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MEMORANDUM TO REVIEWERS
OF THE

FINAL SUBSEQUENT PROGRAM ENVIRONMENTAL IMPACT REPORT

The Town of Mammoth Lakes has prepared the Final Subsequent Program Environmental Impact
Report for the North Village 1999 Specific Plan Amendment (SCH #99-092082) in accordance with
the California Environmental Quality Act, including Sections 15088, 15089 and Section 15132. The
Town of Mammoth Lakes has prepared responses to comments received on the Draft EIR, which
was available for public review between August 8, 2000 and September 21, 2000 (45 days).
Additions to the text are denoted by shaded text while deletions are indicated by struek-euttext to
provide the reader with a vehicle for recognizing substantive changes to the text. Section 15132
of the CEQA Guidelines requires that a Final EIR consist of:

1. The Draft EIR or a revision of the Draft.

2. Comments and recommendations received on the Draft EIR either verbatim or in
summary.

B3 A list of persons, organizations and public agencies commenting on the Draft EIR.

4, The responses of the Lead Agency to significant environmental issues raised in the

review and consultation process.
5. Any other information added by the Lead Agency.

The Final EIR, including the revised Draft EIR, and Comments and Responses, together with other
relevant information, shall be considered by the Planning Commission and Town Council in
evaluating the proposed project. The Town and other responsible agencies must consider the Final
EIR when issuing permits or approvals for the project, or other project-related discretionary actions.

The Comments and Responses section (Section 14.0) includes all of the requirements of Section
15132 and is attached to the revised Draft EIR to make up the Final EIR. Each comment letter is
followed by the corresponding responses. A response is provided for each comment raising
significant environmental issues, as formally received by the Town during the 45-day Draft EIR
review period. The responses are keyed to notations in the right margin of each comment.
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TOWN OF MAMMOTH LAKES
NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

1.0 INTRODUCTION AND PURPOSE

1.1

PURPOSE OF THE EIR

The Town of Mammoth Lakes ("Town") is the Lead Agency under the California
Environmental Quality Act (CEQA), and is responsible for preparing the Environmental
Impact Report (EIR) for the North Village Specific Plan Amendment (State
Clearinghouse No. 99-092082). This EIR has been prepared in conformance with
CEQA (California Public Resources Code Section 21000 et seq.), California CEQA
Guidelines (California Code of Regulations, Title 14, Section 15000 et seq.), and the
rules, regulations, and procedures for implementation of CEQA, as adopted by the
Town. The principal CEQA Guidelines sections governing content of this document
are Sections 15120 through 15132 (Content of an EIR), Section 15162 (Subsequent EIR)
and Section 15168 (Program EIR).

For purposes of clarifying references to the Specific Plan in this EIR, the "1991 Specific
Plan" means the original North Village Specific Plan as adopted in 1991 and assessed
in the 1991 EIR. The "1994 Specific Plan" means the 1991 Specific Plan as modified
by the 1994 Specific Plan Amendment, which was assessed in the 1994 EIR
Addendum. The 1994 Specific Plan is also the "existing Specific Plan" which is
currently in effect. The Project covered by this EIR is a proposed Amendment to the
existing Specific Plan, referred to as the "1999 Specific Plan Amendment." This EIR is
referenced the "Subsequent Program EIR" for the 1999 Specific Plan Amendment.

The proposed project (1999 Specific Plan Amendment), which was originally approved
in 1991 and amended in 1994, involves development of a resort including lodging,
commercial and residential uses on 64.1 acres. The proposed amendment to the
existing Specific Plan (1999 Specific Plan Amendment) includes circulation and parking
modifications, changes to height limitations and setbacks, alternate development
opportunities and housing modifications when compared to the approved Specific Plan
project. A comprehensive project description is included in Section 3.0 of this EIR.
Mitigation measures have been incorporated from the 1999 and 1994 environmental
documents and in some cases have been modified to be more applicable to the 1999
Specific Plan Amendment. Also, new mitigation measures have also been cited.

The purpose of this Subsequent Program EIR is to review the existing conditions and
the conclusions of the 1991 EIR for the 1991 Specific Plan and 1994 EIR Addendum
for the 1994 Specific Plan, analyze potential environmental impacts associated with
the proposed 1999 Specific Plan Amendment in comparison to those anticipated in the
referenced 1991 and 1994 environmental documentation, and identify mitigation
measures to reduce potentially significant effects. Mitigation measures have been
incorporated from the 1991 and 1994 environmental documents and in some cases

Introduction and Purpose
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TOWN OF MAMMOTH LAKES

NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

have been modified to be more applicable to the 1999 Specific Plan Amendment.
Also, new mitigation measures have also been cited.

This EIR has been prepared as a Subsequent Program EIR in accordance with Sections
15162 and 15168 of CEQA. Section 15168 states the following:

"(@)  General. AProgram EIR is an EIR which may be prepared on a series of actions
that can be characterized as one large project and are related either:

(1)
(2)
(3)

(4)

Geographically,

As logical parts in the chain of contemplated actions,

In connection with issuance of rules, regulations, plans, or other general
criteria to govern the conduct of a continuing program, or

As individual activities carried out under the same authorizing statutory
or regulatory authority and having generally similar environmental
effects which can be mitigated in similar ways.

