RESOLUTION NO. 2014-65

RESOLUTION OF THE TOWN COUNCIL
OF THE TOWN OF MAMMOTH LAKES, STATE OF CALIFORNIA,
MAKING CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS,
CERTIFYING THE INN AT THE VILLAGE FINAL SUBSEQUENT
ENVIRONMENTAL IMPACT REPORT, AND ADOPTING THE MITIGATION
MONITORING AND REPORTING PROGRAM

WHEREAS, Severy Realty Group and SFI Mammoth Owner, LP have requested
approval of the Inn at the Village project (“Project”) and certification of the Final Subsequent
Environmental Impact Report (SEIR) for the Project, including the Draft SEIR, Final SEIR,
and associated technical appendices (collectively, the “Final Subsequent Environmental
Impact Report” or “Final SEIR”), which was prepared to address the environmental effects,
mitigation measures, and project alternatives associated with the Project and actions related
thereto; and

WHEREAS, the Draft SEIR for the Project (State Clearinghouse # 2014032081) was
prepared pursuant to the California Environmental Quality Act (CEQA), Public Resources
Code Section 21000 et seq, and State Guidelines for the Implementation of CEQA,
California Code of Regulations, Title 14, Division 6, Chapter 3, Section 15000 et seq. (the
“State CEQA Guidelines”) and was transmitted to the State Clearinghouse and circulated
from public review during a public comment period from July 8, 2014 to August 22, 2014;
and

WHEREAS, the Final SEIR for the Project was prepared pursuant to the California
Environmental Quality Act (CEQA) and State CEQA Guidelines; and

WHEREAS, the Planning and Economic Development Commission conducted a duly
noticed public hearing on the application request on October 8, 2014, at which times all those
desiring to be heard were heard; and

WHEREAS, following the receipt of all oral and written testimony, the Planning and
Economic Development Commission closed the public hearing on October 8, 2014 and
adopted Resolution No. PEDC 2014-10 recommending certification of the Final SEIR and
approval of the Project to the Town Council, with conditions; and

WHEREAS, the Planning and Economic Development Commission considered,
without limitation, the staff report to the Planning and Economic Development Commission
with all attachments and exhibits, the 2007 General Plan, the North Village Specific Plan, the
North Village Neighborhood District Planning Study, oral and written evidence submitted at
the hearing, the Final SEIR, and all other items listed in Planning and Economic
Development Commission Resolution 2014-10; and

WHEREAS, the Town Council conducted a noticed public hearing on the application
request on November 19, 2014, at which time all those desiring to be heard were heard; and
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WHEREAS, following the receipt of all oral and written testimony, the Town
Council closed the public hearing on the application on November 19, 2014; and

WHEREAS, the Town Council considered, without limitation, the staff report dated
November 19, 2014 with all attachments and exhibits to the Town Council, including the
Draft SEIR, Final SEIR, and associated technical appendices for the Inn at the Village
Project (“Final SEIR”) attached hereto as Exhibits 1 and 2, and all oral and written
testimony; and

NOW, THEREFORE, BE IT RESOLVED by the Town Council of the Town of
Mammoth Lakes, California, as follows:

1.

2.

That the Town Council finds the above recitations are true and correct.

The Town Council incorporates by reference all exhibits and attachments cited in
this Resolution.

Pursuant to the requirements of the California Environmental Quality Act
(CEQA), the Town Council has reviewed and hereby adopts the findings
contained in Exhibits 3 and 4 to this Resolution, including but not limited to, the
findings that the Final SEIR was prepared in compliance with CEQA and the
State CEQA Guidelines.

Based on the findings contained in Exhibits 3, 4, and 5 to this Resolution, along
with all other evidence in the record of proceedings in this matter, and for
purposes of taking action on the Project, the Town Council hereby certifies the
Final SEIR pursuant to CEQA and the State CEQA Guidelines.

Based on the findings contained in Exhibits 3, 4, and 5 to this Resolution, along
with all other evidence in the record of the proceedings in this matter, the Town
Council hereby adopts the Mitigation Monitoring and Reporting Program, Section
4.0 of the Final SEIR, and hereby adopts each of the mitigation measures set forth
therein and incorporates those measures into the Project.

The documents and other materials that constitute the record of proceedings upon
which the Town Council’s decision is based are located in the Town Offices of
the Town of Mammoth Lakes, at 437 Old Mammoth Road, Suite R, Mammoth
Lakes, California 93546 and Jamie Gray, Town Clerk, is hereby designated as the
custodian of these records.

APPROVED AND ADOPTED this 19" day of November 2014.

ATTEST:

JO BACON, Mayor

J@E GRAY, Town (lerk
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EXHIBIT 1
FINAL SUBSEQUENT ENVIRONMENTAL IMPACT REPORT (SEIR) FOR
THE INN AT THE VILLAGE, INCLUDING THE MITIGATION MONITORING
AND REPORTING PROGRAM (SECTION 4.0 OF THE FINAL SEIR)

(SCH No. 2014032081)
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1.0 INTRODUCTION

In accordance with the California Environmental Quality Act Guidelines (CEQA Guidelines) Section
15088, the Town of Mammoth Lakes, as the lead agency, has evaluated the comments received on
the Inn at the Village Draft Subsequent Environmental Impact Report (Draft SEIR).

The Draft SEIR for the proposed Inn at the Village (herein referenced as the project) was
distributed to potential responsible and trustee agencies, interested groups, and organizations. The
Draft SEIR was made available for public review and comment for a period of 45 days. The public
review period for the Draft SEIR established by the CEQA Guidelines commenced on July 8, 2014
and ended on August 22, 2014.

The Final SEIR consists of the following components:

Section 1.0 — Introduction

Section 2.0 — Responses to Comments

Section 3.0 — Errata

Section 4.0 — Mitigation Monitoring and Reporting Program

Due to its length, the text of the Draft SEIR is not included with this document; however, it is
included by reference in this Final SEIR. None of the cotrections or clarifications to the Draft
SEIR identified in this document constitutes “significant new information” pursuant to Section
15088.5 of the CEQA Guidelines. As a result, a recirculation of the Draft SEIR is not required.

Final @ September 2014 1-1 Introduction
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2.0 RESPONSE TO COMMENTS

In accordance with the California Environmental Quality Act Guidelines (CEQA Guidelines) Section
15088, the Town of Mammoth Lakes, as the lead agency, evaluated the written comments received
on the Draft Subsequent Environmental Impact Report (SEIR) (State Clearinghouse No.
2014032081) for the Inn at the Village (herein referenced as the project) and has prepared the
following responses to the comments received. This Response to Comments document becomes
part of the Final SEIR for the project in accordance with CEQA Guidelines Section 15132.

A list of public agencies, organizations, and individuals that provided comments on the Draft SEIR
is presented below. Each comment has been assigned a letter number. Individual comments within
each communication have been numbered so comments can be cross-referenced with responses.
Following this list, the text of the communication is reprinted and followed by the corresponding
response.

Commenter Letter Number

Agencies

State Clearinghouse — Scott Morgan, Director (August 22, 2014)

California Department of Transportation — Gayle Rosander (August 6, 2014)
Lahontan Regional Water Quality Control Boatd — Tom Browne (August 15, 2014)
Mammoth Community Water District — Irene Yamashita (August 22, 2014)
Mammoth Lakes Fire Protection District — Thom Heller (August 22, 2014)

N LN -

Public

Margo Raison and Geoffrey Hill (August 8, 2014)
Larry Rasmussen (August 12, 2014)

Phyllis St. George and John Roth (August 12, 2014)
Annette Oltmans (August 13, 2014)

O OO0~ O

Public Meeting
Public Meeting (August 13, 2014) 10
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STATE OF CALIFORNIA

- Governor's Office of Planning and Research

State Clearinghouse and Planning Unit

Edmund G. Brown Jr.
Govemor

COMMENT LETTER 1

August 22, 2014

Jen Daugherty

City of Mammoth Lakes

P.O. Box 1609

437 O1d Marmunoth Road, Suite R
Mammoth Lakcs, CA 93546

Subject: Inn at the Village
SCH#: 2014032081

Dear Jen Daugherty:

The State Clearinghouse submittcd the above named Supplemental EIR to selected state agencies for
revicw. On the enclosed Document Details Report please note that the Clearinghouse has listed the statc
agencics that reviewed your document. The review period closed on August 21, 2014, and the comments
from the responding agency (ies) is (arc) enclosed. If this comment package is not in order, please notify
the State Clearinghouse immediately. Pleasc refer to the project’s ten-digit State Clearinghouse number in

future correspondence so that we may respond promptly.
Pleasc note that Section 21104(c) of the California Public Resources Code states that:

“A responsible or other public agency shall only make substantive comments regarding those
activities involved in 2 project which are within an area of expertise of the agency or which are
required to be carried out or approved by the agency. Those comments shall be supported by
specific documentation.”

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

commenting agency directly.

This letter acknowledges that you have complied with the State Clearinghouse review requirements for
draft environmental documcnts, pursuant to the California Environmental Quality Act. Please contact the
State Clearinghousc at (916) 445-0613 if you have any questions rcgarding the environmental review
process.

Sincercly,

Sco rgan
Dircctor. State Clearinghousc

Enclosures

cc: ResouyRSTARSMETREET P.O. BOX 3044 SACRAMENTO, CALIFORNIA 958123044
TEL (916) 445-0613 FAX (916) 323.3018 www.opr.ca.kov




Document Details Report
State Clearinghouse Data Base

SCH# 2014032081
Projoct Title  Inn al the Village
Lead Agency Mammoth Lakes, City of
Type SIR  Supplemental EIR
Description Note: Reference SCH# 1999092082

The project proposes a seven-story hotel that includes hotel rooms. restaurant, spa, outdoor
pool/jacuzzis, and landscaping elements. The hotel, totaling 64,750 gsf of buildable floor area, would
consist of a maximum lodging room count of up 10 67 rooms. The project would be built on top f the

existing parking structure,

The project proposes to amend the approved 8050 project to address the cument performance
deficiencics in the existing 8050 project and the North Village area. The project would necessitate
three amendments to the North Village Specific Plan (NVSP): (1) an increase in the allowable
development density for the project site; (2) an increase in the allowable building height; and (3) a
reduction in the required front yard setbacks along Minaret Road. The current application is to a}nend
the approved 8050 project and seek entittement/permitting for a proposed hotel (with the requisite
market requirement to retain flexibility with respect to ownership structures.

Lead Agency Contact

Nameo Jen Daugherty
Agency City of Mammoth Lakes
Phone (760) 934-8989 x260 Fax
omail
Address P.O.Box 1609
437 Old Mammoth Road, Suite R
City Mammoth Lakes State CA Zip 93546
Project Location
County Mono
City Mammoth Lakes
Region
Lat/Long 37°38'57.91"N/118°59'2.45"W
Cross Streets Minaret Road and Main Street/Lake Mary Road
Parcel No. 033-044-011-000
Townshlp 38 Rsnge 27E Section 34 Base MDB&M
Proximity to:
Highways Hwy 203
Airports
Rallways
Waterways Mammoth Creek
Schools Mammoth HS, MS, ES
Land Use The present General Plan land use designation Is North Village Specific Plan (North Village District).
The present Zoning designation is North Village Specific Plan, Resort General.
Projectssues  Agricultural Land; Alr Quality; Archaeologic-Historic: Biological Resources; Drainage/Absorption

Econcrmics/Jobs; Flood Plain/Flooding: Forest Land/Fire Hazard; Geologic/Seismic; Minerals: Noise;
Population/MHousing Balance; Public Services; Recreation/Parks; Schools/Universities; Septic System:
Sewer Capacity; Soil Erosion/Compaction/Grading; Solid Waste; Toxic/Hazardous; Traffic/Circulation;
Vegetation: Water Quality; Water Supply; Wetland/Riparian; Wildlife; Growth Inducing; Landuse;
Cumulative Effects; Other Issues: Aesthetic/Visual



Document Details Report
State Clearinghouse Data Base

Reviewing Resources Agency; Department of Conservation; Department of Fish and Wildlife, Region 6 {Invo &
Agencles Mono Region); Office of Historic Preservation; Depariment of Parks and Recreation; Departmert of
Water Resources; Office of Emergency Services, California; Resources, Recyeling and Recovery:
California Highway Patrol; Caltrans, District 9; Air Resources Board; State Water Resources Control
Board, Division of Water Quality; Regional Water Quality Control Bd., Region 6 (Victorville);
Department of Toxic Substances Control; Native American Heritage Commission

Datoe Received 07/08/2014 Start of Review 07/08/2014 End of Review 08/21/2014
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1. RESPONSES TO COMMENTS FROM STATE OF CALIFORNIA OFFICE OF
PLANNING AND RESEARCH, STATE CLEARINGHOUSE, AUGUST 22, 2014.

11 This comment indicates that the State Clearinghouse submitted the Draft SEIR to selected
State agencies for review and that the comment petiod for the Draft SEIR concluded on
August 21, 2014. The comment indicates that the lead agency complied with the public
review requitements for draft environmental documents pursuant to CEQA. As such, the
comment does not provide specific comments regarding information presented in the Draft
SEIR, and no further response is necessaty. The comment also indicates that comments
from responsible or other public agencies are enclosed and responses to those comments ate
provided in response to those letters.

Final @ September 2014 2-5 Response to Comments



COMMENT LETTER 2

"ALIFORNIA STATE TRAMNSPORTATION AGENCY EDMUND G. BROWN Jr., Governot

DEPARTMENT OF TRANSPORTATION
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Community & Economic Dav,

August 6, 2014

Ms. Jen Daugherty, Senior Planner File: Mno-203-4.7
Town of Mammoth Lakes DSEIR
P.O. Box 1609 SCH#: 2014032081

Mammoth Lakes, CA 93546-1609
Inn at the Village — Draft Subsequent Environmental Impact Report (DSEIR)
Dear Ms. Daugherty:

The California Department of Transportation (Caltrans) District 9 appreciates the opportunity to
comment again on the proposed Inn at the Village - a redesign of Building C, above the existing
parking structure and part of the previously approved 8050 Club, abutting Minaret Road (State
Route 203) - during the DSEIR phase. We have the following comments:

e Thank you for the July 31, 2014 email with a revised plan per our interagency teleconference on
July 21, 2014 regarding a “fire lane.” Conceptually, this revision with a widened shoulder area is
acceptable. Parts of the DSEIR need to be modified accordingly (e.g. pages 1-6, 3-15, 3-17, 5.1-
25, 5.1-30, 5.2-21, and exhibit 3-3). Ensure drainage items address the roadway superelevation
and potential shade caused by the wall, remove the angle point at the old wall/new wall transition,
and consider “No Stopping” or other signage, which could better deter use of this shoulder area
for freight or passenger loading. We trust that effective enforcement of parking and delivery
restrictions will occur.

e We will be able to provide more detailed comments during the encroachment permit application
review process on the above shoulder area and other transportation related improvements (e.g.
Americans with Disability Act driveway and pedestrian facilities, etc.) along Minaret Road.

e Page 3-10 - Building Setbacks: The Town would need to grant a zoning amendment to reduce
the front yard setback from the State right-of-way (R/W) line along Minaret Road. In your
decision, please consider that a reduced setback would create larger shadows on Minaret Road
(Exhibits 5.2-9 a, b, c) and pedestrian facilities; hence, reducing natural snow/ice melt.

e Page 5.3-11 - Mitigation Measure TRA-1: Alter last bullet to read ... as well as Town of
Mammoth Lakes and Caltrans requirements.” As the Town is aware, a Caltrans encroachment
permit would be required for traffic control items within State R/W.

“Provide a safe. sustainable, integrated and efficient transportation system
to enhance California’s economy and livability

2-4
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e Page 3-21 - Section 3.5 Project Approvals: Discretionary approval would also be required from
Caltrans — via the Encroachment Permit process.

e Page 5.3-23, 24 - Intersection Levels of Service: Signalization of Forest Trail or any of the
intersections on SR 203 (Main Street or Minaret Road) will be a result of collaborative efforts
between the Town and Caltrans. Discussions are necessary to address Warrants and how best to
address challenges like the frontage roads and access management. The February 2014 “Town
of Mammoth Lakes Main Street Plan” appears to be moving this direction.

