Cabins at Crooked Pines), an 11-lot single family residential subdivision (Area 1C, Crooked Pines), an 8-
unit apartment building (Area 1D), a 54-lot single family residential subdivision (Area 3, Starwood), a 35-
unit Workforce Housing development (Area 4C, The Chutes), and a 32-unit townhome condominium
Project (Area 5F, The Timbers). A 58-unit condominium Project (Area 5E, Solstice) and a 19-unit
fractional share single-unit residential development (Area 6, Tallus) are currently under construction and
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a 40-unit Workforce Housing condominium Project (Area 4B/4E) and a 28-unit townhome condominium
Project (Area 5G, Woodwinds) were recently approved within the Master Plan area. Additionally, 44-
units of density (4D, Mammoth Crossing) were sold to Western Resort Properties.

Under the Project, 763 new dwelling units could be developed for a total maximum of 1,220 dwelling
units. Limited commercial development (up to a maximum of 29,000 square feet of commercial/retail
space, 20,000 square feet of commercial/conference space, and 30,000 square feet of conference space)
would also be allowed in specific sectors of the Project area with discretionary approval by the Town. A
200-foot maximum height would be allowed for one building for purposes of potentially attracting a hotel
complex. This would exceed the Town’s current height limit and the 65-foot height limit established by
the LMP.> The LMP currently allows for 1,263 dwelling units of density. Therefore, the Project
represents a reduction of 43 residential dwelling units.

Upon final approval of the Project, the SSMP would effectively replace the LMP for the remaining area
to be developed.

D. AREAS OF KNOWN CONTROVERSIES

Section 15123 of the CEQA Guidelines requires an EIR to identify areas of controversy known to the
Lead Agency, including issues raised by agencies and the public, and issues to be resolved.
Environmental concerns raised at the EIR scoping meetings and in letters submitted to the Town in
response to the Notice of Preparation (NOP) of the EIR include:

e Undiscovered Archaeological and Cultural Resources
o Density

o Building Heights and Setbacks

e Affordable Housing

o Internal Roadway

e Multi-Use Trail

e Adequate Parking

e Increased Traffic

e Aesthetics and Blocked Views

The building height for the hotel complex would be allowed eight feet of additional height beyond the permitted
65 feet due to inclusion of underground parking per the Town of Mammoth Lakes’ Zoning Ordinance.
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e Air Quality

e Increased Noise

e Increased Light and Glare

o Water Supply

o Water Flow and Pressure Requirements (associated with building heights)
o Water Quality, Low Impact Development Standards

e Geologic Hazards (including lahar and avalanche)

o Emergency and Evacuation Plans

e Increased Demand on Public Services

e Snow Removal and Storage

Fire Safety and Increased Service Demand

E. ALTERNATIVES

This Draft EIR considers a range of alternatives to the proposed project to provide informed decision-
making in accordance with §15126(d) of the CEQA Guidelines. The alternatives analyzed in this EIR
include: A) No Project: Buildout of the Lodestar Master Plan, B) Reduced Density: 15% reduction in size
for every development area and C) Reduced Height Alternative: Same density as the Project but reducing
the maximum height to 120 feet. For further discussion of these alternatives, see Section VI of this Draft
EIR. Based on the analysis in Section VI, Alternative C (Reduced Height) was selected as the
environmentally superior alternative.

F. SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Table 1-1 summarizes the various environmental impacts associated with the Project; includes the
mitigation measures recommended to reduce or avoid the environmental impacts; and identifies the level
of impact significance after mitigation.

Sierra Star Master Plan Project I. Introduction/Summary
Draft Environmental Impact Report Page I-4
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1. ENVIRONMENTAL SETTING

A. INTRODUCTION

This section provides a brief overview of the Project site’s existing regional and local setting. Additional
descriptions of the environmental setting as it relates to each of the environmental issues analyzed in
Section IV (Environmental Impact Analysis) of this Draft EIR are included in the environmental setting
discussions contained within Sections IV.A through IV.N. Also provided in this section is a list of related
projects, which is used as the basis for the discussions of cumulative impacts throughout Section IV.

B. EXISTING CONDITIONS
Regional Setting

The Project site is located in the Town of Mammoth Lakes (Town), Mono County, California. The Town
is located on the eastern slopes of the Sierra Nevada at an elevation of approximately 7,900 feet above sea
level within Section 34, Township 3 South, Range 27 East. The Town is located approximately 168 miles
south of Reno, Nevada, and approximately 310 miles north of Los Angeles, California. Neighboring
communities of the Town include June Lake to the northwest, Benton to the east, and Tom’s Place to the
southeast (refer to Figure 11-1 and Figure 11-2). Regional access is provided by U.S. Highway 395 and
California State Highway 203. Major arterials which provide access to the site include Minaret Road to
the north and south, Main Street to the north, Joaquin Road to the east, Meridian Boulevard to the south,
and Lake Mary Road to the west.

Local Setting

The Project site is located in the center of Town to the north of Meridian Boulevard and is bisected by
Minaret Road. The Project site is comprised of the following Assessor’s Parcel Numbers (APN) and
associated land use areas shown in parenthesis: 33-330-33 (Area 1D), 33-330-50 (Areas 2A, 2B/2C, 2D,
4A), 33-330-54 (Area 5), 33-330-55 (Areas 5B/5C/5D) and 33-330-25 (Area 7).

The Project site is currently designated as the Lodestar Master Plan (LMP) area. The LMP was adopted
by the Mammoth Lakes Town Council in May 1991 and was revised in November 1992. The Project
area is included as a part of the Development Agreement by and among the Town and Intrawest Affiliates
as of April 4, 2002. The LMP set development standards for an approximately 226-acre’ site situated
around the Sierra Star Golf Course (Area G, 112 acres located west and east of Minaret Road and north
and south of Meridian Boulevard).

! The LMP area is 226 acres and the SSMP area is 228.8 acres. This difference is due to more accurate
surveying that has taken place on the property since the LMP was adopted in 1991 and the addition of the 1.01-
acre “Callahan” property to Area 4 in 2005.
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Source: Integrated Design Studio, CAJA, April 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure 11-2
Environmental Planning and Research Aerial Photograph







Town of Mammoth Lakes April 2007

The LMP envisioned the development of a major commercial, residential, and recreational hub within the
Town including 1,263 residential units and 80,000 square feet of proposed commercial space. In June of
2005, a 1.01 acre site was added to Planning Area 4 (Ordinance No. 05-07) that added another 12 units of
residential density to the LMP area for a total of 1,263 units. Uses permitted within the LMP include, but
are not limited to, golf and tennis courts, swimming pools and spas, single family and multi-family
dwellings, hotels, commercial uses and various recreational facilities. The Project would address future
development of approximately 42-acres of the approximately 106-acre plan area surrounding the existing
18-hole, 112-acre Sierra Star Golf Course.

The 1987 General Plan is currently in the process of being updated. A Draft General Plan was prepared
and distributed to the public for review in April 2005 and was revised in September 2005. The EIR for
the Draft General Plan was completed in October 2005 and has been reviewed by the public. The review
process for the Draft General Plan and the EIR for the Draft General Plan will continue in 20072, at which
time the Town can consider adoption. Because the adoption of the Draft General Plan is an ongoing
process, the standard for analysis used in this Draft EIR is based on the 1987 General Plan. The 1987
General Plan land use designation for the Project site is Resort (R), which is characterized with primary
emphasis to visitor lodging, amenities and services. Development in the Resort designation is generally
applied to large parcels and is physically connected internally and to all primary visitor oriented
destinations with an integrated system of streets, sidewalks, and recreational paths.®

Surrounding Land Uses

The Project site is primarily bounded to the east, south and west by completed LMP developments. The
northwest portion of the Project site is bordered by The Village at Mammoth resort area. Surrounding
land use zoning includes Resort (R), Specific Plan (SP), Commercial Lodging (CL), Residential Single
Family (RSF), and Residential Multi-Family 1 (RMF-1) (refer to Figure 11-3 through Figure 11-8).

2 Correspondence, Jen Daugherty, Assistant Planner, Town of Mammoth Lakes, December 12, 2006.

Town of Mammoth Lakes, 1987 adopted General Plan, Land Use Designation chapter,
http://www.ci.mammoth-lakes.ca.us, retrieved February 20, 2006.
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View 1: Looking south towards the project site
from Main Street and Minaret Road.

View 2: Looking northeast towards the project
site across Meridian Boulevard.

View 3: Looking northwest towards the project
site across Meridian Boulevard.

Source: Christopher A. Joseph & Associates, 2006.

Figure 11-4

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Views of the Existing Project Site

Environmental Planning and Research







View 4: Looking east towards the project site from
Lodestar Drive.

View 5: Looking north-northwest towards the
project site from the intersection of Minaret
Road and Meridian Boulevard.

View 6: Looking west-northwest towards the
project site from the intersection of Minaret
Road and Meridian Boulevard.

Source: Christopher A. Joseph & Associates, 2006.

Figure II-5

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Views of the Existing Project Site

Environmental Planning and Research







View 1: Looking north towards restaurant uses
across Lake Mary Road at Minaret Road.

View 2: Looking southeast towards resort uses
from Minaret Road.

View 3: Looking northeast towards residential
uses (under construction) on Sierra Star

Parkway.
Source: Christopher A. Joseph & Associates, 2006.
ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES , Figure 11-6
Environmental Planning and Research Views of the Surrounding Uses







View 4: Looking northwest towards residential
uses on Sierra Star Parkway.

View 5: Looking east towards residential
uses from Meadow Ridge.

View 6: Looking south towards residential
uses on Meridian Boulevard.

Source: Christopher A. Joseph & Associates, 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES _ Figure II-7
Environmental Planning and Research Views of the Surrounding Uses







View 7: Looking southeast towards residential
uses on Lodestar Drive.

View 8: Looking north towards infrastructure
uses (water treatment) on Meridian Boulevard.

View 9: Looking east towards residential
uses (under construction) from Meridian
Boulevard.

Source: Christopher A. Joseph & Associates, 2006.

Figure 11-8

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Views of the Surrounding Uses

Environmental Planning and Research
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C. RELATED PROJECTS

Sections 15126 and 15130 of the State California Environmental Quality Act (CEQA) Guidelines provide
that Environmental Impact Reports (EIRs) consider the significant environmental effects of a proposed
project as well as “cumulative impacts.” Cumulative impacts refer to two or more individual effects that,
when considered together, are considerable or that compound or increase other environmental impacts
(CEQA Guidelines Section 15355). Cumulative impacts may be analyzed by considering a list of past,
present, and probably future projects producing related or cumulative impacts [CEQA Guidelines Section
15130(b)(1)(A)].

All related projects (i.e., those projects with pending applications, recently approved, under construction,
or reasonably foreseeable projects that could produce a related or cumulative impact on the local
environment when considered in conjunction with the proposed project) are included in the EIR. These
projects can include, if necessary, projects outside of the control of the Lead Agency or, a summary of
projections contained in an adopted or certified general plan or related planning document which
describes or evaluates regional or area-wide conditions contributing to the cumulative impact. For an
analysis of the cumulative impacts associated with these related projects and the Project, the reader is
referred to the cumulative impact discussions under each individual impact category in Chapter V.

Table I1-1 lists the related projects identified for the Project. These related projects consist of all
approved, proposed, or projects currently under construction located in the Town (refer to Figure 11-9).
The list includes projects of various land uses, including Low-Density Residential, High-Density
Residential, Commercial, Institutional Public Resort, Industrial and the North Village Specific Plan.

Table 11-1
Related Projects
UL Project Applicant & Description HEgeiTIe LS:ed Size
1 Snowcreek 6, The Lodges 40-070-17 i .
106 unit multi-family development Ranch Road HDR - R | 106 units
2 Mono County Library 35-010-32
A new library is under construction. Breaking ground | Meridian Boulevard IP_PS | 12,000 sf
Spring 2006.
3 Mammoth Hospital 185 Sierra Park Road
Expansion to existing hospital IP-PS | 40,000 sf
4 Mammoth View, LLC 33-080-07, -09, -10,
Swiss Chalet hotel/condominium and residence club -11 HDR - 71 units
with 71 units. Main Street CL
5 Mammoth Gateway 3771 Main Street HDR - .
. g 11 units
11 unit condominium CL
6 Sean Combs — 8050 A and B/ Coast Pacific 33-044-04 V _SP 23 Units
23 unit multi-family residential condominiums Canyon Boulevard
Sierra Star Master Plan Project I1. Environmental Setting
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Table 11-1
Related Projects
ik Project Applicant & Description Locauen LS:ed Size
7 Tosca/ Big Air Mountain, LLC, John Harriman 1773 Old Mammoth .
2 building%, 11 unit PUD Road RMF-1 | 11 units
8 Stonegate Mammoth, Elliott Brainard 33-100-26, -41 LDR -1 - 14 units
phase 1, single family residential Minaret Road SP
9 Monache/Westin 33-020-31 230 units
a condominium hotel with 230 dwelling units, related | Hillside Drive
. . . 2 . SP 4,000 sf
service functions, and recreational facilities; a parking
structure with 236 spaces; 4,000 sf public restaurant
10 Grey Eagle, John Hooper 35-025-04 HDR - 12 units
12 units within 6 buildings Mountain Boulevard CL
11 Intrawest 33-330-36, -37, -39,
Sierra Star Development Solstice Condominiums 58 -46 HDR-R | 58 units
residential condominium units within 9 structures Sierra Star Parkway
12 Tallus, Eric Fishburn 33-330-51
19 single family residences, fractional use Obsidian Place LDR-1- 19 units
60 units of density sold within the Sierra Star Master R
Plan Area
13 Mammoth Lakes Fire Protection District 3150 Main Street
demolition of old station and construction of new IP-PS | 17,600 sf
station; Under Construction
14 Aspen Village Phase 1& 2/ Mammoth Lakes 1616-1700 Old
Family Associates Mammoth Road
Phase 1: affordable housing project with 48 units and
a commyn_lty cen_ter. Phase 2: 23 townhpmg HDR—R | 71 units
condominium units on a 1-acre site. Project is located
adjacent to (behind) workforce housing units under
development ("Aspen Village") to the immediate west
of the Snowcreek Athletic Club.
15 Grey Fox/John Hooper 59 Hillside Drive HDR —
three buildings with 2 units in each building 6 units
. RMF-2
6 townhomes and understructure parking
16 Meridian Court/ Mammoth Lakes Housing 504 Mono Street HDR - 24 Units
workforce housing - 24 units RMF-2
17 Lodestar Mammoth Crossing/ Western Resort 5862 Minaret Road
Properties .
45-unit condominium hotel located in Planning Area 1 HDR-R | 61 units
of the Lodestar Master Plan
18 Intrawest & Mammoth Lakes Housing, Inc. 3701 Main Street
(Callahan Affordable Housing)
Tentative Tract Map and Use Permit Application to
subdivide a 2.49-acre site within Planning Area 4B/4E HDR-R | 40 units
of the Lodestar Master Plan into 40 Residential
Condominium Units within 7 structures for Workforce
Housing

Sierra Star Master Plan Project
Draft Environmental Impact Report
SCH # 2005092103
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Table 11-1
Related Projects

Number

Project Applicant & Description

Location

Land
Use

Size

19

Golden Eagle Villas, Gordon Smith
6-unit condominium project in the North Village
Specific Plan Area

1102 Forest Trail

NVSP -
SP

6 units

20

Charlie Christensen
3 unit condominium project

195 Davison Road

HDR -
RMEF-2

3 units

21

Sierra Star Four-Five Dev. Corp.

3.58-acre site, 28 Townhome Condominium Units
within 8 structures. Buildings 1 and 6 are two 3-
bedroom unit structures with each unit having a two-
car garage. Buildings 2, 3, 4, 5, 7 and 8 are four 3-
bedroom unit structures with two of the units having a
2-car garage and two of the units having a 1-car
garage.

33-330-55
Sierra Star Parkway

HDR -R

28 units

22

Mark Neave
2 lot subdivision for 2 condominium units

33-160-32
Joaquin Road

HDR -
RMF-1

2 units

23

Mark Neave
4 lot subdivision into 4 residential condominiums with
common area

125 and 139 Davison
Road

HDR -
RMF-2

4 units

24

Mammoth 8050-C

8050 Building C consists of 21 fractional-share
condominium ownership units and 76 understructure
parking spaces. The units are to be maintained as a
private residence club.

6085 Minaret Road

HDR -
SP

21 units

25

Storied PlacessMammoth Bridges Development
22 fractional ownership condominium units on a 3.2-
acre site.

888 Bridges Lane

HDR -R

22 units

26

Harrer Residence
10,136 square foot single family residence

218 Juniper Road

1 unit

27

S. Minaret Development Co.

"South Hotel" in the East Village (Phase 2) of the
Village at Mammoth. The project is a 247 unit
condominium "flag" hotel with spa and pool facilities,
meeting rooms, two retail units along Minaret Road,
and a two-level understructure parking garage with
297 spaces.

333-043-05, -06, -15,
-16
Berner Street

HDR -
SP

247 units

28

Mammoth Hillside-Canyon Boulevard
8050/Mammoth Hillside LLC

Phase | approval of a mixed-use, 193-unit
condominium hotel in the North Village Specific Plan
area (west side of Canyon Boulevard above Lake
Mary Road). The project includes 30 townhome
condominiums (Phase I1), conference facilities,
restaurant, spa, and understructure parking garage with
260 spaces on approximately a 7-acre site.

31-110-27, 33-010-
02, 32-020-10, -11, -
21,-31

Canyon Boulevard

SP

193 units

Sierra Star Master Plan Project
Draft Environmental Impact Report
SCH # 2005092103
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Table 11-1
Related Projects
ik Project Applicant & Description Locauen LS:ed Size

29 Eagle Lodge-Juniper Ridge/MMSA 4000 Meridian
Amend the Juniper Ridge Master Plan to include the Boulevard
Eagle Lodge development. Eagle Lodge is a mixed-
use skier day lodge, commercial, and residential HDR — R 180 units
development located on a 3.81-acre site. The plan 21,000 sf
would allow 180 dwellings, an understructure parking
facility (190 spaces), a small open ice rink, conference
rooms, and a convenience market.

30 Snowcreek Hilltop/Chadmar 85 and 1254 Old
Snowcreek V11, a multi-family residential project with | Mammoth Road
118 condominiums within 37 buildings, 9 duplexes, HDR -R | 118 units
12 triplexes, and 16 four-plexes. The site is 38.26
acres.

31 Sam Walker & Brent Allen 156 Commerce
2 buildings in the Industrial Park for a Micro-Brewery | Drive I-M 19,126 sq
and Metal Fabrication Business

32 Ward Jones 3863 and 3905 Main
1 condominium building consisting of 54 units and an | Street HDR - 54 units
understructure parking facility (139 spaces) on a 1.54 CL
acre site (Holiday Haus). 54

33 Mammoth Lakes 3789, LLC 3789 Main Street HDR —
22 one bedroom condo lofts and one full-time CL 23 units
employee unit

34 Clearwater Mammoth 164, 202, 248 Old
mixed-use hotel/condominium with 480 rooms, retail Mammoth Road HDR - | 480 units
and restaurants, and 577 underground parking spaces CG 28,205 sf
on 6 acres

35 JMJ Mammoth, LLC 190 Shadow Street HDR —
"Hillside 88"- 4 unit condominium building with Sp 4 units
understructure parking

36 Mammoth Lakes Foundation 1500 College HDR - 70 units
Student Housing - Phase I, 70 units in 2 buildings Parkway PS

37 Hidden Creek Crossing/ Shady Rest 35-010-20
25 acre forested site; 460 residential units (100 HDR - | 460 units
affordable, 100 workforce, 260 market rate) and AH 31,000 sf
31,000 square feet of commercial space.

38 2500 Main Street Forest
Visitor’s Bureau Visitors and Welcome Center Service 5,500 sq

Land

39 The Jeffreys/ Mammoth Lakes Housing 312 and 336 HDR - 14 units
14 unit affordable housing apartment community Lupin Street RMF-1

40 David & Diana Hines 176 and 196 HDR - 4 units
4 unit condo project Lakeview Boulevard RMEF-2

41 Town of Mammoth Lakes 99 Canyon 340
Municipal parking garage consisting of 340 parking Boulevard IP parking
spaces. spaces

42 Cardinal Investments 2 Meadows Lane .
95 unit, 190 room condominium hotel RMF-2 95 units

Sierra Star Master Plan Project
Draft Environmental Impact Report
SCH # 2005092103
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Table 11-1
Related Projects
Ny Project Applicant & Description Hegiie LS:ed Size

43 501 Center 501 Old Mammoth .
Conversion of existing building to 9 units Road CG 9 units

44 Steier Residence 285 Fir Street RSE 1 unit
4,124 square foot single family residence

45 Veterinary Clinic . o 3599 Main Street CL 3,600 sf
3,600 square foot veterinary clinic

46 Horman Residence 485 Fir Street RSE 1 unit
4,400 square foot single family residence

47 Mueller Residence 319 Le Verne Street RSE 1 unit
5,100 square foot single family residence

48 Wilcox Residence 285 Le Verne Street RSE 1 unit
5,275 square foot single family residence

49 Bauer Residence 2204 Old Mammoth RR 1 unit

single family residence with 30% lot coverage

Road

Land Use Key:

sf = square feet

LDR-1 = Low-Density Residential 1
LDR-2 = Low-Density Residential 2
HDR-1 = High-Density Residential 1
HDR-2 = High-Density Residential 2
RSF = Residential Single Family
RMF = Residential Multi-Family

RR = Rural Residential

C = Commercial

CG = Commercial General

IP = Institutional Public

R = Resort

| = Industrial

NVSP = North Village Specific Plan

Source: Town of Mammoth Lakes Development Tracking, Dennis Hartwick and Craig Olson, April 28, 2006.

2005 General Plan Land Use Designations, http://www.ci.mammoth-lakes.ca.us, March 2006.
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I11. PROJECT DESCRIPTION

A. PROJECT APPLICANT
The project applicant for the proposed Sierra Star Master Plan Project (Project) is:

Mammoth Mountain Ski Area Development Co, LLC (MMSA-DC)
6900 South McCarran Boulevard, Suite 3000
Reno, NV 89509 USA

B. PROJECT CHARACTERISTICS

The following is a description of the land use requirements, parking requirements, transportation linkages,
and infrastructure improvements integral to the development of the Project. The Project will involve
changes to the currently approved 1991 Lodestar Master Plan (LMP) (as amended) that will result in
replacement of the LMP with a new master plan that will change the name, land area, and land uses set
forth in the 1991 plan for the remaining portion of the LMP that has not been developed. The Project
being evaluated in this Draft EIR pertains only to the portion of the existing LMP area that will be
covered by the proposed Sierra Star Master Plan (SSMP). The Project does not include the remainder of
the existing LMP area within which development has either already occurred or is currently in progress,
unless redeveloped in the future. Figures 111-1 and I11-2 represent the land use development of the SSMP
and the LMP respectively; while Figure 111-3 illustrates an overlay comparison of the two plans.

Site History — Existing Lodestar Master Plan

The LMP set development standards for an approximately 226-acre site situated around the Sierra Star
Golf Course (Area G, 112 acres located west of Minaret Road and north of Meridian Boulevard as well as
in the southeast corner of the intersection of Minaret Road and Meridian Boulevard). The LMP
envisioned the development of a major commercial, residential, and recreational hub within the Town
including 1,263 residential units and 80,000 square feet of proposed commercial space. Currently, a total
of 457 residential units have been developed or approved under the LMP. No commercial space has been
developed. Residential units that have been developed include a 46-unit condominium development
(Area 1A, Mammoth Green), a 24-unit condominium project (Area 1B, The Cabins), an 11-lot single
family residential subdivision (Area 1C, Crooked Pines), an 8-unit apartment building (Area 1D), a 54-lot
single family residential subdivision (Area 3, Starwood), a 35-unit Workforce Housing development
(Area 4C, The Chutes), and a 32-unit townhome condominium project (Area 5F, The Timbers). A 58-
unit condominium project (Area 5E, Solstice) and a 19-unit fractional share single-unit residential
development (Area 6, Tallus) are currently under construction and a 40-unit Workforce Housing
condominium project (Area 4B/4E) and a 28-unit townhome condominium project (Area 5G,
Woodwinds) were recently approved within the LMP area.

Sierra Star Master Plan Project I11. Project Description
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Source: Perkins Design Associates, CAJA, July 2006.
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Additionally, 44-units of density (4D, Mammoth Crossing) were sold to Western Resort Properties. The
4D: Mammoth Crossings (Lode*Star) project was approved by the Planning Commission on February 14,
2007 with 44 units of density.

Distinctions between the Sierra Star Master Plan and the Lodestar Master Plan

The SSMP modifies the density and nature of development that will occur within the approximately 42
remaining acres of the previously approved 226-acre LMP project area. The LMP provides for a
maximum of 1,263 dwelling units. A total of 457 dwelling units have been built in portions of the LMP
area that are outside of the Project area and will not be subject to the SSMP unless redeveloped in the
future. As a result, if the SSMP is approved, the total maximum density within the 226-acre LMP area
will be 1,220 dwelling units (the 457 built dwelling units plus the 763 proposed under the Project). The
LMP area is 226 acres and the SSMP area is 228.8 acres. This difference is due to more accurate
surveying that has taken place on the property since the LMP was adopted in 1991 and the addition of the
1.01-acre “Callahan” property to Area 4 in 2005.

The SSMP proposes less commercial space, fewer dwelling units, and less density than currently
approved for the SSMP area under the LMP. The SSMP proposes 29,000 square feet of
commercial/retail space, 20,000 square feet of commercial/conference space, and 30,000 square feet of
conference space, a total of 79,000 square feet, as compared to the LMP which includes 80,000 square
feet of commercial space. This primarily reflects a difference in the intensity of proposed commercial
use. Reduced intensity of commercial use is proposed to reduce competition with existing and proposed
retail at The Village at Mammoth and with existing retail along Main Street and Old Mammoth Road.
The developable areas of the SSMP area are not easily visible from public roads and therefore
commercial uses within the Project site will be at a competitive disadvantage. Additionally, it was
determined that the nature and scope of commercial development within the Project site will be better
suited to serving the needs of resort guests.

The SSMP proposes a total of 1,220 dwelling units for the SSMP area compared to the 1,263 dwelling
units approved under the LMP. The SSMP proposes a total density of 5.3 dwelling units per acre
compared to the density of 5.6 dwelling units per acre approved under the LMP.

Table 111-1 distinguishes the number of acres, dwelling units, and density between the existing LMP and
the proposed SSMP. This information is summarized as follows:

e SSMP regulates the remaining 42 acres not developed under the LMP
e Development agreement — what has been completed and what remains to be completed

e SSMP incorporates six ordinance revisions to the LMP (Ordinances 92-16, 01-01, 03-01, 04-11,
05-05, and 05-07)

Sierra Star Master Plan Project I11. Project Description
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e LMP had a maximum buildout density of 1,263 units and 80,000 square feet of commercial space

e SSMP proposes a maximum buildout density of 1,220 units with 29,000 square feet of
commercial/retail space, 20,000 square feet of commercial/conference space, and 30,000 square
feet of conference space, a total of 79,000 square feet

Table 111-1
Maximum Dwelling Units - Lodestar Master Plan versus Sierra Star Master Plan
1991 Lodestar Master Plan 2005 Sierra Star Master Plan
Maximum Dwelling Units Maximum Dwelling Units
Development Acres Dwelling Density Development Acres Dwelling Density
Areas Units (DU) (DU/acres) Areas Units (DU) (DUlacres)

Areal 20 180 9.0 Areal 15.6 113 7.2
Area 2 15.3 143 9.3 Area 2 16.7 223 134
Area 3 22 61 2.8 Area 3 21.9 54 2.5
Area 49 3 112 28 Area 4 8.5 188 221
Area 5 22.7 660 27.8 Area 5 33.6 535% 15.9

Y 7.7 67 8.7 Area 6 7.7 67 8.7

Y 2.3 409 30.4 Area 7 2.3 40 17.4
Total 93 1,263 136 106.3 1,220 115
Residential
Area G
(Golf Course) 116 - - 115 B -
Other® 17 - - 11.0 - -
Total Site 226 1,263 5.6 228.8 1,220 5.3

(1) Town parcel was amended into the LMP in 2005 adding 12 units and 1.01 acre. (2) Total approved number of dwelling units
(DU) for Area 5 under the LMP as indicated by the Town in correspondence dated February 28, 2007. The representative 700
DU were analyzed prior to the adoption of Town code which designated 1 studio or 1 bedroom as being equal to %2 DU. For the
purposes of comparing LMP to SSMP, the total 700 DU (660 DU Area 5 + 40 DU Area 7) is equal to 450 residences and 500
hotel rooms.

