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October 11, 2006 
 
Sonia Ransom 
Allen Matkins LLP 
515 South Figueroa St. 7th Fl. 
Los Angeles, CA  90071-3398 
 
Subject:  Snowcreek 8 – Biological Assessment  
 
Dear Ms. Ransom, 
 
Denise Duffy & Associates, Inc. (DD&A) was contracted by Allen Matkins to prepare a 
Biological Assessment for the Snowcreek 8 Project in the Town of Mammoth Lakes, Mono 
County, California.  This letter reports the results of the assessment. 
 
Introduction 
 
The Snowcreek 8 Project (project) site is regionally located in east-central California, in the 
southwest portion of Mono County, south of Mono Lake and west of Crowley Lake (Figure 1).  
It is located at the southeastern edge of the Town of Mammoth Lakes city limits, approximately 
four miles west of the intersection between U.S. Highway 395 and State Route 203 (Figure 2).  
The project site is located on the south side of Old Mammoth Road and encompasses about 153 
acres (Figure 31).  The site is bordered on the west by Snowcreek Unit 5 and the southeastern 
margin of the existing golf course, on the north-northwest by Old Mammoth Road and a detention 
pond previously constructed as part of the Snowcreek Resort, on the east by Sherwin Creek Road 
and a rock disposal site, and on the south by undeveloped land.  The south boundary terminates at 
the boundary of Snowcreek Unit 5.  
 
The master plan for the Snowcreek Resort includes several resort housing areas and an 18-hole 
golf course.  Some housing areas and 9 holes of the golf course have been constructed.  The 
Snowcreek 8 project site is planned for additional housing and the remaining 9 holes of golf 
course.  The site currently contains the Snowcreek sales office, but is primarily vacant land.  A 
portion of the site is used for pack station livestock grazing and contains one explosives cache 
container, livestock corrals, and a tack shed that have been owned and maintained by the U. S. 
Forest Service (USFS)/Inyo National Forest (INF). 
 
Information in this assessment is primarily based on the Town of Mammoth Lakes General Plan 
Update Environmental Impact Report (EIR) (2005), and utilizes the same land area descriptors 
for consistency purposes (i.e., Planning Area, Municipal Boundary, and Urban Growth Boundary; 
these three areas are depicted on Figures 1.1.1 and 1.1.2 of the EIR).  In addition, this report 
incorporates the results of the wetland delineation conducted by D. R. Sanders and Associates, 
Inc. (June 2002).   
 
 
1 References on Figure 3 to “USFS” reflect the ownership status of that portion of the project site that was owned by 
the U.S. Forest Service in 2002.  That portion has since been the subject of a land exchange, and is no longer owned by 
the Forest Service.  It is now part of the project site owned by the Snowcreek project proponent. 
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N 3Project Site

Source: triad/holmes associates, June 2002
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The purpose of this biological assessment is to: 1) provide a description of the existing biological 
conditions on the project site; and 2) determine the potential for special-status botanical and 
wildlife species and sensitive habitats to occur within the project site; 3) identify potential 
impacts to biological resources that may occur as a result of the project, including potential 
impacts resulting from construction activities; and 4) provide avoidance and mitigation measures 
to reduce potential impacts in accordance with the California Environmental Quality Act 
(CEQA). 
 
Methods 
 
Personnel and Survey Dates 
 
Biological surveys were conducted on August 8-10, 2005, to assess the environmental conditions 
of the site and its surroundings, and identify special-status species and sensitive habitats, if 
present.  Surveys were conducted by DD&A’s Natural Resources Division.  DD&A visited the 
site again on August 24, 2006, to conduct a reconnaissance-level survey to determine whether 
environmental conditions had changed on the site within the last year.          
 
Data Sources 
 
DD&A reviewed recent environmental documents and publications from the Mammoth Lakes 
and Mono County areas, including: 
§ Draft EIR for the Town of Mammoth Lakes 2005 General Plan Update (Town of Mammoth 

Lakes 2005); 
§ Mono County General Plan (Mono County 2000); 
§ Snowcreek Parcels Phase I Environmental Site Assessment (Sierra Geotechnical Services, 

Inc. 2005);  
§ Draft EIR/EIS for Changes in Mammoth Creek Instream Flow (Mammoth Community Water 

District and U.S. Forest Service 2000); and 
§ Identification/Delineation of Wetlands on a Portion of Snowcreek Resort Property in 

Mammoth Lakes (Mono County), California (D. R. Sanders and Associates, Inc. 2002). 
 