(b) Advantages. Use of a Program EIR can provide the following advantages. The
Program EIR can:

(1

(5)

Provide an occasion for a more exhaustive consideration of effects and
alternatives than would be practical in an EIR on an individual action,
Ensure consideration of cumulative impacts that might be slighted in a
case-by-case analysis,

Avoid duplicative reconsideration of basic policy considerations,
Allow the Lead Agency to consider broad policy alternatives and
program-wide mitigation measures at an early time when the agency has
greater flexibility to deal with basic problems or cumulative impacts, and
Allow reduction in paperwork.

(c) Use with Later Activities. Subsequent activities in the program must be
examined in the light of the Program EIR to determine whether an additional
environmental document must be prepared.

(1)

(2)

If a later activity would have effects that were not examined in the
Program EIR, a new Initial Study would need to be prepared leading to
either an EIR or a Negative Declaration.

If the agency finds that pursuant to Section 15162, no new effects could
occur or no new mitigation measures would be required, the agency can
approve the activity as being within the scope of the project covered by
the Program EIR, and no new environmental document would be
required.

Introduction and Purpose
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(5)

TOWN OF MAMMOTH LAKES

NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

An agency shall incorporate feasible mitigation measures and
alternatives developed in the Program EIR into subsequent actions in the
program.

Where the subsequent activities involve site specific operations, the
agency should use a written checklist or similar device to document the
evaluation of the site and the activity to determine whether the
environmental effects of the operations were covered in the Program
EIR.

A Program EIR will be most helpful in dealing with subsequent activities
if it deals with the effects of the program as specifically and
comprehensively as possible. With a good and detailed analysis of the
program, many subsequent activities could be found to be within the
scope of the project described in the Program EIR, and no further
environmental documents would be required."

The discussion following Section 15168 describes the proper process for Program EIRs
as follows:

"Use of the Program EIR also enables the Lead Agency to characterize
the overall program as the project being approved at that time.
Following this approach when individual activities within the program
are proposed, the agency would be required to examine the individual
activities within the program to determine whether their effects were
fully analyzed in the Program EIR. If the activities would have no effects
beyond those analyzed in the Program EIR, the agency could assert that
the activities are merely part of the program which had been approved
earlier, and no further CEQA compliance would be required. This
approach offers many possibilities for agencies to reduce their costs of
CEQA compliance and still achieve high levels of environmental
protection.”

(Discussion following CEQA Guidelines, Section 15168 (emphasis added).

Excerpts from Section 15162 of the CEQA Guidelines state that a Subsequent EIR is
appropriate if one or more of the following occurs:

I|(1)

Substantial changes are proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the
involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects;

Substantial changes occur with respect to the circumstances under
which the project is undertaken which will require major revisions of the

Introduction and Purpose
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TOWN OF MAMMOTH LAKES
NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

previous EIR or negative declaration due to the involvement of new
significant environmental effects or a substantial increase in the severity
of previously identified significant effects; or

(3) New information of substantial importance, which was not known and
could not have been known with the exercise of reasonable diligence at
the time the previous EIR was certified as complete or the negative
declaration was adopted, shows any of the following:

(A)  The project will have one or more significant effects not
discussed in the previous EIR or negative declaration;

(B)  Significant effects previously examined will be substantially more
severe than shown in the previous EIR; ...

(b) If changes to a project or its circumstances occur or new
information becomes available after adoption of a
negative declaration, the lead agency shall prepare a
subsequent EIR if required under subsection (a).
Otherwise the lead agency shall determine whether to
prepare a subsequent negative declaration, and
addendum, or no further documentation.

The changes incorporated into the 1999 Specific Plan Amendment and changes in
circumstances since the 1991 EIR warrant further review of project impacts through an
updated Subsequent Program EIR pursuant to Section 15168 of CEQA. Also, changes
throughout the community over the past 10 years warrant a comprehensive cumulative
impact analysis in this 1999 Subsequent Program EIR. This EIR evaluates potential
impacts from the proposed 1999 Specific Plan Amendment to the conclusions rendered
in the 1991 EIR and the 1994 EIR Addendum. In some instances, baseline conditions
have changed since preparation of the previous environmental documentation (i.e.,
population and housing data, traffic, air quality noise, etc.). Therefore, a comparison
of the proposed 1999 Specific Plan Amendment to current site conditions is provided,
when applicable. The introduction to each Section within Section 5.0 of this EIR states
whether project impacts for that particular topic are compared to existing conditions
or to the existing Specific Plan as approved. This EIR also evaluates the proposed
project in comparison to the existing approved Specific Plan (1994 Specific Plan
Amendment) under a "No Project” alternative scenario. A comprehensive summary
of impacts and mitigation contained in both the 1991 EIR and the 1994 EIR Addendum
is available for review at the Town offices.

In accordance with Section 15121 of CEQA, a primary purpose of this EIR is to provide
decision makers and the public with specific information regarding the environmental

Introduction and Purpose
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TOWN OF MAMMOTH LAKES
NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

effects associated with development of a site, identify ways to minimize the significant
effects and describe reasonable alternatives to the project. Mitigation measures are
provided which may be adopted as Conditions of Approval in order to reduce the
significance of impacts resulting from the project. In addition, this EIR is the primary
reference document in the formulation and implementation of a mitigation monitoring
program for the proposed project.