(3) 357 residences and 356 hotel rooms proposed. Based on Town code, 1 studio or 1 bedroom is equal to %2 DU; thus, 356 hotel
rooms are equivalent to 178 DU. The representative DU for the hotel rooms (178) plus the DU for the residences (357) equals
a total of 535 DU.

(4) Area 6 was part of Area 2 in the 1991 LMP.

(5) Area 7 was part of Area 5 in the 1991 LMP.

(6) Other = roadways, sidewalks, etc...

(7) These areas were not defined under LMP. The dwelling units that were included as part of Areas 2 and 5 in LMP have been
separated out for comparison purposes.

Sources: 1991 LMP, 2005 SSMP, and the Town of Mammoth Lakes Department of Community Development.

As shown in Table Il1-1, the LMP area is 226 acres and the SSMP area is 228.8 acres. As stated
previously, this difference is due to more accurate surveying that has taken place on the property since the
LMP was adopted in 1991 and the addition of the 1.01-acre “Callahan” property to Area 4 in 2005.

Sierra Star Master Plan Project I11. Project Description
Draft Environmental Impact Report Page I11-10
SCH # 2005092103



Town of Mammoth Lakes April 2007

Proposed Project — Sierra Star Master Plan

The Project will refocus remaining development within the SSMP area toward the creation of transient
occupancy units, establishment of a more efficient transportation and circulation system, and the
development of additional affordable housing units. Under the Project, a total maximum of 763 new
dwelling units will be developed for a total of 1,220 dwelling units (including units previously
constructed, under construction, or approved). As noted, 44 units were sold, 210 units have been built, 77
units are currently under construction, and 68 units were recently approved. These 457 units will be
considered part of the baseline condition and the EIR will evaluate the impacts of the proposed 763 units.
The Project will include single family residential, townhomes, condominiums, workforce housing, a
destination resort hotel, and resort lodges. Limited commercial development (up to a maximum of 29,000
square feet of commercial/retail space, 20,000 square feet of commercial/conference space, and 30,000
square feet of conference space) will also be allowed in specific sectors of the plan area with discretionary
approval by the Town. Table I11-2 identifies the maximum dwelling units of the Project. Figure I11-4
represents the conceptual design of the Project.

A Development Agreement (DA) is a contract between a local government unit (LGU) and a developer. A
DA provides security to both parties. The DA provides the LGU with a legally binding document that the
developer will provide infrastructure and/or pay fees required by a new project. The DA provides the
developer with a legally binding document that they can build the project even if the LGU passes a growth-
control initiative. A DA was prepared that covers the LMP/SSMP project area (portion sold to Fishburn),
the Village at Mammoth (Intrawest properties), The Crest, The Bridges, Canyon Lodge Parcel, and the Twin
Lakes Parcels (sold to Hooper). This DA is effective through April 4, 2022.
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Table 111-2
Maximum Sierra Star Master Plan Build Out
Built/Under 2005 Sierra Star Master
Areas Acres Proposed Construction/ Plan I\_/Iaximgm Density
Approved/Sold Dwelling Units (DU/acres)
Dwelling Units (DU) | Dwelling Units (DU) Dwelling Units (DU)

Area 1 Total 15.6 24 89 113 7.2
Area 1A 6.1 - 46 46 7.5
Area 1B 2.0 - 24 24 12
Area 1C 6.3 - 11 11 1.7
Area 1D 1.2 24 8 32 26.7

Area 2 Total 16.7 213 - 223 13.4
Area 2A 4.2 22 10 12 5.2
Area 2B/2C 8.5 139 - 139 16.4
Area 2D 4.0 62 - 62 15.5

Area 3 Total 21.9 - 54 54 2.5

Area 4 Total 8.5 69 119 188 22.1
Area 4A 3.6 69 69 19.2
Area 4B/4E 2.5 - 40 40 13.3
Area 4C 1.0 - 35 35 35
Area 4D 14 - 44 44 43.6

Area 5 Total 33.6 4179 118 535@ 15.9
Area 5A 6.1 178 - 144 23.6
Area 5B/C/D 10.3 239 - 273 26.5
Area 5E 6.5 - 58 58 8.9
Area 5F 6.2 - 32 32 5.2
Area 5G 4.5 — 28 28 6.4

Area 6 7.7 - 67 67 2,59

Area7 2.3 40 - 40 174

Total 106.3 763 457 1,220 11.4
Commercial n/a 79,000 square feet™ - 79,000 square feet nla
Area G 1115 - - - —
Other 11.0 - - - -
Total Site 228.8 79,000 square feet - 1,220 5.3

(1) 239 residences and 356 hotel rooms proposed. Based on Town code, studio or 1 bedroom is equal to ¥ DU; thus, 356 hotel rooms are
equivalent to 178 DU. The representative DU for the hotel rooms (178) plus the DU for the residences (239) equals a total of 417 DU.
(2) 357 residences and 356 hotel rooms proposed. Based on Town code, 1 studio or 1 bedroom is equal to ¥ DU; thus, 356 hotel rooms
are equivalent to 178 DU. The representative DU for the hotel rooms (178) plus the DU for the residences (357) equals a total of 535

DU.

(3) Density was calculated using 19 units/7.7 acres because 67 units were approved, but only 19 units were built. The remaining units

have been sold.

(4) Commercial/Retail/Conference can be located in Areas 2, 4A, and 5, however exact breakdown is not currently known thus the
distribution assumed for this Draft EIR is 30,000 square feet (sf) in Area 2, 29,000 sf in Area 4, and 20,000 sf in Area 5.

Sources: 1991 LMP, 2005 SSMP, and the Town of Mammoth Lakes Department of Community Development.
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Upon final approval of the Project, the SSMP will effectively replace the LMP for the remaining portion
of the overall area yet to be developed and any areas that have been constructed or approved if they
should be redeveloped in the future.

The specific land uses for the Project are described above and as follows (refer to Figure 111-1):
Image and Character

The Project will provide a broad range of activities, services and facilities for residents and visitors year
round. The Project will be served by shuttle connections operated by the resort hotel in Area 5 between
the Little Eagle Lodge, Canyon Lodge, and the Main Lodge of the Mammoth Mountain Ski Area. The
Project will have the capacity to serve a large number of visitors, providing them with accommodations,
dining, recreation, and entertainment. The Project will be conveniently connected to the commercially
oriented Village at Mammoth and existing Old Mammoth Commercial areas by a system of public roads,
trails and transportation described in further detail below.

Resort Structure and Recreation Amenities

The Project will be organized into a series of neighborhoods with a diversity of residential uses, outdoor
use areas, and recreational amenities. The grouping of building types will create an interesting mix of
residential types within distinct neighborhood contexts. The Project is viewed as a resort recreation
center with multiple options for recreational amenities. These include the Sierra Star Golf Course,
recreational trails and walkways, the golf course lake, individual pools, spas, and water play areas
associated with resort hotels and hotels. The Project’s outdoor use amenities will be located to take best
advantage of south and southwest solar orientation between 10:00 AM and 4:00 PM. The Project is
anticipated to benefit the Town and the public by increasing trails and open space, housing, recreational
amenities, and job opportunities.

Infrastructure
Roadways

The existing major public roads that serve the Project site are Minaret Road and Meridian Boulevard.
The number of intersections at the Project site will be limited. New internal access roads will be created
on the east and west sides of the Project site. Internal roadways will be privately owned and maintained.
The internal roadway system will provide access to various residential projects and neighborhoods. Trails
and/or emergency access roadways will allow secondary points of access from internal streets and
roadways, including a connection at Majestic Pines Drive. Roadway designs will fit the land and be
sensitive to topography, vegetation and views. Safe crossings for pedestrians will be included. Access
for parcels adjacent to Main Street/State Highway 203 will be allowed for affordable housing with
California Department of Transportation (Caltrans) approval. (refer to Figure 111-5) Sierra Star Parkway
from Meridian Boulevard to Minaret Road has been completed. The road through Areas 5A and
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5B/5C/5D is currently under construction under the LMP. The road from Minaret Road through Areas
2A and 2B/2C is also currently under construction under the LMP. All roads will be in conformance with
Ordinance No. 05-05.

Pedestrian and Bicycle Circulation System and Places

The pedestrian and bicycle system will include interior trails and sidewalks fronting internal streets as
well as connecting trails from recreational amenities, outdoor spaces and neighborhoods. Walkways to
and from residential areas as well as trail connections that will tie into the larger Town wide recreational
trail network which includes pedestrian trails, bike lanes and sidewalks that are adjacent to major
roadways such as Minaret Road, Meridian Boulevard, and Main Street. (refer to Figure I11-5) The walks
will vary in width from 4 to 20 feet depending upon type and intensity of use. An eight foot paved trail
with a 12 foot easement is the minimum requirement for most trails. Trails used for internal use only may
have lesser widths. When possible, the major internal pedestrian corridors will be located adjacent to
landscape features.

Vehicular Circulation and Parking Systems

Primary points of vehicular access into neighborhoods will be from Minaret Road or Meridian Boulevard.
Access to the east side neighborhoods will be primarily from Minaret Road. West side lodge parking
access will be provided from either Minaret Road or Meridian Boulevard. Secondary and emergency
vehicle access to some areas on the east side may require roadway connections from Main Street/State
Highway 203. Access to the Project facilities and lodging will be from an internal roadway system as
previously described above. (refer to Figure 111-5)

Short-term surface parking will be provided adjacent to the check-in locations and then guests will be
directed to underground parking structures located under the major residential buildings. Short-term
parking uses include passenger drop off and loading, service, deliveries, transit vehicles, and guest
parking for residential uses. Some buildings may share check-in and parking access. Affordable
residential units will be allowed surface parking for both resident and guest use. Surface parking will be
provided for golf course use. There are no plans to provide any permanent day skier parking within the
Project site. Shuttle stops will be located at transit shelters. The specific design, location, and operational
criteria for these transit facilities will be considered in conjunction with the pending development of a
community-wide transit system. Surface parking lots will be appropriately landscaped and will connect
to pedestrian/bicycle walk/bike and trail systems. Where practical, the landscaping will include existing
trees adjacent to and within surface parking areas.
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Service

Service vehicles will be routed and managed to minimize conflicts with the Project’s visitor activities and
local traffic. All buildings will be serviced from internal roadways as opposed to Minaret Road or
Meridian Boulevard. Space for short-term service parking in central service bays will be provided. The
larger hotel and lodging facilities will have designated central facilities for service delivery and waste
management. Service areas will be designed to accommodate required service vehicle sizes.

Emergency Vehicle Access

Emergency vehicles will circulate through the Project area using the internal roadway system. In
addition, supplemental fire lanes will be developed in conjunction with the roadway system to provide
looped secondary emergency vehicle access and egress. Fire lanes, turning radii and back up space
around buildings will be designed in cooperation with local officials so as to be adequate for emergency
and fire equipment vehicles. Pavements will be designed to support loads created by emergency vehicle
traffic. Standpipe and fire suppression systems connections will be incorporated into architectural and
landscaping design elements where practical and in location accessible to fire equipment.

Snow Management

Snow management will be addressed to ensure that residents and visitors are provided safe and
convenient access to and from lodging and within the public use areas throughout the winter season. The
adequacy of snow storage areas adjacent to driveways and parking areas will be evaluated based upon
zoning code requirements for similar uses. Ground and roof level snow storage areas will be identified.
Landscape snow shed areas will be designated and located adjacent to the base of buildings and will be
sized to accommodate the anticipated volumes of snow. Roof forms will be designed in coordination
with pedestrian areas at the base of buildings. Snow falling from roofs will be directed to landscaped
areas at the base for the buildings or to lower level flat roofs. In limited areas, snow rails or fencing,
heated gutters, and heated roof edges may be required to prevent snow shed and ice buildup. Snow will
not be permitted to shed freely into active pedestrian areas. However, minor snow depths may remain on
pedestrian paved areas during cold periods. When snow begins to melt and creates conditions for icing of
surfaces, it will be removed or treated with anti-icing agents. Snow will be removed from heavily used
pedestrian paved areas, ramps and stairs by snow melt systems. For other circulation routes and
pedestrian areas, snow will be removed as soon as practical following snowfall to ensure access by
emergency vehicles and easy pedestrian movement. Appropriate sized snow removal vehicles will be
allowed into the pedestrian areas.

Grading and Drainage

The Project will develop the grades and topographic forms needed to achieve necessary grades for siting
buildings in relationship to utility extensions, roads, pedestrian areas, man made or natural water features
and channels, and golf course areas. Terraced or battered retaining walls will be preferred. Retaining
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walls, material and color will maintain the natural setting and context. Where large vertical cuts or fills
are required the use of retaining walls will be suggested to minimize the areas affected.

Grading will be done to create natural-looking slopes that have diversity in gradient and profile where
feasible. Round and feather tops, toes and edges of slopes to blend naturally with adjacent grades. Slope
rounding may be limited or eliminated in locations where the priority is tree retention or project
improvements. All grading operations shall be carefully managed to avoid environmental damage to
adjacent non-graded areas, to avoid water degradation in streams corridors, to riparian vegetation, to
protect existing trees, and to minimize impacts on nearby properties. Where practical and appropriate to
the design, existing trees will be preserved, either as groups or as individual trees. Grade disturbance
within the tree’s dripline will be avoided where feasible. Appropriate barricades and fencing will be
installed by the contractor to protect preserved trees during grading operations.

Building Design
Form and Mass

The Project will organize the form and mass of a single building in relationship to the scale of
neighboring buildings and in relationship to the size and use of adjacent open space. A 200-foot
maximum height is proposed in Area 5A for purposes of potentially attracting a hotel complex. This
proposed SSMP building height limitations exceeds the LMP height limit of 65 feet and would constitute
a substantial change. Building mass will be varied to create variety in the character of the building
elevations. Pitched roofs that vary in height, direction, and mass with occasional vertical accents will be
encouraged. Building ends will be stepped to preserve sunlight into important outdoor use areas. Late
afternoon sun is most important for outdoor uses and activities, especially those associated with water

play.
Scale

A 200-foot maximum height is proposed in Area 5A for purposes of potentially attracting a hotel
complex. This proposed SSMP building height limitations exceeds the LMP height limit of 65 feet and
would constitute a substantial change.

Doors and windows will be of appropriate size, design, orientation and spacing and will be trimmed with
materials and details appropriate to the climate and natural setting of the Eastern Sierra such as wood,
wood-like materials, and natural stone. The ground floor of buildings will be scaled to human dimensions
by the addition of gables, columns, arcades, cornices, porches, awnings, signage and other elements.
Where appropriate, step eaves and cornice details will be incorporated into roof edges to give scale to the
upper lines of walls.
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Roof Form

The roofs serve to define the scale of the Project buildings. Roofs will vary in height, direction and mass
so that the ridgeline will not have the appearance from public vantage points of being continuous.
Dominant roof pitches are to range from 4:12 to 12:12. Flatter roof slopes in limited areas will be
permitted for specific design effect, functional requirements or snow management purposes. Roof pitches
greater than 12:12 are allowable if part of a unique architectural treatment or feature element. Fascias
will be in scale with the building. Towers or other vertical architectural projections will be square, round
or octagonal in form or otherwise architectural form of the structure. Skylights in the roof plane would be
allowed if flat or in line with the roof plane. Roofing materials may be metal, asphalt shingle, flat
concrete tile, slate, or shingle. Built-materials may be used on flat sections. Visible metal used for
flashing, gutters, vents etc. must be non-reflective and painted to match the building. Where asphalt
shingles are used on visually prominent roofs, the shingles will be a heavy grade architectural shingle.
Chimneys will be compatible with the building design. Vent pipes will be architecturally screened or
collected, if possible, into orderly clusters incorporated into chimney structures, or other architectural
apparatuses. Mechanical equipment and elements such as video receivers will be concealed from view by
architectural elements that complement the structure’s design. All roof top accoutrements will be painted
a dark color and be non-reflective. When flat roof sections are used they will have a distinctive cornice or
architectural feature to screen the flat portion. Dormer roofs will be desirable and may include gable,
shed, eyebrow or hip roof forms. They may extend up from the exterior wall line of the building, extend
forward to create a bay window effect, or be part of the roof form. Gable ends will be preferred over hip
ends. Snow management devices and roof drainage systems will be integrated into the roof and building
design.

Building Facades

In addition to a structure’s overall shape, mass, and form, building facades are a primary attribute in the
appearance and scale of the building. The composition of openings will reflect the order of interior
spaces and will not be organized solely for the sake of decorating the buildings. A variety in alignment,
materials, and colors will be encouraged. The facade design will take into consideration the building
appearance on all sides; i.e., the building facades will be attractive from all vantage points. The visual
alignment of a facade will vary by slight steps in the building walls, by openings cut in the walls, or by
angles in surfaces. The composition of color and varying use of materials will provide vertical breaks in
the wall. Extended and recessed balconies will add rhythm and texture to the facades. Protruding
balconies will have support details at the base of the balcony to express a structural support and
thoughtful architectural detail as well as overhead protecting roof or structure. Recessed balconies will
not be of a size or quantity so as to dominate the building facades; they will appear as openings in a wall
rather than as the total facade. The Project will incorporate appropriate design features to adequately deal
with snow shedding and snowfall into exterior balconies. Long, exposed, “motel like” exterior corridors
to room entrances will be prohibited and unfinished structural concrete will not be permitted.
Architectural finished concrete will be used as appropriate to the building design.
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Building Base Lower Walls

The base of a mountain building is an important design element. The Project will develop base treatments
appropriate to the scale and design of the building to resolve grade transitions, to achieve a comfortable
building to ground relationship, to provide a durable surface resisting weather impacts, and to highlight
the pedestrian entrance locations. Buildings will step with natural grade and accommodate the conditions
of the site. The base treatment is the transitional factor in the relationship between land and building.
Appropriate materials will be used to provide proper building to ground relationships. Full height stone
walls on building ground floors will be encouraged for buildings at prominent locations. Stone that
appears applied as a decoration or not a true element of the building will be avoided. Stone veneer will
wrap around a visible building corner to provide a solid, natural appearance.

Windows and Doors

The organization of windows and doors will generally be orderly rather than abstract and reflect the
directness of design that is typical of mountain architecture. The Project will use a variety of window
types, however they will be typically rectangular and vertically oriented. The character of the interior
space and views from the inside will be balanced with exterior design objectives. Window trim is to be
raised to create shadow and dimension and may feature special designs at the top casing or sill. Window
trim on stone or plaster-coated buildings may be stone, wood, or same material as the wall. Bay windows
are encouraged as design elements when appropriate to building design, use, and exterior composition.
Doors will be recessed within walls to gain scale, weather protection and a sense of entrance/arrival.
Moldings, frames, paneling, and hardware used on doors will add to character to the overall building
design. Transoms may be repeated above windows as well as doors to add richness and scale to the
building, as well as increase interior light levels. Vertical windows beside doors, or in the entranceway
structures, are recommended. Window boxes below window openings and window shutters may be used
as a decorative element if they appear functional and are appropriately detailed.

Entrances and Porches, Arcades

The Project will emphasize the importance of pedestrian level entrances to the building or grouping of
buildings. Porches will be slightly higher than adjacent walkways or streets. Passageways through or
between buildings will have windows, special features and/or entrance doors on the sides. Ceilings will
be well detailed, light in color and well lit. Walls will have trim, be well detailed, and be colorful.
Arcades will allow a minimum of eight feet clear space between arcade columns and the adjacent building
wall. Arcade columns will be adequately sized to be in scale with the building, but must not be overly
large and/or spaced too closely. Arcade roofs may be flat or sloped to reflect other roof forms on the
building. The roof form and roof drainage must be designed to prevent snow shedding, icicle build-up or
rainwater dripping over major points of entry into the arcade. Arcade lighting will be provided for safety
and for aesthetic quality.

Sierra Star Master Plan Project I11. Project Description
Draft Environmental Impact Report Page I11-22
SCH # 2005092103



Town of Mammoth Lakes April 2007

Architectural Details

The Project will use architectural details that reflect local or regional forms and are consistent with the
overall building design. The Project will give priority to the detail of door and window trim and building
entrances as well as the eave lines of roofs and porch rail, balustrade and columns. The Project will use
brackets, struts and columns to support large roof overhangs and balconies extending outward from
building walls. These will be well shaped and emphasize the presence of connections to the building
wall. Where appropriate, the Project will emphasize structural connections such as bolts, straps, pegs,
etc., as opportunities for architectural detail.

Materials

The Project will create interesting building facades through the use of a diverse mix of materials. These
building materials will be appropriate to the large scale and climatic extremes of the mountain region.
Long-term durability, performance, and quality are important criteria in deciding which materials and
finishes are appropriate to the prevailing climatic conditions at Mammoth. Precast concrete, poured-in-
place concrete and architectural finished concrete may be appropriate in special conditions where a
building is distinctly separate from others and where suitable for the design intent. Exposed structural
concrete or non-architectural concrete block buildings will not be acceptable. “Split-faced” or other
architecturally finished concrete block may be considered under special conditions for retaining walls and
exposed portions of a parking garage and/or foundation wall in locations where visibility is limited.
Limited applications of plaster coat will be acceptable, in particular for use on upper levels. Horizontal
lap siding, vertical board and batten, or shingle siding (fiber cement) will be painted or stained. Fiber
cement siding (such as “Hardiplank” or similar products) is discouraged on lower portions of building
elevations. In general, metal or plastic siding materials will not be acceptable. Columns will be timber,
log, metal, or stone clad. If metal is used, it must be well detailed. All columns will have base and top
details which exhibit good connections to other materials. The use of stone and rock cladding at a
structure’s base is encouraged to fix the building to the ground.

Architectural Colors

The Project will use complimentary building colors throughout the Project site to create an overall
architectural unity while introducing other colors to express individuality and diversity within
neighborhoods, projects, or building groupings. The Project will use a variety of colors drawn from the
colors found in nature within the Mammoth Lakes region on buildings, window and door trims, eaves,
window shutters, signage, and entrance areas to create vitality and will avoid repetition of similar colors
that will create a monotone appearance. The consideration of neighboring building colors when using
strong, deep trim colors on doors, windows, balcony railings, shutters, and structural details will be taken
into account. Building colors will be presented on a color board showing primary material colors for
approval before use. Roof colors will be muted rather than bright. All visible metal will be painted to
minimize glare. Untreated and shiny metal surfaces will not be acceptable. Where building walls step to
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change direction, the wall color may change to emphasize the different fagades. Color changes along a
building facade will occur at inside, rather than outside corners. Where appropriate, wall colors may be
vertically organized to express building modules or materials.

Structured or Underground Parking

The Project will provide underground parking facilities as required by the SSMP for the majority of the
development. Surface parking for check in, tour bus, and delivery/service vehicles shall also be provided.
Parking structures shall be designed to provide adequate width and height to accommodate most private
vehicles. Considerations for height will factor the accommodation of vehicles with rooftop racks or cargo
boxes. Design of the parking structures is to be consistent with the overall building design. The exterior
and interior will incorporate the appropriate signage and lighting to enable convenient way finding and
safety. The exit area will be properly lit to assist the vision of the driver leaving the garage. Placement of
control gates will be coordinated with building and driveway design. Parking entrance location will not
unduly conflict with pedestrian activity. The garage interiors will be well lit with fixtures that create a
general light rather than point source glare. Exterior parking structure lighting will be designed to
minimize glare and visible light sources by requiring light sources to be shielded and the light directed
downward onto the structure and surrounding grounds. The signage will be appropriately sized, well lit,
logical, and clearly visible and will conform to the signage plan for that neighborhood. With the
exception of town homes, garages will have elevators and stairways leading to lobby spaces, building
entries or assembly areas at upper levels. The elevator lobby area will be welcoming, convenient and
easy to locate. The maximum slope of entry drives will not exceed 9 percent unless snow melted or
covered by a roof. The quantity and layout for disabled spaces shall conform to ADA parking standards.

Landscape Design and Planting
Landscape Site Work

Landscape site work will be consistent with traditional approaches for the region, and will address current
needs, codes, regulations and environmental considerations, and designed to enhance the user experience,
safety, and enjoyment. The use of native plants that are indigenous to the Mammoth Lakes region is
encouraged. Landscaping shall conform to the Town’s adopted water-efficient landscape regulations.

Walls

Walls, embankments, and other retaining structures will be evaluated to assure appropriateness in use of
materials, details and construction techniques to adhere to historic or regional forms. Landscape walls
will complement and extend the character of adjacent building bases, and the adjacent natural forms.
Low walls will be used in pedestrian areas as informal seating; wall widths and materials will be 16-22
inches in places, to allow comfortable sitting. Walls in the landscape are encouraged to be finished with
stone. The use of artificial stone must be carefully considered in high maintenance areas. Walls may
typically have a core of reinforced poured concrete or masonry blocks, but these surfaces will not be
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exposed except in areas with little or no visibility from public areas unless an acceptable architectural
finish is used. Where possible, landscape walls will appear to grow out of natural forms such as rock
outcrops; larger boulders can be used to anchor ends of stone walls; in many cases stone and boulder
faced embankments are a more appropriate solution to achieving grade transition than vertical walls.
Wall caps must be a high quality durable material that is consistent and complementary with the wall
material and adjacent structures. Wall caps should extend one inch to one and a half inches beyond the
wall surface to provide a shadow effect. Where appropriate, use natural rock/boulders to achieve grade
transitions.

Stacked Rock and Boulders

As much as practical, retaining systems will be or appear to be stacked rock. Boulders will be placed as
prominent features of the site and landscape design and to reflect the pattern of large random boulders and
clusters of boulders that occur naturally throughout Mammaoth Lakes. Boulders will appear to be from the
area. Where appropriate to the design, they will be as large as can be moved. Boulders will be placed in
landscape areas and/or water features. Boulders will be incorporated adjacent to buildings, adjacent to
and almost intruding into walkways, and as elements incorporated into low stone walls. Where practical,
the appearance that the boulders were present and that the buildings and landscape had to be built around
them will be created. In some places, a humber of boulders will be clustered together to create a rock
outcrop. The boulders used must have fairly flat planes so that they nest together. A group of round
boulders that do not relate will not be stacked up together. Boulders will be set into the ground to blend
with grades. In general, about 1/3 of a boulder will be buried. Boulders will not be perched directly on a
finished surface. Stone and boulders will be placed in such a way as to create a natural appearance and
will be clustered in some places, singular in others. Boulders will vary in size and placement to avoid
uniformity. Boulders will be handled in a manner that will avoid machine scarring of the natural surfaces.

Curbs (Gutters, Swales)

The Project’s use of curbs will be limited to situations where they are necessary for the separation of
pedestrian/vehicular circulation and for concentration of drainage flows and snow removal. Curbs may
be of poured concrete. The use of monolithic poured concrete curb and gutter combinations is permitted.
The use of cobble-lined swales in lieu of a concrete curb and gutter is also permissible. Cobble-lined
swales will be constructed with select, hand-placed cobble in accordance with Town standards. Drainage
swales and gutters within paved areas will be of similar material to adjacent paving; in landscaped areas,
swales will be lined with grass, soil, stone or a combination of these or similar materials. In traveled
areas, storm inlet grates will be designed to allow bicycles and strollers to pass over them.