The following botanical references were also reviewed: A Flora of Valentine Eastern Sierra 
Reserve (Howald and Orr 2000); A Sierra Nevada Flora (Weeden 1996); Sierra Nevada Tree 
Identifier (Paruk 1997); and Jepson Manual (Hickman 1993).  All plants observed within the 
Study Site were identified to species or intraspecific taxon using keys and descriptions in these 
resources.   
 
The generalized vegetation classification schemes for the Study Site were based on the U.S. 
Forest Service (USFS) CALVEG system, following the methods of the Town of Mammoth Lakes 
General Plan Update EIR (General Plan Update).  The CALVEG system is a hierarchical 
classification system of actual vegetation designated to assess vegetation-related resources 
throughout California.  Information regarding the distribution and habitats of local and state 
vascular plants were reviewed (Munz and Keck 1973; Hickman 1993).   
 
In addition, global positioning system (GPS) data was collected during the survey by DD&A GIS 
Specialist to delineate habitat communities and map any special-status species observed.  Habitat 
community maps were created in GIS format to be utilized in the site design process.   
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Special-Status Species 
 
Plants and animals that have been formally listed or proposed for listing as Rare, Endangered, 
Threatened, or are Candidates for such listing under the federal Endangered Species Act (ESA) or 
the California Endangered Species Act (CESA) are afforded protection under the ESA and 
CESA.  Species designated as California “species of special concern” by the California 
Department of Fish and Game (CDFG), federal “species of concern” by the U.S. Fish and 
Wildlife Service (USFWS), and List 1B (Plants Rare, Threatened, or Endangered in California 
and elsewhere) and List 2 (Plants Rare, Threatened, or Endangered in California, but common 
elsewhere) species in the California Native Plant Society (CNPS) Inventory of Rare and 
Endangered Vascular Plants of California  (Tibor 2001) are also considered special-status 
species.  In addition, the U.S. Forest Service (USFS) defines sensitive species as those plant and 
animal species identified by a regional forester for which population viability is a concern, based 
on documentation of a significant current or predicted downward trend in habitat capability that 
would reduce a species’ existing distribution.  Raptors (e.g., eagles, hawks, and owls) and their 
nests are protected under various federal and state laws and regulations, including the Migratory 
Treaty Act (1918) and California Fish and Game Code.   
 
In addition to the above resources, the following data sources were reviewed in order to 
determine the occurrence or potential for occurrence of plant and wildlife species at the Study 
Site: current agency status information from the Service and CDFG for species listed, proposed 
for listing or candidates for listing as Threatened or Endangered under the federal Endangered 
Species Act (ESA) or California Endangered Species Act (CESA), and those considered federal 
“species of concern” and CDFG “species of special concern;” the CNPS Inventory of Rare and 
Endangered Vascular Plants of California  (2001); and the CNDDB RareFind occurrence reports 
for the Old Mammoth, Bloody Mountain, Crystal Crag, and Mammoth Mountain quadrangles, as 
well as Mono and Inyo Counties (reports were generated for both field visits in 2005 and 2006).     
 
Sensitive Habitats 
 
The site was surveyed for sensitive habitats.  Sensitive habitats include riparian corridors, 
wetlands, habitats for legally protected species, areas of high biological diversity, areas 
supporting rare or special-status wild life habitat, and unusual or regionally restricted habitat 
types.  Habitat types considered sensitive include those listed on the CNDDB’s working list of 
high priority and rare natural communities habitats (i.e., those habitats that are Rare or 
Endangered within the borders of California) (CDFG 2003), and those that are critical habitat in 
accordance with the Endangered Species Act.   
 
Results  
 
Vegetation 
 
Regionally, the project site is situated along the eastern slope of the Sierra Nevada where the 
Sierra Nevadan and Great Basin geographical regions and biotic communities converge.  
Vegetative communities in this area are adapted to cold, snowy winters and arid summers.  The 
field survey in 2005 identified four vegetation communities within the project site: 1) basin 
sagebrush; 2) meadow; 3) irrigation ditches/retention basins; and 4) developed/disturbed (Figure 
4).  Figure 5 includes representative photos of the project site.  The subsequent field survey in 
2006 found that site conditions have not significantly changed and no new biological resources 
were identified.  
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Figure