We value our cooperative working relationship with the Town of Mammoth Lakes related to
transportation issues. Please contact me at (760) 872-0785, with any questions.

Sincerely,

4 ) St o)

GAYLE J. ROSANDER
IGR/CEQA Coordinator

c: State Clearinghouse
Dan Watson, Mammoth Lakes Police Department
Mark Reistetter, Caltrans

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability™
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Final Subsequent Environmental Impact Report

CALIFORMNIA

RESPONSES TO COMMENTS FROM CALIFORNIA DEPARTMENT OF
TRANSPORTATION, DATED AUGUST 6, 2014.

The fire lane improvements considered in the Draft SEIR are a worst-case scenatio
pettaining to environmental impacts. Any design modification, including those discussed
pet the interagency teleconference on July 21, 2014 (ie., a widened shoulder within the fire
lane footprint already considered, red curb, and “no parking/emergency vehicle parking”
signage), that is to a lesser degree than that analyzed in the Draft SEIR, would not result in
any new impacts, compared to those alteady analyzed in the Draft SEIR. Further, a
relocated retaining wall along Minaret Road was already considered in the Draft SEIR. Any
reconfigured storm drainage facilities or other facilities within the State right-of-way would
be constructed consistent with the California Department of Transportation (Caltrans)
standards, as applicable. The Town of Mammoth Lakes would enforce all “no
parking/emergency vehicle parking” per the Town’s Municipal Code.

The Commenter notes that the project is subject to further comment by Caltrans as part of
the encroachment permit application teview process. These comments may pertain to
Americans with Disability Act driveway and pedestrian facilities, among others, along
Minatet Road.  The Draft SEIR acknowledges the project’s requitement for an
encroachment permit with Caltrans, as stated in Draft SEIR Section 3.5, Project Approvals.
This comment does not raise new environmental information or question the Draft SEIR’s
factual conclusions or the adequacy of the environmental analysis in the Draft SEIR. Thus,
no further response is necessary.

Section 5.2, Aesthetics/Light and Glare, consideted the project’s shade/shadow impacts on
surrounding uses. As discussed on page 5.2-35 of the Draft SEIR, “As illustrated on
Exhibits 5.2-9a through Exhibit 5.2-9¢, the proposed buildings would shade the sidewalk
and travel lanes of Minaret Road during the spring/autumn and winter months for more
than three hours after 12:00 p.m. Particularly, most of the shade increase would occur along
the eastern-most northbound travel lane of Minaret Road, compared to the approved 8050
Building C. Caltrans conducts snow removal operations and cindeting of the road to
maintain safe travel conditions. Furthetmore, the existing and future sidewalks along
Minaret Road have or will have heat melt systems to address shade conditions.” Thus, it is
acknowledged that the proposed building would result in increased shading, particularly
along Minaret Road, which would result in decreased natural snow/ice melt. However,
Caltrans is currently conducting snow removal operations and cindering of the road and
would continue to do so after implementation of the proposed project. Further, it is
acknowledged that existing sidewalk heat melt systems, along with heat melt systems that will
be required for future sidewalks in the area, would operate, reducing pedestrian safety
concetns.

Draft SEIR pages 1-21, 1-22, 5.3-12, and 5.3-13, will be revised, as follows (refer to Section
3.0, Ervata, of this Final SEIR):

Final ® September 2014 2-9 Response to Comments
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TRA-1 Prior to issuance of any Building Permits, a Construction Management Plan shall be
submitted for review and approval by the Community and Economic Development
Department Planning Manager. The Construction Management Plan shall, at a
minimum, address the following:

Traffic control for any street closure, detour, or other disruption to traffic
circulation.

Identify the routes that construction vehicles would utilize for the delivery of
construction materials (i.e., lumber, tiles, piping, windows, etc.), to access the site,
traffic controls and detours, and proposed construction phasing plan for the
project.

Specify the hours during which transport activities can occur and methods to
mitigate construction-related impacts to adjacent streets.

Require the Applicant to keep all haul routes clean and free of debtis, including
but not limited to gravel and dirt as a result of its opetations. The Applicant shall
clean adjacent streets, as directed by the Town Engineer (or representative of the
Town Engineer), of any material which may have been spilled, tracked, or blown
onto adjacent streets or areas.

The scheduling of hauling or transport of oversize loads shall avoid peak hour
traffic periods to the maximum extent feasible, unless approved otherwise by the
Town Engineer. No hauling or transport shall be allowed during nighttime hours
or Federal holidays. All hauling and transport activities shall comply with
Municipal Code Chapter 8.16, Noise Regulation.

Haul trucks entering or exiting public streets shall at all times yield to the public
traffic.

If hauling operations cause any damage to existing pavement, streets, cutbs,
and/or gutters along the haul route, the Applicant shall be fully responsible for
repairs. The repairs shall be completed to the satisfaction of the Town Engineet.

All constructed-related parking and staging of vehicles shall be kept out of the
adjacent public roadways and shall occur within the identified construction staging
area.

This Plan shall meet standards established in the current California Manual on
Uniform Traffic Control Device (MUTCD) as well as Town of Mammoth Lakes

and California Department of Transportation (as applicable) requirements.

Final e September 2014 2-10 Response to Comments
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2-5 The Draft SEIR acknowledges the project’s requirement for a discretionary encroachment
permit with Caltrans, as stated in Draft SEIR Section 3.5, Project Approvals.

2-6 Although Table 5.3-12, Cumulative Without Project Peak Hour Intersection Analysis, of the Draft
SEIR identified that there is an existing unacceptable LOS (LOS F) at the intersection of
Forest Trail and Main Street, there are cutrently no plans to improve this intersection (as
discussed on page 5.3-24, paragraph 2). As discussed on pages 5.3-18 through 5.3-22, the
project would not create a significant traffic impact under 2007 General Plan buildout with
project conditions assuming a density transfer from either the Whiskey Creek/Mammoth
Brewing Company or Ullr sites. Further, as identified on page 5.3-28, the proposed project
would not result in cumulatively considerable traffic impacts in regatds to local intersections
and roadway segments. As the project would not result in the requirement for
improvements to the intersection of Forest Trail and Main Street, no further analysis is
required in this regard. However, the Town acknowledges that should the Town undergo
future improvement of the intersection of Forest Trail and Main Street, these improvements
would be a collaborative effort between the Town and Caltrans. The Town would discuss
Watrants and how best to address challenges like the frontage roads and access management
with Caltrans at that time.

Final e September 2014 2-11 Response to Comments
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August 15, 2014 IR it atess
File: Environmental Doc Review
Mono County

Jen Daugherty, Senior Planner

Town of Mammoth Lakes

Community and Economic Development Department
P.O. Box 1609

437 Old Mammoth Road, Suite R

Mammoth Lakes, CA 93546

Email: [daugherty@townofmammothiakes.ca.gov

COMMENTS ON SUBSEQUENT ENVIRONMENTAL IMPACT REPORT, INN AT THE
VILLAGE, TOWN OF MAMMOTH LAKES, MONO COUNTY, STATE CLEARINGHOUSE
NUMBER 2014032081

The California Regional Water Quality Control Board, Lahontan Region (Water Board) staff
received the Supplemental Environmental Impact Report (SEIR) that consisted of a
Modified Initial Study / Environmental Checklist for the above-referenced project (Project)
on July 14, 2014. The SEIR was prepared by the Town of Mammoth Lakes (Town) and
submitted in compliance with provisions of the California Environmental Quality Act (CEQA).
The SEIR cites two prior certified environmental documents issued for the Project, the
Subsequent Program Environmental Impact Report for the North Village 1999 Specific Plan
Amendment (1999 SPEIR) and the 1991 Final EIR (1991 FEIR) for the North Village
Specific Plan (NVSP). The SPEIR was required to address significant changes in the
building plans from the original NVSP for the parcel on which this Project is located. Water 31
Board staff, acting as a responsible agency, are providing these comments to specify the
scope and content of the environmental information germane to our statutory
responsibilities pursuant to CEQA Guidelines, California Code of Regulations, title 14,
section 15096. Based on our review of the SEIR, we have determined that use of low-
impact development construction practices, best management practices (BMPs) to capture
surface run-on, and BMPs that effectively treat post-construction stormwater run-off, should
be included as part of the Project. We encourage the Town o consider our comments and
value our mission to protect waters of the State and maintain water quality in the Lahontan

Region.
Project Description

This Project is the construction of a 7-story hotel on top of an existing parking garage near
the intersection of Minaret Road and Main Street in the Town of Mammoth Lakes. The 32
Project is the third phase (Phase C) of construction of what is known as the 8050 complex
on Tract Map 36-229 and constitutes a small portion of the NVSP. The developer has
made substantial changes in Phase C from its original, necessitating this SEIR. The Project
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Ms. Daugherty -2- August 15, 2014

requires amendments to the NVSP for the following reasons: (1) an increase in the
allowable development density for the project site, including allowing a transfer of 30 rooms
from the Mammoth Crossing site; an increase in the allowable building height to 80 feet;
and a reduction in the required front yard setbacks along Minaret Road. The current
application would supersede the approved 8050 complex project of fractionally-owned
condominiums and seeks entitlement/pemitting for a proposed hotel.

Authority

All groundwater and surface waters are considered waters of the State. Surface waters
include streams, lakes, ponds, and wetlands, and may be ephemeral, intermittent, or
perennial. All waters of the State are protected under California law. State law assigns
responsibility for protection of water quality in the Lahontan Region to the Lahontan Water
Board. Some waters of the State are also waters of the U.S. The Federal Clean Water Act
(CWA) provides additional protection for those waters of the State that are also waters of
the U.S.

The Water Quality Control Plan for the Lahontan Region (Basin Plan) contains policies that
the Water Board uses with other laws and regulations to protect the quality of waters of the
State within the Lahontan Region. The Basin Plan sets forth water quality standards for
surface water and groundwater of the Region, which include designated beneficial uses as
well as narrative and numerical objectives which must be maintained or attained to protect
those uses. The Basin Plan can be accessed via the Water Board's web site at
http://www.waterboards.ca.gov/lahontan/water_issues/programs/basin_plan/references.shtmi.

Specific Comments

1. Werequest that construction be performed in a manner consistent with low impact
development (LID) principles that will minimize impacts from stormwater discharges.
We suggest you review the following websites on LID and include applicable practices
of LID in the construction narrative for this Project:

o htip://water.epa.gov/polwaste/green/index.cfm, and
» http://water.epa.gov/polwaste/green/upload/lidnatl.pdf, or
¢  http://www. lowimpactdevelopment.org/lidarticles.htm

2.  Post-construction stomwater management must be considered a significant Project
component, and BMPs that effectively treat post-construction stormwater runoff should
be included as part of the Project. The SEIR needs to specify temporary and
permanent sediment and erosion control BMPs that will be implemented to mitigate
potential water quality impacts related to stormwater.

3. Werequest that construction staging areas be sited in designated areas as far as
possible from any ephemeral drainages on the Project site. An adequate combination
of BMPs must be used to prevent unauthorized non-stormwater discharges from the
site and to stabilize soils from erosion. Construction equipment should use existing
roadways to the extent feasible.
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4. Obtaining a permit and conducting monitoring does not constitute adequate mitigation.
Development and implementation of acceptable mitigation is required. The
environmental document must specifically describe the best management practices
and other measures used to mitigate Project impacts.

Permitting Requirements

A number of activities associated with the proposed Project appear to have the potential to
impact waters of the State and, therefore, may require pemmits issued by either the State
Water Resources Control Board (State Water Board) or Lahontan Water Board. The
required permits may include:

1. Land disturbance of more than 1 acre will require a CWA, section 402(p) stormwater
pemit, including a National Pollutant Discharge Elimination System (NPDES) General
Construction Storm Water Permit, Water Quality Order (WQQ) 2009-0009-DWQ,
obtained from the State Water Board, or an individual stormwater permit obtained from

the Lahontan Water Board; and

2. If water diversion and/or dewatering activities are required for construction, these
activities may be subject to discharge and monitoring requirements under either
NPDES General Permit, Limited Threat Discharges to Surface Waters, Board Order
R6T-2008-0023, or General Waste Discharge Requirements for Discharges to Land
with a Low Threat To Water Quality, WQO-2003-0003, both issued by the Lahontan
Water Board.

Please be advised of the permits that may be required for the proposed Project, as outlined
above. Should Project implementation result in activities that will trigger these permitting
actions, the Project proponent must consult with Water Board staff prior to Project
construction. Information regarding these permits, including application forms, can be
downloaded from our web site at http://www.waterboards.ca.gov/lahontan/.

Thank you for the opportunity to comment on the SEIR. If you have any questions

regarding this letter, please contact me at (760) 241-7391 (tbrowne@waterboards.ca.gov)
or Patrice Copeland, Senior Engineering Geologist, at (760) 241-7404

(patrice.copeland@waterboards.ca.gov).

ne, PhB; PE
Wate ewﬁe%ntrol Engineer

cc:  State Clearinghouse (SCH 2014032081)
(via email, state.clearinghouse@opr.ca.gov)
California Department of Fish and Wildlife, East Sierra Region

(via email, heidi.sickler@wildlife.ca.qov)
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3. RESPONSES TO COMMENTS FROM LAHONTAN REGIONAL WATER
QUALITY CONTROL BOARD, DATED AUGUST 15, 2014.

3-1  The Commenter requests that the use of low-impact development construction practices,
best management practices (BMPs) to capture surface run-on, and BMPs that effectively
treat post-construction stormwater run-off, should be included as part of the project.

As discussed in the Draft SEIR Appendix 11.1, Modjfied Initial Stndy and Notice of Preparation,
pages 4.9-1 through 4.9-6, the proposed project would require minor earthwork activities for

perimeter improvements, as the new building would be constructed atop the existing patking
podium. During project opetations, the existing drainage system would be used to suppott
the proposed project. Drainage is routed through the subterranean patking structure to a
Conspan retention structure near the parking structure entrance on Canyon Boulevard. The
drainage would not be altered as a result of the proposed project. The capacity of the
existing on-site and off-site storm drain system was constructed to support future
development at the project site. Implementation of the proposed project would not impact
the capacity of the existing storm drain system such that on- or off-site flooding would
result. During project operations, the existing on-site drainage system would suppott the
proposed project. It should be further noted that construction of the proposed project
would be subject to the Town’s Municipal Chapter 12.08, Land Claring, Earthwork, and
Drainage Facilities, which include applicable Lahontan Regional Water Quality Control Board
requirements as well as other best management practices duting construction. Refer to
Response to Comment 3-3.

32 The Commenter requests that construction be performed in a manner consistent with low
impact development (LID) principles that would minimize impacts from stormwater
discharges. As discussed in the Draft SEIR Appendix 11.1, Modified Initial Study and Notice of
Preparation, pages 4.9-1 through 4.9-6, the proposed project would be requited to comply
with all the Municipal Code regulatory requitements, as well as those of the Lahontan
Regional Water Quality Control Board (RWQCB). This comment does not raise new
environmental information or question the Draft SEIR’s factual conclusions or the adequacy
of the environmental analysis in the Draft SEIR. Thus, no further response is necessaty.

3-3  Refer to Response to Comment 3-1. The existing 8050 drainage facilities at the project site
were designed to accommodate development of a future Building C at the project site.
Development of the additional density increase would not substantially change the runoff at
the site compared to the existing condition. As discussed in the Draft SEIR Appendix 11.1,
Modified Initial Study and Notice of Preparation, pages 4.9-1 through 4.9-6, the capacity of the
existing on-site and off-site storm drain system was constructed to support future
development at the project site. The project will be required to comply with the Town’s
Municipal Chapter 12.08, Land Clearing, Earthwork, and Drainage Facilities, which include
applicable Lahontan Regional Water Quality Control Board requitements as well as other
best management practices during construction. Specifically, during the Town’s permitting
process, the applicant will be required to demonstrate that the existing facilities provide the
required capacities for the proposed development.
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3-4  The construction staging areas would occur at the Mammoth Crossing property to the south
of the project site. This area is not located within the vicinity of an ephemeral drainage, as
the project site is surrounded by developed land, and is located greater than one mile from
the nearest creck (Mammoth Creek to the south). The haul/access route is located on
existing paved roadways.