Sierra Star Master Plan Project I11. Project Description
Draft Environmental Impact Report Page I11-25
SCH # 2005092103



Town of Mammoth Lakes April 2007

Steps, Stairs, and Ramps

The Project’s steps will be convenient and safe to use both in summer and winter. Ramps will be
employed to create barrier-free access to buildings in accordance with ADA standards. Stairs and ramps
will be of materials and design appropriate to building styles and scale. Stairs and ramps may be of
concrete, stone, wood or composite material. Typical riser height will range from 4 1/2 to 6 inches and
typical tread width will range from 12 to 24 inches. In outdoor use areas these dimensions can vary to
allow stepped ramps with wider tread spacing. Both stairs and ramps shall have handrails as required by
applicable building codes; handrails, where possible, will be supported by open railings or balusters rather
than solid walls; these railings will be integral and consistent with overall building character and represent
an opportunity to create design interest either by detail or color or both. All stairs and ramps shall be
designed in accordance with standards for safety and accessibility, and must facilitate snow removal
through design.

Entries and Pedestrian Walkways (for trails, see “Recreational Amenities”).

The Project’s building entrances will be sized to accommodate several people together, be weather
protected, be well lit, and convey a sense of welcome. This will be achieved with the detailing and color
of doors and adjacent frames, slight recessing, lights to highlight the entrance, and quality hardware. The
Project will develop pedestrian paths, bridges, or boardwalks that are safe, attractive and supportive of
pedestrian activities. Materials and construction will be appropriate to the local and regional setting and
complement the architecture and the uses to which they connect. Places of pedestrian ingress and egress
will be defined by the architecture of buildings, by arrangements of lights, plants, or flagpoles, by use of
landscape elements such as steps and special pavements, and by attractive signs and colors. Path widths
are to be designed to accommodate expected pedestrian uses and level of use. (For trails, see
“Recreational Amenities”). Pedestrian paths may be of asphalt, pavers, concrete, or ornamental stone;
boardwalks and bridges to be constructed typically of wood or composite decks with wood, metal, or
stone railings and structure. Boardwalks may be used in some locations under arcades, subject to
assessment of noise issues. Major outdoor use areas will be paved in modular concrete pavers, or stone
pavers. Colored and or textured concrete may be used in limited areas subject to maintenance
considerations. Colors will be relatively neutral and compatible with adjacent building and wall surfaces;
in some cases mixed pavements may be used to modulate scale and texture. Asphalt paving may be used
in secondary pedestrian lanes. All pedestrian surfaces will have sufficient slope for positive drainage, and
be durable enough and designed to accommodate snow removal, snow melt and deicing. Paths in
landscaped or natural areas will reflect that setting by meandering form, varying width, and soft edges;
these paths may be asphalt, concrete, gravel, wood chips, compacted soil, or decomposed stone. All
plazas, paths, boardwalks, and bridges must conform to standards for safety and accessibility.
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Utility Screening and Service Areas

The Project will minimize the visual impacts of aboveground utility structures and equipment including
transformers, vents, condensers, fans, etc. Minimize the visibility of exterior service and storage areas.
Locate equipment enclosures and storage containers in areas of low visibility, away from major public
walks and streets and building entrances to the extent practical. Where possible locate utility structures in
landscape areas where shrub planting can screen them. Use landscape materials, berms and tree planting,
to visually screen exterior service areas, ramps, docks, etc. Painting of utility enclosures in colors
compatible with the surrounding landscape palette is encouraged when permitted by utility companies.
Where size of structure and location warrant, enclose service areas and utility structures behind walls,
fences, or screens. Enclosure material will be consistent with adjacent buildings in materials, detailing,
and color.

Utility Boxes and Manholes

The Project will minimize the visual and physical impacts of underground utility access structures. Avoid
placing underground vaults and boxes adjacent to building entrances and landings for public stairs and
ramps. Use of decorative manhole covers in prominent or visible locations is encouraged. Avoid
collecting multiple vaults/boxes in single locations within major pedestrian areas.

Site Furnishings

The Project will provide comfortable, sturdy, attractive seating and furniture types and styles consistent
with the architectural vernacular of adjacent buildings. Benches will generally have backs and be
constructed of wood or metal; benches without backs and armrests will be used only in locations where a
low visual plane must be maintained. Tables and chairs in outdoor use areas will be moveable for
flexibility, ease of maintenance and seasonal variation. They will be consistent in scale, color, and detail
to fit within respective outdoor spaces and building context. A variety of size, shape and materials will be
encouraged over uniformity. Finely detailed furnishings of wood and metal are preferred. Informal
seating in the form of low walls, long horizontal steps, and large boulders/rocks will be located adjacent
to building entrances, pedestrian walks and outdoor gathering areas. Outdoor tables that can
accommodate umbrellas or free standing umbrellas with stands, are recommended to allow sun/shade
control; umbrellas will have a variety of sizes, colors and details, yet be consistent with the character of
the neighborhood. Trash and recycling receptacles shall be provided in high use pedestrian areas, and
shall be constructed of materials that complement adjacent buildings and materials.

Bus/Shuttle Shelters

The Project will include Bus/shuttle shelters sited to facilitate the safety, use and comfort of passengers
using transit within the SSMP Project area. Shelters shall be sited to provide adequate distance from
adjacent roadways to allow passenger staging, loading and unloading. Shelters, when feasible, shall be
located on north and east sides of roadways to allow maximum solar exposure and facilitate snowmelt on
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surrounding paved surfaces. Hard surface areas around shelters shall be adequate to serve passenger
activities, be durable, and be connected to the local pedestrian trail and walkway network. Quick
couplers to allow for water connection will be provided to allow the shelters to be easily cleaned.
Shelters shall be constructed of durable materials that are compatible, complementary and consistent with
the high mountain environment. Suggested materials include heavy timbers, logs, stone, structural metal
and metal connectors, safety glass, etc. Colors of paints, stains, or finishes will be drawn from a palette
complementary to the surrounding natural environment. Roof forms shall be designed to hold snow or to
shed it away from active pedestrian areas. Shelter walls and orientation shall provide protection from
prevailing winds to the extent possible. Signage and user information displays associated with the
shelters shall be consistent with “Signage” guidelines and the Town code. Any commercial identification
or advertising shall be understated and tasteful and be approved by the Town. Lighting used for shelters
and adjacent areas will have shielded light sources so as not to create light spill or glare. See “Lighting”
guidelines below.

Kiosks, Informational Boards, Menu Boards

The Project will provide permanent and temporary means for the posting of information, directions,
notices, commercial advertising, etc. in a way that is physically and visually pleasing. Kiosks will be
designed to reflect architectural detail and proportions of adjacent buildings; roofs will reflect the scale
and character of the neighborhood as well as regional styles; materials may include stone for base, wood
siding, stucco, or other materials consistent with adjacent building details at the ground level. Function of
kiosks may be to provide visitor information, security, small commercial retail opportunities or other
guest services. Size of kiosks will be related to function in compliance with regulations. Other
informational boards and menu boards are allowed for visitor information and commercial purposes
subject to a Master Signage Plan approval; these boards will be tasteful, complementary to the scale and
detail of the adjacent neighborhood; they will be protected from weather either by clear covering or
overhead protection of eaves, porches and canopies and shall be in conformance with Signage Guidelines.
Where kiosks or boards are to allow posting of public notices/information, there shall be strict
management requirements for maintaining order and updating information.

Drinking Fountains

The Project will incorporate drinking fountains that will be free standing; size and scale of drinking
fountain will be based on proportion and scale of particular space. Material will be consistent with SSMP
design context; stone, wood or metal can be appropriate for base/basin; fixtures will be copper, brass and
stainless steel. Drinking fountains shall be accessible to the handicapped and have provisions for
accommodating small children.
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Bollards

The Project will provide attractive means to separate pedestrian and vehicular circulation zones, to restrict
access to emergency vehicles, to organize public spaces, or to use as elements of transition between
outdoor spaces. Rather than being seen as purely functional elements, bollards will be treated as potential
visual features and will have consistency with neighborhood and regional character, and with other
landscape elements such as lighting. Materials can be stone, concrete, wood or metal with
appropriateness of material determined by location and function of bollard use. Colors can be used as
directional devices or accents. Where emergency and/or service vehicle access is necessary, bollards
must be easily removable or retractable consistent with Mammoth Lakes Fire Protection District
requirements.

Trash Receptacles

The Project will provide functional, sanitary, convenient, visually attractive containers for disposal of
refuse. Trash receptacles will have heavy plastic or metal liners removable for emptying trash.
Receptacles may be of metal, wood, or concrete and will be sturdy and durable. Receptacles will be
complementary in scale, color, and materials to the neighborhood. Receptacles may be freestanding or
may be mounted on light poles or bollards. Receptacles will be located conveniently in areas of high
pedestrian traffic and use, but not so prominently as to dominate attention or create visual clutter.
Receptacles will be small animal and bear-proof containers.

Bicycle Racks

The Project will provide convenient, functional, visually unobtrusive locations for parking bicycles
located out of pedestrian flow and close to destinations. Bicycle racks will be located in highly visible
areas. Where possible, provide a backdrop for bicycle parking areas with landscape planting or other
screening. Do not place bicycle racks in areas where pedestrian movement is impeded or snow removal
impaired. Bicycle racks will be located near major entrances and lobbies of buildings. Bicycle racks will
be typically of metal or wood and be of a style, detail and color, which are complementary to the
neighborhood style.

Banners, Flags and Flagpoles

Flagpoles on the Project site will be used as an architectural element to help define important public
spaces, arrival spaces, or ceremonial spaces, etc. Permanent flagpoles will be limited in use so as not to
diminish their effect. Flagpoles will be used as landmarks to visually mark important spaces. Because
poles have little visual interest at ground level and can contribute to visual clutter, careful attention must
be taken to their location and arrangement. Poles will be freestanding, tapered, typically of metal or
fiberglass, tops may be of polished brass or bronze. Plastic tubing is not appropriate for flagpoles. Color
will be complementary to their surroundings, neutral colors may minimize the impact of flagpoles at
pedestrian level.
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Fencing

The Project will provide fencing that is functional, attractive, and appropriate. Fence height will not
exceed that allowable by Town code without review and approval. Fencing will be appropriate to its
function, neighborhood, and regional character; fences will reflect and extend adjacent building details
where appropriate. The use of ornamental metal or decorative wood fences is appropriate to define edges
of small terraces, garden areas, and pool enclosures. The use of vertical board and batten, or horizontal
lapped siding for screening purposes is appropriate.

Tree Grates

The Project will include tree grates to protect the roots of trees. Tree grates will be located within paved
areas and snow melted areas only, and to accommodate pedestrian movement in an attractive and safe
manner. Grate materials may be heavy cast metal or pre-cast concrete in areas with heavy pedestrian
traffic. Grate openings will not exceed 3/16 inches in width. In areas of less intense pedestrian use, tree
grates are not required and may be replaced by low perennial plant materials planted at base of tree.
Other treatments at tree base may include stone pavers set within a header placed on sand with fairly wide
joints to allow penetration of air and water. Round grates may be easier to blend in areas with complex
paving patterns; square grates may work well with square or rectangular paving grids.

Plant Containers and Planting

The Project will allow for use of plant materials in situations where in-ground planting is not possible.
Plant containers may also be used as elements for defining space, as decorative additions to buildings, etc.
Plant containers may be free standing, attached to buildings, such as window boxes, or hanging from
structures, lighting standards, or wall brackets. Plant containers will be irrigated. Plant containers shall
reflect the colors, materials, styles, and detail of the neighborhood character; they may be constructed
from materials such as wood, concrete, stone and metal. Where containers are attached to building
exteriors, provisions will be made for appropriate waterproofing and drainage.

The planted landscape on the Project site will incorporate trees and shrubs to revegetate disturbed areas,
to buffer or frame views to allow summertime shading of outdoor places, to allow transition in scale and
to soften building massing, and to introduce decoration and color into outdoor use areas. Planting on the
Project site will use native conifers, deciduous trees, and shrubs. Trees will be primarily coniferous but
with an intermixing of deciduous trees species. Trees will be grouped in informal masses rather than
uniformly placed. Landscaping will be designed to be in scale with the surrounding public spaces and
buildings. Tree canopies in pedestrian areas along roadways, and in outdoor use areas will be high
enough to avoid blocking of views of building lobbies, signage, entries, and must provide clearance for
emergency vehicles. Shrubs will be used in some locations to screen service areas and to soften the
appearance of graded banks. Shrubs can be used to provide a foliage mass with special fall color or
wintertime berry effect. Lawn will be planted sparingly within and around outdoor use areas as a simple
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green cover and to provide casual relaxing spaces. Ground cover plants may be used on slopes too steep
to mow. Meadow grasses and low growing native shrubs will be planted to create a naturalized
understory under forest trees. Seasonal flowers will to be planted in high use areas. This includes plant
beds in adjacent building entrances, flower boxes or pots on balcony rails and at windowsills, and in
relationship to outdoor use areas. Plant materials in general will emphasize use of native plant species
and low water requiring materials as required by Town code. Atrtificial plants or lawn will be prohibited.
Irrigation will be installed in all landscape areas as required for maintenance. Drip irrigation will be used
in non-lawn applications where possible.

Lighting

The lighting needs at the Project site will vary according to the type and intensity of use. Varying
illumination levels will be developed which address the particular needs of outdoor spaces and activities:
safety, security, vehicular and pedestrian movement, retailing, signage, etc. Excessive illumination will
be avoided and lighting will be designed and placed that minimizes glare and reflection and to maintain
‘dark skies’. Interior light escaping through windows could be minimized by the use of tinted glass or
clear glass that has equivalent or less light transmission. Low-e glass could be used to increase overall
efficiency.

Special Events Lighting

The Project will create opportunities for special lighting related to single events, seasonal displays, and
ceremonial functions. Adequate weatherproof outdoor electrical receptacles in outdoor use areas from
which power for lighting and sound may be pulled will be provided. In addition, adequate weatherproof
outdoor electrical receptacles adjacent to specific trees, structures or other outdoor elements which may
be lit for seasonal and holiday display will be provided.

Streets and Roadways

Lighting fixtures will typically be mounted on poles at 15 feet - 24 feet height with efficient lamp types
(metal halide, high-pressure sodium, or other white light source). Illumination levels will be highest at
intersections and along roadways carrying most traffic. Fixtures will be of a cutoff type designed to
shield the light source and reduce light spill and glare at adjacent buildings and outdoor areas. Fixtures
and supporting poles will be placed in locations which minimize visual impact (for instance, where trees
and other landscape elements create an appropriate vertical backdrop). [Illumination levels along
roadways will provide minimum requirement for safety and directional orientation and be consistent with
local policies and zoning regulations concerning roadway illumination levels. Fixture locations will be
staggered rather than formally arranged. The intent is to preserve the mountain rural character rather than
creating an urban one. Fixtures must be clear of snow storage areas.
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Drop-off Parking, Transit Stops, and Service Areas

Lighting fixtures will typically be mounted on poles at 15 feet - 20 feet height or on building walls where
appropriate. Metal halide, high-pressure sodium, or other efficient white lamp sources will be used.
Illumination levels will be high enough to allow safety for vehicular and pedestrian circulation and
service activities. Fixtures will be of cutoff design to shield the light source and eliminate spill and glare
into adjacent areas. Where possible, particularly in parking areas, fixtures will be within landscaped
areas. This is preferable to poles and fixtures standing alone. Fixtures will be clear of snow storage
areas. Light fixtures will be decorative as well as functional with detail and ornamentation that
complements architectural styles and elements.

Pedestrian Areas, Walkways, Outdoor Use Areas (Heavily Traveled)

Lighting fixtures will typically be mounted on poles, building walls or other locations. Bollard lights
along walkways will be permitted if provisions for snow melt or snow removal is employed. Color
corrected metal halide; high-pressure sodium, fluorescent or incandescent light sources are encouraged.
Mercury vapor and low-pressure sodium sources will not be permitted. Illlumination levels will be high
enough to facilitate safe pedestrian travel, directional orientation and safety but not to create a bright,
overly lit pedestrian environment. Use of cut off lighting fixtures (flat glass lens that eliminates or
minimizes direct glare with no upward throw of light) will be used to prevent glare and light spill.
Emphasis will be placed on creating higher illumination levels at building entrances, stairs, ramps, major
pedestrian spaces, decision points, etc. General lighting will not overwhelm other secondary light sources
used for signage, etc. Light fixtures will be decorative as well as functional with detail and
ornamentation, which complements architectural styles and elements.

Pedestrian Paths, Trails, Parks (Less Traveled)

Lighting fixtures will be mounted on poles, bollards, etc., at heights between 3 feet to 15 feet. Lighting
fixtures may be mounted in trees if there is no penetration of the tree trunk. Light sources may be high-
pressure sodium, color corrected metal halide, fluorescent and incandescent. Low voltage fixtures may be
used when appropriate for the intended uses. General lighting and illumination levels will be subdued.
Lights should serve primarily as directional cues and used for safety at stairs, ramps and other areas that
require visibility. Use of cut off lighting fixtures will be used to prevent glare.

Accent, Special Purpose, Decorative Lighting

Lighting fixtures will be mounted on buildings, poles, or ground locations at heights as required. High-
pressure sodium, metal halide, incandescent, etc. will be used. Decorative lighting in trees will be
appropriate for seasonal displays. Illumination of signs, building elements, landscape features, fountains
or other significant elements is appropriate for special lighting effect. Fixtures, especially freestanding at
ground level or installed in the ground, must be shielded to prevent glare and located in landscaped areas
where the fixture is not a hazard to pedestrians.
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Signage Lighting

Lighting fixtures typically incandescent, quartz or fluorescent, will be used for illuminating individual
signs. Fixtures should be aimed and shielded to prevent glare. Neon lighting is discouraged as display
lighting or signage illumination. Signage will be lit by external sources rather than by internally lit signs.
Light fixtures will be unobtrusive and detailed to blend with and complement architectural detailing.

Signage

The Project will provide signage that is clear, understandable and attractive but which also creates a
memorable environment and sense of place. The signage will reflect the character of the Project with
regard to materials, form and use. A master sign plan will be prepared that will allow an implementation
of a comprehensive signage program. Signage form and quality will relate directly to its purpose, context
and location. Signage will inform and direct, but in a manner and style which creates a memorable
impression. As such, signage will provide an opportunity to introduce architectural, whimsical, historical
and/or sculptural character.

Regulatory and Directional

The Project will create a system of sign types that facilitate specific activities within public areas.
Signage will primarily be used to communicate traffic and parking regulations. Regulatory signs will be
standardized, yet be given unique character and identification within the Project by sign shape, graphic
style, color or materials. Regulatory signs will be minimized and will be sized, mounted and placed with
care to limit visual intrusion. Directional/identification signage will primarily be used to orient and direct
visitors both in vehicles, on foot, or on bicycle. Directional/identification signage will be large enough to
make information legible and to facilitate decision making (particularly from a car). Sign materials may
vary considerably but should be consistent with regional character, the local neighborhood, and nearby
architectural elements. Where possible, visually integrate directional/identification signs within the
landscape context.

Commercial Signage

The Project will encourage attractive, appropriate, tasteful signage for commercial/retail identification.
Signs will not be positioned so as to obscure any important architectural details. Monument signs may be
employed for large commercial uses such as hotels. Monument signs will be integrated within the
landscape and employ the use of materials appropriate to a mountain location. Projecting signs
perpendicular to building faces are encouraged for retail uses. These will be positioned along the first
floor facade at a level which allows good visibility from pedestrian areas but high enough to allow site
clearance where required (8.0 feet minimum clearance). Projecting signs will be placed to emphasize
special shapes, details or projections that characterize a particular facade, to draw attention to shop
entrances or to emphasize window displays. Signs should be supported by brackets, which can be
decorative as well. Each retail business will be allowed a single projecting sign. Window signs will not
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obscure views into the business and will only be approved when they enhance the storefront. Flush
mounted signs, when used, will be positioned within architectural features, such as transom panels above
doorways, etc. Signs may be located on awnings or canopies when they are part of the building facade.

Sign Shape and Materials

The Project signs, which are symbolic and/or sculptural, are encouraged because they create visual
interest and complexity. Sign shapes will be interesting but not overly complex. Materials will be
durable and easy to maintain. Materials will be expressive of regional character and the local
neighborhood as well as compatible with building finishes. Appropriate materials will include wood,
high density polyurethane with simulated wood grain, metal, stone, glass, and acrylic. Materials may be
painted and finished in a variety of ways.

Graphics

The signage lettering will be of sufficient size and of a style that is easily read. No more than two letter
fonts on a single sign. As a general rule, letter forms should occupy no more than 75 percent of total sign
panel area.

IHlumination

Illumination external to the sign surface is required with lighting directed at the sign. Light sources for
signage should be shielded and light levels should not compete with other functional lighting. Neon signs
are discouraged.

Phasing & Schedule

The Project has been organized so that it will be developed in several phases. Each phase will stand-
alone and operate successfully as a complete entity so that The Project is attractive and inviting
throughout the entire development. Each phase will be coordinated with surrounding land uses, vehicular
circulation, emergency access routes, and pedestrian bike and trail systems so that visitors are clearly
guided and that there are logical transitions within the circulation network. Most construction phases will
last approximately 18 to 24 months but some may be as long as 24 to 30 months. Some phases may be
under construction simultaneously. Construction activities are proposed to be complete in 2012.
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C. PROJECT OBJECTIVES

The objectives of the Project are as follows:

To produce a development design that is appropriate to the character of the Mammoth Lakes
region.

To enhance the Town to be comparable to other high-quality mountain resort destinations in
North America.

To refocus the remaining development within the Master Planning Area toward the creation of
transient occupancy units, establishment of a more efficient transportation and circulation system,
and the development of additional affordable housing units and hotel and condominium units.

To provide bicycle and pedestrian trails connections to existing trails and other town-wide
circulation systems.

To provide development that is responsive to the existing and expected future resort housing and
hotel demand within the Town.

D. DISCRETIONARY ACTIONS

The Town of Mammoth Lakes is the lead agency for the Project. In order to construct the Project, the
approval of the following discretionary actions will be required:

District Zoning Amendment*
Conditional Use Permit
Design Review

Tentative Tract Maps

1

The District Zoning Amendment is a one time action to approve the SSMP and does not occur at each project

application.
Sierra Star Master Plan Project I11. Project Description
Draft Environmental Impact Report Page I11-35

SCH # 2005092103



Town of Mammoth Lakes April 2007

This Draft EIR serves as the environmental document for all discretionary actions associated with
development of the Project. This Draft EIR is intended to be the primary reference document in the
formulation and implementation of a mitigation monitoring program for the Project. This Draft EIR is
also intended to cover all federal, state, regional and/or local government discretionary approvals that may
be required to develop the Project, whether or not they are explicitly listed below. Federal, state and
regional agencies that may have jurisdiction over the Project include, but are not necessarily limited to:

o US Army Corps of Engineers

e California Department of Transportation

e California Department of Fish & Game

e Great Basin Unified Air Pollution Control District (GBUAPCD)
e Lahontan Regional Water Quality Control Board (RWQCB)

e Mammoth Lakes Fire Protection District

e Mammoth Community Water District
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IV. ENVIRONMENTAL IMPACT ANALYSIS
A. IMPACTS FOUND TO BE LESS THAN SIGNIFICANT

INTRODUCTION
Section 15128 of the CEQA Guidelines states:

“An EIR shall contain a statement briefly indicating the reasons that various possible
significant effects of a project were determined not to be significant and were therefore
not discussed in detail in the EIR.”

An Initial Study (IS) was prepared for the Project in September 2005 (see Appendix A). Based on the
analysis contained in the study, it was determined that implementation of the project would not result in
significant environmental impacts to the environmental impact topics listed below and therefore, are not
discussed in detail in Section 1V of this Draft EIR. (Some potential impacts are discussed in the various
sections of Section IV and were determined to be less than significant; those issues are not discussed
below.)

AGRICULTURAL RESOURCES

The Project would not convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural use. The Project is not proposed on
agricultural land nor is the land recognized as having the soil characteristics of important, prime or
significant agricultural land. Thus, no further analysis of this issue is required.

The Project would not conflict with existing zoning for agricultural use or a Williamson Act contract.
The Project site is not zoned for agricultural use and is not under Williamson Act contract. Thus, no
further analysis of this issue is required.

The Project would not involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agricultural use. No agricultural land uses are
located in proximity to the Project site. Thus, no further analysis of this issue is required.

HAZARDS AND HAZARDOUS MATERIALS

The Project would not create a significant hazard to the public or the environment through the routine
transport, use or disposal of hazardous materials. The Project would not involve the routine transport,
use or disposal of substantial quantities of hazardous materials. The Project would involve the
development of residential (including hotel and resort), retail, and conference center/commercial land
uses and would only involve the use of common household and maintenance solvents typically associated
with such activities. As such, no impact would occur.
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The Project would not create a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the likely release of hazardous materials into the
environment. The Project would not involve the routine transport, use, or disposal of substantial
guantities of hazardous materials. Therefore, the Project would not have the potential to create upset or
accidental release of substantial quantities of hazardous materials and no impact would occur.

The Project would not emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an exiting or proposed school. The Project site is not
located within one-quarter mile of any existing or known proposed schools. Furthermore, the Project
would not involve the routine transport, use, disposal, or accidental release of substantial quantities of
hazardous materials. Therefore, the Project would not have the potential to emit substantial quantities of
hazardous materials within one-quarter mile of an existing or proposed school and no impact would
occur.

The Project is not located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, nor would the project result in a safety hazard
for people residing or working in the project area. Therefore, the Project would not have the potential to
result in an aircraft-related safety hazard for people residing or working in the project area and no impact
would occur.

The Project is not within the vicinity of a private airstrip, would the project result in a safety hazard for
people residing or working in the project area. Therefore, the Project would not have the potential to
result in an aircraft-related safety hazard for people residing or working in the project area and no impact
would occur.

The Project would not impair implementation of, or physically interfere with an adopted emergency
response plan or emergency evacuation plan. The Project would not affect an emergency response plan.
While the Project would introduce new development to the Project site, such development would conform
with all applicable local, county, regional, State, and federal regulations pertaining to emergency safety.
As such, the Project would not impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan and no impact would occur.

The Project would not expose people or structures to a significant risk of loss, injury or death involving
wildland fires, including where wildlands are adjacent to urbanized areas or where residences are
intermixed with wildlands. The Project site is located near the center of the Town of Mammoth Lakes
and, although the Project site contains existing forest, the Project would not present any greater risk than
would have been created under the existing Lodestar Master Plan land use designations for the Project
site. Therefore, the Project would not expose people or structures to a significant risk of loss, injury or
death involving wildland fires and no impact would occur.
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MINERAL RESOURCES

The Project would not result in the loss of availability of a known mineral resource that would be of value
to the region and the residents of the state. A significant impact may occur if a project is located in an
area used or available for extraction of a regionally-important mineral resource and the project converted
an existing or potential future regionally-important mineral extraction use to another use or if the project
affected access to a site used or potentially available for regionally-important mineral resource extraction.
No mineral extraction activities are presently conducted or proposed on the Project site. Therefore, the
Project would not result in the loss of availability of a known mineral resource that would be of value to
the region and the residents of the state. Therefore, no impact would occur and no further analysis of this
issue is required.

The Project would not result in the loss of availability of a locally-important mineral resource recovery
site delineated on a local general plan, specific plan or other land use plan. The Project site is not within
the designated boundaries of any general, specific or land use plan designated for the extraction of any
locally-significant mineral resources. Therefore, no impact to the loss of availability to locally-important
mineral resources would occur. Therefore, no impact would occur and no further analysis of this issue is
required.

RECREATION

The Project would not increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or be accelerated. A
significant impact may occur if a project includes substantial employment of population growth which
could generate a demand for park or recreational facilities that exceed the capacity of existing parks or
recreational and causes premature deterioration of the facilities. Maintenance of public parks and
recreational facilities in Mammoth Lakes is funded largely through the City general fund, through the
Quimby Act and other park fees. The Project would not place an additional generation of demand on
existing neighborhood and regional parks, and subsequent accelerated deterioration of the parks. As
demand for park services by the Project is considered to be negligible, project impacts on maintenance of
those facilities would likewise have no significant impact and no further analysis of this issue is required.