5Representative Site Photos

Developed/Disturbed Meadow

Retention Basin Basin Sagebrush
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Basin Sagebrush  
Generally, the basin sagebrush community occurs on dry slopes and plains at low elevations 
within the region, mainly from 3600 – 9800 feet (1098 – 2990 m).  Basin sagebrush is usually 
found on frigid soils having little or no soil profile development and in coarse depositional areas,  
being strongly associated with other Great Basin or dry-site shrubs.  The community is dominated 
by soft, woody shrubs, including basin sagebrush (Artemisia tridentata ), antelope bitterbrush 
(Purshia tridentata ), gray rabbitbrush (Chrysothamnus nauseosus), mountain snowberry 
(Symphoriocarpus vaccinoides), and squaw currant (Ribes cereum).  Other associated species 
include annuals and perennial bunchgrasses that are sparsely distributed between shrubs.  Within 
the project site, this community is found on the majority of the site, but is concentrated within the 
USFS exchange land area.  There is approximately 92 acres of basin sagebrush community within 
the site.   
 
Meadow  
A meadow community exists within the southwestern portion of the site, east of Snowcreek 5 and 
the existing golf course.  This community is dominated by Baltic rush (Juncus balticus), 
Nebraska sedge (Carex nebrascensis), creeping wild rye (Leymus triticoides), and Rocky 
Mountain iris (Iris missouriensis).  The meadow comprises approximately 22 acres of the project 
site.    
 
Irrigation Ditches/Retention Basins 
Portions of the property have been subject to historic modifications.  Historically, ditches have 
been dug to assist in the distribution of irrigation water on the site.  Retention basins have been 
created to hold overflow from the adjacent golf course pond.  The ditches and basins are sparsely 
vegetated, but where vegetated they are dominated by both hydrophytic species such as Baltic 
rush, Nebraska sedge, Rocky Mountain iris, willow (Salix lucida, S. planifolia), and non-native, 
weedy species, such as toadflax and foxtail.  The ditches and basins occupy approximately 2.5 
acres of the project site and are shown in Figure 3.     
 
Developed/Disturbed 
Many portions of the project site are developed/disturbed.  As described above, the site currently 
contains the Snowcreek sales office, corrals, tack shed, and an explosives cache.  Roads have 
been constructed and soil and rock debris have been deposited in some areas.  Other areas appear 
to be disturbed, but no clear indication is available as to the cause of the disturbance.  In addition, 
pack station livestock grazing occurs within the site.  Vegetation is the disturbed/developed 
community is typically sparse.  Where vegetation is present, it is dominated by non-native, weedy 
species including toadflax, foxtail barley, and mustard (Brassica sp.).  Approximately 36.5 acres 
are developed/disturbed within the project site.  
   
Special-Status Species 
 
Special-Status Plant Species 
A list of special-status plant species that have the potential to occur within the project site, along 
with their legal status, habitat associations, and brief statement of the likelihood to occur is 
presented in Table 1.  This list was developed by conducting a thorough review of the CNDDB 
and previous environmental documentation, and comparing the geographic ranges and habitat 
requirements of special-status species documented to occur or with the potential to occur in the 
area to those conditions found at the site. 
 
The General Plan Update states that there is no potential habitat for any endangered, threatened, 
or proposed plant species within or adjacent to the project site, nor have any populations of 
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federally listed or proposed plant species been reported within the planning area.  Table 1 
identifies the special-status plant species listed in the General Plan Update EIR as those that are 
known to occur within the Municipal Boundary or those that have the potential to occur in the 
Urban Growth Boundary.  However, based on focused field surveys and species habitat 
requirements, no special-status plant species were observed within the site and none are expected 
to occur.     
 
Special-Status Wildlife Species    
A list of special-status wildlife species that have the potential to occur within the project site, 
along with their legal status, habitat associations, and brief statement of the likelihood to occur is 
presented in Table 2.  This list was developed by conducting a thorough review of the CNDDB 
and previous environmental documentation (including the General Plan Update EIR), and 
comparing the geographic ranges and habitat requirements of special-status species documented 
to occur or with the potential to occur in the area to those conditions found at the site. 
 
There is a low potential for the following special-status bird species to utilize the site for foraging 
or nesting habitat: northern goshawk, sage-grouse, northern harrier, great gray owl, and other 
more common raptor species (e.g., red-tailed hawks).  However, the site contains only marginal 
nesting and/or foraging habitat due to the existing disturbance within and adjacent to the site.  
Portions of the site are developed or disturbed, with small pockets of marginal nesting and 
foraging habitat scattered throughout the site.  Optimal nesting and foraging habitat exists to the 
east and south within the Inyo National Forest, within the large, contiguous areas of sagebrush 
community, as well as the presence of forest and chaparral communities.  
 