The Town of Mammoth Lakes, which has the principal responsibility of processing and
approving the project, and other public agencies (i.e., responsible and trustee agencies,
refer to Section 1.5 of this EIR) that may use this EIR in the decision making or permit
process will consider the information in this EIR along with other information that may
be presented during the CEQA process. Environmental impacts are not always
mitigable to a level considered less than significant; in those cases, impacts are
considered significant unavoidable impacts. In accordance with Section 15093(b) of
the State CEQA Guidelines, if a public agency approves a project that has significant
impacts that are not substantially mitigated (i.e., significant unavoidable impacts), the
agency shall state in writing the specific reasons for approving the project, based on
the Final EIR and any other information in the public record for the project. This is
termed, per Section 15093 of the State CEQA Guidelines, a "statement of overriding
considerations."

This document analyzes the environmental effects of the project to the degree of
specificity appropriate to the current proposed actions, as required by Section 15146
of the State CEQA Guidelines. This analysis considers the series of actions associated
with construction and implementation, to determine the short-term and long-term
effects. This EIR discusses both the direct and indirect impacts of this project, as well
as the cumulative impacts associated with other past, present, and reasonably
foreseeable future projects. CEQA requires the preparation of an objective, full
disclosure document to inform agency decision makers and the general public of the
direct and indirect environmental effects of the proposed action; provide mitigation
measures to reduce or eliminate significant adverse effects; and identify and evaluate
reasonable alternatives to the proposed project.

1.2 COMPLIANCE WITH CEQA

This Subsequent Program EIR is subject to a 45 day review period by responsible and
trustee agencies and interested parties. Section 15087 of the CEQA Guidelines lists
optional procedures for noticing including publication in a newspaper, posting on-site
or mailing to owners of a property or properties contiguous to the site. In accordance
with the provision of Sections 15085(a) and 15087(a)(1) of the State CEQA Guidelines,
as amended, the Town of Mammoth Lakes, serving as the Lead Agency, will: 1) publish
a notice of availability of a Draft Subsequent EIR in The Mammoth Times, a newspaper
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TOWN OF MAMMOTH LAKES
NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

of general circulation; and 2) will prepare and transmit a Notice of Completion (NOC)
to the State Clearinghouse. (Proof of publication is available at the offices of the Lead
Agency.)

Any public agency or members of the public desiring to comment on the Draft
Subsequent Program EIR must submit their comments in writing to the individual
identified on the document’s NOC prior to the end of the public review period.
During the public review period, the Town of Mammoth Lakes will hold a regularly-
scheduled public hearing regarding the Draft Subsequent Program EIR. The public
will be afforded the opportunity to orally comment on the Draft Subsequent Program
EIR at the public hearing. Such comments shall be recorded and shall have the same
standing and response requirements as written comments provided during the public
review period. Upon the close of the public review period, the Lead Agency will then
proceed to evaluate and prepare responses to all relevant oral and written comments
received from both citizens and public agencies during the public review period.

The Final Subsequent Program EIR will consist of the Draft Subsequent Program EIR,
and revisions to the Draft Subsequent Program EIR and responses to comments
addressing concerns raised by responsible agencies or reviewing parties. Afterthe Final
Subsequent Program EIR is completed and at least 10 days prior to its certification, a
copy of the Responses to Comments will be transmitted to agencies which provided
written or oral comments on the Draft Subsequent Program EIR.

1.3 SUBSEQUENT PROGRAM EIR SCOPING PROCESS

In compliance with the State CEQA Guidelines, the Town of Mammoth Lakes has taken
steps to maximize opportunities for interested individuals, parties and agencies to
participate in the environmental process. During the preparation of the Draft
Subsequent Program EIR, an effort was made to contact various Federal, State, regional,
and local government agencies and other interested parties to solicit comments and
inform the public of the proposed project. This included the distribution of an Initial
Study and Notice of Preparation (NOP) on September 21, 1999, and a public scoping
meeting on the Draft Subsequent Program EIR on October 13, 1999.

Initial Study

In accordance with Section 15063(a) of the State CEQA Guidelines, as amended, the
Town of Mammoth Lakes undertook the preparation of an Initial Study. The Initial
Study determined that a number of environmental issue areas may be impacted by the
construction and build-out of the project. As a result, the Initial Study determined that
this Draft Subsequent Program EIR should address the project’s significant impacts on
subject areas listed in Section 5.0 of this Subsequent Program EIR.

Introduction and Purpose
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Notice of Preparation

Pursuant to the provision of Section 15082 of the State CEQA Guidelines, as amended,
the Town of Mammoth Lakes circulated an NOP to public agencies, special districts,
and members of the public requesting such notice for a 30-day period commencing on
September 21, 1999, and concluding on October 20, 1999. The purpose of the NOP
was to formally convey that the Town of Mammoth Lakes is preparing a Draft
Subsequent Program EIR for the project (1999 Specific Plan Amendment), and that as
Lead Agency, was soliciting input regarding the scope and content of the
environmental information to be included in the Subsequent Program EIR. The Initial
Study was circulated with the NOP. The NOP, Initial Study, and responses to the NOP
are provided in Appendix 16.1 of this Subsequent Program EIR.