The Project would include recreational facilities or require the construction or expansion of recreational
facilities which might have an adverse physical effect on the environment. A significant impact may
occur if a project includes the construction or expansion of park facilities and such construction would
have a significant adverse effect on the environment. The Project is viewed as a resort recreation center
with residential uses, outdoor use areas, and multiple options for recreational amenities. These include
the Sierra Star golf course, recreational trails and walkways, the golf course lake, individual pools, spas,
and water play areas associated with resort hotels and hotels. As previously stated, the Project’s
recreational amenities in conjunction with the Town’s current facilities and the collection of Developer
Impact Fees that support the Town’s park and recreation fund would be adequate to accommodate the
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Project’s demand for parks and recreational services.! The Project provides for on-site recreational
amenities and would not involve the need for construction or expansion of off-site public recreational
facilities. Therefore, no significant impacts would occur and no further analysis of this issue is required.

! Town of Mammoth Lakes Municipal Code Chapter 15.16 §15.16.085 part E, CAJA staff, April 14, 2006.
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IV. ENVIRONMENTAL IMPACT ANALYSIS
B. AESTHETICS

INTRODUCTION

This section addresses the subject of aesthetics with respect to the Project and includes a description of
existing visual conditions and an evaluation of potential aesthetic effects associated with implementing
the Project. Computer-generated visual simulations illustrating “before” and conceptual “after” visual
conditions at the Project site as seen from three representative public vantage points are presented as part
of the analysis. Digitized photographs and computer modeling and rendering techniques were used to
prepare the simulation images.

In addition, this section addresses the subjects of nighttime illumination, daytime glare, and the effects of
shade/shadow from proposed buildings. Computer models were used to determine approximate shadow
patterns emanating from proposed buildings during the summer solstice, winter solstice, and spring and
fall equinox.

ENVIRONMENTAL SETTING
Regulatory Framework

The Town of Mammoth Lakes (Town) is a recreation resort community located in the Eastern Sierra and
contains a plethora of mountain meadows, creeks, mountain vistas, forests, and wildlife. Visitors enjoy
the fishing, skiing, snowboarding, hiking, camping, bicycling, and other recreational pursuits throughout
the year. To ensure the preservation of existing valuable visual resources and the Town’s visual
character, regulations and requirements pertaining to views and aesthetics have been integrated into the
1987 General Plan as well as the Mammoth Lakes Municipal Code.

The current General Plan of the Town was adopted in 1987. Although a recent update to that General
Plan has been drafted, it has not been adopted. Because the adoption of the Draft General Plan is an
ongoing process, the standard for analysis used in this Draft EIR is based on the 1987 General Plan.
Therefore, the relevant policies that address aesthetics resources from the adopted 1987 General Plan are
addressed below.

Mammoth Lakes Municipal Code Section 17.32.120 sets forth the design review process and authority.
The Design Guidelines for the Town, in accordance with Mammoth Lakes Municipal Code Section
17.32.120, are a communication tool to assist the Town in guiding and evaluating both renovation of
existing and new development projects. The Mammoth Lakes Municipal Code also sets forth design
criteria for Signs and Outdoor Lighting (Section 17.40 and Section 17.34, respectively).

Sierra Star Master Plan Project IV.B. Aesthetics
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Adopted General Plan (1987)

Visual resources are addressed in the Conservation and Open Space Element of the Town’s 1987 General
Plan. As discussed therein, the Town’s dramatic visual setting is one of the major attractions to residents
and visitors.

According to the adopted 1987 General Plan, a viewshed is a visually significant area which may be
viewed from the Town, along roadways to and within the community, and from other areas utilized by
residents and visitors. Significant viewpoints in Mammoth Lakes include the ski slopes on Mammoth
Mountain, Sherwin Bowl, Lake Mary Road, State Highway 203 east of Old Mammoth Road, Old
Mammoth Road south of Mammoth Creek, the Gateway District — particularly along State Highway 203
and the Meridian extension, and U.S. Highway 395. Significant vistas may also occur in the space
between buildings and properties, called “subvistas,” and should be retained where appropriate.

Several policies in the adopted 1987 General Plan are applicable to the Project with respect to visual
resources. Consistency with these policies is analyzed below under “Environmental Impacts.”

Sierra Star Master Plan Project IV.B. Aesthetics
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Design Guidelines

The Design Guidelines for the Town (the “Design Guidelines”) are “intended to bring a comprehensive
and unified approach to the review of development projects so that integration of individual projects can
create an attractive community.”

The Design Guidelines are based on core community values to guide future development to ensure that
the Town retains its uniqueness as a mountain resort. The community values include the following:

e Mammoth Lakes’ unique eclectic character;

¢ Identifiable neighborhoods;

e Maintenance of important views and vistas;

e The natural beauty of Mammoth Lakes;

e Healthy forest;

o Understandable, convenient and complete pedestrian, bike and transit connections;
o Building scale and proportions appropriate to a pedestrian environment;

e Use of natural, regional materials in the built environment;

o Encourage integrated systems design; and

e Environmentally sensitive design.

Each of the community values has associated design principles detailed in the Design Guidelines. The
design principals are expressed throughout the Design Guidelines in the form of specific objectives and
guidelines. The six objectives in the Design Guidelines include the following:

o Site Design. Proposed developments shall address the opportunities and limitations of the site
and its surroundings. Integrate the relationship between the site’s topography, existing
vegetation, other natural features, adjacent properties, views, solar access, the uses proposed and
the development plan.

e Architectural. The architectural style of buildings within the Town is currently diverse and of an
eclectic quality. Residents and property owners identify with this character and would like to see
it maintained, while improving the general quality of the built environment, pedestrian spaces and
pedestrian relationships to buildings.

Sierra Star Master Plan Project IV.B. Aesthetics
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o Landscape and Public Space. The objective of any landscaping plan shall be to create a
pleasant setting and to preserve and enhance the natural landscape character of the development
area. The scale and overall design shall be such that new vegetation and landforms blend with the
natural environment.

Removal of trees, shrubs, and non-hazardous native plant materials generally shall be limited to
that essential for development of the site.

Each development application shall evaluate any and all existing trees on-site greater than six
inches in diameter at shoulder height, and substantiate proposed removal to the Town. New
vegetation should be of substantial size and variation to resemble a natural pre-disturbance
condition.

e Lighting. Outdoor lighting plays a significant role in creating safe pedestrian environments,
establishing character in the town and highlighting special features of the built environment.
Ensure that exterior lighting conforms to the Municipal Code Chapter 17.34 — Ordinance No 03-
09 “Outdoor Lighting” in addition to these Design Guidelines.

e Signage. Signage should reflect the character of the neighborhood with regard to materials, form
and use.

Signage form and quality should relate directly to its purpose, context and location.

Signage should inform and direct, but in a manner and style which creates a memorable
environment, particularly within pedestrian zones. As such, signage provides an opportunity to
introduce whimsical, historical and/or sculptural character.

o OQOutdoor Sales/Storefront Displays. Outdoor sales, public events, and storefront displays
provide the opportunity for businesses and event sponsors to create an attractive environment,
adding interest and activity to the streetscape, and attracting residents/tourists and
pedestrians/shoppers.

Mammoth Lakes Municipal Code

The Mammoth Lakes Municipal Code sets forth rules and regulations governing the design, use, and
display of lighting and signs within the Town. It is acknowledged in the Mammoth Lakes Municipal
Code that the economy of the Town is dependent upon aesthetics, as it is a tourist-based economy.
Lighting and signs have the potential to substantially impact the environment and, as such, affect the local
economy.

Sierra Star Master Plan Project IV.B. Aesthetics
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Outdoor Lighting
Chapter 17.34 of the Mammoth Lakes Municipal Code sets forth rules and regulations for outdoor
lighting within the Town. The purpose of Chapter 17.34 is to accomplish the following:

e To promote a safe and pleasant nighttime environment for residents and visitors;

e To protect and improve safe travel for all modes of transportation;

e To prevent nuisances caused by unnecessary light intensity, direct glare, and light trespass;

e To protect the ability to view the night sky by restricting unnecessary upward projection of light;

e To phase out existing non-conforming fixtures that violate this chapter, including those owned by
the Town and other public agencies; and

e To promote lighting practices and systems to conserve energy.

Section 17.34.060 of the Municipal Code requires that an Outdoor Lighting Plan be submitted in
conjunction with an application for design review approval; a conditional use permit; subdivision
approval; or, a building permit for a new structure or addition(s) of 25 percent or more in terms of gross
floor area, seating capacity, or parking spaces (either with a single addition or cumulative additions). An
Outdoor Lighting Plan is required for all new outdoor lighting installations on commercial (including four
or more units of multi-family residences), industrial, public and institutional properties.

Signs

Chapter 17.40 of the Mammoth Lakes Municipal Code sets forth rules and regulations governing the
display of signs within the Town. The purpose of Chapter 17.40 is to achieve the following:

o Recognize that commercial signs are a necessary means of useful communication for the
convenience of the public;

o Regulate the number, location, height, size, design, construction, color and illumination of signs
in order to maintain and improve the image, attractiveness and environmental qualities of the
town;

e Preclude sign size and placement from conflicting with the principal permitted use of the site or
adjoining sites;

o Regulate sign size in relationship to the scale of the street frontage and/or building face where
such signage is to be placed;

Sierra Star Master Plan Project IV.B. Aesthetics
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o Enhance the attractiveness and economic well-being of the Town as a place to live, vacation and
conduct business while cultivating the town's premier status in an increasingly competitive resort
market;

e Protect, preserve and enhance the unique aesthetic character, beauty and charm of the Town, and
thereby encourage the continued development of tourism within the town;

e Protect the public from hazardous conditions that can result from commercial signs which are
structurally unsafe, obscure the vision of motorists, create dangers to pedestrian traffic, or which
compete or conflict with necessary traffic sighals and warning signs;

e Avoid the creation of a "tourist trap" atmosphere which can result when business enterprises
compete for attention through the use of commercial advertising signs, and promote an overall
visual effect which has a minimum of clutter;

o Eliminate distracting lighting and excessive glare by reasonably limiting the illumination of signs
to subdued, adequately shielded or concealed light sources;

e Encourage the construction of commercial signs of natural materials which are aesthetically
pleasing and are compatible with natural surroundings and the buildings to which they identify;
and

e Retain permit affordability in order to promote maximum applicant revenues being used for
creative signage.

Existing Visual Character
Project Site

The Project site is characterized by groves of alpine trees interspersed with an existing golf course and
pockets of single-family and multi-family residences. The topography of the Project site is relatively flat
with a gentle slope towards the southwest. Minaret Road, a north-south roadway, transects the Project
site.

As illustrated in Figure Il1-1, Development Areas/Land Use, in Section Ill, Project Description, the
Project consists of the following Development Areas: Area 1D consists of 1.2 acres and is located in the
southwestern portion of the site; Area 2A consists of 4.2 acres and is located in the central portion of the
site; Area 2B/2C consists of 8.5 acres and is located adjacent to the northern boundary of Area 2A; Area
2D consists of 4.0 acres and is located north of Area 2B/2C; Area 4A consists of 3.6 acres and is located
in the northeastern portion of the site; Area 5A consists of 6.1 acres and is located in the central-southern
portion of the site; Area 5B/5C/5D consists of 10.3 acres and is located adjacent to the northwestern
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boundary of Area 5A; and Area 7 consists of 2.3 acres and is located adjacent to the southern boundary of
Area 5A. The existing on-site land uses are discussed in detail in Section 1V.1, Land Use and Planning.

Area 1D

Area 1D currently contains eight residential units that have been built or are under construction. Area 1D
and its surrounding area have an alpine character; containing alpine forests intermixed with multi-family
and single-family residences. Lodestar Drive, a north-south roadway, is located directly to the west of
Area 1D and terminates near the northern boundary of Area 1C where the single-family residential lots
are located within the “Crooked Pines” area. Mammoth Green is a short roadway extending from the
northern terminus of Lodestar Drive in an arc toward the southeast.

Area 2A

Area 2A is currently undeveloped and contains a grove of alpine trees flanked on the west, east, and
southeast by an existing golf course. Minaret Road delineates the southern boundary of Area 2A.

Area 2B/2C

Area 2B/2C is currently undeveloped and contains a grove of alpine trees flanked on the north, east, and
west by an existing golf course.

Area 2D

Area 2D is currently undeveloped and contains a grove of alpine trees. North of Area 2D, there are
existing commercial and multi-family residential land uses, fronting Main Street.

Area 4A

Area 4A is currently undeveloped and contains a grove of alpine trees flanked on the south and west by
an existing golf course. Existing single and multi-family residences are located to the east of Area 4A,
along Joaquin Road.

Area bA

Area 5A is mostly undeveloped, and contains a grove of alpine trees and Bear Lake to the southwest.
Existing trees are interspersed throughout Area 5A. Sierra Star Parkway extends along the eastern
boundary of Area 5A. An existing golf course flanks the southern boundary of Area 5A.
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Area 5B/5C/5D

Area 5B/5C/5D is mostly undeveloped and contains a grove of trees flanked on the west, south, and
northeast by an existing golf course. The grove of trees in Area 5B/5C/5D extends beyond its
northwestern boundary.

Area 7
Area 7 is undeveloped with trees. Sierra Star Parkway extends along the eastern boundary of Area 7.
Surrounding Area

The Project site is bounded to the east, south and west by Lodestar Master Plan (LMP) developments that
have been constructed, are under construction, or are approved for construction. The Village at
Mammoth resort area is located to the northwest of the Project site. The northern boundary of the Project
site is dominated by existing commercial businesses, which front Main Street and Lake Mary Road.

The LMP set development standards for an approximately 226-acre site situated around the Sierra Star
Golf Course (Area G, 112 acres located west of Minaret Road and north of Meridian Boulevard as well as
in the southeast corner of the intersection of Minaret Road and Meridian Boulevard). The LMP
envisioned the development of a major commercial, residential, and recreational hub within the Town
including 1,263 residential units and 80,000 square feet of proposed commercial space. Currently, a total
of 457 residential units have been developed or approved under the LMP. No commercial space has been
developed. Residential units that have been developed include a 46-unit condominium development
(Area 1A, Mammoth Green), a 24-unit condominium project (Area 1B), an 11-lot single family
residential subdivision (Area 1C, Crooked Pines), an eight-unit apartment building (Area 1D), a 54-lot
single family residential subdivision (Area 3, Starwood), a 35-unit workforce housing development (Area
4C, The Chutes), and a 32-unit townhome condominium project (Area 5F, The Timbers). A 58-unit
condominium project (Area 5E, Solstice) and a 19-unit fractional share single-unit residential
development (Area 6, Tallus) are currently under construction and a 40-unit workforce housing
condominium project (Area 4B/4E) and a 28-unit townhome condominium project (Area 5G,
Woodwinds) were recently approved within the Master Plan area. Additionally, 44-units (4D, Mammoth
Crossing) were sold to Western Resort Properties. The 4D: Mammoth Crossings (Lode*Star) project was
approved by the Planning Commission on February 14, 2007 with 44 units of density.

Existing Viewsheds

Viewsheds refer to the visual qualities of a geographical area that are defined by the horizon, topography,
and other natural features that give an area its visual boundary and context, or by development that has
become a prominent visual component of the area. In the area surrounding the Project site, the existing
viewsheds are defined primarily by major view corridors and vistas (see Figure 1V.B-1) as well as the
nearby roadways (e.g., Main Street/Lake Mary Road, Meridian Boulevard, and Minaret Road). The
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major view corridors and vistas that could be potentially affected by the development of the Project as
well as other viewpoints of interest are identified and discussed in detail below. The locations of all of
these viewpoints are depicted in Figure I1V.B-2, Viewpoint Location Map.

Public views are those which can be seen from vantage points that are publicly accessible, such as streets,
freeways, parks, and vista points. These views are generally available to a greater number of persons than
are private views. Private views are those which can be seen from vantage points located on private
property. Private views are not considered to be impacted when interrupted by land uses on adjacent
parcels, specifically if the Project complies with the zoning and design guidelines applicable to the site.
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Public Views and Scenic Vistas

Throughout the Town, there are numerous places where views of the Project site are publicly accessible.
Several locations were chosen to represent the views that could potentially be affected by the
development of the Project. These views are depicted as Views 1 through 20 in Figures 1V.B-3 through
IV.B-12 and are identified in Figure 1V.B-2.

The Village at Mammoth (Views 1 and 2)

The view towards the Project site from The Village at Mammoth, north of Main Street/Lake Mary Road
along Minaret Road is shown in Views 1 and 2 in Figure IV.B-3. The vantages of Views 1 and 2 are
identical, while View 1 was photographed during non-snow conditions and View 2 was photographed
during snow conditions. As shown therein, existing commercial, retail, and hotel structures dominate the
view from The Village at Mammoth towards the Project site during both the summer and winter seasons.
The prominent features in Views 1 and 2 include the existing structures that comprise The Village at
Mammoth to the east and south, Meridian Road, and low-rise retail structures interspersed with trees to
the west.

Main Street and Minaret Road (Views 3 and 4)

The view towards the Project site from the intersection of Minaret Road and Main Street/Lake Mary Road
is shown in Views 3 and 4 in Figure IV.B-4. This view corresponds to the North Village Viewpoint
identified in the General Plan. The vantages of Views 3 and 4 are identical, while View 3 was
photographed during non-snow conditions and View 4 was photographed during snow conditions. As
shown therein, this view is dominated by an existing alpine forest on the Project site and mountains (the
Sherwin Range) in the background. An existing low-rise commercial structure is visible in the
foreground, at the southeast corner of Minaret Road and Main Street.

Main Street and Old Mammoth Road (Views 5 and 6)

The view towards the Project site from the intersection of Main Street and Old Mammoth Road is shown
in Views 5 and 6 in Figure IV.B-5. This view corresponds to the Old Mammoth Road and SR 203
Viewpoint identified in the General Plan. The vantages of Views 5 and 6 are identical, while View 5 was
photographed during non-snow conditions and View 6 was photographed during snow conditions. As
shown therein, this view is characterized by existing low-rise retail development and associated parking.
Existing trees dominate the background.

Town of Mammoth Lakes Office Parking Lot (Views 7 and 8)

The view towards the Project site from a parking lot located at the Town of Mammoth Lakes Offices is
shown in Views 7 and 8 in Figure IV.B-6. The vantages of Views 7 and 8 are identical, while View 7
was photographed during non-snow conditions and View 8 was photographed during snow conditions.
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As shown therein, this view is characterized by the existing parking lot and low-rise commercial
structures, with the existing alpine forest and mountains in the background.

Meridian Boulevard and Minaret Road (Views 9 and 10)

The view towards the Project site from the intersection of Meridian Boulevard and Minaret Road is
shown in Views 9 and 10 in Figure IV.B-7. This view corresponds to the Bell-Shaped Parcel Viewpoint
identified in the General Plan. The vantages of Views 9 and 10 are identical, while View 9 was
photographed during non-snow conditions and View 10 was photographed during snow conditions. As
shown therein, this view is characterized by existing trees surrounding an existing golf course during non-
snow conditions. During snow conditions, the existing trees dominate a gently sloped snow field in this
view.

Mammoth Creek Park (Views 11 and 12)

The view towards the Project site from Mammoth Creek Park is shown in Views 11 and 12 in Figure
IV.B-8. This view corresponds to the Mammoth Creek Viewpoint identified in the General Plan. The
vantages of Views 11 and 12 are identical, while View 11 was photographed during non-snow conditions
and View 12 was photographed during snow conditions. As shown therein, this view is characterized by
existing low-rise structures and parking areas in the foreground and trees in the background during non-
snow conditions. During snow conditions, the parking areas are blanketed with snow, which transforms
the view into an alpine snow-field interspersed with trees.

Sherwin Creek Road (Views 13 and 14)

The view towards the Project site from Sherwin Creek Road is shown in Views 13 and 14 in Figure 1V.B-
9. The vantages of Views 13 and 14 are different due to access limitations during snow conditions. View
13 depicts non-snow conditions and View 14 depicts snow conditions. During non-snow conditions,
shown in View 13, this view is dominated by a field of low-lying vegetation, with a grove of trees and
mountains in the background. During snow conditions, shown in View 14, this view is dominated by a
relatively flat snow field in the foreground, with a grove of trees and mountains in the background.

Lake Mary Road (Views 15 and 18)

The view towards the Project site from Lake Mary Road, just south of the tunnel, is shown in Views 15
and 18 in Figure IV.B-10. This view corresponds to the Lake Mary Road Viewpoint identified in the
General Plan. The vantages of Views 15 and 18 are different due to access limitations during snow
conditions. View 15 depicts non-snow conditions and View 18 depicts snow conditions (View 15 is
located north of View 18). During non-snow conditions, shown in View 15, this view extends across the
valley, with existing development dominating the foreground and dense alpine forests and mountains
dominating the background. During snow conditions, a snow bank typically blocks much of this view,
revealing only a portion of the existing development and the mountains in the background.
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Lake Mary Road and Twin Lakes (Views 16 and 17)

Twin Lakes is part of the Lakes Basin, a group of five major lakes and numerous small lakes, located
immediately south of Mammoth Mountain. The view towards the Project site from Lake Mary Road,
north of Twin Lakes, is shown in Views 16 and 17 in Figure 1V.B-11. This view corresponds to the
Entrance to Lakes Area Viewpoint identified in the General Plan. The vantages of Views 16 and 17 are
different due to access limitations during snow conditions. View 17 depicts non-snow conditions and
View 16 depicts snow conditions (View 16 is located north of View 17). During non-snow conditions,
shown in View 17, this view extends across the valley with existing development in the mid-ground,
sparse alpine groves in the foreground, and dense alpine forests and mountains in the background. During
snow conditions, a snow bank typically blocks much of the valley view; limited views of the existing
development in the mid-ground, and alpine forests and mountains in the background are visible, but the
foreground is not visible.

The Bridges (Views 19 and 20)

The view towards the Project site from the area known as “The Bridges,” just east of Lake Mary Road, is
shown in Views 19 and 20 in Figure 1VV.B-12. The vantages of Views 19 and 20 are identical, while View
19 was photographed during non-snow conditions and View 20 was photographed during snow
conditions. During non-snow conditions, a residence and alpine forest dominate the foreground, existing
development dominates the mid-ground, and alpine forest and mountains dominate the background.
During snow conditions, a snow bank typically blocks some of this view, revealing a portion of the
existing development and the alpine forest and mountains in the background.

Shading/Shadows

The issue of shade and shadow addresses the blockage of direct sunlight by on-site buildings, which
affect adjacent properties. Shading is an important environmental issue because it may impact the users
or occupants of certain land uses, including routinely useable outdoor spaces associated with residential,
recreational, or institutional (e.g., schools, convalescent homes) land uses; commercial uses such as
pedestrian-oriented outdoor spaces or restaurants with outdoor eating areas; nurseries; and existing solar
collectors.

Shadow lengths are dependent on the height and size of the building from which it is cast and the angle of
the sun. The angle of the sun varies with respect to the rotation of the earth (i.e., time of day) and
elliptical orbit (i.e., change in seasons). The longest shadows are cast during the winter months and the
shortest shadows are cast during the summer months.

! City of Los Angeles, Department of Environmental Affairs, Draft Los Angeles CEQA Thresholds Guide, 1998.
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Winter and Summer Solstice

“Solstice” is defined as either of the two points on the ecliptic (i.e., the path of the earth around the sun)
that lie midway between the equinoxes (separated from them by an angular distance of 90°). At the
solstices, the sun’s apparent position on the celestial sphere reaches its greatest distance above or below
the celestial equator, about 23 1/2° of the arc. At winter solstice, about December 21, the sun is overhead
at noon at the Tropic of Capricorn; this marks the beginning of winter in the Northern Hemisphere. At
the time of summer solstice, about June 21, the sun is directly overhead at noon at the Tropic of Cancer.
In the Northern Hemisphere, the longest day and shortest night of the year occur on this date, marking the
beginning of summer. Measuring shadow lengths for the winter and summer solstices represents the
extremes of the shadow patterns that occur throughout the year. Shadows cast on the summer solstice are
the shortest shadows during the year, becoming progressively longer until winter solstice when the
shadows are the longest they are all year. Shadows are shown for winter solstice, cast from 9:00 a.m. to
3:00 p.m., and for summer solstice, cast from 9:00 a.m. to 5:00 p.m.

Autumn and Spring Equinox®

At the time of the autumn equinox, near September 22, and the spring equinox, near March 21, night and
day are nearly the same length and the sun crosses the celestial equator moving southward (in the
northern hemisphere). The autumnal equinox marks the first day of the season of autumn and the spring
equinox marks the first day of the season of spring. Shadows are shown for the autumn/spring equinox,
cast from 8:00 a.m. to 4:00 p.m.

Assumptions

Topography was incorporated as one of the components in the following analysis as the changes in
elevation in the area of the Project site are considerable. The heights of the proposed buildings were
based on available architectural diagrams. The topography, dimensions, setbacks, and placement of
existing buildings were estimated based on the existing and proposed site plans.

2 Please note that the existing and proposed equinox shadows depicted in this section are for informational

purposes only.
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View 1. Without snow, view from the Village at Mammoth, along Minaret Road, towards the
project site.

View 2: With snow, view from the Village at Mammoth, along Minaret Road, towards the
project site.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure IV.B-3
Environmental Planning and Research View from the

Village at Mammoth







View 3: Without snow, view from the northeast corner of Main Street and Minaret Road
towards the project site. This view corresponds to the North Village Viewpoint indentified
in the General Plan.

View 4: With snow, view from the northeast corner of Main Street and Minaret Road
towards the project site. This view corresponds to the North Village Viewpoint indentified
in the General Plan.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure IV.B-4
Environmental Planning and Research View from Main Street







View 5: Without snow, view from the northeast corner of the Main Street and Old Mammoth
Road towards the project site. This view corresponds to the Old Mammoth Road and
SR 203 Viewpoint identified in the General Plan.

View 6: With snow, view from the northeast corner of the Main Street and Old Mammoth
Road towards the project site. This view corresponds to the Old Mammoth Road and
SR 203 Viewpoint identified in the General Plan.

Source: Integrated Design Studio, May 2006.

i CHRISTOPHER A. JOSEPH & ASSOCIATES
Environmental Planning and Research

Figure IV.B-5
View from Main Street
and Old Mammoth Road







View 7: Without snow, view from the parking lot of a shopping center located along the
south side of Meridian Boulevard, east of Old Mammoth Road, towards the project site.

View 8: With snow, view from the parking lot of a shopping center located along the south
side of Meridian Boulevard, east of Old Mammoth Road, towards the project site.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure 1V.B-6

Environmental Planning and Research View from the
Town of Mammoth Lakes Parking Lot







View 9: Without snow, view from the southeast corner of Meridian Boulevard and
Minaret Road towards the project site.

View 10: With snow, view from the southeast corner of Meridian Boulevard and
Minaret Road towards the project site.
Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES _ _ Figure IV.B-7
Environmental Planning and Research View from Meridian Boulevard
and Minaret Road







View 11: Without snow, view from Mammoth Creek Park, south of Old Mammoth Road,
towards the project site.

View 12: With snow, view from Mammoth Creek Park, south of Old Mammoth Road,
towards the project site.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure IV.B-8
Environmental Planning and Research View from Mammoth Creek Park







View 13: Without snow, view from a ridge along Sherwin Creek Road towards the
project site.

View 14: With snow, view from a ridge along Sherwin Creek Road towards the
project site.
Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure IV.B-9
Environmental Planning and Research View from Sherwin Creek Road







View 15: Without snow, view from Lake Mary Road, near the entrance to Twin Lakes,
towards the project site.

View 18: With snow, view from Lake Mary Road, south of the tunnel, towards the
project site.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES _ Figure 1V.B-10
Environmental Planning and Research View from Lake Mary Road
South of the Tunnel
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View 17: Without snow, view from Lake Mary Road, south of the tunnel, towards the
project site.
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View 16: With snow, view from Lake Mary Road, near the entrance to Twin Lakes,
towards the project site.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES _ Figure IV.B-11
Environmental Planning and Research View from Lake Mary Road
and Twin Lakes
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View 20: With snow, view from the Bridges area towards the project site.