Construction equipment would use the existing roadways, as well as the Mammoth Crossing
propetty and the project site. In order to reduce the potential impact of construction-related
vehicles interacting with pedestrians and local traffic, a construction management plan would
be developed to implement a variety of measures to minimize traffic and parking impacts
upon the local circulation system (Additional Mitigation Measure TRA-1). The construction
management plan would include, but not be limited to the: prohibition of construction
vehicle parking along local streets, identification of appropriate haul routes to avoid traffic
disruptions, and limitation of hauling activities to off-peak hours. Implementation of a
construction management plan would further ensure potential impacts associated with
construction-related traffic would be reduced to a less than significant level.

3-5 Refer to Response to Comment 3-1.

3-6  The project site is already disturbed at 62 percent lot coverage (1.13 acres) because the
parking garage is already built. The project would be constructed on top of this parking
garage. However, the project would require some additional site distutbance along the
Minaret Road side of the project for pedestrian/frontage improvements. Lot coverage
would increase from 62 percent to 70 percent. If the disturbed area is less than one acre, a
National Pollutant Discharge Elimination System (NPDES) permit is not requited. Thus, as
the project site’s remaining undisturbed area is less than 0.70 acre, then disturbance of these
areas would not require NPDES permit coverage.

3-7  Water diversion and/or dewatering activiies are not anticipated to be required for
construction of the proposed project. If these unanticipated activities are required for
construction, the Town and project Applicant will consult with the Lahontan Regional Water
Quality Control Board to ensure the necessaty permits are obtained.
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COMMENT LETTER 4

Mammoth Community Water District
Post Office Box 537

1315 Meridian Blvd.

Mammoth Lakes, CA 93546

(760} 934-2596

August 22, 2014

Via E-mail

Jen Daugherty

Senior Planner

Town of Mammoth Lakes

437 Old Mammoth Road, Suite R
Mammoth Lakes, CA 93546

Subject: MCWD comments regarding the Draft Subsequent Environmental Impact Report (DSEIR) for
the Inn at the Village

Dear Ms. Daugherty,

Thank you for the opportunity to review the DSEIR. The Mammoth Community Water District (MCWD)
provided scoping comments regarding potential impacts to public utilities for the Proposed Inn at the
Village Project (Propased Project). The MCWD asked that the DSEIR provide the following analysis or
information: 41

1. Adescription of how the density transfer between the Mammoth Crossing Project to the
Proposed Project will be assured.

2. A comparison of water demand and wastewater flow between the Proposed Project and the

project proposed in the North Village District Planning Study (2009). 4-2
3. Areview of density increases provided to projects compared with densities allowed under the 43
2007 General Plan.

4. Provide an accurate description of water demand as it relates to the MCWD settlement
agreement with the Los Angeles Department of Water and Power. Water demand in the 44
agreement includes process, recycled, raw, potable, and non-revenue water.

Density transfer
The revised project will require an “increase in the altowable development density for the project site
including allowing a transfer of 30 rooms from the Mammoth Crossing site” according to the DSEIR. The

4-5



project description describes that “The proposed NVSP amendments would ensure that the density
transfer would occur prior to development of the proposed project.” However, the DSEIR does not
provide a clear explanation of whether approval and adoption of the NVSP amendments for the density
transfer are required for approval of the Proposed Project or if the Proposed Project may be approved
without the density transfer from the Mammoth Crossing site.

Comparison of water demand between approved project and proposed project

The DSEIR did not compare water use between the prior approved project and the amended proposed
project. The following table provides a rough estimate between the two projects based on usage
information in the MCWD 2010 Urban Water Management Plan. The increase in estimated water usage
for the proposed project, emphasizes the importance of providing assurances that the transfer in
density from the Mammoth Crossing project is required for project approval.

Prior approved project B ) Projected water demand
21 residential condos (33 bedrooms) 1,083,180 (3.3 acre feet)?
New project o - -
Hotel (67 rooms) - | 1,548,873 (4.8 acre feet)?
Spa/restaurant,etc. 1,397,078 (4.3 acre feet)?
Total estimate for proposed project | 2,899,308 (9.1 acre feet) |
Difference | 1,862,770 (5.7 acre feet)

1. Applied average condominium water use in 2005 and multifamily water in 2010 multiplied by 21 units.

2. Applied average Hotel/Motel from water use in 2005 and 2010. Usage estimate probably high because MCWD
counts units by front door not rooms.

3. Applied average commercial use per 1,000 sq. ft. in 2005 in 2010 multiplied by 29.9.

Cumulative impacts of density increases

The DSEIR included Table 4-1, Cumulative Project List, with the status and unit specifications of
upcoming and completed development projects. However, the list did not include information on
whether the listed projects received density bonuses. The MCWD relies on the 2007 General Plan build-
out projections of new units to plan for future water and wastewater service demand needs. If the
Town has changes to the projections of the number of new units at build-out from that presented in the
2007 General Plan, these changes should be described to evaluate potential impacts to water and
wastewater service projections.

Water Supply from MCWD

On page 5.7-1 the description of the MCWD water right permit and licenses should clearly separate the
water permitted by the state and the water use limits set by agreement with LADWP. In addition, the
4,387 acre feet limit should not be included in the paragraphs describing surface water because the
4,387 acre-feet of water includes extracted groundwater, diverted surface water and delivered recycled
water.

The DSEIR refied upon the MCWD’s Urban Water Management Plan (UWMP) to determine that
adequate water supplies are available for the Proposed Project. Readers of the DSEIR should be aware
that the UWMP cautioned that the “analysis [of future water supplies in the UWMP] is fargely
dependent on the Town land use policies and the actual type and density of development which occurs

45
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between now and build-out. Town policies on development type, density, and enforcement of effective
landscape practices will influence water demand significantly. In addition, water supply could be

reduced by “climate change impacts to snowpack water content and watershed runoff patterns” and 49
that “local groundwater supplies could be impacted by the major expansion of geothermal energy

production planned by ORMAT Corporation at the Casa Diablo power plant complex...”

Sincerely

N\, .
{
frene Yamashita ™

Environmental Specialist/Public Affairs
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4.  RESPONSES TO COMMENTS FROM MAMMOTH COMMUNITY WATER
DISTRICT, DATED AUGUST 22, 2014.

4-1  As discussed on page 3-7 of the Draft SEIR, given the project’s maximum room count of up
to 67 rooms, the project proposes a zoning amendment for the shortfall of 30 bedrooms and
not including commercial space towards the maximum allowable building density. However,
this deficiency is proposed to be mitigated by way of a density transfer of an equivalent
number of bedrooms from the nearby Mammoth Crossing propetty that is also owned by
the project Applicant. This density transfer requires an amendment to the North Village
Specific Plan (NVSP) because density transfers are not currently permitted between zones
within the NVSP (i.e., from the Mammoth Crossing zone to the Resort General zone). The
project site would have a maximum density of 72 rooms per acre putsuant to a density
transfer of 30 rooms from the Mammoth Crossing property. As such, there would be no net
increase in development density in the overall NVSP atea associated with the project.

The proposed NVSP amendments would ensure that the density transfer would occur prior
to development of the proposed project. A condition of project approval would require a
density transfer covenant to be recorded on the project site and the Mammoth Crossing site
to ensure maximum allowable densities are disclosed and adhered to.

4-2  The North Village District Planning Study (NVDPS) was prepared and accepted in
accordance with the Town’s district planning policy, which requires completion of district
planning in conjunction with major land use applications seeking Zoning Code ot General
Plan amendments. This planning study was initiated by the Mammoth Crossing project
application and assumed development of the planned Building C of the 8050 project at the
project site. The NVDPS recommended density of up to 80 rooms per acre along both
sides of Minaret Road with the provision of community benefits. The proposed project site
density is 72 rooms per acte.

As discussed in Section 5.7, Utilities and Service Systems, pages 5.7-14 through 5.7-17, the
proposed project’s total water demand is 1,774 gallons per day (gpd) (or 1.99 acre-feet pet
year [AFY]). Refer to Response to Comment 4-6 pertaining to the water demand
discrepancy between the information provided in the Draft SEIR and that provided in
Comment 4-6. Per CEQA Guidelines Section 15125(e), where a proposed project is
compared with an adopted plan!, the analysis shall examine the existing physical conditions
at the time the notice of preparation is published, as well as the potential future conditions
discussed in the plan. Section 5.7.1 of the Draft SEIR discusses the existing water demand
for the project site and for the Town. The Draft SEIR discusses that at the expected project
completion date in 2015, the Mammoth Community Water District (MCWD) has projected
an available water supply of 4,164 AFY in normal water yeats, and a projected demand of
2,989 AFY (page 5.7-15). As the proposed project would create a demand of 1.99 acre-feet
for an average year (less than one percent of the total projected demand), it is anticipated
that an adequate supply of water is available for the project. Although the expected water
demand of the 8050 Building C was not calculated for this analysis, the Draft SEIR provides
a more conservative analysis of the existing conditions (i.e., existing watet usage without any
building) compared to the proposed project. This analysis concludes that, with

1. Please note that the NVDPS is not an adopted plan; it was “accepted” by the Town Council.
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implementation of the 1999 SPEIR Mitigation Measutre 5.10-8, the potential impacts to
water demand, water supplies, and infrastructure would be reduced to less than significant
levels.

With regard to wastewater generation, based on mixed lodging and retail average water use
for years 2008, 2009, and 2010 and excluding itrigation usage, the project’s estimated annual
indoor mixed use wastewater demands ate approximately 1,673 gpd (1.87 AFY) (Draft SEIR
page 57-16). The increased wastewater flows from the proposed project can be
accommodated within the existing design capacity of the plant. Given the minimal increase
in wastewater generation from the project, wastewater demand would not substantially
increase compared to that analyzed in the 1999 SPEIR. Thus, as with the water demand
analysis discussed above, although the expected wastewater generation of the 8050 Building
C was not calculated for this analysis, the Draft SEIR provides a mote consetvative analysis
of the existing conditions (i.e., existing wastewater usage without any building) compared to
the proposed project, which concludes that the proposed project would not require, nor
would it result in, the construction of new wastewater treatment or collection facilities or the
expansion of existing facilities that could cause significant environmental effects. In
addition, implementation of 1999 SPEIR Mitigation Measure 5.10-7 would ensure that the
project complies with all appropriate regulations and fees from the MCWD.

4-3 As discussed in Response to Comment 4-1, the proposed project would amend the NVSP to
transfer density from the Mammoth Crossing project site to the proposed project site. Thus,
no density increases in the NVSP area or Town-wide would occur, and the density
considered in the Town’s General Plan would not change or increase as a result of the
proposed project.

4-4  As discussed on page 5.7-2 of the Draft SEIR, based on the 2070 Urban Water Management
Plan (UWMP), the MCWD can cutrently supply 3,895 AFY (as of 2010) to their service area.
By 2030, available water supply is anticipated to increase to 4,436 AFY, above the MCWD
water demand limit of 4,387 AFY per the recent settlement agreement between the Los
Angeles Department of Water and Power (DWP) and the MCWD. According to the
settlement agreement between DWP and MCWD, future water demands including water
diversions, extractions, and deliveries in the MCWD’s service area should not exceed 4,387
AFY. The groundwater and surface water supply values do not change over the planning
hotizon, as there are no new anticipated sources of surface or groundwater supply, with the
exception of one planned back up well (Well 11). The recycled water quantities reflect the
existing and planned increased use at the Sierra Star and Snowcreek golf courses only.

As required by CEQA, the Draft SEIR evaluated whether or not the MCWD would have
sufficient water supplies available to serve the project from existing entitlements and
resources, and if new or expanded entitlements are needed. The project’s water demand
calculations were obtained from the MCWD per written correspondence from Irene
Yamashita, Public Affairs/Environmental Specialist on May 14, 2014, which has also been
provided in Appendix 11.5, Uzfity Correspondence, of the Draft SEIR. The total water demand
for the proposed project is 1,774 gpd (1.99 AFY) compared to existing conditions. Refer to
Response to Comment 4-6 pertaining to the water demand discrepancy between the
information provided in the Draft SEIR and that provided in Comment 4-6. Per wtitten
correspondence from Irene Yamashita, the MCWD anticipates it would be able to
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accommodate the proposed project’s demand for water services in combination with other
water demands throughout the Town with existing water supplies duting normal, single-dry,
and multiple-dry water years.

At the expected project completion date in 2015, the MCWD has projected an available
watet supply of 4,164 AFY in normal water years, and a projected District-wide demand of
2,989 AFY (Draft SEIR page 5.7-15). As the proposed project would create a demand of
1.99 acre-feet for an average year (less than one petcent of the total projected demand), it is
anticipated that an adequate supply of water is available for the project. Thus,
implementation of the proposed project, with an increase in demand of 1.99 AFY (or an
increase in District-wide MCWD projected demand of up to 2,991 AFY [with the project]),
would be below the settlement agreement cap of 4,387 AFY. Thus, no significant impacts
are anticipated in this regard.

Refer to Response to Comment 4-1. Adoption of the proposed project would include
adoption of the proposed NVSP Amendments, including those pertaining to the required
density transfer. As the project relies on the proposed 30-toom density transfer in order to
be feasible, should the density transfer not be implemented after project approval, the
proposed project would not be built.

Refer to Response to Comments 4-1, 4-2, and 4-5. It should be noted that the information
presented in this comment differs from that provided by Irene Yamashita, Public
Affairs/Environmental Specialist, MCWD, via written correspondence dated May 14, 2014.
As discussed in Section 5.7, Utlities and Service Systems, page 5.7-14 and 5.7-15, the MCWD
confirmed that the project’s estimated demand would be approximately 1,673 gallons per day
(gpd) (1.87 AFY). In addition, the irrigation usage is anticipated to be approximately 101
gpd (0.11 AFY). Therefore, the total water demand for the project would be 1,774 gpd (1.99

AFY)

Based on information presented in Comment 4-6, the approved Building C would have an
estimated water demand of up to 3.3 AFY. This comment states that the proposed project
would actually have an estimated water demand of 9.1 AFY; with a difference in water
demand of 5.7 AFY; as illustrated in the Table 1, Changes in Estimated Water Demand.

Table 1
Changes in Estimated Water Demand
L Estimated Water Demand Estimated Water Demand
and Use
_ (gallons per year) (acre-fee per year)

Draft SEIR Estimated Water Demand
Commercial Uses 610,600 1.87
Irrigation 36,700 0.11
Total 647,300 1.99

Final SEIR Estimated Water Demand
Hotel Uses 1,548,873 475
Commercial Uses 1,397,078 4.29
Irrigation 36,700 0.11
Total 2,982,651 9.15
Difference 2,335,351 717
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Upon follow-up e-mail correspondence conducted between the Town and Irene with
MCWD, conducted on September 12, 2014, Irene clarified that the 610,600 gallons noted as
water demand for the project, as identified in the Draft SEIR, considered only the total
square footage of the development and the water usage history from the MCWD’s
commercial customers. The 9.15 AFY water demand calculation discussed in this comment
separates the project into two categories, hotel water usage (for 67 rooms) and commercial
water usage for the 29,910 square feet of the development that would be used for food
service and a spa. In addition, the irrigation usage for the proposed project is anticipated to
be approximately 101 gpd (0.11 AFY). Thus, this comment suggests an increase in water
demand of the project by approximately 7.17 AFY.

Even considering the increased demand of 7.17 AFY, the proposed project would require a
NVSP Amendment requiring a 30-room density transfer from the Mammoth Crossing site
to the south. Thus, implementation of the proposed project would not result in an increase
in the overall water demand consideted for the NVSP area, or for the water demand
assumptions considered for buildout of the Town’s 2007 General Plan. Thus, no new
impacts would result in this regard.

4-7  Table 4-1 provides a complete description of cumulative projects. For example, the Holiday
Haus project received a density bonus for on-site affordable housing, and this density bonus
is included the total number of units identified in the project desctiption.