Early Consultation (Scoping)

During the NOP circulation period, the Town of Mammoth Lakes advertised a public
scoping meeting. The meeting was held at 9:00 a.m. on October 13, 1999 and was
intended to facilitate public input. The meeting was held with the specific intent of
affording interested individuals/groups and public agencies a forum in which to orally
present input directly to the Lead Agency in an effort to assist in further refining the
intended scope and focus of the Subsequent Program EIR as described in the NOP and
Initial Study.

NOP and Scoping Results

The following specific environmental concerns were raised in responses to the NOP
and in comments expressed during the scoping meeting held for the project (the
numerical reference in parenthesis is the Subsequent Program EIR Section in which the
analysis is provided). The NOP responses, minutes from the October 13, 1999,
Scoping Meeting, and written comments received at the meeting are contained in
Appendix 16.1:

x4 Design location of gondola (3.0);

=3 Noticing for NOP and Scoping Meeting (1.0);
& Building heights (3.0, 5.3);

< Project density (3.0, 5.3);

< Adequacy of parking (5.4);

< Snow storage (3.0, 5.10);

% Traffic from Main Lodge (5.4);

& Safety of a roundabout (5.4);

< Tennis court parking structure impacts (5.3, 5.4);
% Aesthetics due to loss of trees (5.3, 5.9);
< Public safety at roadway crossings (5.4);

Introduction and Purpose
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& Diminished viewshed impacts (5.3);

x5 Windtunnel effects (5.5);

< Building materials (3.0, 5.3);

< Employee housing (3.0, 5.2);

Setbacks (3.0, 5.1, 5.2);

Fire protection (5.10);

Cumulative Impacts (4.0, 5.0);

Impacts from tree removal (5.3, 5.9);

Sunlight (5.3);

Seismicity (5.7);

Snow storage/removal (5.10);

Consistency with Town policies/General Plan (3.0, 5.1);
Water quality (5.8);

Storm water discharge (5.8);

Ground water quality associated with subterranean facilities (5.8);
Wetland/riparian impacts (5.9);

Traffic impacts on Forest Trail and Minaret (5.4);
Building massing (5.3);

Noise impacts (5.6); and

Water and sewer facilities (5.10).

&, R/ L/ R 0, 9, 9, 0. . 7 9, 9, 9, &, &, &,
LA X I X I X I X IR g 0‘0 0.0 0.0 0’0 0.0 0.0 0.0 L

This Subsequent Program EIR focuses primarily on changes in the environment that
would result from the proposed project in comparison to those anticipated in the
previous environmental documentation. The Subsequent Program EIR identifies
potential impacts resulting from the construction and operation of the proposed project
and provides measures to mitigate potential significant impacts. Those impacts which
cannot be mitigated to less than significant levels are also identified. This Subsequent
Program EIR addresses impacts in the following areas:

Land Use and Relevant Planning;
Population and Housing;
Aesthetics/Light and Glare;
Traffic and Parking;

Air Quality;

Noise;

Geology, Soils and Seismicity;
Hydrology and Drainage;
Biological Resources;

Public Services and Utilities; and
Cultural Resources.

2, o R . 9, 9, L, o, &, &, &,
Gt G 40 40 0 0’0 0’0 L X X I X 4 0.0

Based on the Initial Study, no impacts upon agricultural and mineral resources are
anticipated as a result of the project. As a result, these issues are not addressed in this

Introduction and Purpose

JN 10-100377 1-8 October 13, 2000




1.4

TOWN OF MAMMOTH LAKES
NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

Subsequent Program EIR. Refer also to Section 10.0, Effects Found Not To Be
Significant, for additional information.

FORMAT OF THE EIR

This Subsequent Program EIR is organized into 16 sections. Section 1.0, Introduction
and Purpose, provides CEQA compliance information. Section 2.0, Executive
Summary, provides a brief project description and summary of the environmental
impacts and mitigation measures. Section 3.0, Project Description, provides a detailed
project description indicating project location, project characteristics, phasing, and
objectives, as well as associated discretionary actions required. Section 4.0, Basis For
The Cumulative Analysis, describes the approach and methodology for the cumulative
analysis. Section 5.0, Description of Environmental Setting, Impacts and Mitigation
Measures, contains a detailed environmental analysis of the existing conditions, project
impacts, mitigation measures and unavoidable significant impacts. The analysis of each
environmental category in this Section is organized as follows:

*,
°|

"Existing Conditions" describes the physical conditions which exist at
the time in which the Notice of Preparation was issued and which may
influence or affect the issue under investigation.

.
ot

"Project Impacts" describes potential environmental changes associated
with the proposed project (1999 Specific Plan Amendment) when
compared to the existing Specific Plan (the 1994 Specific Plan), as
described in the 1991 EIR and the 1994 EIR Addendum, or to the
existing physical conditions, as appropriate, which may occur if the
proposed project is implemented.

9,
o

"Cumulative Impacts" describes potential environmental changes to the
existing physical conditions which may occur with the proposed project
together with other reasonably foreseeable, planned, and approved
future projects.