Source: Integrated Design Studio, May 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure IV.B-12
Environmental Planning and Research View from the Bridges
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Existing Shadow-Sensitive Uses and Shadow Patterns

The area around the Project site was surveyed for shadow sensitive uses in April 2006. There are
adjacent shadow-sensitive uses surrounding the Project site, including, but not limited to, the Sierra Star
Golf Course and nearby residences. Although the Sierra Star Golf Course is mostly used in the summer
months, when there is no snow on the ground, it is used sparingly in the winter months for snowshoeing
by local residents. The usable outdoor spaces associated with the nearby residences (e.g., yards,
balconies, etc.) are routinely used in the summer months; however, these outdoor spaces are rarely used in
the winter months. As there are currently no buildings on the Project site, there are no shadows currently
being cast from buildings. However, on-site shadows are currently cast by existing trees.

ENVIRONMENTAL IMPACTS
Thresholds of Significance

In accordance with Appendix G to the State CEQA Guidelines, the Project could have a significant
environmental impact if it would:

(a) Have a substantial adverse effect on a scenic vista;

(b) Substantially damage scenic resources, including, but not limited to trees, rock outcroppings, or
historic buildings within a scenic highway;

(c) Significantly degrade the existing visual character or quality of the site and its surroundings; or

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

Although there are no adopted thresholds of significance for shadow impacts in the State CEQA
Guidelines, the following threshold is used in this analysis:

e A Project impact would normally be considered significant if shadow-sensitive uses® would be
shaded by Project-related structures for more than three hours between the hours of 9:00 a.m. and
3:00 p.m. Pacific Standard Time (between late October and early April), or for more than four
hours between the hours of 9:00 a.m. and 5:00 p.m. Pacific Daylight Time (between early April
and late October). *

Shadow sensitive uses are facilities and operations sensitive to the effects of shading, including the following:
routinely useable outdoor spaces associated with residential, recreational, or institutional (e.g., schools,
convalescent homes) land uses; commercial uses such as pedestrian-oriented outdoor spaces or restaurants
with outdoor eating areas; nurseries; and existing solar collectors.

4 City of Los Angeles, Department of Environmental Affairs, Draft Los Angeles CEQA Thresholds Guide, 1998.

Sierra Star Master Plan Project IV.B. Aesthetics
Draft Environmental Impact Report Page IV.B-37
SCH # 2005092103



Town of Mammoth Lakes

April 2007

Project Impacts and Mitigation Measures

Impact AES-1 Consistency with Policies (1987 Adopted General Plan)

As discussed above, several policies in the adopted General Plan are applicable to the Project with respect
to visual resources. A consistency analysis of the Project with applicable policies contained within the
adopted 1987 General Plan is presented in Table 1V.B-1, Consistency with Adopted 1987 General Plan

Applicable Aesthetics Policies.

Table IV.B-1
Consistency with 1987 Adopted General Plan Applicable Aesthetics Policies

Policy

| Consistency Analysis

LAND USE AND PUBLIC FACILITY AND SERVICES ELEMENT

Open Space Policies

4.  The unique physical and visual features of the
Mammoth  Lakes Community should be
maintained by an open space program and
Development Code criteria which preserves the
unique alpine qualities of the Town and wildlife
habitat, including major rock outcroppings, forest
canopies and mixed-aged stands of trees.

Consistent. The Project would incorporate open space
areas throughout the Project site. The Project would be
located surrounding an existing golf course, which
would serve to preserve open space in the vicinity of the
area. Landscaping would incorporate trees and shrubs to
revegetate disturbed areas, to preserve the unique alpine
qualities of the Town and wildlife habitat.

7. The Town shall maximize the visual quality of
designated passive open space areas by careful
screening of those development areas which can be
viewed from the open space areas and by the
maximum retention of the forest canopy and
understory through design review criteria in the
Town’s Development Code.

Consistent. The Project would organize residential uses
into a series of clustered neighborhoods surrounded by
the existing golf course and landscaped areas. The
Project would provide for sensitive transitions between
residential and other land uses through open space
dedication and design.

8.  The visual impact of active recreation areas should
be minimized through cooperation with the U.S.
Forest Service and other appropriate agencies in
areas outside the Town’s jurisdiction and through
incentives in the Town’s Development Code, for
areas within the Town’s jurisdiction. The Town
shall encourage the Forest Service to permit active
recreational uses, including ice skating rinks, golf
courses and similar community recreational
facilities when those facilities cannot reasonably be
located on the private land base.

Consistent. The Project is a resort recreation center
with multiple active recreational amenities. These
include the Sierra Star golf course, recreational trails and
walkways, individual pools, spas, and water play areas
associated with resort hotels and hotels. The Project
would incorporate open space areas throughout the
Project site that would provide for sensitive transitions
between active recreation areas through open space
dedication and design.

PARKING AND TRANSPORTATION ELEMENT

Parking

1.20: Consider the visual impacts of parking lots during
project review. Implement design standards to
locate parking to the rear of buildings, utilize land
forms to reduce the bulk of structures, or provide
substantial screening of parking areas.

Consistent. The Project would provide underground
parking facilities as required by the SSMP for the
majority of the development. Design of the parking
structures is to be consistent with the overall building
design.
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Table IV.B-1
Consistency with 1987 Adopted General Plan Applicable Aesthetics Policies

Policy

Consistency Analysis

Inter-Jurisdictional Coordination

2.2: New roads and roadway improvements shall be
located, designed, constructed, and maintained in a
manner that prevents adverse impacts to air
quality, water quality, and significant biological
and scenic resources.

Consistent.  The Project is consistent with the
underlying concepts expressed in this policy related to
protection of scenic resources. Landscape site work
would be consistent with traditional approaches for the
region, and would address current needs, codes,
regulations and environmental considerations, and
designed to enhance the user experience, safety, and
enjoyment. All roadways would be landscaped
consistent with other site landscaping. Landscaping
plans would be reviewed by the Town for consistency
with Design Guidelines.

2.4: New and replacement road lighting shall use
fixtures and light sources that are shielded or
constructed so that the source of illumination is not
readily visible at a distance, and shall be energy

efficient, without compromising traffic safety.

Consistent.  Lighting fixtures would typically be
mounted on poles at 15 feet - 24 feet height with
efficient lamp types (metal halide, high-pressure sodium,
or other white light source). Illumination levels would
be highest at intersections and along roadways carrying
most traffic. Fixtures would be of a cutoff type designed
to shield the light source and reduce light spill and glare
at adjacent buildings and outdoor areas. Fixtures and
supporting poles would be placed in locations which
minimize visual impact (for instance, where trees and
other landscape elements create an appropriate vertical
backdrop). [Illumination levels along roadways would
provide minimum requirement for safety and directional
orientation and be consistent with local policies and
zoning regulations concerning roadway illumination
levels. Fixture locations would be staggered rather than
formally arranged. The intent is to preserve the
mountain rural character rather than creating an urban
one. Fixtures must be clear of snow storage areas.

CONSERVATION AND OPEN SPACE ELEMENT

Natural Vegetative Resources

1.  The Town shall preserve the resort-alpine character
of Mammoth Lakes through the adoption of tree
preservation standards which retain heritage trees
and groves where reasonable, and retain to the
maximum extent feasible, the forest canopy and
forested character of the Town. Native tree species
should be planted to help offset the loss of trees
unavoidably removed during construction. (Parks
and Recreation Element 1A-3).

Consistent. The Project design would create a scale,
form, and mass suited to the resort-alpine character of
the site and the adjacent land uses. Grading plans are
not available for the Project at this point; however, as
part of the approval process, the Town would review the
grading plans to assess the removal of any trees.
Landscaping would incorporate trees and shrubs to
revegetate disturbed areas, to buffer or frame views to
allow summertime shading of outdoor places, to allow
transition in scale and to soften building massing, and to
introduce decoration and color into outdoor use areas.
Planting on the Project site would use native conifers,
deciduous trees, and shrubs. Trees would be primarily
coniferous but with an intermixing of deciduous trees
species.
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Table IV.B-1
Consistency with 1987 Adopted General Plan Applicable Aesthetics Policies

Policy

Consistency Analysis

Visual Resources and Community Design

1. The Town shall adopt and enforce community
design standards to help preserve and enhance the
aesthetic and biological environment.

Consistent. The final Project design would be reviewed
for consistency with the Town Design Guidelines prior
to being approved by the Town.

2. These standards shall include design criteria to
assure proposed developments are located, sited
and designed to be subordinate to the pre-existing
character of the site to the maximum extent
possible.

Consistent. The Project would organize the form and
mass of a single building in relationship to the scale of
neighboring buildings and in relationship to the size and
use of adjacent open space. The Project would retain the
natural contours of the site and provide for sensitive
transitions between residential and other land uses
through open space dedication and design and would
preserve the existing character of the site.

4  The Town shall develop aesthetic controls to be
applied to utility structures, road signs, traffic
signals, lighting, overhead wires and utility poles.

Consistent. All electrical lines on the Project site would
be under-grounded. The Project would minimize the
visual impacts of any aboveground utility structures and
equipment by locating equipment enclosures and storage
containers in areas of low visibility, away from major
public walks and streets and building entrances to the
extent practical or locating in landscaped areas where
shrub planting can screen them. The Project would
provide signage that is clear, understandable and
attractive but which also creates a memorable
environment and sense of place. The signage would
reflect the character of the Project with regard to
materials, form and use. The lighting needs at the
Project site would vary according to the type and
intensity of use, but would address the particular needs
of outdoor spaces and activities: safety, security,
vehicular and pedestrian movement, retailing, signage,
etc. Excessive illumination would be avoided and
lighting would be designed and placed that minimizes
glare and reflection and to maintain ‘dark skies’. The
Project design would be reviewed for consistency with
the Town Design Guidelines.
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Table IV.B-1
Consistency with 1987 Adopted General Plan Applicable Aesthetics Policies

Policy

Consistency Analysis

6  Primary Scenic Areas and Scenic Resources shall
be protected through design criteria and incentives
and disincentives in the Town Development Code
including: a) location of structures, or modification
of building height and bulk, to reduce impact to
views of primary scenic areas and resources. b)
control of development on prominent ridgelines,
bluffs and exposed hillsides, c) use of building
materials, and colors which blend rather than
contrast with the surrounding visual resources, d)
limiting removal of vegetation, particularly mature
trees, €) locating sensitive visual, biological and
geological resource areas within  Special
Conservation Planning districts.

Inconsistent. The Project would not be consistent with
the Town’s design criteria due to the 200-foot height of
the tower building in Area 5A for purposes of attracting
a hotel complex, which would exceed the Town’s
current height limit. The location of the proposed
structures, bulk/massing, use of building materials,
colors, and landscaping would be consistent with the
Town Development Code. Specific details regarding
these features, as proposed with the development of the
Project, are provided below and in Section Ill, of this
Draft EIR. With respect to the location of structures to
avoid obstruction of views of primary scenic areas and
resources, as further discussed below, the development
of the Project would result in significant impacts from
three viewpoints identified as Major View Corridors or
Vistas in the General Plan (Views 9, 10, 15, 18, and 16
[during non-snow conditions]).. The Project would not
develop any structures on prominent ridgelines, bluffs,
or exposed hillsides.

7. Preserve the important scenic vistas which occur
along Old Mammoth Road, Meridian Boulevard
and other defined areas by retaining sufficient
minimum building setbacks and adoption of
viewshed protection criteria and requirements in
the Town Development Code.

Inconsistent. The Project would result in a significant
impact on the Meridian Boulevard and Minaret Road
(Views 9 and 10) viewpoint (see detailed discussion
below under Impact AES-2 Public Views and Scenic
Vistas). However, no scenic vistas are available from
this viewpoint. The proposed structures would comply
with minimum building setback requirements and this
impact would be less than significant.

PARKS AND RECREATION ELEMENT

6. Primary Scenic Areas and Scenic Resources shall
be protected through design criteria and incentives
and disincentives in the Town Development Code
including: a) location of structures, or
modification of building height and bulk, to reduce
impact to views of primary scenic areas and
resources, b) control of development on prominent
ridgelines, bluffs and exposed hillsides, ¢) use of
building materials, and colors which blend rather
than contrast with the surrounding visual
resources, d) limiting removal of vegetation,
particularly mature trees, e) locating sensitive
visual, biological and geological resource areas
within Special Conservation Planning districts.

Inconsistent. As part of the approval process for
individual developments to be built under the SSMP, the
Town would review the final proposed location of the
proposed structures, bulk/massing, use of building
materials, colors, and landscaping to ensure consistency
with the Town Development Code. The hotel would be
in excess of the Town’s current height limit. With
respect to the location of structures to avoid obstruction
of views of primary scenic areas and resources, as
further discussed below, the development of the Project
would result in significant impacts to Major View
Corridors or Vistas in the General Plan (Views 9, 10, 15,
18, and 16 [during non-snow conditions]). The Project
would not develop any structures on prominent
ridgelines, bluffs, or exposed hillsides.
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As indicated in Table 1V.B-1 above, the Project would be generally consistent with the applicable policies
associated with aesthetics in the adopted 1987 General Plan with the exception of the height of the tower
building in Area 5A and the alteration of views from the identified viewpoints. With respect to the view
corridors, the development of the Project would result in significant impacts from three viewpoints
identified as Major View Corridors or Vistas in the 1987 General Plan. However, the development of the
Project would not substantially obstruct views of the surrounding mountains. Therefore, impacts relating
to consistency with the existing 1987 General Plan would be less than significant and no mitigation
measures are required.

Recommended mitigation measures for the height of the tower and the alteration of views are discussed in
this section under Impact AES-2.

Impact AES-2 Public Views and Scenic Vistas

The following discussion provides a comparison of “before” views and “after” views associated with the
Project. Photo simulations were prepared depicting views from ten publicly accessible viewpoints in the
Project vicinity. A total of 20 photo simulations depicting views after the Project is constructed are
presented below. The locations from which the view photographs were taken and the direction of each
view are indicted on Figure 1VV.B-2. The “before” views associated with each simulation are presented in
Figures IV.B-3 through IV.B-12, and are described above. The “after” views were produced by
simulating what the Project is expected to look like after construction is completed using computer
modeling, photographs, and Project plans. The after views are shown in Figure 1V.B-13 through Figure
IV.B-22.

The Village at Mammoth (Views 1 and 2)

The most prominent Project feature that could potentially be viewed from The Village at Mammoth is the
proposed tower building in Area 5A (also referred to as “Building 5A”). As shown in Figure IV.B-13,
existing commercial, retail, and hotel structures obstruct the view from The Village at Mammoth towards
the Project site during both the snow and non-snow conditions. Therefore, the view of the Project site
from The Village at Mammoth would not be altered with the development of the Project and no impact
would occur.

Main Street and Minaret Road (Views 3 and 4)

As shown in Figure 1V.B-14, the proposed tower building in Area 5A extends beyond the tops of the trees
and would be visible from the intersection of Minaret Road and Main Street/Lake Mary Road during both
snow and non-snow conditions. The visibility of the proposed tower building represents an alteration of
an existing viewshed and would result in a partial obstruction of public views of the Sherwin Range.
However, public views would not be substantially obstructed and existing views of the Sherwin Range
would be largely maintained. Therefore, the impact of the development of the Project on the view from
the intersection of Minaret Road and Main Street/Lake Mary Road towards the Sherwin Range would be
less than significant.
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Main Street and Old Mammoth Road (Views 5 and 6)

As shown in Figure IV.B-15, existing retail structures, trees, and topography obstruct the view of the
Project and the tower building in Area 5A during both snow and non-snow conditions. Therefore, the
view of the Project site from the intersection of Main Street and Old Mammoth Road would not be altered
with the development of the Project and no impact would occur based on the massing shown.

Town of Mammoth Lakes Office Parking Lot (Views 7 and 8)

As shown in Figure 1V.B-16, existing structures, trees, and topography obstruct the view of the Project
and the tower building in Area 5A from this viewpoint during both snow and non-snow conditions.
Therefore, the view of the Project site from the Town of Mammoth Lakes Office Parking Lot would not
be altered with the development of the Project and no impact would occur.

Meridian Boulevard and Minaret Road (Views 9 and 10)

As shown in Figure 1V.B-17, the Project (proposed buildings in Area 5A) would be visible from the
intersection of Meridian Boulevard and Minaret Road during both snow and non-snow conditions. This
vantage towards Mammoth Mountain and the Sherwin Range is identified in the General Plan. As shown
in Figure 1V.B-7, existing trees block direct views of the Sherwin Range. However, the development of
the Project would result in a substantial alteration of existing views towards Mammoth Mountain from
this location.

Although the development of the Project would substantially alter the existing visual character of the
existing alpine view from this viewpoint, the architectural design of the proposed structures would be
consistent with the Town’s design guidelines and, thus, “soften” this potential visual impact.
Nonetheless, due to the prominent visibility of the proposed structures and the identification of it as an
important vantage in the 1987 General Plan, the development of the Project would result in a significant
impact with respect to visual character during both snow and non-snow conditions at this viewpoint.

Mammoth Creek Park (Views 11 and 12)

As shown in Figure 1V.B-18, existing retail structures, trees, and topography obstruct the view of the
Project from this viewpoint during both snow and non-snow conditions. Therefore, the view of the
Project site from the Mammoth Creek Park would not be altered with the development of the Project and
no impact would occur.

Sherwin Creek Road (Views 13 and 14)

As shown in Figure 1V.B-19, the proposed tower building in Area 5A would be barely visible above the
trees from Sherwin Creek Road during non-snow and snow conditions due to distance, topography, and
intervening trees. Considering the limited view of the proposed tower building in Area 5A during non-
snow and snow conditions, the impact on the view of the Project site from Sherwin Creek Road would be
less than significant.
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Lake Mary Road, South of Tunnel (View 15 and 18)

The existing view from Lake Mary Road is considered to be part of one of the Town’s view corridors (see
Figure IV.B-1). During snow conditions, this viewpoint would be in a different location due to access
limitations. The closest accessible viewpoint to this view during snow conditions is at the location of
View 18, which is northeast of View 15 just off Lake Mary Road. As shown in Figure 1V.B-20, the
Project would be visible from this viewpoint above the existing forest canopy in the Town during non-
snow conditions. During snow conditions, the Project tower would be partially obstructed by intervening
topography and trees. However, due to the prominence of the proposed buildings from this viewpoint and
the importance of this viewshed, as set forth in the General Plan, the impact of the Project on Views 15
and 18 would be significant.

Lake Mary Road and Twin Lakes (Views 16 and 17)

As shown in Figure 1V.B-21, the proposed tower building in Area 5A would be visible from this
viewpoint during non-snow conditions. Although the Project would be distant, it would be the highest
feature above the tree canopy. Although the Project would be not obscure any views it would be
noticeable; therefore, this impact would be significant.

However, the proposed tower building in Area 5A would be barely visible from the intersection of Lake
Mary Road and Twin Lakes during snow conditions. This view corresponds to the Entrance to Lakes
Area Viewpoint identified in the General Plan. Although visible during snow conditions, the proposed
tower building in Area 5A would be mostly obscured due to distance, trees, and topography. Therefore,
the impact of the Project on the view from Lake Mary Road and Twin Lakes would be less than
significant during snow conditions.

The Bridges (Views 19 and 20)

Similar to the view from Lake Mary Road, the view from The Bridges, just east of Lake Mary Road, is
considered to be part of one of the Town’s view corridors (see Figure 1V.B-1). As shown in Figure IV.B-
22, the proposed buildings in Area 5A would be visible from this viewpoint along Lake Mary Road
during both snow and non-snow conditions. Although the proposed buildings would be somewhat less
visible during snow conditions due to partial obstruction by snow banks, due to the prominence of the
proposed buildings from this viewpoint and the importance of this viewshed, as set forth in the General
Plan, the impact of the Project on this view would be significant.

As previously stated, photo simulations depicting views after the Project is constructed are presented
below. The “before” views associated with each simulation are presented in Figures 1V.B-3 through
IV.B-12, and are described above. The “after” views were produced by simulating what the Project is
expected to look like after construction is completed using computer modeling, photographs, and Project
plans. The after views are shown in Figure 1V.B-13 through Figure IV.B-22. Please note that the
building design shown in the photo simulations below is not reflective of the actual appearance of the
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proposed development. The photo simulation are simply intended to demonstrate the bulk, mass, and
height of possible structures in those locations.

Mitigation Measures AES-2a

Prior to the issuance of building permits, all structures and associated facilities on the Project site shall
comply with the applicable standards of the Design Guidelines for the Town of Mammoth Lakes (July
2004), in accordance with Mammoth Lakes Municipal Code Section 17.32.120.

Mitigation Measures AES-2b

Prior to the issuance of grading permits, the Project applicant shall ensure to the satisfaction of the Town
of Mammoth Lakes Community Development Department that no trees shall be removed during Project
development for the sole purpose of improving views from the developed site.

Mitigation Measures AES-2a and 2b address the design of the Project and the potential removal of trees
on the Project site. These measures would contribute to the overall aesthetic of the Project building and
site characteristics and features. However, these mitigation measures would not reduce the visual impact
of the tower building above the tree line at Views 2-3 and 9-10, nor eliminate the change to the views
from Lake Mary Road and the Bridges. No mitigation measures exist that would reduce this impact to
less than significant. Therefore, even with implementation of the Mitigation Measures AES-2a and 2b,
this impact would remain significant and unavoidable.

Impact AES-3 Scenic Resources within a State Scenic Highway

In the vicinity of the Town, State Highway 203 is an eligible State Scenic Highway (not officially
designated) and U.S. Highway 395 is an officially designated State Scenic Highway.® Through the Town,
State Highway 203 is known as Main Street. Visual impacts on State Highway 203 are included in the
above discussion of impacts on public views along Main Street, which are represented in Views 3 through
6. As discussed above, the potential impact on views along Main Street at the intersection of Minaret
Road and Main Street/Lake Mary Road would be less than significant with the development of the
Project. No visual impact is anticipated at the intersection of Main Street and Old Mammoth Road.
Overall, the proposed buildings would be barely visible or not visible along State Highway 203 (Main
Street). With respect to U.S. Highway 395, the Project would not be visible from any vantage point along
its route due to intervening topography and no impact would occur.®

> cCalifornia Department of Transportation California Scenic Highway Mapping System, website: http://

http://www.dot.ca.gov/hg/LandArch/scenic_highways/index.htm, June 12, 2006.

®  Site reconnaissance and observation noted by Scott Johnson, Graphics Director, CAJA, April 26, 2006.
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View 4: From Main Street and Minaret (Winter)
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Figure IV.B-15
Views 5 & 6, From Main
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View 7: From Town of Mammoth Lakes Office Parking Lot (Summer)

View 8: From Town of Mammoth Lakes Office Parking Lot (Winter)

Source: Integrated Design Studio, 2007.

Figure IV.B-16
Views 7 & 8, From Town of Mammoth
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View 10: From Meridian Boulevard and Minaret Road (Winter)
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Figure IV.B-17
Views 9 & 10, From Meridian
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Figure IV.B-18
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View 14: From Sherwin Creek Road (Winter)
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Figure IV.B-19
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View 15: From Lake Mary Road, South of Tunnel (Summer)
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Figure IV.B-20
Views 15 & 18, From Lake
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Figure I1V.B-21
Views 16 & 17, From Lake
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View 20: From Bridges (Winter)

Source: Integrated Design Studio, 2007.
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Figure IV.B-22
Views 19 & 20, From Bridges
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Impact AES-4 Visual Character and Design
Form and Mass

The form and mass of buildings developed on the Project site would retain a relationship to the scale of
neighboring buildings and to the size and use of adjacent open space. A 200-foot maximum height is
proposed in Area 5A for purposes of potentially attracting a hotel complex. This proposed SSMP
building height limitations exceeds the LMP height limit of 65 feet and would constitute a substantial
change. Building mass would be varied to create variety in the character of the building elevations.
Pitched roofs would vary in height, direction, and mass with occasional vertical accents. Building ends
would be stepped to preserve sunlight into important outdoor use areas.

Scale

The Project would consist of buildings of scale suited to the character of the site and adjacent land uses.
However, a 200-foot maximum height is proposed in Area 5A for purposes of potentially attracting a
hotel complex, which would exceed the LMP current height limit of 65 feet and would constitute a
substantial change. Doors and windows would be of appropriate size, design, orientation and spacing and
would be trimmed with materials and details appropriate to the climate and natural setting of the Eastern
Sierra such as wood, wood-like materials, and natural stone. The ground floor of buildings would be
scaled to human dimensions by the addition of gables, columns, arcades, cornices, porches, awnings,
signage and other elements. Where appropriate, step eaves and cornice details would be incorporated into
roof edges to give scale to the upper lines of walls.

Roof Form

The roofs would serve to define the scale of the Project buildings. Roofs would vary in height, direction
and mass so that the rooflines would have the appearance of being discontinuous. Dominant roof pitches
are to range from 4:12 to 12:12 (rise to run). Flatter roof slopes in limited areas would be permitted for
specific design effect, functional requirements or snow management. Roof pitches greater than 12:12
would be allowable if part of a unique architectural treatment or feature element. Fascias would be in
scale with the building. Towers or other vertical architectural projections would be square, round or
octagonal in form or otherwise consistent with the architectural form of the structure. Skylights in the
roof plane would be allowed if flat or in line with the roof plane. Roofing materials may be metal, asphalt
shingle, flat concrete tile, slate, or shingle. Built-materials may be used on flat sections. Visible metal
used for flashing, gutters, vents etc. would be non-reflective and painted to match the building. Where
asphalt shingles are used on visually prominent roofs, the shingles would be a heavy grade architectural
shingle. Chimneys would be compatible with the building design. Vent pipes would be architecturally
screened or collected, if possible, into orderly clusters incorporated into chimney structures, or other
architectural apparatuses. Mechanical equipment and elements such as video receivers would be
concealed from view by architectural elements that complement the structure’s design. All roof top
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accoutrements would be painted a dark color and be non-reflective. When flat roof sections are used they
would have a distinctive cornice or architectural feature to screen the flat portion. Dormer roofs would be
desirable and may include gable, shed, eyebrow or hip roof forms. They may extend up from the exterior
wall line of the building, extend forward to create a bay window effect, or be part of the roof form. Gable
ends would be preferred over hip ends. Snow management devices and roof drainage systems would be
integrated into the roof and building design.

Building Facades

A variety in alignment, materials, and colors would be encouraged in building facades. The facade design
would take into consideration the building appearance on all sides. The visual alignment of a facade
would vary by slight steps in the building walls, by openings cut in the walls, or by angles in surfaces.
The composition of color and varying use of materials would provide vertical breaks in the wall.
Extended and recessed balconies would add texture to the facades. Protruding balconies would have
support details at the base of the balcony for structural support and architectural detail as well as overhead
protecting roof or structure. Rails would be made of wood or of metal with a wood cap. Recessed
balconies would appear as openings in a wall rather than as the total facade. The Project would
incorporate design features to adequately deal with snow shedding and snowfall into exterior balconies.
Architectural finished concrete would be used as appropriate to the building design.

Building Base

The Project would develop base treatments appropriate to the scale and design of the building to resolve
grade transitions, to achieve a building to ground relationship, to provide a durable surface resisting
weather impacts, and to highlight the pedestrian entrance locations. Buildings would step with natural
grade and accommodate the conditions of the site. The base treatment is the transitional factor in the
relationship between land and building. Appropriate materials would be used to provide proper building
to ground relationships. Full height stone walls on building ground floors would be encouraged for
buildings at prominent locations. Stone veneer would wrap around a visible building corner to provide a
solid, natural appearance. Where practical, boulders would be incorporated into the building base giving
the appearance of the building “growing” out of the surrounding environment.

Windows and Doors

The organization of windows and doors would generally be orderly rather than abstract and reflect the
directness of design that is typical of mountain architecture. The Project would use a variety of window
types; however, they would be typically rectangular and vertically oriented. Window trim is to be raised
to create shadow and dimension and may feature special designs at the top casing or sill. Window trim on
stone or plaster-coated buildings may be stone, wood, or same material as the wall. Bay windows are
encouraged as design elements when appropriate to building design, use, and exterior composition.
Doors would be recessed within walls to gain scale, weather protection and a sense of entrance/arrival.
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Transoms may be repeated above windows as well as doors to add richness and scale to the building, as
well as increase interior light levels.