Mule deer are not a listed species, but are considered an important harvest species by the CDFG.  
Deer populations in the vicinity are comprised of Rocky Mountain mule deer (Odocoileus 
hemiomus hemiomus) from the Round Valley and Casa Diablo herds.  Both are migratory deer 
herds that move from winter to summer range on a seasonal basis.  In addition to migrants, the 
Mammoth area is used by both holdover and summer resident mule deer (USDA 1990; Kucera 
1988).  Maintenance of mule deer historic summer and winter ranges and annual migration routes 
are vital to their long-term survival.  Deer herd management plans were prepared by the CDFG in 
the mid-1980s for both herds (Thomas 1986).  The management plans are designed to give 
guidance to public agencies that have regulatory authority over lands that make up part of the 
deer hard habitat.  Management objectives include enhancing important winter, hold, migratory, 
and fawning habitats.  Of particular concern are the portions of the herds’ range known as Critical 
Winter Range.  These are areas determined by the state and federal agencies to be critical to the 
life cycle of migratory deer.  Based on the Snowcreek Ski Area Deer Migration Study (Taylor 
1993), no deer migration routes or ranges occur within the site.  
 
Sensitive Habitats 
 
A wetland delineation was conducted for the site by D. R. Sanders and Associates, Inc. (2002).  
The report concluded that no jurisdictional waters of the U.S. (including wetlands) were present 
within the project site.  The U.S. Army Corps of Engineers (Corps) concurred with this finding, 
stating that the project site is not subject to Corps jurisdiction under Section 404 of the Clean 
Water Act and a Section 404 permit is not required for the project (see attached letter from the 
Corps dated July 8, 2003).   
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Impacts and Mitigation 

Standards of Significance 

In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 

• 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 US Fish and Wildlife Service; 

 
• have a substantial adverse effect on any riparian habitat or other sensitive natural community 

identified in local or regional plans, policies, regulations or by the California Department of Fish 
and Game or US Fish and Wildlife Service; 

 
• 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; 

 
• interfere substantially with the movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites; 

 
• conflict with any local policies or ordinances protecting biological resources, such as tree 

preservation policy or ordinance;  
 

• conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan; or 

 
• impede the use of native wildlife nursery sites or directly harm nesting species protected under 

the provisions of the Migratory Bird Treaty Act. 
 
Impact 1.  Construction activities associated with the project will result in the removal of native and 
non-native vegetation, which may impact native communities adjacent to the project site.  The 
following measures are recommended to avoid or reduce this potential impact. 
 

• Trees and vegetation not planned for removal shall be protected during construction to the 
maximum extent possible.  This includes the use of exclusionary fencing of herbaceous and 
shrubby vegetation, such as hay bales, and protective wood barriers for trees.  Only certified 
weed-free straw shall be used to avoid the introduction of non-native, invasive species.   

 
• Following construction, disturbed areas shall be restored to pre-project contours to the maximum 

extent possible and revegetated using locally-occurring native species and native erosion control 
seed mix, as recommended by a qualified biologist. 

 
• Protective fencing shall be placed so as to keep construction vehicles and personnel from 

impacting vegetation adjacent to the project site outside of work limits. 
 





                       
  

 19 

REFERENCES 
 

California Department of Fish and Game.  2005 and 2006.  California Natural Diversity DataBase 
RareFind Reports. 

 
__________. 2003.  List of California terrestrial natural communities recognized by the Natural Diversity 

DataBase. 
 
California Department of Fish and Game, U.S. Department of the Interior Bureau of Land Management, 

and U.S. Department of Agriculture Forest Service.  1986.  An Assessment of Mule and Black-Tailed 
Deer Habitats and Populations in California.  Report to the Fish and Game Commission. 

 
D. R. Sanders and Associates, Inc. 2002.  Identification/Delineation of Wetlands on a Portion of 
Snowcreek Resort Property in Mammoth Lakes (Mono County), California. 
 
Hickman, J.C. (ed.).  1993.  The Jepson manual: higher plants of California .  University of California 

Press, Berkeley, CA. 1400 pp. 
 