Per CEQA Guidelines Section 15130(a), an EIR shall discuss cumulative impacts of a
project when the project’s incremental effect is cumulatively considerable. Although the
proposed project would increase the density allowed at the project site, this increase would
occur as a result of a proposed NVSP Amendment which would transfer 30-rooms of
allowed density from the nearby Mammoth Crossing property to the project site. Also refer
to Response to Comment 4-3. Thus, the proposed project would not result in an increase in
the anticipated future water demand for the NVSP area or throughout the Town (as
considered in the Town’s General Plan). Therefore, regardless of the density bonuses
considered by the Town for other projects in the area, the proposed project would not result
In an increase in water demand considered as part of the Town’s General Plan and, thus,
would not result in any significant cumulatively considerable impacts in this regard.

4-8 Draft SEIR page 5.7-1, will be revised, as follows (tefer to Section 3.0, Errata, of this Final
SEIR):

Water Supply

The project site is served by the MCWD. The 2010 UWMP was adopted in November 2011.
Based on the 2010 UWMP, the MCWD has 3,660 water service connections and relies on watet
supply provided by local surface water, ground water, recycled water, and savings from water
conservation (demand management) measures._
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Surface Water. The MCWD utilizes surface water as the primaty water source when it is available
because less energy and fewer chemicals are required to divert, treat, and deliver water from the
Lake Mary Water Treatment Plant (WTP). Surface water requires minimal treatment, and the

supply is graviFy-fed to almost the entire service area. :Fhe—M-G\XQD—hes—eweﬂwa{er—ﬂght—heeﬁses
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49  This comment is acknowledged. The commenter does not raise new environmental
information or directly challenge information provided in the Draft SEIR. The Town of
Mammoth Lakes decision makers will consider all comments on the proposed project.
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COMMENT LETTER 5

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

August 22,2014

Town of Mammoth Lakes

Ms. Jen Daugherty, Senior Planner
PO Box 1609

Mammoth Lakes, CA 93546

Re: Comments on Subsequent Environmental Impact Report

Thank you for the opportunity to comment on the Subsequent EIR for the Inn at the Village
Project. The following are the comments from the Fire District:

General Comment:
The project proponent shall provide a name for the project that is not similar to an already
existing name or location in town.

As previously identified, the delivery location/processing of goods to support this project over
the long haul has still not been idcntified in a detailed fashion (if Minaret Road or the loading
dock is going to be used, this proposed location needs to be identified). There are safety issues 52
associated with Minaret Road (either in the center lane or on the shoulder) and as the loading 5
dock seems to be used more for private vehicles than delivery trucks, under the present
management scheme, additional delivery use may be more problematic.

As previously identified, the diagram(s) that have been provided thus far are incomplete and
make it very difficult to gain an understanding as to the shadowing/shading and the impact of the
proposed project on Minaret Road and the surrounding neighborhood. Based upon the 53
information that has been provided to date, it is difficult to understand how a determination of
“Lcss Than Significant Impact” was made.

Specific Comments:

Page 1-2, Project Summary:
If the original project has not previously paid the required Developer Impact Fees those need to 54
be paid, and in addition, the project proponent shall be required to pay the increase in fces for the
currently proposed project verses the original anticipated project.




Ms. Jen Daugherty
August 22, 2014
Page 2

Page 1-3: Building Height:
The structure will be classified as a high-rise and shall conform with all of the requirements of a
high-rise for state and local code compliance.

Page 1-6: Fire Lanc:

The Town, Fire District, and Caltrans are in the process of working on approval of a lane that
will be available for emergency vehicles staging within the Minarct Road right of way. If
successful, this will be a lane available for emergency vehicles only. If not approved by
Caltrans, the Fire District will work with the project proponent on locating an area for such
staging within the private lands of the project.

Page 1-7, Construction Phasing and Staging:

As the height of the proposed project is taller than the previously designed structure, and if the
water supply line for the firc suppression system for Building C is going to come from the
cxisting buildings, a calculation needs to be performed and provided to the Fire District to
determine if the existing line capacity(s) and fire pump are adequate to provide adequate flows
for the proposed project.

Page 3-12, Parking

As the exiting from thc parking garage onto Minaret Road is right turn only, there should be a
directional configuration to the exit ramp (pork chop configuration) that makes left hand turns
onto Minaret difficult. Under the current configuration, left hand turns are occurring frequently
by the users of the garage.

Page 3-17 Construction Phasing and Staging:

It shall be noted that the current emergency fire lane that serves the 80/50 complex and Fireside
shall be kept frec and clear of all construction related vehicles and building materials throughout
the construction of the C Building structure.

Thank you again for the opportunity to comment on this stage of the project. The Fire District
will require a permit for the project and will need a complete set of plans for review. If there are
any questions, please fccl free to contact me at your convenience.

Sincerely,

sh.

THOM HELLER
Fire Marshal
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RESPONSES TO COMMENTS FROM MAMMOTH LAKES FIRE
PROTECTION DISTRICT, DATED AUGUST 22, 2014.

This comment is acknowledged. The commenter does not raise new environmental
information or directly challenge information provided in the Draft SEIR. A condition of
project approval would require the proposed project name to be reviewed and approved by
the Mammoth Lakes Fire Protection District (MLFPD).

Delivery trucks serving the proposed project would access the site using the existing project
driveway off of Canyon Boulevard. Attachment A, Delivery Truck Options, of this Response,
includes 1/16-inch scale drawings depicting large delivery trucks (vehicle size is 8 feet by 25
feet) with dimensions provided by the American Institute of Architects’ industry recognized
dimensional guidebook, Architectural Graphic Standards. There are three options, all of
which respect the ingress and egress needs associated with the porte cochere and the
subterranean parking garage access doors.  Further, it should be noted that no
loading/unloading activities would occur along Minaret Road (which would be signed
accordingly) for the proposed project. A condition of project approval would require a
delivery operational plan to be reviewed and approved by the Town.

The shade/shadow diagrams for the proposed project atre provided in Exhibits 5.2-9a
through 5.2-9c of the Draft SEIR, and include the entire project site and immediate area for
9:00 AM, 12:00 PM, and 3:00 PM. The analysis includes impacts along Minatet Road.
However, this road is not considered a shadow-sensitive use. Land uses are termed
“shadow-sensitive”, such as residential, recreational, churches, schools, outdoor restaurants,
and pedestrian areas, have expectations for direct sunlight and warmth from the sun.
Further, as discussed in the Draft SEIR, the proposed buildings would shade the sidewalk
and travel lanes of Minaret Road during the spring/autumn and winter months for more
than three hours after 12:00 p.m. Particularly, most of the shade increase would occur along
the eastern-most northbound travel lane of Minaret Road, compared to the approved 8050
Building C. Caltrans conducts snow removal operations and cindering of the road to
maintain safe travel conditions. Furthetmore, the existing and future sidewalks along
Minaret Road have or will have heat melt systems to address shade conditions. Thus, as
Minaret Road and adjacent areas already experiences similar shading to the north (Village at
Mammoth area), and existing snow removal opetations and cindeting of Minaret Road
would continue after implementation of the proposed project, impacts in this regatd would
be less than significant.

The proposed project would not result in the shading of residential uses to the south (i.e.,
Fireside Condominiums). As desctibed in the Draft SEIR, the project would result in
increased shading of existing residential units on the 8050 site (8050A and B); however, this
would generally only occur in the winter morning hours. There are no other shadow-
sensitive uses in the vicinity that would be affected. While the Alpenhof Lodge, including
cabins that are rented nightly, and Petra’s restaurant are not shadow-sensitive uses, they
would only be shaded after 12:00 PM during the winter months. Duting wintert, these uses
would be shaded at 3:00 PM by the entitled 8050 Building C. Although shadow patterns ate
cut off at the 3:00 PM winter months diagram (depicting this area to the northeast), these
shadows are wide-spread throughout the Town at this time of day in the winter months.
Further, as the sun sets earlier in the evening during the winter months, the uses located

Final @ September 2014 2-27 Response to Comments
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further northeast than that depicted in Exhibit 5.2-9b of the Draft SEIR would be shaded
for less than three hours of daylight, if not already shaded as a result of large pine trees in the
area. Thus, as discussed in the Draft SEIR, no significant impacts would result in this
regard.

Upon building permit issuance, the Applicant would pay all required Developer Impact Fees.

Project design and implementation would be consistent with the Town’s Municipal Code,
including all applicable requirements pertaining to a high-rise structure. Compliance would
be ensured during building permit review and approval.

Refer to Response to Comment 2-1.

As discussed on page 5.7-15 of the Draft SEIR, based on written cotrespondence ftom
Thom Heller, Fire Marshal/Division Chief (included in Appendix 11.5, Usility Correspondence
of the Draft SEIR), the proposed project would be subject to the fire flow requirements
specified by the Mammoth Lakes Fire Protection Department (MLFPD), which would be a
minimum of 2,750 gallons per minute for a 2 hour period, and would need to provide 100
pounds per square inch (psi) of water pressure on the roof at all times. Based on written
cotrespondence from Irene Yamashita, Public Affairs/Environmental Specialist, Mammoth
Community Water District (MCWD), the MCWD anticipates it would be able to provide
adequate water supply to accommodate the fire flow requirements. As part of the building
permit review, the project Applicant would be required to provide specifications
demonstrating adequate capacity and flows pursuant to MLFPD requitements consistent
with 1999 SPEIR Mitigation Measutre 5.10-1c.

Implementation of the proposed project would require all hotel users to use the potte
cochere accessed on Canyon Boulevard, at which time, hotel users would use the valet
service. The only vehicles exiting the parking garage onto Minaret Road would be the
Fireside Condominium homeowners (through a parking agreement to use 50 spaces in the
on-site parking structure). Implementation of the proposed project would not change the
vehicle conditions at the driveway at Minaret Road. The Town of Mammoth Lakes decision
makers will consider all comments on the proposed project.

The existing emergency fire lane that serves the 8050 site and Fireside Condominiums to the
west is not proposed to be used for construction staging as shown in Exhibit 3-9 of the
Draft SEIR. Enforcement of the construction management plan and necessary emergency
access requirements during construction shall be conducted by the Town of Mammoth
Lakes, as required through the Town’s Municipal Code, and MLFPD, respectively.

Final @ September 2014 2-28 Response to Comments
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COMMENT LETTER 6

Date: August 8, 2014

To: Jen Daugherty, Senior Planner,
Town of Mammoth Lakes, Community and Economic Development Department,
P.O. Box 1609, 437 Old Mammoth Road, Suite R, Mammoth Lakes, CA, 93546,

From: Margo Raison and Geoffrey Hill, Owners,
Mammotbh Fireside Unit 115

We are writing this as individual owners. We are writing this in the interest of fully informing the Town
of Mammoth Lakes (Town) and the Planning Commission’s {Commission) opinion with regard to the
impacts to us the Town and Commission’s actions may have. As you thoughtfully consider the SEIR for
the Inn at the Village, please take into account the following:

The SEIR Sec 03 Building Setbacks states that “An additional setback is described in a private agreement
between Fireside at the Village condominiums to the south and the 8050 property owner {Settlement
Agreement, Mutual Release, and loint Escrow Instructions). Since this is a private agreement, and the
Town of Mammoth Lakes is not a party, the Town is not responsible for enforcing the terms and
conditions of this agreement.”

The agreement between Mammoth Fireside and iStar (Agreement) includes constraints for building
setbacks and the building (sight lines). The owner of the Inn at the Village (Project Owner) project does
not at this time have the legal right to construct a building closer than “(50) feet from the closest
residential improvement existing on the Fireside Property as of this date.” The Agreement further 6-1
constrains the Project Owner to (1) building the originally approved project, (2) construct the building
depicted in the agreement as Exhibit 3, or (3) construct a project “redesigned by iStar entities in their
discretion, provided any such redesign maintains materially the same sight lines as the design plans
attached as Exhibit 3...” | have attached Exhibit 3 for the Town and Commission’s use. While the Town
and Commission are not a party to the Agreement, the Town and Commission’s actions may negatively
impact us as parties to the Agreement.

The current SEIR seeks the Towns and Commission’s approval for a project to which the Project Owner
does not have legal right. SEIR Section 03 Project Description, Preliminary Site Plan, Exhibit 3-3 plan
notes indicate a project that is “35’...FROM FIRESIDE CONDOMINIUM STRUCTURES.” As this right does
not exist with the Project Owner, the project documents and SEIR should not consider them. It is our
opinion that the SEIR Project Description is flawed, therefore so is the SEIR in total.

The Agreement additionally constrains the Project Owner to the three options for construction
described previously in this letter. The project being considered by the Town and Commission in the
SEIR does not comport with these constraints. With regard to the three options legally available to the
Project Owner please consider the following:




1. The Project Owner is free to construct the originally approved project. However, from the
SEIR: “The currently approved design for Building C allows for a total of five stories with a
maximum height of 62 feet plus another three feet for roof appurtenances.” The project
depicted in the SEIR (7 stories, etc) does not agree with the project previously approved by the
Town.

2. The Project Owner can construct the building depicted in the agreement as Exhibit 3. The
project included in the Agreement as Exhibit 3 shows a 4 story building with rooftop pool deck.
The project described and depicted in the SEIR does not agree with the project described in the
Agreement.

3. The Project Owner can construct a project “redesigned by iStar entities in their discretion,
provided any such redesign maintains materially the same sight lines as the design plans
attached as Exhibit 3...” The new project must maintain materially the same sight lines as the
design plans attached as Exhibit 3. The project depicted and described in the SEIR “proposes a
maximum height of seven stories (80 feet), when measured from the top of the existing parking
structure podium, with an additional 4 feet, 6 inches, for roof appurtenances; refer to Exhibit
3-4, North and South Building Elevations, and Exhibit 3-5, East and West Building Elevations.”
Further, SEIR Section 03 Project Description, Preliminary Site Plan, Exhibit 3-3 plan notes
indicate a “POOL AREA RELOCATED TO PLAZA LEVEL.” The project depicted and described in the
SEIR does not meet the requirements of the Agreement for sight lines and is materially different
from the legally available options.

Again, it is our opinion the Project Owner does not have the legal right to the project described in the
SEIR, the SEIR Project Description is flawed, and therefore, so is the SEIR in total.

We can only infer intent of the Project Owner through the document, so it is our belief that the Project
Owner’s intent is not to build either option 1 and 2 (from above). The Project Owner’s intent is to
construct a 7 story building 35 feet from Fireside. A project so described is not a legal right at this time
for the Project Owner.

It is true, and appropriately noted in the SEIR, there is an Agreement in place between iStar and
Mammoth Fireside to which the Town is not a party and is not in a position to enforce. Our concern is
the Town and Commission may approve a project to which the Project Owner does not currently have
the legal right and, if approved, the Town and Commission may provide additional force in favor of the
Project Owner. As there is an agreement in place with options for the Project Owner to obtain the right
to a building 35 feet from Fireside, the Town and Commission’s approval may disadvantage us in
negotiation. We suggest the Town and Commission postpone approval of the flawed SEIR until the
Project Owner possesses the legal right to the project therein described, or correct the SEIR to
accurately reflect a project to which the Project Owner has the legal right.

Respectfully,

Margo Raison, and Geoffrey Hill
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6. RESPONSES TO COMMENTS FROM MARGO RAISON AND GEOFFREY
HILL, DATED AUGUST 8, 2014.

6-1 This comment is regarding a settlement agreement between the Applicant and the Fireside
Condominium Owners Association. The comment addresses the height and the location of
the proposed project, and contends that the project as proposed would violate the
settlement agreement. The Town is not a party to that agreement and does not have any
obligation or authority to enforce it. The Town is requited to evaluate the proposed project
on its own merits and based on whether it complies with the Town’s zoning code and
development standards. Additionally, the settlement agreement does not prohibit the

project from obtaining development approvals. The Applicant is aware of its obligations
under the agreement.

Final @ September 2014 2-38 Response to Comments
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Aug. 12, 2014

Jen Daugherty, Senior Planner

Community & Economic Development Department
Town of Mammoth Lakes

437 Old Mammoth Road, Suite R

Mammoth Lakes, CA 93546

re: Proposed redesign of 8050C
The Inn at the Village

Dear Jen Daugherty,

As an owner of Mammoth Fireside condominium unit 313 have reviewed the proposed
redesign of the unbuilt 8050C project described in the Draft SEIR, submitted for the Inn at the

Village.