Entrances, Porches, and Arcades

The Project would emphasize pedestrian level entrances to buildings or groupings of buildings. Porches
would be slightly higher than adjacent walkways or streets. Passageways through or between buildings
would have windows, special features and/or entrance doors on the sides. Ceilings would be well
detailed, light in color and well lit. Walls would have trim, be well detailed, and be colorful. Arcades
would allow a minimum of eight feet clear space between arcade columns and the adjacent building wall.
Arcade columns would be adequately sized to be in scale with the building. Arcade roofs may be flat or
sloped to reflect other roof forms on the building. The roof form and roof drainage would be designed to
prevent snow shedding, icicle build-up or rainwater dripping over major points of entry into the arcade.
Arcade lighting would be provided for safety.

Architectural Details

The Project would use architectural details that reflect local or regional forms and are consistent with the
overall building design. The Project would give priority to the detail of door and window trim and
building entrances as well as the eave lines of roofs and porch rail, balustrade, and columns. The Project
would use brackets, struts and columns to support large roof overhangs and balconies extending outward
from building walls. These would be well-shaped and emphasize the presence of connections to the
building wall. Where appropriate, the Project would emphasize structural connections such as bolts,
straps, pegs, etc., as opportunities for architectural detail.

Materials

The Project would create interesting building facades through the use of a diverse mix of materials. The
building materials would be appropriate to the large scale and climatic extremes of the mountain region.
Long-term durability, performance, and quality would be considered to determine which materials and
finishes are appropriate to the prevailing climatic conditions at Mammoth. Pre-cast concrete, poured-in-
place concrete and architectural finished concrete would be appropriate in special conditions where a
building is distinctly separate from others and where suitable for the design intent. Exposed structural
concrete or non-architectural concrete block buildings would not be acceptable. “Split-faced” or other
architecturally finished concrete block would be considered under special conditions for retaining walls
and exposed portions of a parking garage and/or foundation wall in locations where visibility is limited.
Limited applications of plaster coat would be acceptable, in particular for use on upper levels. Horizontal
lap siding, vertical board and batten, or shingle siding would be painted or stained. Fiber cement siding
(such as “Hardiplank” or similar products) is discouraged on lower portions of building elevations. In
general, metal or plastic siding materials would not be acceptable. Columns would be timber, log, metal,
or stone clad. If metal is used, it must be well detailed. All columns would have base and top details
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which exhibit good connections to other materials. The use of stone and rock cladding at a structure’s
base is encouraged to fix the building to the ground.

Colors

The Project would use complimentary building colors throughout the site to create an overall architectural
unity while introducing other colors to express individuality and diversity within neighborhoods, projects,
or building groupings. The Project would use a variety of colors drawn from the colors found in nature
within the Mammoth Lakes region on buildings, window and door trims, eaves, window shutters, signage,
and entrance areas to create vitality and would avoid repetition of similar colors that would create a
monotone appearance. The consideration of neighboring building colors when using strong, deep trim
colors on doors, windows, balcony railings, shutters, and structural details would be taken it account.
Building colors would be presented on a color board showing primary material colors for approval before
use. Roof colors would be muted rather than bright. All visible metal would be painted to minimize
glare. Untreated and shiny metal surfaces would be avoided. Where building walls step to change
direction, the wall color may change to emphasize the different facades. Color changes along a building
facade would occur at inside, rather than outside corners. Where appropriate, wall colors may be
vertically organized to express building modules or materials.

Structured or Underground Parking

The Project would provide underground parking facilities for the majority of the development. Surface
parking for check in, tour bus, and delivery/service vehicles shall also be provided. Design of the parking
structures would be consistent with the overall building design. The exterior and interior would
incorporate the appropriate signage and lighting to enable convenient way finding and safety. The exit
area would be properly lit to assist the vision of the driver leaving the garage. Placement of control gates
would be coordinated with building and driveway design. The garage interiors would be well lit with
fixtures that create a general light rather than point source glare. Exterior parking structure lighting
would be designed to minimize glare and visible light sources by requiring light sources to be shielded
and the light directed downward onto the structure and surrounding grounds. The signage would be
appropriately sized, well-lit, logical, and clearly visible and would conform to the signage plan for the
neighborhood.

Grading and Drainage

Grading would create natural-looking slopes that have diversity in gradient and profile where feasible.
Round and feather tops, toes and edges of slopes to blend naturally with adjacent grades. Slope rounding
may be limited or eliminated in locations where the priority is tree retention or Project improvements. All
grading operations would be managed to avoid environmental damage to adjacent non-graded areas, to
avoid water quality degradation in stream corridors, to avoid riparian vegetation, to protect existing trees,
and to minimize impacts on nearby properties.
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Terraced or battered retaining walls would be preferred. Retaining walls, material and color would
maintain the natural setting and context. Where large vertical cuts or fills are required, the use of
retaining walls would minimize the areas affected.

Amenities

The Project’s outdoor use amenities would be located to take best advantage of south and southwest solar
orientation between 10:00 a.m. and 4:00 p.m.

Landscaping

Landscape site work would be consistent with traditional approaches for the region, and would address
current needs, codes, regulations and environmental considerations, and would enhance the user
experience, safety, and enjoyment. The use of native plants that are indigenous to the Mammoth Lakes
region is encouraged. Landscaping shall conform to the Town’s adopted water-efficient landscape
regulations.

The planted landscape on the Project site would incorporate trees and shrubs to revegetate disturbed areas,
to buffer or frame views to allow summertime shading of outdoor places, to allow transition in scale and
to soften building massing, and to introduce decoration and color into outdoor use areas. Planting on the
Project site would use native conifers, deciduous trees, and shrubs. Trees would be primarily coniferous
but with an intermixing of deciduous trees species. Trees would be grouped in informal masses rather
than uniformly placed. Landscaping would be designed to be in scale with the surrounding public spaces
and buildings. Tree canopies in pedestrian areas along roadways and in outdoor use areas would be high
enough to avoid blocking of views of building lobbies, signage, entries, and must provide clearance for
emergency vehicles. Shrubs would be used in some locations to screen service areas and to soften the
appearance of graded banks. Shrubs can be used to provide a foliage mass with special fall color or
wintertime berry effect. Lawn would be planted sparingly within and around outdoor use areas as a
simple green cover and to provide casual relaxing spaces. Ground cover plants may be used on slopes too
steep to mow. Meadow grasses and low growing native shrubs would be planted to create a naturalized
understory under forest trees. Seasonal flowers would to be planted in high use areas. This includes plant
beds in adjacent building entrances, flower boxes or pots on balcony rails and at windowsills, and in
relationship to outdoor use areas. In general, plant materials would emphasize use of native plant species
and low water requiring materials as recommended in the Town code. Atrtificial plants or lawn would be
prohibited.

Walls, embankments, and other retaining structures would be evaluated to assure appropriateness in use
of materials, details and construction techniques to adhere to historic or regional forms. Landscape walls
would complement and extend the character of adjacent building bases, and the adjacent natural forms.
Where possible, landscape walls would appear to grow out of natural forms such as rock outcrops; larger
boulders can be used to anchor ends of stone walls; in many cases, stone and boulder faced embankments
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are a more appropriate solution to achieving grade transition than vertical walls. Wall caps should extend
one inch to one and a half inches beyond the wall surface to provide a shadow effect. Where appropriate,
natural rock/boulders would be used to achieve grade transitions.

As much as practical, retaining systems would be or appear to be stacked rock. Boulders would be placed
as prominent features of the site and landscape design and to reflect the pattern of large random boulders
and clusters of boulders that occur naturally throughout Mammoth Lakes. Boulders would appear to be
from the area. Where appropriate to the design, they would be as large as can be moved. Boulders would
be placed in landscape areas and/or water features. Boulders would be incorporated adjacent to buildings,
adjacent to and almost intruding into walkways, and as elements incorporated into low stone walls.
Where practical, the appearance that the boulders were present and that the buildings and landscape had
to be built around them would be created. In some places, a number of boulders would be clustered
together to create a rock outcrop. The boulders used must have fairly flat planes so that they nest
together. A group of round boulders that do not relate would not be stacked up together. Boulders would
be set into the ground to blend with grades. In general, about one-third of a boulder would be buried.
Boulders would not be perched directly on a finished surface. Stone and boulders would be placed in
such a way as to create a natural appearance and would be clustered in some places, singular in others.
Boulders would vary in size and placement to avoid uniformity. Boulders would be handled in a manner
that would avoid machine scarring of the natural surfaces.

Utilities

The Project would minimize the visual impacts of aboveground utility structures and equipment including
transformers, vents, condensers, fans, etc. The Project would minimize the visibility of exterior service
and storage areas. The Project would locate equipment enclosures and storage containers in areas of low
visibility, away from major public walks and streets and building entrances to the extent practical. Where
possible, the Project would locate utility structures in landscape areas where shrub planting can screen
them. The Project would use landscape materials, berms and tree planting, to visually screen exterior
service areas, ramps, docks, etc. Painting of utility enclosures in colors compatible with the surrounding
landscape palette would be encouraged when permitted by utility companies. Where size of structure and
location warrant, service areas and utility structures would be enclosed behind walls, fences, or screens.
The enclosure material would be consistent with adjacent buildings in materials, detailing, and color.

Visual Character Summary

As detailed in the preceding discussion, the Project would be designed to complement the existing alpine
architectural character of nearby development and throughout the Town. Therefore, the Project would not
degrade the existing character or quality of the Project site and its surroundings, and the associated impact
would be less than significant and no mitigation measures are required.
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Impact AES-5 Signage

The Project would provide signage that is clear, understandable and attractive but which also creates a
memorable environment and sense of place. The signage would reflect the character of the Project with
regard to materials, form and use. A master sign plan would be prepared that would allow an
implementation of a comprehensive signage program. Signage form and quality would relate directly to
its purpose, context and location. Signage would inform and direct, but in a manner and style which
creates a memorable impression. As such, signage would provide an opportunity to introduce
architectural, whimsical, historical and/or sculptural character.

The Project would create a system of sign types that facilitate specific activities within public areas.
Signage would primarily be used to communicate traffic and parking regulations. Regulatory signs would
be standardized, yet be given unique character and identification within the Project by sign shape, graphic
style, color or materials. Regulatory signs would be minimized and would be sized, mounted and placed
with care to limit visual intrusion. Directional/identification signage would primarily be used to orient
and direct visitors both in vehicles, on foot, or on bicycle. Directional/identification signage would be
large enough to make information legible and to facilitate decision making (particularly from a car). Sign
materials may vary considerably but should be consistent with regional character, the local neighborhood,
and nearby architectural elements. Where possible, directional/identification signs would be visually
integrated within the landscape context.

The Project would encourage attractive, appropriate tasteful signage for commercial/retail identification.
Signs would not be positioned so as to obscure any important architectural details. Monument signs may
be employed for large commercial uses such as hotels. Monument signs would be integrated within the
landscape and employ the use of materials appropriate to a mountain location. Projecting signs
perpendicular to building faces would be encouraged for retail uses. These would be positioned along the
first floor facade at a level which allows good visibility from pedestrian areas but high enough to allow
site clearance where required (eight feet minimum clearance). Projecting signs would be placed to
emphasize special shapes, details or projections that characterize a particular fagade, to draw attention to
shop entrances or to emphasize window displays. Signs should be supported by brackets, which can be
decorative as well. Each retail business would be allowed a single projecting sign. Window signs would
not obscure views into the business and would only be approved when they enhance the storefront. Flush
mounted signs, when used, would be positioned within architectural features, such as transom panels
above doorways, etc. Signs may be located on awnings or canopies when they are part of the building
facade.

Therefore, the design of Project signage would be consistent with the Town’s Design Guidelines, and the
associated impact would be less than significant.
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Mitigation Measure AES-5

Prior to the issuance of building permits, all buildings containing three or more separate businesses shall
prepare a Master Sign Plan, in accordance with the Mammoth Lakes Municipal Code Chapter 17.34 and
17.40.

Impact AES-6 Light and Glare

The lighting needs at the Project site would vary according to the type and intensity of use. Varying
illumination levels would be developed which address the particular needs of outdoor spaces and
activities: safety, security, vehicular and pedestrian movement, retailing, signage, etc. Excessive
illumination would be avoided and lighting would be designed and placed that minimizes glare and
reflection and light fixtures would be required than shelf the light source to direct light downward onto
the structure and surrounding grounds to maintain “dark skies.”

Lighting fixtures focused on streets and roadways would typically be mounted on poles at 15 to 24 feet in
height with efficient lamp types (metal halide, high-pressure sodium, or other white light source).
Illumination levels would be highest at intersections and along roadways carrying most traffic. Fixtures
would be of a cutoff type design to reduce light spill and glare at adjacent buildings and outdoor areas.
Fixtures and supporting poles would be placed in locations which minimize visual impact (for instance,
where trees and other landscape elements create an appropriate vertical backdrop). Illlumination levels
along roadways would provide minimum requirement for safety and directional orientation and be
consistent with local policies and zoning regulations concerning roadway illumination levels. Fixture
locations would be staggered rather than formally arranged.

Lighting fixtures focused on drop-off parking, transit stops, and service areas would typically be mounted
on poles at 15 to 20 feet in height or on building walls where appropriate. Metal halide, high-pressure
sodium, or other efficient white lamp sources would be used. Illumination levels would be high enough
to allow safety for vehicular and pedestrian circulation and service activities. Fixtures would be of cutoff
design to eliminate spill and glare into adjacent areas. Where possible, particularly in parking areas,
fixtures would be within landscaped areas. Light fixtures would be decorative as well as functional with
detail and ornamentation that complements architectural styles and elements.

Lighting fixtures focused on heavily traveled pedestrian areas, walkways, outdoor use areas would
typically be mounted on poles, building walls or other locations. Bollard lights along walkways would be
permitted if provisions for snow melt or snow removal is employed. Color corrected metal halide, high-
pressure sodium, fluorescent or incandescent light sources would be encouraged. Mercury vapor and
low-pressure sodium sources would not be permitted. Illumination levels would be high enough to
facilitate safe pedestrian travel, directional orientation and safety but not to create a bright, overly lit
pedestrian environment. Use of cut-off lighting fixtures (i.e., flat glass lens that eliminates or minimizes
direct glare with no upward throw of light) would be used to prevent glare and light spill. Emphasis
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would be placed on creating higher illumination levels at building entrances, stairs, ramps, major
pedestrian spaces, decision points, etc. General lighting would not overwhelm other secondary light
sources used for signage, etc. Light fixtures would be decorative as well as functional with detail and
ornamentation, while complementing architectural styles and elements.

Lighting fixtures focused on less traveled pedestrian paths, trails, and parks would be mounted on poles,
bollards, tree trunks, etc., at heights between 3 feet and 15 feet. Light sources may be high-pressure
sodium, color corrected metal halide, fluorescent and incandescent. Low voltage fixtures may be used
when appropriate for the intended uses. General lighting and illumination levels would be subdued.
Lights should serve primarily as directional cues and used for safety at stairs, ramps and other areas that
require visibility. Cut off lighting fixtures would be used to prevent glare spill-off.

Accent, special purpose, and decorative lighting fixtures would be mounted on buildings, poles, or ground
locations at heights as required. High-pressure sodium, metal halide, incandescent, etc. would be used.
Decorative lighting in trees would be appropriate for seasonal displays. Illumination of signs, building
elements, landscape features, fountains or other significant elements is appropriate for special lighting
effect. Fixtures, especially freestanding at ground level or installed in the ground, would be shielded to
prevent glare and located in landscaped areas where the fixture is not a hazard to pedestrians.

Lighting fixtures, typically incandescent, quartz or fluorescent, would be used for illuminating individual
signs. Fixtures should be aimed and shielded to prevent glare. Neon lighting is discouraged as display
lighting or signage illumination. Signage would be lit by external sources rather than by internally lit
signs. Light fixtures would be unobtrusive and detailed to blend with and complement architectural
detailing.

The Project would create opportunities for special lighting related to single events, seasonal displays, and
ceremonial functions. Adequate weatherproof outdoor electrical receptacles in outdoor use areas from
which power for lighting and sound may be pulled would be provided. In addition, adequate
weatherproof outdoor electrical receptacles adjacent to specific trees, structures or other outdoor elements
which may be lit for seasonal and holiday display would be provided.

Therefore, the Project would not create a new source of substantial light or glare that would adversely
affect day or nighttime views in the area, and the associated impact would be less than significant.

Mitigation Measure AES-6

Prior to occupancy, all lighting on the Project site shall comply with the applicable requirements of the
Town’s Outdoor Lighting Ordinance, in accordance with Mammoth Lakes Municipal Code Chapter
17.34.
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Impact AES-7 Shading/Shadows
Summer Solstice

Figure 1V.B-23 illustrates the summer solstice shadows at 9:00 a.m., 12:00 p.m., and 5:00 p.m. The
morning summer solstice shadows are generally cast towards the northwest, then shrink as they move
overhead and extend towards the east in the afternoon. As shown in Figures IV.B-23, morning shadows
at the southwestern portion of the Project (Areas 5B/5C/5D and 7) for the 9:00 a.m. shadow would cast
onto the Sierra Star Golf Course; however, this shadow would be cast for less than three hours. The
afternoon shadows would be cast onto the existing trees and would not cast directly onto the Sierra Star
Golf Course. Therefore, as summer solstice shadows would not cast onto any shadow-sensitive uses in
the Project vicinity, summer solstice shadow impacts would be less than significant.

Winter Solstice

Figure 1V.B-24 illustrates the winter solstice shadows at 9:00 a.m., 12:00 p.m., and 3:00 p.m. The
morning winter solstice shadows are generally cast towards the northwest in the morning, then shrink as
they move overhead, and extend towards the northeast in the afternoon.

As shown in Figure 1V.B-24, the Project’s winter solstice shadows would cast onto portions of the Sierra
Star Golf Course in the morning and throughout the afternoon. Although the Sierra Star Golf Course is
mostly used in the summer months when there is no snow on the ground, it is used sparingly in the winter
months for snowshoeing by local residents. As the Sierra Star Golf Course is only used sparingly in the
winter months, it is not considered to be a “routinely usable outdoor space” and thus is not considered to
be a shadow-sensitive use in the winter season.

Similarly, the Project’s winter solstice shadows would cast onto nearby residences. However, the usable
outdoor spaces associated with the nearby residences (e.g., yards, balconies, etc.) are rarely used in the
winter months. Therefore, as winter solstice shadows would not cast onto any shadow-sensitive uses in
the Project vicinity, winter solstice shadow impacts would be less than significant.

Autumn and Spring Equinox Shadows

Figure 1V.B-25 illustrates the equinox shadows at 8:00 a.m., 12:00 p.m., and 4:00 p.m. The morning
equinox shadows are generally cast towards the west in the morning, then shrink as they move overhead,
and extend towards the east in the afternoon.

As shown in Figure IV.B-25, the Project’s equinox shadows would cast onto portions of the Sierra Star
Golf Course in the morning and throughout the afternoon. Similarly, the Project’s winter solstice
shadows would cast onto nearby residences. However, as stated previously, the equinox shadows
depicted in Figures 1VV.B-25 are for informational purposes only. There are no established thresholds of
significance for equinox shadows.
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Figure IV.B-23
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CUMULATIVE IMPACTS
Impact AES-8

There are 49 related projects in the vicinity of the Project (see Figure 11-9). Related projects that are close
enough to the Project site to have a direct cumulative visual quality impact in combination with the
Project include, but are not limited to, Related Project Numbers 4, 5, 8, 11, 12, 17, 18, 21, 28, 32, and 33
(see Table I1-1). The effect of the Project combined with the related projects would be further alteration
of existing views of Mammoth Mountain, the Sherwin Range, and other scenic resources identified in the
1987 General Plan. Therefore, the cumulative impacts would be considered significant. Because the
Project would account for approximately 228 acres of the new development within the Town, the
Project’s incremental contribution to the significant cumulative impact would be significant and
unavoidable.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

Project-specific impacts with respect to scenic resources and existing visual character following
implementation of the recommended mitigation measures would be significant and unavoidable. In
addition, the Project’s incremental contribution to cumulative impacts would remain significant and
unavoidable.
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IV. ENVIRONMENTAL IMPACT ANALYSIS
C. AIR QUALITY

INTRODUCTION

This section describes the expected emission of air pollutants generated during the construction and
operational phases of the Project and has been prepared in accordance with the Great Basin Unified Air
Pollution Control District (GBUAPCD) air quality standards.

Overall Regulatory Setting

The Federal Clean Air Act (Federal CCA) governs air quality in the United States and is administered by
the United States Environmental Protection Agency (U.S. EPA). In addition to being subject to federal
requirements, air quality in California is also governed by more stringent regulations under the California
Clean Air Act (California CAA), which is administered by the California Air Resources Board (CARB) at
the State level and by the Air Quality Management Districts at the regional and local levels. The
Mammoth Lakes area is located within the Great Basin Valley Air Basin (GBVAB), under the jurisdiction
of the GBUAPCD.

National and State Ambient Air Quality Standards

As required by the Federal CAA, the National Ambient Air Quality Standards (NAAQS) have been
established for six major air pollutants: carbon monoxide (CO), nitrogen oxides (NO,), ozone (Oj),
respirable particulate matter (PMy), fine particulate matter (PM,s), sulfur oxides (SO,), and lead. The
California Ambient Air Quality Standards (CAAQS) apply to these same six criteria and also address
sulfate (SO4%), hydrogen sulfide (H,S), and vinyl chloride (C,HsCl). The CCAA standards are more
stringent than the Federal standards and, in the case of PMyq and SO,, far more stringent. Both Federal
and State standards are summarized in Table IV.C-1. Federal and State standards for these pollutants
establish upper limits that protect all segments of the population, including those most susceptible to the
pollutants’ adverse effects (e.g., children, the elderly, people weak from illness or disease, or persons
doing heavy work or exercise). The U.S. EPA develops and is responsible for updating the National
Ambient Air Quality Standards, and the CARB is responsible for establishing the California Ambient Air
Quality Standards.
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Table IV.C-1

Federal and State Ambient Air Quality Standards

Pollutant Averaging Time California Standard®  Federal Standard®
Ozone 1-hour 0.09 ppm 0.12 ppm
8-hour — 0.08 ppm
Carbon Monoxide (CO) 1-hour 20.00 ppm 35.00 ppm
8-hour 9.00 ppm 9.00 ppm
Nitrogen Dioxide (NO,) 1-hour 0.25 ppm —
Annual Average — 0.053 ppm
Sulfur Dioxide (SO,) 1-hour 0.25 ppm —
3-hour — 0.5 ppm
24-hour 0.04 ppm 0.14 ppm
Annual Average — 0.03 ppm
Particulate Matter (PMyo) 24-hour 50 pg/m’ 150 pg/m?
Annual Geometric Mean |20 ug/m?® —
Annual Arithmetic Mean | — 50 pg/m?
Fine Particulate Matter (PM,s) 24-hour — 65 pg/m*
Annual Arithmetic Mean |12ug/m® 15 pg/m®
Lead (Ph) 30-day Average 1.5 pg/m’ —
Calendar Quarter — 1.5 pg/m®

Source: Summarized by CAJA from BAAQMD CEQA Guidelines, 1996, revised 1999.

Notes:
ppm = parts per million by volume
pg/m® = micrograms per cubic meter

— = no standard exists for this category

a. California standards for ozone, CO, NO,, SO,, and PMy, are values that are not to be exceeded.

b. Federal standards other than for ozone, particulates, and those based on annual averages are not to be exceeded more than
once a year. The 1-hour ozone standard is attained if, during the most recent three-year period, the average number of days
per year with maximum hourly concentrations above the standard is equal to or less than one. The 8-hour ozone standard is
attained when the three-year average of the fourth highest daily concentrations is 0.08 ppm or less. The 24-hour PMy,
standard is attained when the three-year average of the 99" percentile of the monitored concentrations is less than 150 pg/m®.
The 24-hour PM, 5 standard is attained when the three-year average of 98" percentile is less than 65 pg/m®.

The Federal and State standards shown in Table IVV.C-1 provide acceptable concentrations for specific air
contaminants in order to protect sensitive receptors from adverse effects. The health effects associated
with each of the criteria air pollutants listed above are shown in Table 1VV.C-2.
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Table IV.C-2
Health Effects Summary of the Major Criteria Air Pollutants
Air Pollutant Adverse Effects

Ozone Eye irritation

Respiratory function impairment

Carbon Monoxide | Impairment of oxygen transport in the blood stream
Aggravation of cardiovascular disease

Impairment of central nervous system function

Fatigue, headache, confusion, dizziness

Fatal in the case of very high concentrations in enclosed places
Nitrogen Dioxide Risk of acute and chronic respiratory illness

Sulfur Dioxide Aggravation of chronic obstruction lung disease
Increased risk of acute and chronic respiratory illness
Lead Impairment of blood functions and nerve constriction

Behavioral and learning problems in children

Particulate Matter May be inhaled and lodge in and irritate the lungs

Increased risk of chronic respiratory disease with long exposure
Altered lung function in children

May produce acute illness with sulfur dioxide

Source: BAAQMD, 1999.

ENVIRONMENTAL SETTING
Climate

The Project site is located in Mono County. The climate of Mono County is dry with clear skies,
excellent visibility, hot summers, and wide fluctuations in daily temperatures. The average minimum
temperature is in the upper 20s (degrees Fahrenheit), while the average maximum temperature is in the
mid- to high 50s. Most of the precipitation in this area, approximately 70 percent, occurs between
November and February. Spring is the windiest season, with fast-moving northerly weather fronts.
During the day, southerly winds result from the strong solar heating of the mountain slopes, causing
upslope circulation. Summer winds are northerly at night as a result of cool air draining off the
mountainsides. The mean annual wind speed in Mammoth Lakes is less than 11 miles per hour (mph).
Mean annual wind speeds just outside of Mammoth Lakes at elevations of 8,900 ft. and 7,800 ft. above
sea level are 21.7 and 11.5 mph, respectively.*

Air Quality Monitoring Data

Air quality in Mammoth Lakes is monitored by the GBUAPCD located in Bishop, California. This air
basin consists of Inyo, Mono, and Alpine Counties. Spot monitoring conducted by CARB for this area in
1972 identified particulates as the most probable air quality problem for the basin. As a result, particulate

! Town of Mammoth Lakes, Lodestar Master Plan FEIR, Section 4.7, Air Quality, February 1991, p. 4.7-1.

Sierra Star Master Plan Project IV.C. Air Quality
Draft Environmental Impact Report Page IV.C-3
SCH # 2005092103



Town of Mammoth Lakes April 2007

monitoring stations were set up to monitor PMyy in the air basin. Currently, there are 12 monitoring sites
in the GBVAB. Data reported for the years 2003 to 2005 are summarized in Table IV.C-3.

Table IV.C-3
PM; and PM, s Concentrations in the Mammoth Lakes Region
Days Above
24-Hour Maximum Annual Average National/State
Concentration Concentration Standard
PM,s PMy PM,s PMy PM,s PMy
Regulatory Standards
California Standard N/A 50 12 20
National Standard 65 150 15 50
Monitoring Data
Mammoth  Lakes-Gateway  HC
Monitoring Station
2003 34 74 N/A N/A 0 0/1
2004 27 86 N/A 24.1 0 0/3
2005 27 85 N/A N/A 0 0/5

Source: CARB, 2006.
All concentrations in ug/m® = micrograms per cubic meter
N/A = there was insufficient (or no) data available to determine the value

Table IV.C-4 presents CO and ozone monitoring data from the Mammoth Lakes Gateway Home Center
monitoring station. Data from 1986-1988 were the most recent data available for this monitoring station.
Table IV.C-4 indicates that from 1986 to 1988, the Gateway Home (Rite Aid) Center monitoring station
did not report any violations of the California or National Ambient Air Quality Standards for CO or
violations of the National Ambient Air Quality Standards for ozone. The monitoring station did,
however, report three days in exceedance of the California standard for ozone in 1986, four days in
exceedance of the California ozone standard in 1987, and five days in exceedance of the California ozone
standard for 1988. In addition, the maximum eight-hour CO concentration measured at the Mammoth
Lakes monitoring station varied from 5.7 ppm in 1994 to 2.5 ppm in 2001. The maximum O3
concentration at the Mammoth Lakes monitoring station also varied yearly, from 0.15 ppm in 1992 to
0.08 ppm in 1998. Exceedances of the ozone standard have occurred predominantly at night. In addition,
the 2001 CARB transport review found that the San Joaquin Valley was the major contributor to the
Mammoth Lakes ozone standard exceedances.’