@ "Mitigation Measures" are those specific measures which may be
required of the project in order to avoid an adverse impact; minimize a
significant adverse impact; rectify a significant adverse impact by
restoration; reduce or eliminate a significant adverse impact over time
by. preservation and maintenance operations; or compensate for the
impact by replacing or providing substitute resources or environment.
Each of the measures included in this document are labeled as one of
the following; 1) "measure restated from 1994 EIR Addendum” (measure
word for word from 1994 EIR Addendum); 2) "measure modified from

Introduction and Purpose
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1994 EIR Addendum” (exact wording was modified from 1994 EIR
Addendum although overall intent remains the same); 3) "measure
specified replaces 1994 mitigation measure; or 4) "new mitigation
measure" (measure was not included in 1994 EIR Addendum and is
recommended in current EIR). It is important to note that in various
sections of this Subsequent Program EIR, mitigation measures from the
1991 and 1994 environmental documents are no longer applicable due
in some cases to new programs and policies enacted by the Town or
other reviewing agency. In these cases, mitigation measures are deleted
in their entirety and an explanation is provided (refer to Section 15.0) of
this Subsequent Program EIR.

<> "Level of Significance After Mitigation" discusses whether the project
and the project’s contribution to cumulative impacts can be reduced to
levels that are considered less than significant.

Section 6.0, Long-Term Implications of the Proposed Project, discusses significant
environmental changes that would be involved in the proposed action, should it be
implemented and discusses growth inducing impacts. Section 7.0, Alternatives to The
Proposed Project, describes a reasonable range of alternatives to the project or to the
location of the project which could feasibly attain the basic project objectives. Section
8.0, Inventory of Mitigation Measures, lists mitigation measures proposed to minimize
the significant impacts. Section 9.0, Inventory of Significance after Mitigation,
describes any impacts which would remain significant following mitigation. Section
10.0, Effects Found Not to Be Significant, provides an explanation of potential impacts
which have been determined not to be significant. Section 11.0 Organizations and
Persons Consulted, identifies all Federal, State or local agencies, other organizations
and individuals consulted. Section 12.0, Bibliography, identifies reference sources for
the EIR. Section 13.0, Mitigation Monitoring Program, identifies responsibilities for
monitoring mitigation. Section 14.0, Comments and Responses, will be included in
the Final EIR and will provide comments and responses pertaining to the Draft EIR.
Section 15.0, Inventory and Update of 1994 EIR Mitigation Measures, identifies the
status of the 1994 EIR Addendum mitigation measures as proposed by the current
Program EIR. Section 16.0, Appendices, contains technical documentation for the
project.

1.5 RESPONSIBLE AND TRUSTEE AGENCIES

Certain projects or actions undertaken by a Lead Agency require subsequent oversight,
approvals, or permits from other public agencies in order to be implemented. Such
other agencies are referred to as Responsible Agencies and Trustee Agencies. Pursuant

Introduction and Purpose
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to Sections 15381 and 15386 of the State CEQA Guidelines, as amended, Responsible
Agencies and Trustee Agencies are respectively defined as follows:

"Responsible Agency" means a public agency which proposes to carry
out or approve a project, for which a Lead Agency is preparing or has
prepared an EIR or Negative Declaration. For the purposes of CEQA the
term "Responsible Agency" includes all public agencies other than the
Lead Agency which have discretionary approval power over the
project.” (Section 15381)

"Trustee Agency means a State agency having jurisdiction by law over
natural resources affected by a project which are held in trust for the
people of the State of California. Trustee Agencies include...." (Section
15386, part)

Responsible and Trustee Agencies and other entities that may use the Subsequent
Program EIR in their decision-making process or for informational purposes include,
but may not be limited to, the following: United States Forest Service, Mammoth
Community Water District, Caltrans, the Lahontan Regional Water Quality Board, the
Great Basin Unified Air Pollution Control District, the California Department of
Forestry, the Mono County Water District, and the Mammoth Lakes Fire Protection
District and Town of Mammoth Lakes Police Department.

INCORPORATION BY REFERENCE

Pertinent documents relating to this Subsequent Program EIR have been cited in
accordance with Section 15148 of the CEQA Guidelines encourages "incorporation by
reference” as a means of reducing redundancy and length of environmental reports.
The following documents, which are available for public review at the Town of
Mammoth Lakes, are hereby incorporated by reference into this Subsequent Program
EIR. Information contained within these documents has been utilized for each section
of this Subsequent Program EIR. A brief synopsis of the scope and content of these
documents is provided below:

> 1991 North Village Specific Plan, Town of Mammaoth Lakes, Adopted by
the Town Council of Mammoth Lakes on June 22, 1991. The 64-acre
North Village Specific Plan Area is located in the northwest portion of
the Town. The objectives of the North Village Specific Plan are to
provide a more refined description of land uses and development
policies, which, while conforming to the overall development goals,
establish North Village as a center of year-round resort activity. The
North Village Specific Plan includes similar improvement elements as
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identified in the currently proposed Redevelopment Plan including
improvements to infrastructure, particularly roads, that would not only
be helpful in accommodating the new development, but would also
improve existing conditions. The development is intended to create an
active resort core which would add to the economic vitality and social
richness of the community. It also aims to add a shopping, recreational,
and accommodations experience not now present in Mammoth Lakes
while reducing the pressures for sprawl onto adjoining National Forest
lands. Although primarily oriented toward visitors, the North Village
Specific Plan includes provisions for the development of permanent
resident and employee housing as well as significant new employment
opportunities.