Never, in over 50 years of architectural practice, have | experienced such a disregard for the
existing architectural context of a proposed building's neighbors.

It is my belief, and the belief of countless architects, designers, and authors of Specific Plans
and Design Guidelines, that proposed buildings should relate to the architectural
characteristics of surrounding buildings. The intent is not to replicate or emulate existing
buildings, but to allow a range of architectural expression that complements the existing
neighborhood fabric. Building design should be based on and reflect a thorough analysis of the
surrounding patterns with regard to:

1. Horizontal and vertical building articulation

2. Architectural style

3. Building scale and proportion

4. Roof line and form

5. Fenestration and detailing

6. Exterior finish materials and colors

M



The design and massing of the proposed project not only fails to complement the design and
planning context of the neighborhood, it compromises the character of North Village and
Fireside Condominiumes. It is possible to achieve the Project Goals and Objectives stated in the
Draft SEIR without the introduction of a structure totally unfitted to its location.

I believe the project can correct any real or imagined performance deficiencies in the
approved 8050 project with a project redesign to complement rather than compromise
existing adjacent structures and without necessitating the three proposed amendments to the
NVSP, i.e. density increase, transfer of 30 rooms, and reduction in front yard setback.

Yours Truly,

Larry Rasmussen




Town of Mammoth Lakes

,...ums“ Inn at the Village

S lsoe—— Final Subsequent Environmental Impact Report

7. RESPONSES TO COMMENTS FROM LARRY RASMUSSEN, DATED AUGUST
12, 2014.

7-1 The Commenter states that the project should relate to the atchitectural context and

characteristics of the surrounding buildings, including but not limited to design and massing.
The project Applicant’s architect, Bull Stockwell Allen, has provided the following responses

to these comments:

o Although the Commenter is not specific in his discussion of context, we assume he
may favor a more traditional, gabled design aesthetic, as opposed to the more
contemporary mountain design of our current design scheme;

e Architectural “style” is a subjective subject as traditional or contemporatry
architecture is not for everybody;

e Contemporary architecture is increasingly popular in mountain communities as it
reflects our cutrent place in time and history;

e Demographic trends within the real estate market support a more contemporary
approach as fresh architecture tends to attract younger, well-educated individuals;

e Today’s design ideas are an important consideration given Mammoth’s proximity to
Southern California and Silicon Valley;

e The current design, generally well received by the Advisory Design Panel, replaced a
more contextual approach characterized by gable roof forms that was described as
“too generic and predictable”;

o Villages and their architecture evolve over time, underscoring the dynamic evolution
of a the living, man-made environment;

e We developed an exterior materials palette that was compatible, if not an identical
color match, with the materials used on 8050 buildings A and B. This includes
painted horizontal siding and stone cladding; and

e Heavy timber detailing, a classic component of mountain architecture, is used
throughout the project.

General Plan Policy C.2.U discourages architectural monotony, as teflected in Bull Stockwell
Allen’s responses above. The design of the project would be reviewed by the Planning and
Economic Development Commission and Town Council during their consideration of the
project, and the required findings for a design review permit would need to be made prior to
project approval.

Final @ September 2014 2-41 Response to Comments



COMMENT LETTER 8

RECEIVED

AUG 12 2014

To: Jen Daugherty, Senior Planner, AUG 2

Town of Mammoth Lakes, Community and Economic Development Department] TOWHN OF f‘ﬂ.ﬁ.i\t;?ﬁﬂ'fﬁ LAKES
o -

P.0. Box 1609, 437 Old Mammoth Road, Suite R, Mammoth Lakes, CA, 93546, |_Communily & Economic Dev.

From: Phyllis St. George, John Roth, Owners
Mammotbh Fireside Unit 315

I am writing this in the interest of fully informing the Town of Mammoth Lakes (Town) and the Planning
Commission’s (Commission) opinion with regard to the impacts to me the Town and Commission’s
actions may have. As you thoughtfully consider the SEIR for the Inn at the Village, please take into
account the following.

The SEIR Sec 03 Building Setbacks states that “An additional setback is described in a private agreement
between Fireside at the Village condominiums to the south and the 8050 property owner (Settlement
Agreement, Mutual Release, and Joint Escrow Instructions). Since this is a private agreement, and the
Town of Mammoth Lakes is not a party, the Town is not responsible for enforcing the terms and
conditions of this agreement.”

The agreement between Mammoth Fireside and iStar (Agreement) includes constraints for building
setbacks and the building (sight lines). The owner of the Inn at the Village (Project Owner) project does
not, at this time, have the legal right to construct a building closer than “(50) feet from the closest
residential improvement existing on the Fireside Property”. The Agreement further constrains the
Project Owner to (1) building the originally approved project, (2) construct the building depicted in the 81
agreement as Exhibit 3, or (3) construct a project “redesigned by iStar entities in their discretion,
provided any such redesign maintains materially the same sight lines as the design plans attached as
Exhibit 3...” | have attached Exhibit 3 for your use. While the Town is not a party to the Agreement, the
Town and Commission’s actions may negatively impact me as a party to the Agreement.

The current SEIR seeks the Town’s and Commission’s approval for a project to which the Project Owner
does not have legal right. SEIR Section 03 Project Description, Preliminary Site Plan, Exhibit 3-3 plan
notes indicate a project that is “35’..FROM FIRESIDE CONDOMINIUM STRUCTURES”. As this right does
not exist with the Project Owner, the project documents and SEIR should not consider them. Ht is my
opinion that the SEIR Project Description is flawed, therefore so is the SEIR in total.

The Agreement additionally constrains the Project Owner to the three aptions for construction
described previously in this letter. The project being considered by the Town and Commission in the
SEIR does not comport with these constraints. With regard to the three options legally available to the
Project Owner please consider the following:

1. From the SEIR: “The currently approved design for Building C allows for a total of five stories
with a maximum height of 62 feet plus another three feet for roof appurtenances.” The project
depicted in the SEIR does not agree with the project previously approved by the Town.




2. The project included in the Agreement as Exhibit 3 shows a 4 story building. The project
described and depicted in the SEIR does not agree with the project described in the Agreement.

3. The new project must maintain materially the same sight lines as the design plans attached
as Exhibit 3. The project depicted and described in the SEIR “ proposes a maximum height of
seven stories (80 feet), when measured from the top of the existing parking structure podium,
with an additional 4 feet, 6 inches, for roof appurtenances; refer to Exhibit 3-4, North and South
Building Elevations, and Exhibit 3-5, East and West Building Elevations. The project proposes a
zoning amendment to increase the maximum permitted height allowed for the project site.”
Further SEIR Section 03 Project Description, Preliminary Site Plan, Exhibit 3-3 plan notes indicate
a “POOL AREA RELOCATED TO PLAZA LEVEL” The project depicted and described in the SEIR
does not meet the requirements of the Agreement for sight lines and is materially different from
the legally available options.

Again, it is my opinion the Project Owner does not have the legal right to the project described in the
SEIR, the SEIR Project Description is flawed, therefore so is the SEIR in total.

I can only infer intent of the Project Owner through the document, so it is my belief that the Project
Owner’s intent is not to build either option 1 and 2 (from above). The Project Owner’s intent is to build a
7 story building 35 feet from Fireside. A project so described is not a legal option at this time for the
Project Owner.

Itis true, and appropriately noted in the SEIR, there is an Agreement in place between iStar and
Mammotbh Fireside to which the Town is not a party. My concern is the Town and Commission may
approve a project to which the Project Owner does not currently have the legal right. If approved, the
Town and Commission may provide additional force in favor the Project Owner. As there is an
agreement in place with options for the Project owner to obtain the right to a building 35 feet from
Fireside, the Town and Commission’s approval may disadvantage me in negotiation. | suggest the Town
and Commission postpone approval of the flawed SEIR until the Project Owner possesses the legal right
to the project therein described, or correct the SEIR to accurately reflect a project to which the Project
Owner has the legal right.




Town of Mammoth Lakes
' 30w ANNIVERSARY ‘

Inn at the Village

Final Subsequent Environmental Impact Report
CALIFORMNIA

8. RESPONSES TO COMMENTS FROM PHYLLIS ST. GEORGE AND JOHN
ROTH, DATED AUGUST 12, 2014.

8-1 Refer to Response to Comment 6-1.

Final e September 2014 2-44 Response to Comments



Jen Daugherty

COMMENT LETTER 9

From:
Sent:
To:

Ce:
Subject:

Follow Up Flag:
Flag Status:

Jen,

Annette Oltmans tried to send the email below but it was bouncing back. She has asked me to try to forward it. Please

Geoffrey Hill <hillgema@gmail.com>
Saturday, August 16, 2014 7:59 AM
Jen Daugherty

Annette@AnnetteQltmans.com; Phyllis St. Georg: ﬁg@ Ejgvngi?

Fwd: SER For the Inn at the Village %
Follow up i

Completed

let me know that you've received this and it is considered valid public comment.

Sent from my iPad

>

> Begin forwarded message:

>

>> From: Annette Oltmans <Annette @AnnetteQltmans.com>
>> Subject: SEIR For the Inn at the Village

>> Date: August 13,2014 11:11:23 PM PDT

>> To: jdaugherty@townofmammothlakes.ca.gov

>>

>> Dear Ms. Daugherty,

>>

>> As a former board member of Mammoth Fireside during the time of the iStar legal negotiations and obtained
settlement, | can personally attest to the hardship it placed on our Fireside community financially and emotionally to
have to take on such a legal battle to enforce an agreement which was broken without any moral self regulation from
istar. Since then, we have also had to maintain a partnership with iStar sharing the garage.

>>

>> My husband is President and CEO of a large commercial construction company which has relationships with many
repeat client developers and REITs across the United States. It'simperative business practice to build relationships with
companies one knows can be trusted to honor their contracts just as it is avoid those who are know to not.

>>

>> It's my sincere hope the Town Of Mammoth Lakes will respect the proper steps and order of business before
approving a plan which knowingly violates an agreement which took many years and substantial dollars to enforce.

>>

>> It's also my sincere hope the Town of Mammoth Lakes will take caution before entering an agreement which has a
high probability of exposing the town to yet another money draining law suit itself. Fireside nor the Town of Mammoth

Lakes should want to spend monies in such a way if they can avoid doing so.

>>
>> Sincerely,
>>

>> Annette Oltmans

>>
>>
>
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9. RESPONSES TO COMMENTS FROM ANNETTE OLTMANS, AUGUST 13,
2014.

9-1 Refer to Response to Comment 6-1.
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COMMENT LETTER 10

Inn at the Village Subsequent Environmental Impact Report
Public Meeting
August 13, 2014

Public Comment — None
Commissioner Comments —

Commissioner David Harvey: Commissioner Harvey expressed concerns with the Town’s
position on the Private Agreement. 101
Mr. Harvey expressed concerns regarding the delivery of commercial goods to the project site,
as North Village has a problem with deliveries already. This issue is particularly bad along
Minaret Road, in the vicinity of the project site. Mr. Harvey would like the Applicant to consider
using the existing Mammoth Mountain Ski Area loading dock next to 8050. He is also
concerned that the proposed pedestrian stairs/porte-cochere may encourage deliveries off of
Minaret Road as well as parking for other loading/unloading activities.

102

Mr. Harvey requests more detail pertaining to the re-sizing and functionality of the proposed
streetscape improvements along Minaret Road. 103
Mr. Harvey requests clarification of the shading impacts on Minaret Road and other properties.
Mr. Harvey is concerned about the resultant shading onto businesses across Minaret Road, 10-4
which should be addressed in the EIR.

Commissioner Elizabeth Tenney: Commissioner Tenney is concerned about pedestrian
access. Ms. Tenney feels that the project could better integrate pedestrians and requests that 10-5
pedestrian connection to the Mammoth Crossing sites (now Mammoth Brewing Company) be
provided.

Ms. Tenny feels that the project may appear “looming” and requests if more information can be
provided regarding if the structure could “turn the corner” better; if this is the case, this could 10-6
impact shade/shadow. Ms. Tenny is concerned about shade/shadow impacts.

Madame Chair Madeleine "Mickey"” Brown: Madame Chair Brown requests and aiternative
development sites be considered. The Draft SEIR’s reasoning is not logical based on how
Minaret Road narrows. Ms. Brown disagrees that there are no alternative sites based on the 107
rationale (of enhancing pedestrian integration, efc.), as Minaret Road is too narrow at the project
site. The proposed project does not create a more animated street. Ms. Brown also disagrees
that the proposed pedestrian porte cochere improves pedestrian integration.




Ms. Brown is also concerned about shade/shadow impacts, particularly for commercial uses
across Minaret Road.

Ms. Brown is concerned about traffic patterns along Minaret Road, which already tend to be
problematic.

10-8

10-9
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10.

10-1
10-2

10-3

10-4

10-5

10-6

RESPONSES TO COMMENTS FROM THE MAMMOTH LAKES PLANNING
AND ECONOMIC DEVELOPMENT COMMISSION, DATED AUGUST 13, 2014.

Refer to Response to Comment 6-1.
Refer to Response to Comment 5-2.

Additional detail pertaining to the streetscape improvements proposed by the project along
Minaret Road will be provided to the Commission prior to consideration of the project. The
Commenter does not provide specific comments regarding analysis presented in the Draft
SEIR, and does not raise new environmental information or directly challenge information
provided in the Draft SEIR. Therefore, no further response is necessary.

As discussed in Response to Comment 5-3, the businesses to the northeast of the project
site are not consideted shadow-sensitive. Further, shadow patterns cast onto these
properties would only occur after 12:00 PM during winter months, and the shadow patterns
are anticipated to be similar in character to the large pine trees located throughout these
properties. Refer to Response to Comment 5-3.

The Town will be constructing a sidewalk along the west side of Minaret Road that would
connect the project site to Main Street/State Route (SR) 203. The sidewalk would continue
east along the north side of Main Street/SR 203 and terminate at Mountain Boulevard. This
sidewalk project is funded through the State Transportation Improvement Program (STIP),
and also includes lighting and safety signage. The construction of this sidewalk is anticipated
to start in 2017. The Inn at the Village project includes construction of a permanent
sidewalk along Minaret Road in front of the project. This sidewalk is being designed to
connect seamlessly with the STIP funded sidewalk.

The Commenter notes a potential concetn that was also voiced by the Advisory Design
Panel over ““larger architectural expression at the southwest corner,” which may appear to
be a “looming” component of the building. The Commenter has requested that the
Applicant consider stepping height down at this corner; “turn corner” in a different way.’
Attachment B, Building Diagrams, of this Response, includes diagrams that illustrate this
portion of the building and the desire to tutn the corner in a successful manner. This
holistic strategy breaks up and steps back the facade in this area such that the scale feels
appropriate. To reiterate this approach, the following has been used to reduce the building’s
overall mass at this corner:

e The overall building height has been reduced from the original 93’-9” down to 80’-
0”. Since this change, the Applicant has also added a new 13’-6” step-back from the
Minaret fagade in order to reduce building mass at the corner and provide a stepped
appearance;

e A trellis element has been placed along the corner that further breaks down scale and
enriches the building profile, reinforcing the idea of a building base, a middle, and

reduced mass along the top;

e Materials and colors also vary to create distinct scaling elements: base, middle, and
top;
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¢ On the Fireside Condominium-facing facade, the upper floor units have been offset
9°-2” from the face of the trellis and balconies below; and

e The stone clad base was lowered from 3 stories to 2 stories at this corner in order to
reduce the mass of this element.

The objective of these strategies was to create a modulated and well-articulated building as it
turns the corner at Minaret Road and opposite the Fireside Condominiums development.