2 Town of Mammoth Lakes, General Plan Update EIR, October 2005, p. 4-23.
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Table IV.C-4
Ambient Air Quality Ozone and CO Standards and
Monitoring Data Near the Project Area

Ozone CcO
Regulatory Standards 1-hour (ppm)  8-hour (ppm)  1-hour (ppm)  8-hour (ppm)
California Ambient Air Quality Standard | 0.09 N/A 20.0 9.0
National Ambient Air Quality Standard 0.12 0.08 35.0 9.0
Monitoring Data
1986: Gateway Home Center 0.10 N/A 9.0 4.6
1987. Gateway Home Center 0.10 N/A 9.0 6.4
1988: Gateway Home Center 0.10 N/A 11.0 6.0
Notes:

ppm = parts per million
N/A = not available or not applicable
Source: Lodestar Master Plan FEIR, p, 4.7-7.

Attainment Status

Effective January 23, 2005, the Mono County portion of the GBVAB has a nonattainment designation for
O; (State standard only). All of the GBVAB is designated in nonattainment of the federal PM,, standard.
The Mammoth Lakes area and Mono County are considered in attainment of all other Federal and State
standards. Although Mono County is categorized as nonattainment of the State O3 standard, there is no
ozone implementation plan for attaining the ozone standard in Mono County, nor is one required as
outlined in the 2001 CARB Ozone transport review. Instead, the document states “Transport from the
central portion of the (San Joaquin) Valley is responsible for ozone violations in Mammoth Lakes.”*

A Draft Air Quality Management Plan (AQMP) for the Town of Mammoth Lakes was released on
January 19, 1990. The Plan identified PM;q sources and mitigation that could be instituted to attain the
National Ambient Air Quality Standards. The Plan, prepared by GBAPCD, is required under the CAA
and will become part of the State Implementation Plan to attain Federal standards. The Plan identifies
exceedances of the PMyq standard that occur predominantly in the winter due to increased emissions from
wood stoves, fire places, and traffic related road dust and cinders. This change is also fueled largely by
the influx of visitors to the Mammoth Lakes area during ski season. The combination of periods of
meteorological stagnation and peak periods at the ski resorts result in violations of PMy, standards. The
Plan includes a control strategy to satisfy the Federal CAA requirement by demonstrating how the
Mammoth Lakes area will meet and maintain the National Ambient Air Quality standards for PMy.

Sensitive Receptors

Land uses such as primary and secondary schools, hospitals, and convalescent homes are considered to be
sensitive receptors to poor air quality because the very young, the old, and the infirm are more susceptible

% Town of Mammoth Lakes, General Plan Update EIR, October 2005, p. 4-23.
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to respiratory infections and other air quality-related health problems than the general public. Residential
uses are considered sensitive because people in residential areas are often at home for extended periods of
time, so they could be exposed to pollutants for extended periods. Recreational areas are considered
moderately sensitive to poor air quality because vigorous exercise associated with recreation places a high
demand on the human respiratory function. The nearest sensitive receptors to the Project are residential
uses located on both sides of Minaret Road, adjacent to the project site. In the future, there will also be
sensitive residential uses located on adjacent portions of the Project site, since portions of the site are
already built and may be occupied while adjacent portions of the site are undergoing construction.

ENVIRONMENTAL IMPACTS
Thresholds of Significance

In accordance with Appendix G to the CEQA Guidelines, the Project would have a significant
environmental impact on air quality if it would:

(a) Conflict with or obstruct implementation of the applicable air quality plan;

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

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

(d) Expose sensitive receptors to substantial pollutant concentrations; or

(e) Create objectionable odors affecting a substantial number of people.
Project Impacts and Mitigation Measures
Impact AQ-1 Construction/Demolition Impacts

Foreseeable construction activities for the Project would include site preparation, grading, placement of
utilities and other infrastructure, placement of foundations for structures, and fabrication of structures
across the entire 228.8-acre Project area. Construction activities typically require the use of heavy trucks,
excavating and grading equipment, concrete breakers, concrete mixers, and other mobile and stationary
construction equipment. Per the Project applicant, grading equipment for the Project would include a
rubber tire loader, an excavator, a mini excavator or bobcat, a compactor or roller, a water truck and two
dump trucks.® Emissions during grading and construction would be caused by material handling, traffic

4 Project information provided by the Applicant March 27, 2006.
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on unpaved or unimproved surfaces, use of paving materials and architectural coatings, exhaust from
construction worker vehicle trips, and exhaust from diesel-powered construction equipment.

Heavy construction activity on dry soil exposed during construction phases between 2009 and 2012 could
cause emissions of dust (usually monitored as PMjo). Reactive organic gases (ROGs), NOy, CO, and
additional particulate matter emissions also would be created from the combustion of diesel fuel by heavy
equipment and construction worker vehicles. Throughout the construction phases, construction-related
emissions would vary day-to-day depending on the specific construction phase.

Construction-related activities associated with the Project would result in dust and equipment exhaust
emissions that could, at times, contribute to nuisances to adjacent residential uses located on both sides of
Minaret Road. In addition, the Project would be developed in separate phases, so there may be portions
of the site that are built and occupied by residents while adjacent portions of the site are undergoing
construction.

Construction projects using typical grading and construction equipment, such as dump trucks, scrapers,
bulldozers, compactors, front-end loaders, fork lifts, and cranes which temporarily emit precursors of
ozone (e.g., ROGs or NOy), are already included in the emission inventories of State- and Federally-
required air plans and would not have a significant impact on the attainment and maintenance of ozone
ambient air quality standards. However, unless particulate emissions are reduced by implementation of
feasible control measures, impacts caused by these emissions would be potentially significant. As a
result, construction activities in each of the five development areas that comprise the Project area would
result in potentially significant air quality impacts.

Mitigation Measure AQ-1

The Project applicant shall require that the following practices be implemented by including them in the
contractor construction documents to reduce the emissions of pollutants generated by heavy-duty diesel-
powered equipment operating at the project site throughout the project construction phases:

a. Water all construction areas at least twice daily;
b. Cover all trucks hauling soil, sand, and other loose materials;

c. Apply clean gravel, water, or non-toxic soil stabilizers on all unpaved access roads, parking areas
and staging areas at constructions sites;

d. Remove excess soils from paved access roads, parking areas and staging areas at construction
sites;

e. Sweep streets daily (with mechanical sweepers) if visible soil material is carried onto adjacent
public streets;
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f. Hydroseed or apply non-toxic soil stabilizers to inactive construction areas (previously graded
areas inactive for ten days or more);

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles (dirt,
sand, etc.);

h. Limit traffic speeds on unpaved roads to 15 miles per hour;

i. Install gravelbags, cobble entrys, or other Best Management Practices (BMPSs) erosion control
measures to prevent silt runoff to public roadways;

J- Replant vegetation in disturbed areas as soon as possible;

k. Install wheel washers for all exiting trucks or wash off the tires or tracks of all trucks and
equipment leaving the construction site;

I. Install wind breaks at the windward sides of the construction areas;

m. Suspend excavation and grading activities when wind (as instantaneous gusts) exceeds 25 miles
per hour;

n. The idling of all construction equipment shall not exceed five minutes;
0. Limit the hours of operation of heavy duty equipment and/or the amount of equipment in use;

p. All equipment shall be properly tuned and maintained in accordance with the manufacturer’s
specifications;

g. When feasible, alternative fueled or electrical construction equipment shall be used for the project
site;

r.  Use the minimum practical engine size for construction equipment; and
s. Gasoline-powered equipment shall be equipped with catalytic converters, where feasible.

Impact AQ-2 Operational Emissions

Operational emissions generated by both stationary and mobile sources would result from normal day-to-
day activities on the Project site after occupation. Stationary area source emissions would be generated
by the consumption of natural gas for space and water heating devices, cooking appliances, and
fireplaces, the operation of landscape maintenance equipment, the use of consumer products, and the
application of architectural coatings (paints). Mobile emissions would be generated by the motor vehicles
traveling to and from the Project site. In accordance with the EIR for the Draft General Plan (2005)
mitigation measure 1.7.B.b.3, no solid fuel burning appliances (fireplaces) other than EPA Phase 1l
certified wood burning and pellet stoves would be permitted within the proposed residential units.
According to the Traffic Impact Analysis for the Project, potential vehicle trips to and from the Project
site would be reduced through several design and location features. Vehicle trips generated by some
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Project employees would be eliminated by providing affordable housing units within the Project site for
these people. Some vehicle trips for site visitors would be eliminated by the future transit line that would
service this development area as well as the gondola that may be constructed from Area 5 to the Little
Eagle ski area. According to the Traffic Impact Analysis, the potential employee trip generation was
reduced by 20 percent, the portion of vehicle trips that would be diverted to transit is 14 percent, and the
gondola would reduce the n umber of peak hour vehicle trips for the Project by approximately 30 percent.

The Mammoth Lakes portion of the GBVAB is designated as nonattainment for O; (State standard only)
and as a nonattainment area for PMy, (State and Federal standards). As discussed previously, however,
the O3 impact in Mammoth Lakes is primarily the result of pollution generated in the San Joaquin Valley,
transported by air currents and winds over the Sierra Nevada and is not a condition substantially
generated by activities and sources in the Town. In fact, exceedances of the O; standard would likely
occur without any contribution of emissions of O precursors (nitrogen oxides and hydrocarbons) from
Town activity.” In the absence of any quantifiable thresholds of significance from the GBUAPCD, as
well as the demonstrated condition in which local Oz levels are created by emissions generated outside the
Town, the increase in Oz precursor emissions as a result of implementation of the Project would not
substantially contribute to the exceedances of the State O3 standard.

According to the AQMP, particulate matter that causes PMyq violations consists primarily of road dust
and soot from wood combustion. In other words, tailpipe emissions from heavy-duty diesel engines
constitute a minor or negligible component of PM,o impacts in the Mammoth Lakes area.® In addition,
motor vehicle emissions such as those used in snow-removal equipment have been greatly reduced since
the AQMP analysis was completed because State and Federal programs now require the use of low-sulfur
diesel fuel as of 2006. When fully implemented in 2010, heavy duty on road diesel engines will be up to
95 percent cleaner than today’s models. As a result, CARB estimates a 90 percent reduction in particulate
emissions for new on- and off-road engines.

Therefore, particulate matter along roadways, or road dust, would constitute the primary source of
fugitive dust emissions associated with the Project. The Project would increase vehicular traffic in the
Town of Mammoth Lakes by a total of 7,350 vehicle miles traveled (VMT) per day. Although this
represents a reduction in total VMT from the previously approved 1991 Lodestar Master Plan, this would
still increase annual PM;,emissions by less than seven percent in an area that is already in non-attainment
for PMy,. This would be considered a significant impact.

In addition, fireplace use constitutes a secondary source of particulate emissions. The Project would
contribute to annual PMy, emissions from residential fireplace use. The Lodestar Master Plan EIR
estimates that emissions of PMj, from fireplaces and wood burning stoves would increase by

®  Town of Mammoth Lakes, General Plan Update EIR, October 2005, p. 4-36.
®  Town of Mammoth Lakes, General Plan Update EIR, October 2005, p. 4-37.
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approximately 18 percent above the 1991 annual emissions from residential wood combustion.’
However, emissions from wood burning stoves or fireplaces would be expected to decrease from 1991
levels with implementation of the Project because of the prohibition of non-EPA Il rated wood burning
appliances in multifamily dwellings (per Section 8.30.030 of the Municipal Code), the mandatory
curtailment of solid fuel combustion on poor air quality days being implemented by the APCD (Section
8.30.090 of the Municipal Code), and the ongoing non-EPA Il rated wood burning stove replacement
program (Section 8.30.050 of the Municipal Code). According to the AQMP, residential units must also
be limited to one wood burning appliance per unit of an EPA Phase Il-certified level, each hotel may have
only one fireplace in the lobby or other common area (no other solid fuel appliances are allowed), and all
structures shall have high-efficiency central heat. The AQMP has also imposed a solid fuel burn ban on
poor air quality days. As a result of all of the above, particulate emissions generated by wood combustion
from the Project would not substantially contribute to Federal and State PMy, violations.

Mitigation Measure AQ-2

The Project applicant shall require the following implementation measures to reduce PMy, operational
emissions:

a. The Project shall include a transportation demand management program to reduce overall VMTs,
in order to demonstrate compliance with the Federal PMy, standard of 150 pg/m.*> The program
shall include, but not be limited to, circulation system improvements, shuttles to and from parking
areas, and the location of facilities to encourage pedestrian circulation.

b. The Project shall be linked to existing developed areas through existing road networks, public
transit systems, open space systems, and bicycle and pedestrian systems.

c. The Project shall implement trip reduction measures particularly during PM peak traffic hours to
disperse trips between parking areas and mountain portals to and from the ski area.

d. Multi-family developments within the Project area shall be required to pay the street sweeping
fee.

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

f.  No solid fuel burning appliances, other than EPA Phase IlI-certified wood burning and pellet
stoves, shall be permitted within multi-family and lodging developments.

" Town of Mammoth Lakes, Lodestar Master Plan FEIR, Section 4.7, Air Quality, February 1991, p. 4.7-14
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Local CO Concentrations

Traffic-congested roadways and intersections have the potential to generate localized high levels of CO.
By generating additional traffic, the Project could potentially cause exceedances of the 1-hour or 8-hour
Federal or State CO standards. These conditions would only occur during worst-case atmospheric
conditions when temperatures are very low and there is little to no wind speed. Although the Mammoth
Lakes Gateway Home Center monitoring station has not recorded any exceedances of the State or Federal
CO standards, elevated CO concentrations due to heavy traffic volumes and congestion at specific
intersections or roadway segments are generally localized and can lead to high levels of CO, or “hot
spots.” For this reason, CO modeling was performed in the Project area for intersections or roadway
segments currently operating at LOS D, E, or F that would be affected by Project traffic, or for
intersections that would decline to LOS D, E, or F as a result of the Project. Therefore, CO modeling was
performed for the following four roadway intersections based on the Saturday peak traffic hour:

e Mountain Boulevard/Main Street (LOS D in 2014 with cumulative development);

e Minaret Road/Old Mammoth Road (LOS F in 2014 with cumulative development);

e Minaret Road/Meridian Boulevard (LOS D in 2014 with cumulative development); and

e Minaret Road/Lake Mary Road-Main Street (LOS D in 2014 with cumulative development).

For this analysis, CO concentrations were calculated based on a simplified CALINE4 screening procedure
to determine if the Project would cause any exceedances of the State and Federal CO standards. The
national 1-hour ambient air quality standard is 35.0 ppm and the State 1-hour ambient air quality standard
is 20.0 ppm. The 8-hour national and state ambient air quality standard is 9.0 ppm. This methodology
assumes worst-case conditions (i.e., wind direction is parallel to the primary roadway, 90° to the
secondary road; wind speed of less than one meter per second; and a high level of atmospheric stability or
lack of change) and provides a screening of maximum, worst-case CO concentrations. Maximum CO
concentrations were calculated for peak-hour traffic volumes at the intersections noted above under
existing conditions, existing plus Project conditions, and cumulative conditions. Results are presented in
Table IV.C-5 and Table IV.C-6.
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Table IV.C-5
Summary of Localized CO Analysis (1-hour) for the Project
1-Hour CO Concentrations (ppm)
Existing Plus Cumulative
Intersection Existing 2004 Project w/Project (2014)
Mountain Boulevard/Main Street 10.6 10.3 11.1
Minaret Road/Old Mammoth Road 10.4 10.2 10.3
Minaret Road/Meridian Boulevard 10.7 10.4 10.5
Minaret Road/Lake Mary Road-Main 113 10.8 10.9
Street
1-Hour Ambient Air Quality Standard 20.0 20.0 20.0
Notes: Concentrations are based on CALINE4 outputs that are adjusted with anticipated background CO concentrations of
1.4 ppm (1-hr).
Sou?ge: (Chrgstopher A Joseph & Associates, 2006.

The year 2014 was used as the date for CO emission analysis under cumulative conditions, which
includes all future growth assumed in Section IV.M (Traffic/Circulation) of this Draft EIR. In some
cases, future or cumulative CO emissions are lower than existing CO levels because vehicles are
projected to improve in efficiency in the future and reduce CO emissions. Traffic conditions may also
improve in the future at some intersections because of traffic improvement measures, thus reducing
concentrated CO emissions. Based on the CALINE4 computer-modeling results (Table IV.C-5 and Table
IV.C-6.), local CO concentrations would not exceed state or national ambient air quality standards.
Therefore, emissions of CO associated with the Project would not result in a significant CO air quality
impact.

Table IV.C-6
Summary of Localized CO Analysis (8-hour) for the Project

8-Hour CO Concentrations (ppm)
Existing Plus Cumulative
Intersection Existing 2004 Project w/Project (2014)

Mountain Boulevard/Main Street 7.3 7.1 7.4
Minaret Road/Old Mammoth Road 7.1 7.1 7.1
Old Mammoth Road/Main Street 7.4 7.2 7.2
Minaret Road/Meridian Boulevard 7.3 7.2 7.2
Minaret Road/Lake Mary Road-Main 76 73 74
Street ' ' '

8-Hour Ambient Air Quality 9.0 90 9.0
Standard ' ' '

Source: Christopher A Joseph & Associates, 2006.
Notes: Concentrations are based on CALINE4 outputs that are adjusted with anticipated background CO concentrations of
1.0 pm (8-hr).
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Odors

Construction activities could generate airborne odors associated with the operation of construction
vehicles (e.g., diesel exhaust) and the application of architectural coatings. However, these emissions
would occur during daytime hours only for limited periods and would be restricted to the immediate
vicinity of the construction site and activity. The wind would also tend to disperse odors, and such
activities would not affect a substantial number of people or cause a significant impact.

Typical operational uses that may result in significant odor impacts include wastewater treatment plants,
sanitary landfills, transfer stations, composting facilities, petroleum refineries, asphalt batch plants,
chemical manufacturing, fiberglass manufacturing, painting/coating operations, rendering plants, and
coffee roasters. None of these types of uses are proposed in the Project area; therefore, creation of
objectionable odors would not be a likely impact of the Project.

CUMULATIVE IMPACTS
Impact AQ-3

The APCD does not have numerical thresholds to determine whether the Project would result in a
cumulatively considerable net increase of PMyg or 03 precursors. However, as discussed above, 0z impacts
are primarily the result of pollution generated in the San Joaquin Valley. Thus, an increase of 0s
precursor emissions as a result of the Project would not substantially contribute to the exceedances of the
State 05 standard.

According to the Town of Mammoth Lakes General Plan Update EIR, the increase in PMy, emissions
would be considered cumulatively considerable even without development of the Project.® In addition,
the increase in PMj, emissions as a result of the Project would be considered a significant impact.
However, implementation of Mitigation Measure AQ-2 would reduce Project PM;o emissions to a less-
than-significant level. Therefore, implementation of these measures would also reduce the Project’s
cumulative impact on air quality to a less-than-significant level.

LEVEL OF SIGNIFICANCE AFTER MITIGATION
Construction Impacts

As stated above, implementation of construction mitigation measures would reduce construction-related
air quality impacts to a less-than-significant level.

8 Town of Mammoth Lakes, General Plan Update EIR, October 2005, p. 4-41.
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Operational Impacts

Implementation of the mitigation measures described above would ensure that operational emissions from
the Project would be reduced to a less-than-significant level.

Cumulative Impacts

The recommended Project operational mitigation measures would also reduce the cumulative emissions
associated with the Project to a less-than-significant level.
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IV. ENVIRONMENTAL IMPACT ANALYSIS
D. BIOLOGICAL RESOURCES

INTRODUCTION

This section of the Draft Environmental Impact Report (Draft EIR) provides a description of the
biological and wetland resources on the project site, information on regulations that serve to protect
sensitive resources, an assessment of the potential impacts of the Project, and recommended measures to
mitigate potentially significant impacts on sensitive resources. Various technical reports were reviewed
and prepared to analyze the potential biological resources impacts associated with the Project. These
technical reports are summarized in the section below and are included in Appendix D of this Draft EIR.

BACKGROUND AND METHODS

An assessment of biological resources within the Project site was conducted by the Project biologist,
WRA Environmental Consultants (WRA) in order to complete a Biological Assessment Report for the
Project site. This biological assessment involved a site visit and the review of previous studies conducted
by the applicant’s biological and wetland consultants, including 2006 permit applications prepared by the
applicant for the United States Army Corps of Engineers (Corps), Regional Water Quality Control Board
(RWQCB), and California Department of Fish and Game (CDFG); aerial photographs; United States
Geological Survey (USGS) topographic maps; current California Natural Diversity Database (CNDDB)
records; and the California Native Plant Society (CNPS) on-line inventory. The Soil Survey of Mono
County, California [United States Department of Agriculture (USDA)] was also examined to determine if
any unique soil types that could support sensitive plant communities and/or aquatic features could be
present in the Project site. The following provides a list of the past studies which were reviewed by WRA
during their biological site assessment.

e Final Environmental Impact Report for Lodestar at Mammoth — Volume I-111, prepared by EIP
Associates, February 1991

e Update to the Biotic Resources Report for the Sierra Star Master Plan, prepared by Resource
Concepts, Inc. (RCI), February 17, 2003

e Addendum to the report entitled Updated to the Biotic Resources Report for the Sierra Star
Master Plan, prepared by RCI, February 28, 2003

o Sierra Star Property Wetland Delineation Report, prepared by RCI, August 2004

o Lake and Streambed Alteration Notification, prepared by RCI, February 13, 2006

e Water Quality Certification Application, prepared by RCI, February 14, 2006

e Army Corps of Engineers Notification of Work, prepared by RCI, February 14, 2006

e Intrawest Sierra Star Wetland Delineation Report, prepared by RCI, July 17, 2006
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Past reconnaissance surveys of the Project site were conducted by EIP Associates in 1990 for the Biotic
Resources Survey for the Final Environmental Impact Report for Lodestar at Mammoth, which included
a wildlife survey on June 16 through 18, 1990 and a botany survey on June 26 through 27, 1990. During
these surveys, the site was examined on foot by a wildlife biologist and botanist to gather information on
the type and extent of habitats and to identify as many plant and wildlife species as possible. More
recently, an update to the Biotic Resources Survey for the Final Environmental Impact Report for
Lodestar at Mammoth was prepared by RCI for the Sierra Star Master Plan on February 17, 2003. This
report provided results of a 2003 CNDDB database search for species with potential to occur within the
Project site, but was not based upon a recent site visit that verified current site conditions.

The Biological Assessment Report prepared by WRA provides general information on the potential
presence of sensitive species or habitats. A site visit was conducted by WRA biologists on July 26 and
27, 2006, to determine (1) plant communities present within the Project site, (2) if existing conditions
provided suitable habitat for any special status plant or wildlife species, and (3) if sensitive habitats were
present. The biological assessment is not necessarily an official protocol-level survey for listed species
that may be required for project approval by local, state, or federal agencies. However, specific findings
on the occurrence of any species or the presence of sensitive habitats may require that protocol surveys be
conducted. The biological assessment was based on information available at the time of the study and on
conditions that were observed on the Project Site at the time of the study. The methods of study
employed by WRA during the biological assessment of the Project site are outlined below.

Vegetation Communities

Vegetation communities are classified based on existing descriptions presented in the Preliminary
Descriptions of the Terrestrial Natural Communities of California.! However, in some cases it is
necessary to identify variants of plant community types or to describe non-vegetated areas that are not
described in the literature.

Special Status Species
Literature Review

Potential occurrence of special status species on the Project site was evaluated by first determining which
special status species have potential to occur in the vicinity of the Project site through a literature and
database search. Database searches for known occurrences of special status species included the Old
Mammoth 7.5 minute USGS quadrangle and the eight surrounding USGS quadrangles. The following
sources were reviewed to determine which special status plant and wildlife species have been documented
to occur in the vicinity of the Project site:

! Holland, R. F. 1986. Preliminary Descriptions of the Terrestrial Natural Communities of California. Prepared

for the California Department of Fish and Game, Sacramento, California
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1. California Natural Diversity Database records (CNDDB)?
2. United States Fish and Wildlife Service (USFWS) Quadrangle Species Lists®
3. CNPS Electronic Inventory records*

4. CDFG publication “California’s Wildlife, Volumes I-111""°

5. CDFG publication “Amphibians and Reptile Species of Special Concern in California”®

Species Assessment

A species assessment was conducted by evaluating the suitability of habitats within the Project site for
those species recorded within the vicinity of the site. A site visit was conducted to evaluate habitat
suitability and to determine the potential for the Project to impact special status plant and wildlife species.
Potential for special status species to occur in the Project site was then evaluated according to the
following criteria:

(1) Not Present. Habitat on and adjacent to the site is clearly unsuitable for the species requirements
(foraging, breeding, cover, substrate, elevation, hydrology, plant community, site history, disturbance
regime).

(2) Unlikely. Few of the habitat components meeting the species requirements are present, and/or the
majority of habitat on and adjacent to the site is unsuitable or of very poor quality. The species is not
likely to be found on the site.

(3) Moderate Potential. Some of the habitat components meeting the species requirements are
present, and/or only some of the habitat on or adjacent to the site is unsuitable. The species has a
moderate probability of being found on the site.

California Department of Fish and Game. 2006. Natural Diversity Database, Wildlife and Habitat Data

Analysis Branch. Sacramento.

®  United States Fish and Wildlife Service (USFWS). 2006. Unofficial Species Lists, Sacramento Fish and Wildlife

Service. Sacramento. June 5.

California Native Plant Society. 2006. Electronic Inventory of Rare and Endangered Vascular Plants of

California. California Native Plant Society, Sacramento, California.

> Zeiner, D. C., W. F. Laudenslayer, Jr., K. E. Mayer, and M. White. 1990. California's Wildlife, Volume I-llI:
Amphibians and Reptiles, Birds, Mammals. California Statewide Wildlife Habitat Relationships System,
California Department of Fish and Game, Sacramento.

®  Jennings, Mark R. 2004. An Annotated Check List of Amphibians and Reptile Species of California and

Adjacent Waters. Third, revised edition. California Department of Fish and Game.
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(4) High Potential. All of the habitat components meeting the species requirements are present
and/or most of the habitat on or adjacent to the site is highly suitable. The species has a high
probability of being found on the site.

(5) Present. Species is observed on the site or has been recorded (i.e., CNDDB and other reports) on
the site recently.

Appendix D of the WRA Biological Assessment Report (included in Appendix D to this Draft EIR)
presents the special status plant and wildlife species with a potential to occur within the Project site, their
habitat requirements, and a rating of potential for occurrence. .

Sensitive Natural Communities and Jurisdictional Resources

Plant communities identified within the Project site were evaluated to determine if they are considered
sensitive under federal or state regulations or policies. Special methods used to determine potential
jurisdiction under these regulations and policies are given below.

Riparian Habitat

A review of aerial photographs and site photographs, and an on-site inspection of drainages and aquatic
features was conducted to determine if the banks of drainages, streams, and other aquatic features within
the Project site supported hydrophytic or stream-dependent woody plant species (riparian species). In
addition, CDFG, RWQCB, and Corps application packages were reviewed to determine whether riparian
habitat was noted during studies conducted by RCI.