Howald, A.M. and B.K. Orr.  2000.  A Flora of Valentine Eastern Sierra Reserve. 
 
Kurcera, T.E.  1988.  Ecology and Population Dynamics of Mule Deer in the Easter Sierra Nevada, 

California.  Ph.D.  Dissertation.  University of California, Berkeley, California. 
 

 Mammoth Community Water District and U.S. Forest Service.  2000. Draft EIR/EIS for Changes in 
Mammoth Creek Instream Flow. 

  
Mono County.  2000.  Mono County General Plan.  

 
 Munz, P.A. and D.D. Keck.  1973.  A California flora and supplement.  University of California Press, 

Berkeley, CA.  1681 pp., +224 pp. supplement. 
 
 Paruk, J.  1997.  Sierra Nevada Tree Identifier. 
 
 Sierra Geotechnical Services, Inc.  2005.  Snowcreek Parcels Phase I Environmental Site Assessment.  
 
 Taylor, T. 1993.  Snowcreek Ski Area Deer Migration Study.  Prepared for Dempsey Construction 

Company. 
 
 Thomas, R.  1986.  Management Plan for the Sherwin Grade Deer Herd.  Unpublished Report.  California 

Department of Fish and Game.  Bishop, California. 
 
 Tibor, D.P. (ed.).  2001.  Inventory of Rare and Endangered Vascular Plants of California.  California 

Native Plant Society Special Publication No. 1 (6th edition).  California Native Plant Society, 
Sacramento, CA.  387 pp. 

 
Town of Mammoth Lakes.  2005.  Draft EIR for the General Plan Update. 
 



                       
  

 20 

U.S. Department of Agriculture, Forest Service.  1990.  Final Environmental Impact Statement for the 
Doe Ridge Golf Course, Bishop, California.     

 
Weeden, N.F.  1996.  A Sierra Nevada Flora. 









































                       
  

 1

PLANT SPECIES OBSERVED WITHIN SNOWCREEK 8 PROJECT SITE 
 
 
Abies concolor     white fir 
Abies magnifica     red fir 
Achenatherum occidentale ssp. pubescens Elmer stipa 
Achnatherum occidentale   western needlegrass 
Arctostaphylos patula     greenleaf manzanita 
Artemisia cana ssp. bolanderi   Bolander’s silver sagebrush 
Artemisia tridentata     basin sagebrush 
Brassica sp.      mustard 
Calamagrostis sp.     reed grass 
Cardaria draba     hoary cress 
Carex douglasii     Douglas’s sedge 
Carex nebrascensis     Nebraska sedge 
Ceanothus veluntinus     tobacco brush 
Cerastium sp.     chickweed  
Chrysothamnus nauseosus    gray rabbitbrush 
Collinsia sp.     collinsia 
Cryptantha sp.     cryptantha 
Eleocharis sp.      Spike-rush 
Elymus elymoides    squirreltail 
Eriogonum umbellatum    sulphur buckwheat  
Eschscholzia californica   California poppy 
Gnaphalium palustre    lowland cudweed 
Hordeum jubatum     foxtail barley  
Hypericum perforatum    Klamath weed 
Iris missouriensis      Rocky Mountain iris 
Juncus balticus      Baltic rush 
Lepidium latifolium    broad-leaved pepper grass 
Leucanthemum vulgare    oxe-eye daisy 
Leymus triticoides     creeping wild rye 
Linaria genistifolia ssp. dalmatica  toadflax 
Machaeranthera canescens   hoary aster 
Muhlenbergia asperifolia   scratchgrass 
Muhlenbergia richardonis   matted muhly 
Pascopyrum smithii    western wheatgrass 
Penstemon speciosus    royal beardtongue 
Pinus contorta     lodgepole pine 
Pinus jeffreyi     Jeffery pine 
Poa secunda      pine blue grass 
Polygonum arenastrum    common knotweed  
Populus tremuloides    quaking aspen 
Potentilla gracilis    slender cinquefoil 
Prunus emarginata      bitter cherry 
Purshia tridentata     antelope bitterbrush 
Ribes cereum       squaw currant 
Sagina sp.     pearlwort 
Salix lucida     shining willow 
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Salix planifolia     tea-leaved willow 
Salsola kali     Russian thistle 
Scirpus sp.     bulrush 
Symphoriocarpus vaccinoides     mountain snowberry 
Verbasarm thapsus    common mullein 
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MEMORANDUM 
 
 
To: Jen Daugherty, Town of Mammoth Lakes 
 
From: Shannon Lucas and Aindrea Jensen, CAJA Biologists 
 
Date: January 30, 2007 
 
Subject: Snowcreek VIII - Biological Resources Peer Review 
 
This memorandum is intended to replace the memo dated December 1, 2006. 
 