10-7  As discussed in the Draft SEIR, the Applicant has a vested right to develop the proposed
project on the 8050 Building C project site, pursuant to the building permit issued under the
approved Tentative Tract Map 36-229 and Use Permit 2005-01, which approved Building C,
the third and final building in the 8050 complex. Although the Applicant does own other
properties in the NVSP area, these other properties are not yet entitled for future
development (Mammoth Crossing sites located to the south of the project site).
Furthermore, it is a key objective of the proposed project, and a key aspect of its design, to
enhance pedestrian integration and accessibility while improving animation and vibrancy of
the streetscape along Minaret Road at the project site.

The project would not be able to achieve the project objective of providing “an array of
amenities and related back-of-house functions that would allow for the inn to operate
efficiently and attract an experienced and quality hotel operator to reinforce 8050’s quality as
a compelling year-round destination for visitors and locals alike” if the project were not
located adjacent to the existing 8050 buildings. Thus, an alternative development site is not
considered appropriate.

10-8  Refer to Response to Comment 10-4.

10-9  Page 5.3-5 of the Draft SEIR discusses the existing traffic conditions in the project vicinity.
As discussed, the roadway segment of Canyon Boulevard, north of Lake Mary Road,
currently experiences a deficient level of service (LOS) F. Table 5.3-5, Existing With Project
Peak Hour Roadway Segment Analysis, summarizes the peak hour LOS results of the roadway
segments for existing with project conditions.

As indicated in Table 5.3-5, all study area roadway segments are anticipated to operate at an
acceptable LOS based on the Town’s performance critetia under existing with project
conditions, with the exception of Canyon Boulevard north of Lake Mary Road. Although
the project would increase the volume-to-capacity ratio at this segment, significant impacts
would not occur at the adjacent intetsections of Canyon Boulevard/Lake Mary Road or
Minaret Road/Lake Mary Road-Main Street. Therefore, the project would not create a
significant impact to the study area roadway segments under existing with project conditions.
Impacts would be less than significant in this regard.

Implementation of the proposed project would not change the vehicle conditions at the
driveway at Minaret Road because the only vehicles that would exit the patking garage onto
Minaret Road would continue to be the vehicles associated with the 50 patking spaces
assigned to the Fireside Condominiums through a ptivate agreement. No access into the
patking garage is allowed off of Minaret Road; all parking garage access occurs off of
Canyon Boulevard. Also Refer to Response to Comment 5-2.
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Attachment B

Building Diagrams
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3.0 ERRATA

Changes to the Draft Subsequent Environmental Impact Report (Draft SEIR) are noted below. A
double-underline indicates additions to the text; sttikethreugh indicates deletions to the text.
Changes have been analyzed and responded to in Section 2.0, Response to Comments of the Final SEIR.
The changes to the Draft SEIR do not affect the overall conclusions of the environmental
document. Changes are listed by page and, where appropriate, by paragraph. All mitigation measure
modifications have been reflected in Section 4.0, Mitigation Monitoring and Reporting Program of the
Final SEIR.

SECTION 3.0, PROJECT DESCRIPTION

Draft SEIR Page 3-12, Last Paragraph, and Page 3-13, 1%, 2™, 3", 4™ Paragraphs

Final @ September 2014 3-1 Errata
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Draft SEIR Page 3-12, 6™ Paragraph

The property owner, iStar, has an agreement with Mammoth Mountain Ski Area (MMSA) to provide
up to 50 parking spaces on property owned by iStar. To date, iStar has been providing these spaces
in the existing 8050 parking structure. Once the proposed project is developed, it is assumed that
no spaces would be available in the 8050 parking structure for MMSA parking duting peak
occupancy petiods. Consistent with the flexible terms of the above-referenced agreement, iStar
anticipates providing the MMSA spaces at one or more othet properties owned by iStar, such as the
Mammoth Crossing properties along Lake Mary Road and Minaret Road.

Draft SEIR Page 3-15, 3" Paragraph

The project proposes a new fire lane along Minaret Road, to the south of the existing parking
structure emtranee exit for th iresl ndomini rkin

Final @ September 2014 3-2 Errata
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SECTION 5.1, LAND USE AND RELEVANT PLANNING

Draft SEIR Page 5.1-33, Table 5.1-2, Housing, Housing Mix, H1, Basis of Analysis

Housing
Project provides housing opportunities to enhance the quality of life of the town's workforce.
O True $2M—prewded—pe:—m—
Providing quality, : : : O False
diverse, and livable :;?inﬁl psrioz\ggets aersn X ?‘L agfeememg fternate Housing
housing H1 afforda%ility iﬁcﬁdin'ga Mitigation Plan
Housing Mix ?hpep ggrl;rr,rl:frztyithin housing on-'site K NAorTED MM@ iewed and
increases quality of m
life for workers and
reduces vehicle Project exceeds O True Project proposes to
travel impacts. H2 | workforcefaffordable O False use existing credits to
housing requirements = NA or TBD meet requirements

SECTION 5.2, AESTHETICS/LIGHT AND GLARE
Draft SEIR Page 5.2-25, No. 4
4. Emphasize Sunlight — As discussed in Impact Statement AES-6 below, the proposed project

would result in increased shade along Minaret Road and pubhc sldewalks compared to the
approved 8050 Bulldlng C massmg Spas dition eq o

SECTION 5.3 TRAFFIC/CIRCULATION
[Note these changes are also applicable to Section 1.0, Executive Summary, of the Draft SEIR.]

Draft SEIR Pages 1-21, 1-22, 5.3-12, and 5.3-13, Additional Mitigation Measures Heading

TRA-1 Prior to issuance of any Building Permits, a Construction Management Plan shall be
submitted for review and approval by the Community and Economic Development
Department Planning Manager. The Construction Management Plan shall, at a
minimum, address the following:

® Traffic control for any street closure, detour, or other disruption to traffic
circulation.

e Identify the routes that construction vehicles would utilize for the delivery of
construction materials (i.e., lumber, tiles, piping, windows, etc.), to access the site,
traffic controls and detours, and proposed construction phasing plan for the project.

e Specify the hours during which transport activities can occur and methods to
mitigate construction-related impacts to adjacent streets.

® Require the Applicant to keep all haul routes clean and free of debtis, including but
not limited to gravel and dirt as a result of its operations. The Applicant shall clean

Final ® September 2014 3-3 Errata
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adjacent streets, as directed by the Town Engineer (ot representative of the Town
Engineer), of any material which may have been spilled, tracked, or blown onto
adjacent streets or areas.

® The scheduling of hauling or transport of oversize loads shall avoid peak hour traffic
periods to the maximum extent feasible, unless approved otherwise by the Town
Engineer. No hauling or transport shall be allowed during nighttime houts or
Federal holidays. All hauling and transpott activities shall comply with Municipal
Code Chapter 8.16, Noise Regulation.

e Haul trucks entering or exiting public streets shall at all times yield to the public
traffic.

e If hauling operations cause any damage to existing pavement, streets, curbs, and/ot
gutters along the haul route, the Applicant shall be fully responsible for repairs. The
repairs shall be completed to the satisfaction of the Town Engineet.

e All constructed-related parking and staging of vehicles shall be kept out of the
adjacent public roadways and shall occur within the identified construction staging
area.

e This Plan shall meet standards established in the current California Manual on
Uniform Traffic Control Device (MUTCD) as well as Town of Mammoth Lakes_and
iforniag D nt of Tran ion li requirements.
SECTION 5.7 UTILITIES AND SERVICE SYSTEMS
Draft SEIR Page 5.7-1, 3, 4" Paragraphs

Water Supply

The project site is served by the MCWD. The 2010 UWMP was adopted in November 2011. Based
on the 2010 UWMP, the MCWD has 3,660 water service connections and relies on watet supply
provided by local surface water, ground watet, recycled water, and savings from water consetvation
(demand management) measutres.
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Surface Water. The MCWD utilizes surface water as the primary water source when it is available
because less energy and fewer chemicals are required to divert, treat, and deliver water from the Lake
Mary Water Treatment Plant (WTP). Surface water requires minimal treatment, and the supply is

gravlty fed to almost the entire service area.
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4.0 MITIGATION MONITORING
AND REPORTING PROGRAM

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

In compliance with Public Resources Code Section 21081.6, Table 1, Mitigation Monitoring and
Reporting Checklist, has been prepared for the Inn at the Village (the proposed project). This
Mitigation Monitoring and Reporting Checklist is intended to provide verification that all applicable
mitigation measures relative to significant environmental impacts are monitored and reported.
Monitoring will include: 1) verification that each mitigation measure has been implemented; 2)
recordation of the actions taken to implement each mitigation; and 3) retention of records in the
Town of Mammoth Lakes Inn at the Village Project file.

This Mitigation Monitoring and Reporting Program (MMRP) delineates responsibilities for
monitoring the project, but also allows the Town flexibility and discretion in determining how best
to monitor implementation. Monitoring procedures will vary according to the type of mitigation
measure. Adequate monitoring consists of demonstrating that monitoring procedures took place
and that mitigation measures were implemented. This includes the review of all monitoring reports,
enforcement actions, and document disposition, unless otherwise noted in the Mitigation
Monitoring and Reporting Checklist (Table 1). If an adopted mitigation measure is not being
propetly implemented, the designated monitoring personnel shall require corrective actions to
ensure adequate implementation.

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

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

e Departments/agencies with reporting responsibilities will review the Modified Initial Study,
Draft SEIR, and Final SEIR, which provide general background information on the reasons
for including specified mitigation measures.

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

o DPeriodic meetings may be held during project implementation to report on compliance of
mitigation measutes.

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

Final ¢ September 2014 4-1 Mitigation Monitoring and Reporting Program
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o The Town prepares a reporting form periodically duting the construction phase and an
annual report summarizing all project mitigation monitoring efforts.

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

Minor changes to the MMRP, if required, would be made in accordance with CEQA and would be
permitted after further review and approval by the Town. No change will be permitted unless the
MMRP continues to satisfy the requirements of Public Resources Code Section 21081.6.

The following subsections of the Draft SEIR contain a detailed environmental analysis of the
existing conditions, project impacts (including direct and inditect, short-term, long-term, and
cumulative impacts), recommended mitigation measures, and unavoidable significant impacts, if any.
Based on the Modified Initial Study, as stated in Appendix 11.1, Modified Initial Study and Notice of
Preparation, no significant impacts or no new significant impacts beyond those identified in the
Subsequent Program Environmental Impact Report for the North Village 1999 Specific Plan Amendment (1999
SPEIR) would occur in regard to the following environmental issue areas:

Agricultural Resources;

Biological Resources;

Cultural Resoutces;

Geology and Soils;

Hazards and Hazardous Materials;
Hydrology and Water Quality;
Mineral Resoutces;

Population and Housing;

Public Services; and

Recreation.

As a result, these issues are addressed in Section 8.0, Effects Found Not To Be Significant. In accordance
with Appendix G of the CEQ.A Guidelines, the following environmental issue areas were determined
to have a potentially significant impact, as identified in Appendix 11.1, and have been included
within this SEIR for further analysis:

Aesthetics/Light and Glare;

Air Quality;

Greenhouse Gas Emissions;

Land Use and Planning;

Noise;

e Traffic, Circulation, and Parking; and
e Utilities and Service Systems.

For the purposes of the environmental analysis in the Draft SEIR, impacts were analyzed in each
environmental issue area for the proposed project. If necessaty, mitigation measures were
tecommended in order to reduce any significant impacts. As the SEIR was prepared for the Inn at
the Village, the 1999 SPEIR Mitigation Measures were applied as appropriate. The “Mitigation
Measures™ are project-specific measures that would be required of the project to avoid a significant
adverse impact; to minimize a significant adverse impact; to rectify a significant adverse impact by
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restoration; to reduce or eliminate a significant adverse impact over time by preservation and
maintenance operations; or to compensate for the impact by replacing or providing substitute
resoutces or environment. Modifications to the 1999 SPEIR mitigation measures are made in
strikcethrough and double underline text. The changes to the 1999 SEIR mitigation measures have
been made to clarify/up-date the information and/or present the measure in a project-specific
manner (as these measures are programmatic in nature). Where further Mitigation Measures were
required beyond what was recommended in the 1999 SPEIR, Additional Mitigation Measures were
prescribed.

Final ¢ August 2014 4-3 Mitigation Monitoring and Reporting Program
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Table 1
MITIGATION MONITORING AND REPORTING CHECKLIST
Ll{}“ga:on MicigatioaiM Cacuee If‘{lplemel?:ﬂtimn Timing RMomtoir;x;E Timing VI?RIFICATION OF COMPLIANCE
nmper S RNty esponsibility Initials | Date | Remarks
AESTHETICS/LIGHT AND GLARE
Applicable 1999 SPEIR Mitigation Measures
5.3-1j Construction equipment staging areas shall use Applicant/ Prior to Community and Prior to
appropriate screening (L.e,, temporary fencing Construction Issuance of a Economic Issuance of a
with opague mateial) to buffer views of Contractor Building Permit Development Building
construction equipment and material from Department Pecmit/ Review
public and seqsitive viewers (e.g,, residents and Planning of Grading
motorists/bicyclists/pedestrians), _ when Manager Plans
feasible, Staging locations shall be indicated
on the project Building Permit and Grading
Plans and shall be subject to review by the
Town of Mammoth Lakes Community and
Economic Development Department Planaing
Direetes—in accordance with the
Municipal Code requirements.
5.3-1d The landscape design for the site shall Applicant/ Prior to Community and Prior to
maximize the use of existing vegetation, and | Certified Landscape | Issuance of a Economic Issuance of a
where new plants are introduced, they shall Acchitect Building Permit Development Building
include, and /ot blend with, plants native to the Department Permit/ Review
Mammoth Lakes enviconment. Landscaping Planning of Landscape
shall be tolerant of shaded areas, where Manager Plans
applicable. Tandscape plans for the site shall
be completed by a certified landscape architect.
5.3-2b The architectural style for the development Applicant Prior to Community and Prior to
shall blend with the site’s natural setting. Issuance of a Economic Issuance of a
Rooflines shall reflect (step down) the slope of Building Permit Development Building
the site, and natural “earth tone” colors and Department Permit/ Review
materials such as stone and wood shall be Planning of Project Plans
emphasized. Conformance shall be assured Manager
through the Town’s design review proceduses.
5.3-3¢ The project shall use minimally reflective glass Applicant Prior to Community and Prior to
and all other materials used on the exterior of Issuance of a Economic Issuance of a
the _proposed  buildings—and—steuetuses Building Permit Development Building
fneluding-the-gondelaeabias-and-tewess) shall Department Permit/ Review
be selected with attention to minimizing Planning of Project Plans
reflective glare. Manager
Final ¢ September 2014 4-4 Mitigation Monitoring and Reporting Program
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Mitigation Oy Implementatio ] itori el VERIFICATION OF COMPLIANCE |
Ntlgab Mitigation Measure RP e ibili G Timing RMomtoir:ilhg Timing -
TS RRiESpOnsILItY) Sy | Initials | Date Remarks
5.3-3d Vegetative buffers shall be used to reduce light Applicant Prior to Community and Prior to |
intrusion on residential development_to the Issuance of a Economic Issuance of a
south of the project site-aad-oaforested-areas Building Permit Development Building
Joeste e e e i e itk Department Permit/ Review
Planning of Landscape
Manager Plans
Additional Mitigation Measures
AES-1 The Applicant shall prepare and submit a Applicant/ Prior to Community and Prior to
construction hauling plan to be reviewed and Construction Issuance of a Economic Issuance of a
approved by the Community and Economic Contractor Grading Permit Development Grading
Development Department Planning Manager or any Department Permit/ Review
prior to issuance of Grading Permit. The Construction Planning of Hauling Plan
hauling plan shall ensute that construction haul Permit Managet
foutes minimize imMpacts to sensitive uses in
the project vicinity.
AES-2 The Applicant shall prepare and submit an Applicant Prior to Community and Prior to
outdoor lighting plan pursuant to the Town’s Issuance of a Economic Issuance of a
Lighting Regulations  (Section  17.36.030, Building Permit Development Building
Outdoor Lighting Plans, of the Municipal Code) Department Permit/ Review
to the Community and  Economic Planning of Outdoor
Development Planning Manager that includes Manager Lighting Plan
a footcandle map illustrating the amount of
light from the project site at adjacent light
sensitive receptors.
AES-3 Landscape lighting should be designed as an Applicant Prior to Community and Prior to
integral part of the project. Lighting levels Issuance of a Economic Issuance of a
shall respond to the type, intensity, and Building Permit Development Building
location of use.  Safety and security for Department Permit/ Review
pedestrians and vehicular movements must be Planning of Outdoor
anticipated. Lighting fixture locations shall not Manager Lighting Plan
interfere or impair snow storage of SNoOw
removal operations. Light fixtures shall have
cut-off shields to prevent light spill and glare
into adjacent areas.
AGRICULTURE AND FOREST RESOURCES
l No mitigation measures are required. [ | I
Final e September 2014 4-5 Mitigation Monitoring and Reporting Program
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Mitigation AT Implementation oo Monitoring = VERIFICATION OF COMPLIANCE
Number MitgationiMeasnre Responsibility flinog Responsibility [liming Initials I Date | Remarks
AIR QUALITY

Applicable 1999 SPEIR Mitigation Measures
5.5-1a Drior to approval of the project plans and Applicant/ Prior to Public Works Prior to

specifications, the Public Works Director, or Construction Issuance of Director/ Issuance of
his designee, shall conficm that the plans and Contractor Grading ot Designee Grading or
specifications stipulate that excessive fupitive Building Permit Building
dust couissions shall be controlled by repular /Duting Pecmit/ Review
watering or other dust prevenfive .measures Construction of Project
and that fugitive dust shall not cause a Plans/ During
nuisance off-site, as specified in the Great Construction

sad—shali—mplement ing measures
i during grading and/or

construction of the tneiw

sites project to ensure compliance with permit

conditions and  applicable Town and

GBUAPCD requitements.