Wetlands and Waters of the United States

The presence and extent of wetland and waters on the site were inferred by reviewing the 2004 and 2006
wetland delineation reports and application materials prepared for submission to the Corps, RWQCB, and
CDFG by RCI during February 2006; however, these materials did not encompass all portions of the
Project Site. On July 27, 2006, a Section 404 jurisdictional wetland delineation was performed by
biologists from WRA and Christopher Joseph & Associates (CAJA) within the Project Area. The purpose
of this study was to (1) confirm the determinations made in previous reports and/or permit materials
regarding jurisdictional features on-site, and (2) to determine if any additional wetlands or “waters”
potentially subject to jurisdiction by the Corps, RWQCB, or CDFG were present. The delineation was
based on methods contained in the Corps Manual (Environmental Laboratory 1987). The Project Site was
evaluated for the presence of wetland indicators including dominance by hydrophytic plant species,
presence of hydric soils, and presence of wetland hydrology.
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ENVIRONMENTAL SETTING

The Project site is located in the Town of Mammoth Lakes (Town), Mono County, California. The Town
is located on the eastern slopes of the Sierra Nevada at an elevation of approximately 7,900 feet above sea
level within Section 34, Township 3 South, Range 27 East. The Town’s located approximately 168 miles
south of Reno, Nevada, and approximately 310 miles north of Los Angeles, California. Neighboring
communities of the Town include June Lake to the northwest, Benton to the east, and Tom’s Place to the
southeast (refer to Figure 11-1 and Figure 11-2). Regional access is provided by US Highway 395 and
California State Highway 203. Major arterials which provide access to the site include Minaret Road to
the north and south, Main Street to the north, Joaquin Road to the east, Meridian Boulevard to the south,
and Lake Mary Road to the west.

Vegetation Communities

Jeffrey pine-fir forest is the dominant plant community within and surrounding the Project site (Figure
IV.D-1). Jeffrey pine-fir forest is not identified as sensitive in local or regional plans, policies,
regulations, or by the CDFG. Developed features such as roads, parking lots and structures are also
present in portions of the Jeffrey pine-fir forest on the Project site. The forest canopy of this vegetation
community consists of Jeffrey pine (Pinus jeffreyi), red fir (Abies magnifica), white fir (Abies concolor),
lodgepole pine (Pinus contorta) and ponderosa pine (Pinus ponderosa). Common understory plants are
comprised of montane chaparral species, including Great Basin sagebrush (Artemesia tridentata), tobacco
brush (Ceanothus velutinus), greenleaf manzanita (Arctostaphylos patula), creeping snowberry
(Symphoricarpos mollis), and wax currant (Ribes cereum). The drainages contain herbaceous plants such
as mugwort (Artemisia vulgaris), mule ears (Wyethia mollis), sedges (Carex spp.), and yarrow (Achillea
millefolium). This plant community has an open understory, well-drained soils and is replaced by
subalpine coniferous forest and lodgepole pine forest at its upper elevation limit.

Sierra Star Master Plan Project IV.D Biological Resources
Draft Environmental Impact Report Page IV.D-5
SCH # 2005092103



Town of Mammoth Lakes April 2007

This page intentionally left blank.

Sierra Star Master Plan Project IV.D Biological Resources
Draft Environmental Impact Report Page IV.D-6
SCH # 2005092103



Project Site (43.6 acres)
| Ephemeral Drainage (415 linear feet, 0.03 acres)
essmms Non- jurisdictional Drainage
|:| Potential Section 404 Jurisdictional Wetlands (0.06 acres)
Jeffrey Pine Forest (36.9 acres)

&8 110

Source: WRA Environmental Consultants, August 2006.

CHRISTOPHER A. JOSEPH & ASSOCIATES Figure IV.D-1
Environmental Planning and Research Vegetation Map







Town of Mammoth Lakes April 2007

Wildlife

Despite development of the adjacent lands, the site likely continues to provide suitable habitat for
common mammal, bird, reptile and other wildlife species such as mule deer, chipmunks, deer mice, and
woodpeckers.

The Jeffrey pine-fir forest has low structural diversity, resulting in relatively low animal species and
numbers occupying this habitat; however, the pine seeds, bark and foliage are a valuable food source for
many wildlife species, and pines also provide vital nesting habitat for many common bird species.’

Special Status Species
Plants

Based upon a review of the resources and databases available, as outlined in the Background and Methods
discussion above, 31 special status plant species have been documented in the general vicinity of the
Project site. Appendix D of the Biological Assessment Report (included in Appendix D to this Draft EIR)
summarizes the potential for occurrence for these plant species in the Project site. WRA and CAJA
conducted a protocol-level rare plant survey on July 26, 2006, which captured peak blooming periods of
all special status plant species with potential to occur within the Project site. Plant species were identified
to the level necessary to determine if they were rare or not; however, no special status species were found
in the Project site. A list of observed species is provided in Appendix B of the Biological Assessment
Report (included in Appendix D to this Draft EIR).

Wildlife

Eighty-one special status species of wildlife have been recorded in the vicinity of the Project site.
Appendix D of the Biological Assessment Report (included in Appendix D to this Draft EIR) summarizes
the potential for occurrence for these species. Of these species, 20 species are not likely to ever be
present, 57 wildlife species are unlikely to occur, and ten species have a moderate potential. One species
has a high potential for occurrence, Yuma myotis (Myotis yumanensis).

Many of the species were considered unlikely to occur because the Project site is surrounded by
development and contains an existing golf course. The species with a high or moderate potential for
occurrence are discussed below.

High Potential

Yuma myotis (Myotis yumanensis). Western Bat Working Group (WBWG) Low-Medium Priority. This
bat species is known for its ability to survive in urbanized environments. It is also found in heavily

" Final EIR Volumes I, I1, 111, Lodestar at Mammoth, EIP, Town of Mammoth Lakes, CA, February 1991.
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forested settings. Day roosts are found in buildings, trees, mines, caves, bridges and rock crevices. Night
roosts are associated with man-made structures. This species may forage over the waters of the ponds and
nearby grassland habitat. Suitable roosting and foraging habitat is available on site.

Moderate Potential

Long-eared myotis (Myotis evotis). WBWG Medium Priority. Long-eared myotis is a bat species that
primarily inhabits coniferous forest and woodland, including juniper, ponderosa pine, and spruce-fir. It
typically forages over rivers, streams, and ponds within the forest-woodland environment. During
summer, it roosts in a wide variety of structures, including cavities in snags, under loose bark, stumps,
buildings, rock crevices, caves and abandoned mines. During winter, it typically hibernates primarily in
caves and abandoned mines. Suitable foraging habitat is available on site.

Fringed myotis (Myotis thysanodes). Western Bat Working Group (WBWG) High Priority. This bat
species has been found in hot desert scrubland, grassland, xeric woodland, sage-grass steppe, mesic old-
growth forest, and multi-aged subalpine coniferous and mixed-deciduous forest. Xeric woodlands (oak
and pinyon-juniper) appear to be the most commonly used. Where available, caves, buildings,
underground mines, rock crevices in cliff faces and bridges are used for maternity and night roosts, while
hibernation has only been documented in buildings and underground mines. Tree-roosting has also been
documented in Oregon, New Mexico, and California. Suitable roosting and foraging habitat is available
on site.

Long-legged myotis (Myotis volans). Western Bat Working Group (WBWG) High Priority. Habitat of
the long-legged myotis is primarily coniferous forests, but the species also occurs seasonally in riparian
and desert habitats. They establish roosts in trees, rock crevices, fissures in stream banks, and buildings.
Caves and mines are not used in the day, but M. volans can be captured there at night.® Suitable roosting
and foraging habitat is available on site.

California Gull (Larus californicus). CDFG Species of Special Concern. California Gulls live in areas
that contain lakes, marshes, and along the seacoast. They also reside on offshore islands, near rivers,
agricultural land, and garbage dumps. When breeding, they often construct their nests near shrubs by
bodies of water. Suitable roosting and foraging habitat is available on site.

Vaux’s Swift (Chaetura vauxi). CDFG Species of Special Concern, Vaux's Swifts generally can be found
in old-growth forests consisting of coniferous and deciduous vegetation. Very important to swifts' nesting
grounds are large, hollow trees that are either dead or alive (Bull, Collins 1993).° During the breeding
season, Vaux's Swifts occupy forests of coast redwood and Douglas firs. They forage for food in

& van Zyll de Jong, C. 1985. Handbook of Canadian Mammals. Ottawa: National Museums of Canada.

®  Bull, E., C. Collins. 1993. Vaux's Swift. The Birds of North America, No. 77: 1-12.
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naturally occurring openings in the forest and along streams as well as high above the tree-tops. Suitable
roosting and foraging habitat is available on site.

Lewis’ Woodpecker (Melanerpes lewis). USFWS Bird of Conservation Concern (BCC). Lewis'
Woodpeckers prefer logged or burned out areas. They prefer old growth woodlands rather than dense
forest. In winter they choose oak woodland or commercial orchards such as almond and walnut and
pecan trees (Winkler et al. 1995)."° Suitable roosting and foraging habitat is available on site.

White-headed Woodpecker (Picoides albolarvatus). USFWS BCC. White-headed Woodpecker requires
mature ponderosa pine stands. They have also been found in ornamental gardens, mixed ponderosa
pine/Douglas fir forest, Douglas fir forest, Engelmann spruce/lodgepole pine forest and black
cottonwoods. Suitable roosting and foraging habitat is available on site.

Olive-sided Flycatcher (Contopus cooperi). USFWS BCC. This species historically used recently burned
areas, but now that most fires are suppressed, it often takes advantage of areas that have been logged, as
well as other clearings and edges, which are superficially similar to post-fire stands.

Willow Flycatcher (Empidonax traillii adastus). State Endangered. Found in willow thickets and other
brushy areas near streams, marshes, or other wetlands, and in clear-cuts and other open areas with nearby
trees or brush. May forage and nest in the Project Site.

Southwestern Willow Flycatcher (Empidonax traillii extimus). Federal Endangered. Breeds in California
from the Mexican border north to Independence in the Owens Valley, the South Fork Kern River, and the
Santa Ynez River in Santa Barbara County. May forage and nest in the Project Site.

Sensitive Natural Communities
Riparian Habitat

Drainages or aquatic features within the Project Site did not support hydrophytic or stream-dependent
woody plant species (riparian species). In addition, the presence of riparian habitat was not noted during
past biological studies.

Jurisdictional Resources

The U.S. Army Corps of Engineers (Corps) regulates “waters of the United States” under Section 404 of
the Clean Water Act (CWA). Such “waters” include a variety of features including streams, wetlands,
and impoundments. Based on the initial review of available literature and photographs the analysis of the
Project site focused on three types of features; wetlands, other waters, and riparian habitat.

1 Winkler, H., D. Christie, D. Nurney. 1995. Woodpeckers A Guide To The Woodpeckers Of The World. New
York: Houghton Mifflin Company.

Sierra Star Master Plan Project IV.D Biological Resources
Draft Environmental Impact Report Page IV.D-11
SCH # 2005092103



Town of Mammoth Lakes April 2007

Other “Waters of the United States” and “Waters of the State”

Two unnamed streams were observed in the Project Site, identified on Figure IV.D-1 as Drainage A and
Drainage B. Drainage A is a hydrologically isolated, remnant channel that may have been connected to
the stormwater system. This feature did not exhibit any connection to a Water of the U.S. and did not
contain well-defined bed and bank topography, nor exhibit signs of recent flow, such as sediment deposits
or scour. Accumulation of pine cones and leaf litter also indicated that the feature did not convey water
during the recent spring runoff resulting from snow melt.

Drainage B is an ephemeral stream that flows between two golf course fairways. The channel is
intermittently open and culverted under the golf course, discharging into a subsurface stormwater system
that eventually flows into Mammoth Creek. The channel has flowing water only during and for a short
duration following precipitation events in a typical year; runoff from rainfall and snow melt is the primary
source of hydrology. The streambed is located above the water table year-round; therefore, groundwater is
not a primary source of water for stream flow. This feature meets the definition of “waters of the U.S.”
and “waters of the State”, as it is inundated for sufficient duration and depth to exclude growth of
hydrophytic vegetation, convey water, and is defined by the presence of an ordinary high water (OHW)
mark. All areas that are below or contained by an OHW mark are considered to be “waters of the United
States” and “waters of the State”.

Wetlands

In addition to the drainages described in the previous section, one potential jurisdictional wetland feature
was observed just south of Minaret Road (Figure 1V.D-1). This feature appeared to be sustained by
groundwater seepage that surfaces near the base of an earthen dam impounding a constructed pond. This
area supported a predominance of hydrophytic vegetation, including wetland-classified northern willow
herb (Epilobium ciliatum) and fireweed (Epilobium angustifolium). Sampled soil was determined to be
hydric, as it exhibited a low chroma matrix and was distinct from soils observed in an adjacent upland
area. Direct evidence of hydrology was also observed in the form of sediment deposits, a well defined
drainage pattern within the wetland, and algal mats on the soil surface. The wetland drained into a two
foot-wide channel that entered a culvert, flowed under a newly constructed road, and eventually entered a
stormwater ditch off-site. The wetland and associated channel did not exhibit a hydrologic connection to a
jurisdictional “water of the U.S.”, however, it did eventually flow into the stormwater system along
Minaret Road. The jurisdictional status of this wetland would need to be verified by the Corps.

Regulatory Framework
Special Status Species

Special status species include those plants and wildlife species that have been formally listed, are
proposed as endangered or threatened, or are candidates for such listing under the federal Endangered
Species Act (ESA) or California Endangered Species Act (CESA). These Acts afford protection to both
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listed and proposed species. In addition, CDFG Species of Special Concern, which are species that face
extirpation in California if current population and habitat trends continue, are considered special status
species. CDFG also recognizes species that are considered sensitive by other organizations, such as the
Western Bat Working Group Priority Species and USFWS Birds of Conservation Concern, in the
CNDDB; although these species generally have no special legal status, they are given special
consideration under CEQA. In addition to regulations for special status species, most birds in the United
States, including non-status species, are protected by the Migratory Bird Treaty Act of 1918. Under this
legislation, destroying active nests, eggs, and young is illegal. Plant species on CNPS Lists 1 and 2 are
also considered special status plant species. Impacts to these species are considered significant according
to the CEQA. CNPS List 3 and 4 plants have little or no protection under CEQA, but are included in this
analysis for completeness. (The assessment may also include species of local concern as indicated by the
USFWS list for the quadrangle/county, or as designated by a Town or county).

Sensitive Plant Communities and Aquatic Features

Sensitive habitats include habitats that fulfill special functions or have special values, such as wetlands,
streams, and riparian habitat. These habitats are regulated under federal regulations (such as the CWA),
state regulations (such as the Porter-Cologne Act, the CDFG Streambed Alteration Program, or CEQA),
or local ordinances or policies (such as town or county Tree Ordinances, Special Habitat Management
Areas or General Plan Special Land Use areas).

Waters of the United States

The Corps regulates “Waters of the United States” under Section 404 of the CWA. “Waters of the U.S.”
are defined broadly as waters susceptible to use in commerce, including interstate waters and wetlands, all
other waters (e.g., intrastate waterbodies, including wetlands), and their tributaries (33 CFR 328.3).
Potential wetland areas, according to the three criteria used to delineate wetlands stated in the Corps of
Engineers Wetlands Delineation Manual (1987), are identified by the presence of (1) hydrophytic
vegetation, (2) hydric soils, and (3) wetland hydrology. Areas that are inundated for sufficient duration
and depth to exclude growth of hydrophytic vegetation are subject to Section 404 jurisdiction as “other
waters” and are often characterized by an ordinary high water line (OHW). Other waters, for example,
generally include lakes, rivers, and streams. The placement of fill material into “Waters of the U.S.”,
including wetlands, generally requires an individual or NWP from the Corps under Section 404 of the
CWA.

Waters of the State

“Waters of the State” are defined by the Porter-Cologne Act as “any surface water or groundwater,
including saline waters, within the boundaries of the state.” The RWQCB protects all waters in its
regulatory scope, but has special responsibility for isolated wetlands and headwaters. These waterbodies
have high resource value, are vulnerable to filling, and are not systematically protected by other
programs. RWQCB jurisdiction includes “isolated” wetlands and waters that may not be regulated by the
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Corps under Section 404. “Waters of the State” are regulated by the RWQCB under the State Water
Quality Certification Program which regulates discharges of fill and dredged material under Section 401
of the CWA and the Porter-Cologne Water Quality Control Act. Projects that require a Corps permit, or
fall under other federal jurisdiction, and have the potential to impact “Waters of the State,” are required to
comply with the terms of the Water Quality Certification determination. If a proposed project does not
require a federal permit, but does involve dredge or fill activities that may result in a discharge to “Waters
of the State,” the RWQCB has the option to regulate the dredge and fill activities under its state authority
in the form of Waste Discharge Requirements or Certification of Waste Discharge Requirements.

Streams, Lakes, and Riparian Habitat

Streams and lakes, as habitat for fish and wildlife species, are subject to jurisdiction by the CDFG under
Sections 1600-1616 of the State Fish and Game Code. Alterations to or work within or adjacent to
streambeds or lakes generally require a 1602 Lake and Streambed Alteration Agreement. The term
stream, which includes creeks and rivers, is defined in the California Code of Regulations (CCR) as
follows: “a body of water that flows at least periodically or intermittently through a bed or channel having
banks and supports fish or other aquatic life. This includes watercourses having a surface or subsurface
flow that supports or has supported riparian vegetation” (14 CCR 1.72). In addition, the term stream can
include ephemeral streams, dry washes, watercourses with subsurface flows, canals, aqueducts, irrigation
ditches, and other means of water conveyance if they support aquatic life, riparian vegetation, or stream-
dependent terrestrial wildlife. ™ Riparian is defined as, “on, or pertaining to, the banks of a stream;”
therefore, riparian vegetation is defined as, “vegetation which occurs in and/or adjacent to a stream and is
dependent on, and occurs because of, the stream itself.”** Removal of riparian vegetation also requires a
Section 1602 Lake and Streambed Alteration Agreement from CDFG.

Sensitive Plant Communities

Sensitive plant communities include habitats that fulfill special functions or have special values. Natural
communities considered sensitive are those identified in local or regional plans, policies, regulations, or
by the CDFG. CDFG ranks sensitive communities as “threatened” or *“very threatened” and keeps
records of their occurrences in its Natural Diversity Database. Sensitive plant communities are also
identified by CDFG on their List of California Natural Communities Recognized by the CNDDB.
Impacts to sensitive natural communities identified in local or regional plans, policies, regulations or by
the CDFG or USFWS must be considered and evaluated under the CEQA (CCR: Title 14, Div. 6, Chap.
3, Appendix G).

1 california Department of Fish and Game. Environmental Services Division (ESD). 1994. A Field Guide to Lake

and Streambed Alteration Agreements, Sections 1600-1607, California Fish and Game Code.
California Department of Fish and Game. Environmental Services Division (ESD). 1994. A Field Guide to Lake
and Streambed Alteration Agreements, Sections 1600-1607, California Fish and Game Code.
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Some plant communities contain trees which are considered “sensitive” if they meet the local
jurisdiction’s requirement of a “heritage tree” or other protected tree as specified in an ordinance or
municipal code. The municipal code for the Town of Mammoth lakes includes zoning requirements for
development in residential, commercial, and special use zones (which includes resorts) regarding the
protection and/or replacement of certain trees. Under the Town’s municipal code, the *“resort” zone
performance and environmental standards “shall be not less than those specified for similar uses in the
residential or commercial zones” (17.28.250). The municipal code (Section 17) for residential and
commercial zones states that existing trees and vegetation shall be preserved to the maximum extent
possible and that no live trees over six inches in diameter shall be removed without prior approval of the
planning director.

ENVIRONMENTAL IMPACTS
Thresholds of Significance

In accordance with Appendix G of the CEQA Guidelines, the Project could have a significant
environmental impact on biological resources if it would:

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

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

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

(d) Interfere substantially with the movement of any native resident or migratory fish and wildlife
species or with established native resident or migratory wildlife corridors, or impede the use of a
native wildlife nursery site;

(e) Conflict with an local polices or ordinances protecting biological resources, such as a tree
preservation policy or ordinance; or

(F) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan.
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Project Details

The Project proposes to develop approximately 40 acres within the existing Lodestar Master Plan Area.
The Project will provide overnight accommodations, residences, and commercial facilities to the users of
the Sierra Star Golf Course, residents of the Town, and visiting recreationists. The Project will contain
multi and single-family residences, restaurants, retail stores, and affordable housing sites. A two-lane
paved road will be constructed between Minaret Road and Main Street (State Highway 203), providing
the primary access to the development. Several smaller roads will be constructed to access the individual
building sites. The Project will require the culverting of portions of two existing drainages for road
crossings and location of residential and commercial facilities.

The Project is to be completed in three phases. Phase 1 will include construction of Grove Road and
Woodwinds Road (under the previously approved Lodestar Project), the main north/south roadway
connecting Minaret Road and Main Street.® Phase 1 is to be completed during the 2006 construction
season. Phase 2 will include an affordable housing area, associated roads and parking located east of
Fairway 8 and will be completed during the 2007 construction season. Phase 3 will include commercial
and residential housing located west of Grove Road and will be completed during the 2008 construction
season. No detailed development plans have yet been created for Phases 2 and 3.

Meridian Boulevard borders the golf course to the south, Main Street to the north, and residential
developments lie along the east and west borders. Minaret Road bisects the golf course. The proposed
development in the golf course would be comprised of residential housing and a resort hotel,
accommodating 1,251 residential and hotel units.

Project Impacts and Mitigation Measures

The impacts of the Project on biological resources are grouped below into major categories of impacts.
The actual impact and its anticipated location on the Project site is described in detail within each major
category below.

Impact BIO-1 Special-Status Species

Based on the Biological Assessment Report conducted by WRA, eleven special status wildlife species
have a moderate or high potential to occur within the Project site and these species or their potential
habitat may be impacted by the Project. No special status plants are present on-site. Recommended
applicable sensitive species surveys and mitigation measures are outlined below.

B3 The applicant has received a Section 1602 Lake and Streambed Alteration Notification to the CDFG, is

consulting with California RWQCB (Lahontan Region) for a Section 401 Water Quality Certification, and has
submitted a notification of work to the Corps for impacts to two drainages from the construction of Grove Road.
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Suitable roost habitat is present for four special status bat species: long-eared myotis, long-legged myotis,
fringed myotis and Yuma myotis. Potential roost habitat within the Project site includes any mature
(greater than 25-inch diameter at breast height) tree stand and any large snags or felled trees. The project
may result in a significant impact to bats or their roosts; however, implementation of Mitigation Measure
BIO-1 below would reduce these potential impacts to a less-than-significant level. Subsequent permitting
processes with resource agencies could result in additional mitigation beyond that required by the Town
in the CEQA process. Any additional mitigation required by these agencies would be incorporated as a
condition of their permit authorization.

Mitigation Measure BIO-1a

To avoid impacting breeding or hibernating bats, tree and snag removal shall occur in September and
October, after the bat breeding season and before the bat hibernation season. If snag and tree removal is
to take place outside of this time frame, a pre-construction bat survey should be conducted. If no roosting
bats are found during the survey, no further mitigation would be required. If bats are detected, a 50-foot
buffer exclusion zone should be established around each occupied snag or tree until the roosting activities
have ceased.

Since raptors and other birds may potentially nest within the trees and shrubs that occur in and adjacent to
the Project site, there is a potential for construction-related impacts to nesting birds. Snags are also an
important habitat requirement for cavity nesting bird species. Disturbance that results in the abandonment
of an active nest is considered a significant impact. However, implementation of Mitigation Measure
B1O-1b below would reduce these potential impacts to a less than significant level. Subsequent
permitting processes with resource agencies could result in additional mitigation beyond that required by
the Town in the CEQA process. Any additional mitigation required by these agencies would be
incorporated as a condition of their permit authorization.

Mitigation Measure BIO-1b
To avoid impacting nesting birds and/or raptors, one of the following must be implemented:

e Conduct vegetation removal and other ground disturbance activities associated with construction
during September through March, when birds are not nesting;

-OR -

e Conduct pre-construction surveys for nesting birds if construction is to take place during the
nesting season. A qualified wildlife biologist shall conduct a pre-construction raptor survey no
more than 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). If active nests are
encountered, species-specific measures shall be prepared by a qualified biologist in consultation
with the CDFG and implemented to prevent abandonment of the active nest. At a minimum,
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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 biologist
verifying that the young have fledged shall be submitted to the Town prior to initiation of grading
in the nest-setback zone.

Impact BIO-2 Sensitive Natural Communities

No riparian vegetation or other sensitive communities exists within or adjacent to the Project site.
Potential jurisdictional wetlands and waters are present on-site which are considered sensitive; however,
these are addressed under “Impact 3: Jurisdictional Resources” below. While the Jeffrey pine-fir forest
plant community present on-site is not considered sensitive, it contains many trees that would meet the
minimum size (6 inches in diameter) to require approval from the Town prior to removal; impacts to these
trees are addressed under “Impact 5: Conformance with Town Policies and Ordinances” below.

Impact BIO-3 Jurisdictional Resources

Based on a peer review of the 2006 RCI Wetland Delineation Report and a jurisdictional delineation of
the remainder of the project site by WRA and CAJA on July 27, 2006, potentially jurisdictional wetland
and waters features may be impacted by the project. The drainage features identified within the Project
site appear to be ephemeral; however, these features are considered potentially jurisdictional by the
Corps, RWQCB and CDFG. Impacts to portions of ephemeral drainages A and B from Grove Road are
being permitted separately under the Lodestar Master Plan project; however, impacts to the remaining
portions of these drainages may also occur under the Project requiring additional regulatory permits. In
addition, the mapped wetland is also considered potentially jurisdictional by the Corps and RWQCB and
may also be impacted by the Project. These impacts may be considered significant; however,
implementation of Mitigation Measure BIO-3 below would reduce these potential impacts to a less-than-
significant level. Subsequent permitting processes with resource agencies could result in additional
mitigation beyond that required by the Town in the CEQA process. Any additional mitigation required
by these agencies would be incorporated as a condition of their permit authorization.

Mitigation Measure BIO-3

A formal jurisdictional delineation report shall be submitted to and verified by the Corps. The Project
should be reconfigured to avoid impacts to potentially jurisdictional features to the maximum extent
feasible. If avoidance is not feasible, permit applications shall be submitted to the Corps, RWQCB and
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CDFG™ for impacts to these features. Mitigation measures associated with permit applications may
include impact minimization measures such as increased culvert sizes, bridging and seasonal work
restrictions, and possibly habitat compensation measures such as the restoration or creation of similar
habitat in the vicinity. A Pre-Construction Notification shall be submitted to the Corps (if using NWP 39,
or as required by other NWPs), including a mitigation plan to compensate for the loss of waters of the
U.S. Impacts to potentially jurisdictional features shall not occur until the permits are received from the
appropriate regulatory agencies, or correspondence is received from the agencies indicating that a permit
is not required.

Impact BIO-4 Wildlife Movement and Habitat Connectivity

The Project is unlikely to disrupt wildlife movement and will not impede the use of native wildlife
nursery sites or migration corridors. Given that the Project site already consists of developed and/or
disturbed habitats, and is nearly surrounded by residential or resort developments and busy Town streets,
it is unlikely that the Project site is important for wildlife movement or nursery use. In addition, no major
migratory routes for mule deer or other important migratory animals in the region, occurs within the
Urban Growth Boundary (UGB) which entirely encompasses the Project site.”® Therefore, no significant
impacts to wildlife movement, migration corridors, or nursery sites will occur from the Project and no
mitigation measures are required.

Impact BIO-5 Conformance with Town Policies and Ordinances

Proposed development would conflict with the intent of some policies of the Town’s Municipal Code
regarding tree removal. The Jeffrey pine-fir forest plant community present on-site contains many trees
that would meet the minimum size (six inches in diameter) to require approval from the Town prior to
removal. The Project should be designed to conform with the municipal code such that existing trees and
vegetation are preserved to the maximum extent possible. The removal of live trees over six inches in
diameter may result in significant impacts; however, the implementation of Mitigation Measure BIO-5
below would reduce this impact to less than significant.

Mitigation Measure BI1O-5

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 development permit or a tree removal permit must be approved by the Town. Said

YA CDFG 1600 Streambed Alteration Agreement would only apply to impacts to the drainages, not to the

wetland feature.
Draft Program EIR Town of Mammoth Lakes 2005 General Plan Update, Environscientists, Inc., Mammoth
Lakes, CA, February 2005
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tree replacement shall be within the project area, or off-site; as may be approved by the Community
Development Director.

Impact BIO-6 Conformance with Adopted Habitat Conservation Plans, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan.

No Habitat Conservation Plans, Natural Community Conservati