Christopher A. Joseph & Associates (CAJA) has completed a peer review of the biological resources reports 
prepared by the Applicant’s biologists for the proposed Snowcreek VIII Project to determine the adequacy, 
completeness and accuracy of the reports for use in the preparation of the Environmental Impact Report (EIR) for 
the Snowcreek Master Plan Project.  Specifically, we reviewed the following reports. 
 

• Denise Duffy & Associates, Letter to Sonia Ransom, Allen Matkins LLP.  October 20, 2005.  Snowcreek 7 
– Preliminary Biological Assessment.   

• Denise Duffy & Associates, Letter to Sonia Ransom, Allen Matkins LLP.  October 11, 2006.  Snowcreek 8 
– Biological Assessment. 

• Denise Duffy & Associates, Letter to Sonia Ransom, Allen Matkins LLP.  November 16, 2006.  Snowcreek 
8 – Addendum to Biological Assessment.  

• D.R. Sanders and Associates, Inc., Letter to Gail Frampton, Dempsey Construction.  27 June 2002.  
Identification/Delineation of Wetlands on a Portion of Snowcreek Resort Property in Mammoth Lakes 
(Mono County), California.   

• Resource Concepts, Inc., 2005.  Hilltop Site – Snowcreek Area 7 Wetland Delineation Report.   
 
In addition to the documents listed above, we reviewed letters from the U.S. Army Corps of Engineers (USACE) to 
the Applicant’s biologists regarding the extent of its jurisdiction on the project site, pursuant to Section 404 of the 
Clean Water Act (CWA).   
 
Prior to conducting our peer review, we reviewed available background information pertaining to biological 
resources in the vicinity of the project, including, but not limited to, the California Natural Diversity Database 
(CNDDB)1, the U.S. Fish and Wildlife Service (Service) List of Listed, Proposed, and Candidate Species Which 
May Occur in Mono County2, the California Native Plant Society’s (CNPS) Electronic Inventory3, The Town of 
Mammoth Lakes General Plan4, and The Town of Mammoth Lakes 2005 General Plan Update DEIR5.  California 

                                                      
1 California Department of Fish and Game.  2006 California Natural Diversity Database (CNDDB) Rarefind [CD-ROM], 

Wildlife Habitat Data Analysis Branch, California Department of Fish and Game.  Sacramento: California 
2 U.S. Fish and Wildlife Service.  November 6, 2006.  Listed, Proposed, and Candidate Species which May Occur in Mono 

County.  Ventura (CA): Ventura Fish and Wildlife Office.  Accessed November 6, 2006.  Available from 
http://www.fws.gov/ventura/esprograms/listing%5Fch/ 

3 California Native Plant Society.  November 6, 2006.  Inventory of rare and endangered plants of California.  California 
Native Plant Society, Sacramento.  Accessed November 6, 2006.  Available from http://cnps.web.aplus.net/cgi-
bin/inv/inventory.cgi 

4 Town of Mammoth Lakes.  1987.  Town of Mammoth Lakes General Plan.   
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Department of Fish and Game (CDFG) staff were also contacted.  We also conducted a one-day field 
reconnaissance on October 25, 2006 to assess the existing site conditions and evaluate the potential for the site to 
support special-status species and sensitive habitats.  We compared the results of our background review and field 
reconnaissance to the Applicant’s biological reports.  This memo summarizes our review of the biological reports 
prepared by the Applicant’s biologists, identifying any concerns with each of the reports relative to their use in the 
preparation of the EIR.   
 