2. The individual-development projects shall
comply with State, GBUAPCD, Town,

and Uniform Building Code dust control
regulations, so as to prevent the soil from
being eroded by wind, creating dust, or
blowing onto a public road or roads or
other public or private property.

b. Adequate watering techniques shall be
employed on a daily basis to partially
mitigate the impact of construction-
generated dust particulates.

c.  Clean-up on construction-telated dirt on

approach routes to iadividual

development————the  project
sites/improvements shall be ensured by

the application of water and/or chemical
dust retardants that solidify loose soils.
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These measures shall be implemented for
construction vehicle access, as directed by
the Town Engineer. Measures shall also
include covering, watering or otherwise
stabilizing all inactive soil piles (left more
than 10 days) and inactive graded areas
(left more than 10 days).
d.  Any vegetative ground cover to be
utilized on the treividuat-develepmentthe
project sites/imptovements shall be
planted as soon as possible to reduce the
amount of open space subject to wind
erosion. Irrigation shall be installed as
soon as possible to maintain the ground
cover.
e.  All trucks hauling dict, soil or other loose
ditt material shall be covered.
5.5-1b To reduce the potential of spot violations of Applicant/ Prior to Public Works Prior to
the CO standards and odors from construction Construction Issuance of a Director/ Issuance of a
equipment exhaust, unnecessary idling of Contractor Grading ot Community and Grading or
construction equipment shall be avoided Building Permit Economic Building
pursuant to CARB anti-idling regulations for /During Development Permit/ During
in-use Off Road Diesel Vehicles, paragraph Construction Department Construction
@) Qdling) Planning
Manager
5.5-2a In order to reduce emissions associated with Applicant/ Prior to Public Works Prior to
both mobile and stationary sources (i.e., wood Construction Issuance of a Director/ Issuance of a
burning stoves and fireplaces), al—individual Contractor Building Permit | Community and | Building Permit
} the proposed proiject Economic
shall adhere to the regulations contained in the Development
2013 Air Quality Masapement Maintenance Department
Plan for the Town of Mammoth Lakes and Planning
Chapter 8.30, Particulate Emission Manager
Regulations, of the Town’s Municipal Code.
The commercial use tenants throughout the
Specific Plan area shall, at a minimum, include
the following, as appropriate:
Final e September 2014 4-7 Mitigation Monitoring and Reporting Program
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e  Bicycle racks, lockers or secure storage
areas for bicycles;
e Transit access, including bus turnouts;
Site access design shall avoid queuing in
driveways; and
e Mulch, groundcover, and  native
vegetation to reduce dust.
5.5-2b Eaeh The proposed project shall contribute on Applicant/ Prior to Public Works Prior to
a fair share basis to the Town’s street sweeping Construction Issuance of a Director Issuance of a
operations in order to reduce emissions and Contractor Building Permit Building Permit
aehteve-maintain the required Federal standard.
5.5-2¢ Mer—development—rdiin—the—Spectic—Tha Applicant Prior to Community and Prior to
area—shollnotbe—pesmitied—to—uitlise—weood Issuance of a Economic Issuance of a
A ce Building Permit Development Building Permit
Department
Planning
Manager
Additional Mitigation Measures
AQ-1 Under the Great Basin Unified Air Pollution Applicant/ Prior to Public Works Prior to
Control District (GBUAPCD) Rule 200-A and Construction Issuance of a Director/ Issuance of a
200B, the project Applicant shall apply for a Contractor Grading Permit | Community and | Grading Permit
Permit To Construct prior to construction, or any Economic
which provides an ordetly procedure for the Construction Development
teview of new and modified sources of ait Permit Department
pollution. Planning
Manager/
GBUAPCD
AQ-2 Under the Great Basin Unified Air Pollution Applicant/ Pror to Public Works Prior to
Control District (GBUAPCD) Rule 216-A Construction Issuance of a Director/ Issuance of a
New Source Review Requirement for Contractor Grading Permit | Community and { Grading Permit
Determining Impact on Air Quality Secondary or any Economic
Sourtces), the project Applicant shall complete Construction Development
the necessary permitting approvals prior to Permit Department
commencement of construction activities. Planning
Manager/
GBUAPCD
Final e September 2014 4-8 Mitigation Monitoring and Reporting Program
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which will describe in detail the species of trees
and shrubs which will be used, where they will
be planted, and in what numbers, and the
methods of planting and maintenance which
will ensuce successful growth. It shall include
a monitoring program to follow the progress
of new plantings and ensure replacement of
unsuccessful plants. Landscaping with native
species of trees and shrubs shall be undertaken
to enhance wildlife use of cleared areas.
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HmoLy STy €Eponsibility, Initials | Date | Remarks
BIOLOGICAL RESOURCES
Applicable 1999 SPEIR Mitigation Measures
5.9-2a The project shall preserve existing native Applicant/ Prior to Community and Prior to
vegetation to the maximum extent feasible. | Certified Landscape Issuance of a Economic Issuance of 2
Landscaping shall emphasize the use of native Architect Grading Permit Development Grading
plants indigenous to the Jeffrey Pine-Fir Forest or any Department Permit/ Review
plant community. Whenever possible, native Construction Planning of Landscape
plants used on-site shall be subject to the Permit that Manager Plans
Design Review procedure of the Town. would impact
existing
vegetation
5.9-2b Landscape materials shall be used that allow Applicant/ Prioc to Community and Prior to
for the protection and preservation of existing | Certified Landscape Issuance of a Economic Issuance of a
trees. Native plant species, preferably from Architect Building Permit Development Building
seed or cuttings from local plants, shall be used Department Permit/ Review
where possible. The Landscape Plan shall be Planning of Landscape
approved by the Town Planning—Bireetor Manager Plans
Manager prior to issuance of any construction
permits.
5.9-2¢ Icrigation, fertilization, and other landscape Applicant/ Prior to Community and Pror to
management practices shall be designed to | Certified Landscape Issuance of a Economic Issuance of a
minimize effects on existing tgees and other Architect Building Permit Development Building
vegetation. Department Permit/ Review
Planning of Landscape
Manager Plans
5.9-2d To the extent possible, native vegetation shall Applicant/ Prior to Community and Prior to
be retained and protected during construction. | Certified Landscape Issuance of a Economic Issuance of a
A Revegetation Plan, prepared by a qualified Architect Building Permit Development Building
Landscape Architect and approved by the Department Permit/ Review
Town of Mammoth Lakes, shall be completed Planning of Landscape
prior to the commencement of the project, Manager Plans

Final e September 2014
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5.9-2f All construction activities, including movement Applicant/ Prior to Public Works Prior to
and storage of vehicles and the storage of Construction Issuance of a Director/ Issuance of a
building and other materials, shall be confined Contractor Building ot Community and Building
to areas slated for development. Care shall be Grading Permit Economic Permit/ Review
taken during construction to avoid damage to /During Development of Grading
vegetation and habitats not directly involved in Construction Department Plans/ During
project  construction. Any  vegetation Planning Construction
inadvertently damaged outside of the artea Manager
slated for development shall be replaced on a
one-to-one basis on- or off-site.  Off-site
replacement shall require the approval of the
Town Planning-Bireetory Manager.

5.9-2 Construction and site development, such as Applicant/ Prior to Public Works Prior to
grading and trenching, shall be prohibited Construction Issuance of a Director/ Issuance of a
within  the drpline of retained trees. Contractor Building Permit | Community and Building
Equipment shall pot be stored or driven under /During Economic Permit/ Review
trees. Grading shall not cover the ground Construction Development of Grading
surface within the dripline of existing trees. Department Plans/ During
Grading limits shall be clearly defined and Planning Construction
protected. Manager

Additional Mitigation Measures
No additional mitigation measutes are
tequired.

CULTURAL RESOURCES

Applicable 1999 SPEIR Mitigation Measures

5.11-1e In the event that a material of potential cultural Applicant/ During Community and During
significance is uncovered during grading Construction Construction Economic Construction
activities on the project site, all grading in the Contractor/ Development
area of the uncovered material shall cease and Professional Department
the project applicant shall retain a professional Archaeologist Planning
archaeologist to evaluate the quality and Manager
significance of the material. Grading shall not
continue in the area where a material of
potential cultural significance is uncovered
until resources have been completely removed
by the archaeologist and recorded as
appropriate.
Final ¢ September 2014 4-10 Mitigation Monitoring and Reporting Program
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5.11-2 See—M&ga&ea—Measafe—S—l-l—m—aédﬁeﬁ——fIf Applicant/ During Community and During
human cemains are discovered, work shall Construction Construction Economic Construction
cease and an appropriate representative of Contractor/ Development
Native American Indian groups and the Professional Department
County Coroner shall both be informed and Archaeologist Planning
consulted, as required by State law. Manager
Additional Mitigation Measures
No additional mitigation measures are
required.
GEOLOGY
Applicable 1999 SPEIR Mitigation Measures
No 1999 SPEIR mitigation measures arte
applicable or required.
Additional Mitigation Measures
No additional mitigation measures are
required.
GREENHOUSE GAS EMISSIONS
Applicable 1999 SPEIR Mitigation Measures
At the time of the 1999 SPEIR document
preparation, the CEQA Guidelines did not
expressly address global climate change, and
GHG analyses were not required under
CEQA.
Additional Mitigation Measures
No additional mitigation measutes are
required.
HAZARDS AND HAZARDOUS MATERIALS
Applicable 1999 SPEIR Mitigation Measures
No 1999 SPEIR mitigation measutes are
applicable or required.
Additional Mitigation Measures
No additional mitigation measures are
requited.
Final e September 2014 4-11 Mitigation Monitoring and Reporting Program
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HYDROLOGY
Applicable 1999 SPEIR Mitigation Measures
5.8-1c The following water conservation procedures Applicant/ Prior to Community and Prior to
shall be incorporated in the project elements | Certified Landscape Issuance of a Economic Issuance of a
where feasible: Architect Building Permit Development Building
. Department Permit/ Review
e  Landscape with low water-using plants; Planning of Landscape
Install efficient irrigation systems that Manager Plans
minimize runoff and evaporation and
maximize the water that will reach the
plant roots, such as drip itrigation, soil
moisture sensors, and automatic icrigation
systems; and
e  Use pervious paving materials whenever
feasible.
Additional Mitigation Measures
No additional mitigation measutes are
required.
LAND USE AND PLANNING
Applicable 1999 SPEIR Mitigation Measures
No additional 1999 SPEIR  mitigation
measures are applicable to this topical ares;
refer to Section 5.2, Aestheties/Light and Glare.
Additional Mitigation Measures
No additional mitigation measures are : 3 l
required.
MINERAL RESOURCES
Applicable 1999 SPEIR Mitigation Measures
No 1999 SPEIR mitigation measutes ate
applicable or required.
Additional Mitigation Measures
No additional mitigation measures are
required.
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NOISE
Applicable 1999 SPEIR Mitigation Measures
5.6-1a Pgdor 1o issuance of any Grading Permit, the Applicant/ Prior to Public Works Prior to
Director of Public Works and the Building Construction Issuance of a Director/ Issuance of a
Official shall confirm that the Grading Plan, Contractor Grading Permit | Building Official | Grading Permit
Building Plan, and specifications stipulate that and Building and Building
construction activities shall not take place Permit Permit/ During
outside of the allowable hours specified by Construction
Pussuant—to ChaptesSection 8.16.090 of the
Town’s Municipal Code Ordinanee;
. ities <Pl betmited l
heuss—of—(7.00 am. to 8:00 p.m Monday
through Saturday and prohibited on Sunday ot
holidays, or as otherwise permitted by
EhapteSection 8.16.090).
5.6-1b Pror to Grading Permit issuance, all Applicant/ Prior to Public Works Prior to
Econstruction equipment, i Construction Issuance of a Director Issuance of a
shall be muffled or controlled, if required, to Contractor Grading Permit Grading
meet Chapter 8.16 requirements for maximum or any Permit/ During
noise generated by construction equipment. Construction Construction
Contracts shall specify that engine-dtiven Permit
equipment be fitted with appropriate noise
mufflers.
Additional Mitigation Measures
N-1 Prior to Grading Permit issuance, the Applicant/ Prior to Community and Prior to
Applicant shall provide a qualified “Noise Construction Issuance of a Economic Issuance of a
Disturbance Coordinator.” The Disturbance | Contractor/ Noise | Grading Permit Development Grading
Coordinator ~ shall  be  responsible  for Disturbance or any Department Permit/ During
tesponding to any local complaints about Coordinator Construction Planning Construction
construction noise.  When a complaint is Permit/ During Manager
received, the Disturbance Coordinator shall Construction
notify the Town within 24-hours of the
complaint and determine the cause of the
noise complaint (e.g., stacting too early, bad
muffler, etc)) and shall implement reasonable
measures to resolve the complaint, as deemed
acceptable by the Community and Economic
Development Department Planning Manager.
The contact name and the telephone number
for the Distutbance Coordinator shall be
clearly posted on-site.
Final e September 2014 4-13 Mitigation Monitoring and Reporting Program
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N-2 Pror to Grading Permit issuance, during Applicant/ Prior to Community and Prior to
construction, stationary construction Construction Issuance of 2 Economic Issuance of a
equipment shall be placed such that emitted Contractor Grading Permit Development Grading
noise is directed away from sensitive noise ot any Department Permit/ During
teceivers (e.g., along Minaret Road and away Construction Planning Construction
from the Fireside at the Village Permit/ During Manager
condominiums). Construction
N-3 Mechanical equipment shall be placed as far Applicant/ Prior to Community and Prior to
practicable  from  sensitive  receptors. Construction Issuance of a Economic Issuance of a
Additionally, the following shall be considered Contractor Grading ot Development Grading ot
priot HVAC installation: proper selection and Building Department Building
sizing of equipment, installation of equipment Permit/ During Planning Permit/ During
with  proper acoustical shielding, and Construction Manager Construction
incorporating the use of parapets into the
building design.
POPULATION AND HOUSING
Applicable 1999 SPEIR Mitigation Measures
No 1999 SPEIR mitigation measures are
applicable or required.
Additional Mitigation Measures
No additional mitigation measures are
required.
PUBLIC SERVICES
Applicable 1999 SPEIR Mitigation Measures
5.10-1a Each—profectThe Applicant shall contribute a Applicant Prior to Fire Chief Prior to
fair share financial contrbution for an Issuance of a Issuance of a
emergency services facility (fice and police) to Building Permit Building Permit
be located on the site of Fire Station No. 1 on
Main Street.
5.10-1b Access roads to all structures, and areas of use, Applicant Prior to Fire Chief Prior to
shall comply with Mammoth Lakes Fie Issuance of a Issuance of a
Protection District requirementsOsdinance-H8- Building Permit Building Permit
£L
5.10-1c An approved water supply system capable of Applicant Prior to Fire Chief Prior to
supplying required fire flow for fire protection Issuance of a Issuance of a
purposes, as determined by the Fire District, Building Permit Building Permit
shall be provided.
Final ¢ September 2014 4-14 Mitigation Monitoring and Reporting Program