1991 North Village Specific Plan Final Environmental Impact Report,
Comments and Responses, Appendices, EIP Associates, February 1991.
This EIR addresses a 64-acre Specific Plan in the North Village area.
Under ultimate build-out, the project would include 2,000 new hotel
units, 400 resort condominium units, 60,000 square feet of commercial/
retail space, skating rink, and ski lift. Approximately 34-acres (53
percent) of the Specific Plan have already been substantially developed.
Planned land uses within the project area are varied and include hotels,
restaurants, visitor-oriented and general commercial operations,
professional medical offices, condominiums, single-family homes and
community facilities. The Final EIR includes responses to 19 comments
received on the Draft EIR. The Final EIR was certified on April 17, 1991
by the Town of Mammoth Lakes. The EIR concluded unavoidable
adverse impacts for land use (as it relates to visual impacts), schools and
fiscal impacts related to public services and utilities. Potentially
significant impacts were identified for traffic while significant impacts
(after mitigation) were concluded for aesthetics associated with the
gondola.

1994 North Village Specific Plan_Amendment, May, 1994. The
Amendment further refined the design of the North Village Pedestrian
Core area and to realign Canyon Boulevard to meet with Millers
Siding/Lake Mary Road as a Collector Street. The design refinement did
not alter the concept of the North Village Specific Plan approved in
1991.

North Village Specific Plan Final Environmental Impact Report
Addendum, May, 1994. The Addendum EIR focuses upon limited
design modifications which required additional review to confirm the
validity of the original study. The Addendum contains a detailed and
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comprehensive review of the changes and resulting impacts. It was
concluded that the changes do not cause any new significant impacts
that would require major revisions to the 1991 EIR.

Lodestar at Mammoth Master Plan, May 1991. The Lodestar Master Plan
is located north of Main Street and south of Meridian Boulevard and
Minaret Road. This document states all land use development standards,
and conditions of approval that would apply to all development within
the area of the Lodestar Master Plan. General information includes
permitted and conditional uses, building height, setbacks, parking,
grading, street standards, etc.

Lodestar at Mammoth Final Environmental Impact Report, Comments
and Responses, Appendices, EIP Associates, February 1991. This EIR
addresses a proposal for construction of a 210-acre master planned
destination resort which would include 40 single-family homes, 735
multi-family condominiums, 100 lodges and apartments (employee
housing), 515,600 square feet of full-service hotels, an 80,000 square
feet commercial village, and a 110-acre 18-hole golf course. The Final
EIR includes responses to 17 comments received on the Draft EIR. The
Final EIR was certified on April 17, 1991 by the Town of Mammoth
Lakes. Unavoidable adverse impacts were identified for biotic resources,
archaeological resources, schools and fiscal.

Mammoth/lune lLake Airport Land Use Plan and _associated
Environmental Impact Report, Mono County Airport land Use
Commission, October 1986 and Subsequent EIR and updated
Environmental Assessment, Mammoth Lakes Airport Expansion, SCH
#96112089, March 1997, certified on June 25, 1997. The
Mammoth/June Lake Airport Land Use Plan establishes a comprehensive
land use plan which defines the type and pattern of future development
in the 28 square mile area surrounding the existing Mammoth Lakes
Airport. The Plan creates an Airport Development District for future
Airport development. Surrounding land uses are planned with respect
to Airport compatibility, National Forest policies, and other factors. The
Plan also served as the basis for amending the County General Plan and
the Mammoth-Mono Unit Plan of the Inyo National Forest. The Plan
primarily provides a framework for the orderly growth and development
of the Airport over the next 20 years. A Final EIR and Environmental
Assessment was certified for the Land Use Plan in October 1986, by the
Mono County Airport Land Use Commission. This Final EIR analyzes
potential impacts associated with major development/expansion of the
Airport terminal area, including a new passenger terminal, hotel and
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extensive infrastructure improvements. The Airport was incorporated
into the Town of Mammoth Lakes jurisdictional boundaries in 1991 and
the Town is the primary local agency with jurisdiction over land use
planning policies for the Airport. Future improvements to the Airport
should be consistent with the adopted Land Use Plan.

Town of Mammoth Lakes Municipal Code. Title 17 provides the
provisions for promoting and protecting the public health, safety and
welfare of the people of the Town, to safeguard and enhance the
appearance and quality of development of the Town and to provide for
the social, physical and economic advantages resulting from
comprehensive and orderly planned use of land resources, a zoning title
establishing classifications of zones and regulations within these zones.

Town of Mammoth Lakes General Plan, approved and adopted by the
Town Council on October 14, 1987. The Town General Plan is
formulated for a 20 year planning horizon. The Plan includes: 1) a
discussion of current and future planning issues concerning the
community’s functional and natural systems and activities relating to the
use of lands; 2) findings which identify the major issues the General Plan
should address; 3) Community goals addressing those issues and; 4)
specific policies to implement the goals. The General Plan includes the
Housing Element, adopted in 1992.

Town of Mammoth Lakes Draft Environmental Impact Report for the
General Plan, January 15, 1986. The Draft EIR addresses the Draft
Mammoth Lakes General Plan, which is the first General Plan prepared
for the community by the new Town government. The environmental
analysis incorporates information contained in a previous Draft EIR for
the Town, prepared by Mono County. Unavoidable adverse impacts
were identified for traffic, air quality, noise, biological resources, water,
seismicity and drainage.