Snowcreek 7 – Preliminary Biological Assessment 
The Snowcreek 7 – Preliminary Biological Assessment provides a description of the existing biological conditions 
and determines whether special-status species and sensitive habitats occur or may potentially occur on the 
Snowcreek 7 project site.  This parcel is the northernmost parcel (APN 40-040-20) included in Snowcreek VIII 
Project, located on north side of Old Mammoth Road.  The project site defined in this assessment generally 
encompasses only the southwestern 18.3 acres of the 38.4-acre parcel south of Golden Creek Road; proposed 
development in this area has already been approved.  However, none of the vegetation types and wildlife habitats 
(e.g., Mammoth Creek and associated riparian corridor, seasonal wetlands, meadow) present on the remainder of 
the parcel north of Golden Creek Road were characterized, mapped, and evaluated for their potential to support 
special-status species or sensitive habitats.  Additional work has been conducted during preparation of the EIR to 
describe the other vegetation types present, to assess the potential for these habitats to support special-status plants 
and animals or sensitive habitats, and to evaluate potential project impacts to the biological resources on this parcel.  
This parcel supports two sensitive plant communities (willow-alder riparian and wet meadow), jurisdictional 
wetlands and waters, and has the potential to support nine special status plants and four special status animals (all 
associated with the wet meadow, riparian, and/or open water in Mammoth Creek and the connected ponds).  
Although a majority of this parcel will remain undeveloped as permanent open space, thereby avoiding most 
potential adverse impacts to sensitive biological resources, remaining potential project impacts include disturbance 
from construction activities, increased recreational use, increased lighting and noise. 
 
Snowcreek Area 7 Wetland Delineation Report 
The Snowcreek Area 7 Wetland Delineation Report identifies potentially jurisdictional waters and wetlands on the 
38.4-acre parcel (APN 40-040-20) located on the north side of Old Mammoth Road.  The USACE verified this 
wetland delineation on February 1, 20066.  Unless conditions on the parcel substantially change, the delineation is 
valid for a five-year period.  Based on our field reconnaissance, the approved delineation is accurate.  Copies of the 
wetland delineation map stamped by the USACE will be needed in the preparation of the EIR.   
 
Snowcreek 8 – Biological Assessment and Snowcreek 8 – Addendum to Biological Assessment 
The Snowcreek 8 – Biological Assessment and Snowcreek 8 – Addendum to Biological Assessment provide a 
description of the existing biological conditions on the project site, determine the potential for special-status species 
and sensitive habitats to occur within the project site, identify potential impacts to biological resources that may 
occur as a result of the project, and provide avoidance and mitigation measures to reduce these impacts.  Even 
though these reports address all seven parcels (APNs 40-070-23, 40-070-13, 40-070-10, 40-070-11, 40-070-12, 40-
140-04, 40-140-05) located on the south side of Old Mammoth Road that are included in the Snowcreek VIII 
Project, our review indicates that this assessment does not provide: 1) a complete list of special-status plants and 
animals that have the potential to occur on-site; 2) an adequate identification and evaluation of migratory deer 
holding area on and adjacent to the site; 3) an accurate identification of the vegetation communities present on-site; 
or 4) a comprehensive assessment of the potential effects of the proposed project on biological resources and 
associated recommendations to minimize and mitigate for those effects.   
 

                                                                                                                                                                                           
5 Town of Mammoth Lakes.  2005.  Revised Draft Program Environmental Impact Report for the Town of Mammoth Lakes 

2005 General Plan Update.   
6 U.S. Army Corps of Engineers, Letter to Chadmar Group, Resource Concepts, Inc..  February 1, 2006.  File Number 

200600051-BAH. 
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The project site defined in the Snowcreek 8 – Biological Assessment only encompassed five of the seven parcels 
(APNs 40-070-10, 40-070-11, 40-070-12, 40-140-04, 40-140-05) located on the south side of Old Mammoth Road 
that are included in Snowcreek VIII Project; this report identified and mapped the vegetation types on these parcels.  
Although the Addendum to Biological Assessment addressed the two remaining parcels (APNs 40-070-23, 40-070-
13) containing the existing golf course and associated ponds, this report did not characterize or map the vegetation 
types or wildlife habitats present on these parcels; additional work has been conducted during preparation of the 
EIR to describe and map these other vegetation types.   
 
Although we agree with the majority of the special status species potential for occurrence determinations for this 
area as noted in the Biological Assessment and Addendum, during the background information search several 
additional species were identified that have the potential to occur on these parcels.  One special status plant species 
(Masonic rock cress) and two special status animals (western white-tailed jackrabbit and American badger) were 
determined as potentially occurring within the development area in the basin sagebrush and grassland habitats.  The 
existing golf course ponds also have the potential to support an additional special status animal species, Yosemite 
toad.  Additional work has been conducted during preparation of the EIR to describe the other vegetation types 
present, to assess the potential for these habitats to support special-status plants and animals or sensitive habitats, 
and to evaluate potential project impacts to the biological resources on this parcel.   
 