Town of Mammoth Lakes Final Environmental Impact Report for the
General Plan, August 20, 1986. The Final EIR for the General Plan,
which was certified on April 22, 1987, contains comments and
responses pertaining to the Draft General Plan EIR. The EIR identified
nine environmental components which would suffer significant adverse
impacts which would not be mitigated to a level of insignificance.
Specific findings and statements of overriding consideration were
adopted.
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> Town of Mammoth Lakes Redevelopment Plan Program EIR, May 1997.
The project is a comprehensive Redevelopment program to remedy
detrimental physical, social and economic conditions found within the
Town. This project also includes improvements for street, water system,
snow storage, drainage and flood control. The work program included
an extensive public outreach program and consultations with Mono
County and various service and utility agencies.
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2.0 EXECUTIVE SUMMARY

2.1

PROJECT SUMMARY

The North Village Specific Plan area is located in the northwestern portion of the Town
in the vicinity of the Main Street/Lake Mary Road and Minaret Road intersection. The
64.1-acre site currently supports a mix of land uses including visitor-oriented retail,
motels, restaurants, a community center and a number of rental condominiums. The
original North Village Specific Plan was approved in 1991. An EIR was prepared for
the North Village Specific Plan in February 1991.

In 1994, the North Village Specific Plan was amended. Zoning Code Amendment 94-1
and General Plan Amendment 94-1 further refined the design of the North Village
Pedestrian Core area and provided for the realignment of Canyon Boulevard to meet
with Millers Siding/Lake Mary Road as a Collector Street. The design refinement did
not alter the basic development concept of the Specific Plan approved in 1991,

Based upon the 1994 Specific Plan, North Village buildout may resultin approximately
3,020 accommodation rooms, in addition to affordable housing, and 135,000 square
feet of commercial uses. Three land use districts are established with the highest
intensity district permitting a maximum of 80 rooms per acre and the lowest intensity
district permitting a maximum of 48 rooms per acre, with an overall project density of
approximately 54 rooms per acre. The design emphasizes the creation of diverse
shopping, accommodation, recreational, residential and cultural opportunities which
appeal to all ages and family interests.

The Project, as set forth in the proposed 1999 Specific Plan Amendment, remains
consistent in concept with the 1994 Specific Plan. The Land Use Plans approved as
part of the 1991 and 1994 Specific Plans are depicted in Exhibits 3-4 and 3-5,
respectively. Exhibit 3-6 shows the proposed Land Use Plan associated with the 1999
Specific Plan Amendment. Key changes associated with the 1999 Specific Plan
Amendment include circulation modifications, parking allocation, height limitations,
setback requirements, design review process and housing. Table 3-2 provides a
comparison of project components for the 1991 and 1994 Specific Plans and the
proposed 1999 Specific Plan Amendment.

The concepts, land use designations and development objectives of the 1991 and 1994
Specific Plans generally remain the same in the 1999 Specific Plan Amendment.

2.2 ENVIRONMENTAL ISSUES/MITIGATION SUMMARY

Executive Summary
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TOWN OF MAMMOTH LAKES
NORTH VILLAGE 1999 SPECIFIC PLAN AMENDMENT SUBSEQUENT PROGRAM EIR

2.3 SUMMARY OF ALTERNATIVES

In accordance with California Environmental Quality Act (CEQA) Guidelines Section
15126.6, Section 7.0 describes a range of reasonable alternatives to the proposed
project which could feasibly attain the basic objectives of the proposed project, while
evaluating the comparative merits of each alternative. The analysis focuses on
alternatives capable of eliminating significant adverse environmental effects or
reducing them to less than significant levels, even if these alternatives would impede,
to some degree, the attainment of the project objectives. Potential environmental
impacts are compared to impacts from the proposed project. The following is a
description of each of the alternatives listed in Section 7.0.

NO PROJECT ALTERNATIVE

The No Project Alternative consists of buildout of the 1994 Specific Plan as currently
approved. As explained in Section 3.2, Background and History, an EIR was prepared
for the 1991 Specific Plan in February 1991 by EIP Associates. The 1991 EIR was
certified by the Mammoth Lakes Town Council on April 17, 1991. A total of 90
mitigation measures were applied to the project. A summary of the impacts and
mitigation measures adopted by the Town Council in 1991 for the development of uses
proposed under the 1991 Specific Plan is available for review at the Town offices.

In 1994, Zoning Code Amendment 94-1 and General Plan Amendment 94-1 further
refined the design of the Pedestrian Core area and the realignment of Canyon
Boulevard to meet with Millers Sliding/Lake Mary Road as a Collector Street. The
design refinement did not alter the concept of the 1991 Specific Plan approved in
1991. An Addendum to the certified 1991 EIR was completed in 1994 for the 1994
Specific Plan.

The existing Specific Plan area is comprised of 41 separate parcels under several
separate ownerships, totaling 64.1 acres. The existing 1994 Specific Plan creates a set
of land use designations and development standards to facilitate the development of
North Village as a concentrated, pedestrian-oriented activity center with limited
demand for automobile use. The North Village development is oriented toward year-
round uses and visitor activity to strengthen the existing winter visitor market and to
improve Mammoth’s attractiveness to spring, summer and fall resort visitors.

Based upon the 1991 Specific Plan and 1994 Specific Plan, buildout may result in
approximately 3,020 accommodation rooms, in addition to affordable housing, and
135,000 square feet of commercial uses. Three land use districts are provided with the
highest intensity district permitting a maximum of 80 rooms per acre and the lowest
intensity district permitting a maximum of 48 rooms per acre, with an overall project
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density of approximately 54 rooms per acre. The design emphasizes the creation of
diverse shopping, accommodation, recreational, residential and cultural opportunities
which appeal to all ages and family interests.

The Pedestrian Core area is intended as a mixed-use village with commercial uses on
the ground level and accommodation units on the upper floors. Restaurants, shops,
meeting facilities and recreation uses are oriented around two pedestrian plazas, one
on the westside of Minaret Road and one on the east side of Minaret Road. A gondola
leading up to the Canyon lodge base facility of Mammoth Mountain Ski Area (MMSA)
originates from the westside plaza. Parking is provided in underground parking
garages, available to guests and patrons of the plaza accommodation and commercial
uses.

Surrounding the Pedestrian Core are supporting accommodation and residential uses.
Commercial uses within the outlying areas are limited to only those necessary to
support the on-site lodging or residential uses. In this way, the core remains the focus
of North Village shopping and cultural activities. Each development is self-contained,
providing on-site parking and desired amenities.

The circulation system emphasizes pedestrian use, but provides for vehicular routes
into and through the North Village area. The gondola feature provides alternate access
to MMSA limiting the need for vehicular trips to that destination. The street pattern
allows for visitation and drop-off areas at key destinations, such as the gondola building
and parking garages. Minaret Road passes through the center of the project allowing
for continued travel along Highway 203 and access into parking garages, transit stops
and drop-off areas. The secondary access into the project is from Millers Siding which
connects to Canyon Boulevard to form a through route from Lake Mary Road to the
Slopes subdivision. Canyon Boulevard, east of Hillside Drive, is abandoned to allow
for development of the pedestrian plaza. Access to parking garages, the gondola
building, passenger and transit drop-offs are available from Millers Siding/Canyon
Boulevard. Perimeter streets, such as Forest Trail and Hillside Drive, afford very
limited access to the project. Berner Street is rerouted to intersect with Forest Trail
rather than Minaret Road and provides access to parking garages on the east side of the
development.

REDUCED DENSITY

The Reduced Density Alternative would involve a 30 percent reduction in the overall
density (square footage) of the 1999 Specific Plan Amendment. The rediuction would
occur proportionally for all permitted land use types. The overall c.stribution of uses
would remain the same as the proposed 1999 Specific Plan Amendment as well as the
gondola and the proposed roundabout at the Forest Trail/Minaret Road intersection.
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The overall result of this alternative would be a lower magnitude in project impact for
each environmental concern. The relative significance of the project impacts would
be similar to impacts resulting from the project as proposed on the developed areas,
but would be substantially less impact on the remaining portion of the area to be left
undeveloped.

ALTERNATIVE SITE

This Alternative would involve construction of the same land uses proposed as part of
the 1999 North Village Specific Plan Amendment on the Lodestar at Mammoth Master
Plan site. The Lodestar at Mammoth site is located near the geographical center of the
Town, generally bordered to the north by main Street, to the south by Meridian
Boulevard and Minaret Road, to the west by Lake Mary Road and the back side of the
Mammoth Mountain Ski Resort, and to the east by Joaquin Road.

In May 1991, a Master Plan for development was prepared for the site which states all
land use development standards, and conditions of approval that would apply to all
development within the area of the Lodestar Master Plan. General information
includes permitted and conditional uses, building height, setbacks, parking, grading,
street standards, etc. In February 1991, a Final EIR was prepared for the Master Plan.
This EIR addressed a proposal for construction of a 210-acre master planned destination
resort which would include 40 single-family homes, 735 multi-family condominiums,
100 lodges and apartments (employee housing), 515,600 square feet of full-service
hotels, an 80,000 square feet commercial village, and a 110-acre 18-hole golf course.
The Final EIR included responses to 17 comments received on the Draft EIR. The Final
EIR was certified on April 17, 1991 by the Town of Mammoth Lakes. Unavoidable
adverse impacts were identified for biotic resources, archaeological resources, schools
and fiscal impacts.

ENVIRONMENTALLY SUPERIOR ALTERNATIVE

CEQA Section 15126.6 indicates that if the "No Project" Alternative is the
"Environmentally Superior" Alternative, then the EIR shall also identify an
environmentally superior alternative among the other alternatives. Among the other
alternatives assessed in this EIR, the Reduced Density Alternative would result in the
least environmental impacts when compared to the current project while still meeting
many of the project objectives and not increasing the significance of anticipated
impacts. This Alternative would result in reduced noise and air pollutant emissions.
As A result, the Reduced Density Alternative could be considered the Environmentally
Superior Alternative.
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Of the other two alternatives considered beyond the No Project Alternative, the
Reduced Density Alternative would serve to reduce the severity of the project’s
significant unavoidable impacts, although impacts would remain significant and
unavoidable with the Reduced Density Alternative.
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