The Biological Assessment states that no deer migratory routes are present on the project site, and that the nearest 
route passes south of the project site.  However, previous environmental documents prepared for the site and 
adjacent areas (Sherwin Ski Area EIS, Snowcreek Land Exchange EA, Snowcreek Golf Course Expansion EIS) 
indicate that a portion of the proposed golf course contains habitat that is used by the Round Valley herd as a 
holding area, which is a critical area used during deer migration.  Potential project impacts from the removal of 
habitat within the holding area and potential disturbance to deer using the migratory corridor immediately south of 
the site were not evaluated in the Biological Assessment.  Additional work has been conducted during preparation 
of the EIR to evaluate potential impacts to deer migration by the project. 
 
Several vegetation communities identified in the Biological Assessment do not conform to the source cited in the 
report, the U.S. Forest Service’s CALVEG system.  For example, the “meadow” vegetation community cited in the 
Biological Assessment is not included in the CALVEG system; this area has been reclassified as “perennial grasses 
and forbs” based on the plant species composition in order to match the CALVEG system.  Also, 
“developed/disturbed” is not included in CALVEG; although, “developed” is included in CALVEG, it is defined 
differently than in the Biological Assessment to only include areas that are “dominated by urban structures, 
residential units, or other developed land use elements such as highways, city parks, cemeteries.”  Therefore, some 
areas formerly identified as “developed/disturbed” have been reclassified as “annual grasses and forbs” based on 
the plant species composition in order to match the CALVEG system.  The “retention basins” have also been 
reclassified as “barren” per the CALVEG system definitions. 
 
Lastly, the evaluation of potential project biological impacts was not comprehensive.  Although checklist items 
from Appendix G of the CEQA Guidelines were included as Standards of Significance in the “Impacts and 
Mitigation” section of the report, only two impacts were identified and no further explanations were provided 
addressing all of the standards of significance.  For example, consistency of the project with local, state, and federal 
policies and regulations protecting biological resources (such as wildlife foraging habitat, protected trees or “waters 
of the State”) was not addressed.  A detailed analysis of all project impacts on biological resources will need to be 
completed, including quantification of impacts in acres, and appropriate mitigation measures will need to be 
developed for any additional significant impacts identified during preparation of the EIR.  However, the mitigation 
measures included in the assessment report for the two identified impacts are appropriate and adequate to reduce 
those impacts to less-than-significant levels. 
 
Identification/Delineation of Wetlands on a Portion of Snowcreek Resort Property in Mammoth Lakes (Mono 
County), California 
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The above referenced report identifies potentially jurisdictional waters and wetlands on five of the seven parcels 
located on the south side of Old Mammoth Road that are included in Snowcreek VIII Project.  The delineation did 
not include the two parcels containing the existing golf course.  The USACE confirmed the absence of 
jurisdictional areas on July 8, 20037; such determinations generally remain valid (at the discretion of the Corps) 
provided that site conditions do not change substantially.  Based on our field reconnaissance, the site conditions 
have not changed.  The existing ponds and connected drainages on the golf course were not part of this delineation; 
although these areas are currently excluded from the proposed development area, a discussion of their potential 
jurisdictional status will still need to be addressed in the EIR regarding potential indirect project impacts to these 
features.   
 
In summary, issues that arose during our peer review that required additional analysis outside of CAJA’s scope of 
work in order to be fully addressed in the EIR include: 
 

1. Identification of vegetation communities, sensitive habitats, and potential occurrence of special status 
species on the northeastern portion of the parcel north of Old Mammoth Road; 

2. Evaluation of the potential for additional special status species to occur on the parcel south of Old 
Mammoth Road, including the existing golf course (ponds); 

3. Assessment of potential impacts to deer migration, including the critical holding area; 
4. Assignment of proper CALVEG community type descriptions to several vegetation communities identified 

on-site, including identification and mapping of vegetation types on the existing golf course parcels; and 
5. Comprehensive analysis of project impacts to other biological resources such as protected trees and any 

associated mitigation measures recommended to reduce significant impacts (other than those identified in 
the Snowcreek VIII Biological Assessment). 

 
If you have any questions regarding the results of our peer review or require additional information, please do not 
hesitate to contact either Shannon Lucas at (310) 473-1600 or Aindrea Jensen at (707) 283-4040.   

                                                      
7 U.S. Army Corps of Engineers, Letter to Dempsy Construction Corporation.  July 8, 2006.   
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