Town of Mammoth Lakes
Inn at the Village
Final Subsequent Environmental Impact Report

ol

- g

CALIFORNIA

Mitigation oot mple tati A itori .. VERIFICATION OF COMPLIANCE
Ntlgab Mitigation Measure IRP mexixb.lion Timing RMomto.l::i:hg Timing —
ALY €SpOnsILIILY, -y Initials | Date Remarks
5.10-3 In accordance with A.B. 2926, the developer Applicant Prior to Community and Prior to
shall pay Developer Fees for commercial uses Issuance of a Economic Issuance of a
and feetfesresidential uses (condominiums). Building Permit Development Building Permit
Department
Planning
Manager
5.10-4a The shall Applicant Prior to Community and Prior to
contribute a fair share financial contribution in Issuance of a Economic Issuance of a
accordance with the Town’s DIF Mitigation Building Permit Development Building Permit
Program-established-Reschition-98-06. Department
Planning
Manager
Additional Mitigation Measures
No additional mitigation measutes are
required.
RECREATION
Applicable 1999 SPEIR Mitigation Measures
5.10-42 Refer to Mitigation Measure 5.10-4a. [ ]
Additional Mitigation Measures
No additional mitigation measures are
required.
TRANSPORTATION /TRAFFIC
Applicable 1999 SPEIR Mitigation Measures
No 1999 SPEIR mitigation measures are
applicable to this topical area.
Additional Mitigation Measures
TRA-1 Prior to issuance of any Building Permits, a Applicant Prior to Community and Prior to
Construction Management Plan  shall be Construction Issuance of a Economic Issuance of a
submitted for review and approval by the Contractor Building Permit Development Building Permit
Community and Economic Development Department
Department  Planning  Manager. The Planning
Construction Management Plan shall, at a Manager/ Public
minimum, address the following: Works Director/
California
o Traffic control for any street closure, Department of
detour, or other disruption to traffic Transportation
circulation.
e Identify the routes that construction
vehicles would utilize for the delivery of
Final e September 2014 4-15 Mitigation Monitoring and Reporting Program
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construction materials (i.e., lumber, tiles,
piping, windows, etc.), to access the site,
traffic controls and detours, and proposed
construction phasing plan for the project.

Specify the hours during which transport
activities can occur and methods to
mitigate construction-related impacts to
adjacent streets.

Require the Applicant to keep all haul
routes clean and free of debris, including
but not limited to gravel and dirt as a result
of its operations. The Applicant shall clean
adjacent streets, as directed by the Town
Engineer (or representative of the Town
Engineer), of any material which may have
been spilled, tracked, or blown onto
adjacent streets or areas.

The scheduling of hauling or transport of
oversize loads shall avoid peak hour traffic
petiods to the maximum extent feasible,
unless approved otherwise by the Town
Engineer. No hauling or transport shall be
allowed during nighttime hours or Federal
holidays.  All hauling and transport
activities shall comply with Municipal Code
Chapter 8.16, Noise Regulation.

Haul trucks entering or exiting public
streets shall at all times yield to the public
traffic.

If hauling operations cause any damage to
existing pavement, streets, cutbs, and/or
gutters along the haul route, the Applicant
shall be fully responsible for repairs. The
tepairs  shall be completed to the
satisfaction of the Town Engineer.
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e All constructed-related packing and staging
of vehicles shall be kept out of the adjacent
public roadways and shall occur within the
identified construction staging area.

® This Plan shall meet standards established
in the current California Manual on
Uniform Traffic Control Device
MUTCD) as well as Town of Mammoth

Lakes_and CaliforniaDepartment of
Transportation (as applicable)

requirements.

UTILITIES AND SERVICE SYSTEMS

Applicable 1999 SPEIR Mitigation Measures

5.10-9

Prior to issuance of a building permit, the
applicant shall provide an Integrated Solid
Waste Management Plan (ISWMP) consistent
with the Town’s SRRE. The plan shall
address, at a minimum, the following

measures: eensteuetion—demohition; recycling;
eempesting:  source reduction  programs;
storage areas for collected recyclable materials,
and disposal of hazardous waste materials used
on-site.

Applicant

Poor to
Issuance of a
Building Permit

Public Works
Director

Prior to
Issuance of a
Building Permit

5.10-8

Prior to building permit issuance, Fthe project
efpplicant shall comply with all applicable
pay
the appropriate fees to the MCWD__and
MLEPD. Al-new—waterconveyance—facikit

beit-be s ]”.]. bt it

Applicant

Prior to
Issuance of a
Building Permit

Fice Chief/
Mammoth
Community
Water District

Prior to
Issuance of a
Building Permit

5.10-7

MM&M%M project
afpplicant shall comply with all applicable

pay the
appropriate fees to the MCWD. Allsew

focilits hall—b.

Wastewates VYAt

. sesllodavithin ouilie daheaof -

easements:

Applicant

Prior to
Issuance of a
Building Permit

Mammoth
Community
Water District

Prior to
Issuance of a
Building Permit
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Additional Mitigation Measures

No additional mitigation measures are
required.
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DRAFT SEIR AND APPENDICES ON CD

This CD contains the Inn at the Village Public Review Draft Subsequent Environmental Impact
Report (Draft SEIR) and Appendices. The 1991 PEIR, 1994 PEIR Addendum, and the 1999
SPEIR and associated Technical Appendices can be found on the Town of Mammoth Lakes web
site at: http://www.townofmammothlakes.ca.gov/index.aspx?NID=159
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1.0 EXECUTIVE SUMMARY
11 INTRODUCTION

The Town of Mammoth Lakes (Town) undertook analysis of the proposed Inn at the Village (the
project or proposed project) and evaluated it against the standards set forth in Public Resources
Code, Section 21166 and State California Environmental Quality Act (CEQA) Guidelines, Section
15162. That analysis is set forth in the Modified Initial Study attached hereto as Appendix 11.1,
Modified Initial Study and Notice of Preparation. The Town is the Lead Agency under CEQA and has
determined that a Subsequent Environmental Impact Report (SEIR) is required for the proposed
project (State Cleatinghouse No. 2014032081)". This SEIR has been prepared in conformance with
CEQA (California Public Resources Code [PRC] Section 21000 et seq.); CEQA Guidelines
(California Code of Regulations [CCR], Title 14, Section 15000 et seq.); and the rules, regulations,
and procedures for the implementation of CEQA, as adopted by the Town. The principal CEQA
Guidelines sections governing content of this document include Atticle 9 (Contents of Environmental
Impact Reports) (Sections 15120 through 15132), and Section 15162 (Subsequent EIRs and Negative

Declarations).

1.2 PROJECT BACKGROUND

The North Village Specific Plan (NVSP) was adopted in 1991 and has been amended several times.
The NVSP establishes development regulations for approximately 64 actes located around Minaret
Road, Main Street/Lake Maty Road, and Canyon Boulevard. The intent of the NVSP is to develop
a cohesive, pedestrian-oriented resort activity node, and to provide a year-round focus for visitor
activity within the town. The Final Environmental Impact Report North Village Specific Plan (1991 PEIR),
dated February 1991, was certified along with the adoption of the NVSP in 1991. In 1994, the North
Village Specific Plan Environmental Impact Report Addendum (1994 PEIR Addendum), dated May 1994,
was prepared for an amendment to the NVSP, and in 2000, the Subsequent Program Environmental
Impact Report for the North Village 1999 Specific Plan Amendment (1999 SPEIR), dated October 13, 2000,
was certified for an update to the NVSP. The most recent amendment to the NVSP was in 2009 for
the Mammoth Crossing Project (Mammoth Crossing), which established tailored development
standards (e.g., density, height, setbacks, lot coverage) for certain NVSP properties. As part of that
effort, the Town also prepared the North Village District Planning Study, which was accepted by the
Town Council in July 2009.

Several projects have been approved under the NVSP, resulting in the development ot
redevelopment of various properties in the area. One of these projects is the 8050 project
(encompassing the project site), which consists of a three-phased development. The certified 1999
SPEIR was found to adequately cover and address the 8050 project. The first two phases of the
8050 project, Buildings A and B, have been completed, as well as the parking structure that would
serve all three phases, Buildings A, B, and C. On April 27, 2005, the Planning Commission of the
Town of Mammoth Lakes approved Tentative Tract Map 36-229 and Use Permit 2005-01, which
approved Building C, the third and final building in the 8050 complex. The requisite building permit

! The Town determined that a supplemental EIR was not appropriate for the proposed project, since the
necessary additions and changes to the SPEIR are not considered to be minor and are of a project-specific nature rather
than programmatic, as with the 1999 SPEIR (discussed below).
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was subsequently issued by the Town to allow for construction of the approved Building C, which
totaled 41,134 square feet and included 21 residential condominiums with a total of 33 bedrooms.
The proposed Inn at the Village project is a redesign of Building C.

1.3 PROJECT SUMMARY

The project proposes a seven-story hotel that includes hotel rooms, food and beverage, spa, outdoot
pool/jacuzzis, and landscaping elements. The hotel, totaling 64,750 gross square feet of buildable
floor area, would consist of a maximum lodging room count of up to 67 rooms. The project would
be built on top of the existing parking podium.

The project proposes to amend the approved 8050 project to address the cutrent performance
deficiencies in the existing 8050 project and the NVSP area. The project would necessitate three
amendments to the NVSP: (1) an increase in the allowable development density for the project site,
including allowing a transfer of 30 rooms from the Mammoth Crossing site (MC zone); (2) an
increase in the allowable building height; and (3) a reduction in the required front yatd setbacks
along Minaret Road. The current Application would supersede the approved 8050 project and seek
entitlement/permitting for a proposed hotel (with the requisite market requitement to retain
flexibility with respect to ownership structures [e.g., traditional hotel, condominium-hotel, etc.]).

The following list summarizes the components of the project:

Density

The maximum allowable building density within the NVSP RG zone is 55 rooms per acte. The
8050 property is 79,798 square feet or approximately 1.83 acres, yielding an allowable density of
101 rooms at 55 rooms per acre”. The existing Buildings A and B of the 8050 project include 28
units with an overall total of 57 bedrooms, and the existing commercial in Building B equates to
seven rooms. Therefore, a maximum of 37 rooms would be allowed for Building C without a
density amendment to the NVSP.

e Given the project’s maximum room count of up to 67 rooms, the project proposes a
zoning amendment for the shortfall of 30 bedrooms and not including commetcial space
towards the maximum allowable building density. However, this deficiency is proposed
to be mitigated by way of density transfer of a like-kind number of bedrooms from the
nearby Mammoth Crossing property that is also owned by the project Applicant. This
density transfer requires an amendment to the NVSP because density transfets ate not
currently permitted between zones (i.e., from the MC zone to the RG zone). The 8050
project would have a maximum density of 72 rooms per acte putsuant to a density
transfer of 30 rooms from the Mammoth Crossing propetty. As such, there would be
no net increase in development density in the overall NVSP area associated with the
project. The proposed NVSP amendments would ensure that the density transfer would
occur prior to development of the proposed project.

2 A 79,798 square foot lot equates to 1.832 acres; 1.832 acres multiplied by 55 rooms per acre equals 100.75
rooms, which is rounded up to 101 total rooms allowed.
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Building Heights

The maximum permitted height within the NVSP RG zone is 40 feet and the maximum
projected height’ is 50 feet with an additional three feet for roof appurtenances. The NVSP also
allows up to an additional 12 feet of building height for affordable housing. When a building sits
above a parking garage, building height is measured from the garage roof elevation, provided the
garage is no more than 20 feet above natural grade. The currently approved design for Building
C allows for a total of five stories with a maximum height of 62 feet plus another three feet for
roof appurtenances.

» The project proposes a maximum height of seven stoties (80 feet), when measured from
the top of the existing parking structure podium, with an additional 4 feet, 6 inches, for
roof appurtenances. The project proposes a zoning amendment to increase the
maximum permitted height allowed for the project site.

Building Setbacks

The proposed project conforms to the minimum of 10-foot side and rear yard setbacks.
However, the project would require a zoning amendment for the front yard setback area along
Minaret Road for a reduced setback.

The reduced setback along Minaret Road intends to:
* Provide a stepped building fagade that includes attractive detailing and articulated design;

e Improve the quality of the streetscape and improve pedestrian safety by providing a
pedestrian entrance and roof overhangs; and

e Improve pedestrian circulation and connectivity with the street through a signature
building entry at street level (i.e., a welcoming pedestrian potte cochere).

An additional setback is desctibed in a private agreement between Fireside at the Village
condominiums to the south and the 8050 property owner (Settlement Agreement, Mutual
Release, and Joint Escrow Instructions). Since this is a private agreement, and the Town of
Mammoth Lakes is not a party, the Town is not responsible for enforcing the terms and
conditions of this agreement.

Site Access

Vebhicle access to the project site would occur at the existing site entry at Canyon Boulevard.
The proposed project does not seek to alter the existing approved access on the property. In
addition, enhanced pedestrian access along Minaret Road and access between the existing 8050
project and Building C are proposed to allow access to and from hotel amenities. The project

3 The NVSP allows a “projected height” above the permitted height, provided that a roughly equivalent
reduction in building footprint area above the height is provided below the permitted height, and no more than 50
percent of the building square footage exceeds the permitted height.
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features a signature street level pedestrian porte cochere that would setve as gateway access into
the project from Minaret Road, allowing for pedesttian integration and improved citculation.

The northeastern portion of the project site would also accommodate a visitor serving public
kiosk or retail space at the street level that would open up to a proposed public pocket park.

Site Coverage

The site coverage of the existing on-site buildings and parking structure is approximately 62
percent of the total lot area. The proposed project would be constructed on top of the parking
podium with similar site coverage. However, the project would also provide enhanced street
frontage improvements along Minaret Road (such as the pedesttian entry featute and public
kiosk), which would increase the maximum lot coverage to 70 petcent (as allowed within the
NVSP RG zone).

Building Floor Area

The overall floor area is approximately 139,446 squate feet on the 1.83-acre site (which includes
the 8050 Buildings A, B, and C, as proposed by the project), resulting in approximately 76,200
square feet per acre. A maximum allowable building floor area within the NVSP RG zone of
87,000 square feet per acre is allowed.

Drainage

A storm drain inlet would be required to be relocated to the entry way on Minaret Road.
Drainage is routed through the subterranean parking structure to an existing Conspan tetention
structure near the parking structure entrance on Canyon Boulevard. The drainage would not be
altered as a result of the proposed project.

Parking

The total parking required in the N'VSP for the 8050 site, including the proposed project, is 112
spaces. This includes residential parking for the existing Buildings A and B, including parking
for the existing Building B commetcial,’ and the proposed project. A private parking agreement
reserves 50 spaces in the 8050 parking structure for Fireside at the Village condominiums.

Proposed parking for the project would be accommodated via the existing parking structure and
the valet parking areas. The valet parking areas and driveway entry would provide storage for
vehicles entering the site through vehicle stack patking. The valet patking atea can
accommodate approximately seven vehicles, and an additional two vehicles can be stored
between the Canyon Boulevard curb and the valet drop-off area entry. Three valet parking
attendants would be provided.’

+ This includes 12 commercial parking spaces for Building B per the original approval.
> LSA Associates Inc., Inn at the Village Valet Operation Analysis, October 23, 2013.
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Parking for delivery vehicles, including large trucks, would occur off of Canyon Boulevard in the

driveway area or in the porte cochere.

The property owner, iStar, has an agreement with Mammoth Mountain Ski Area (MMSA) to
provide up to 50 parking spaces on property owned by iStat. To date, iStar has been providing
these spaces in the existing 8050 parking structure. Once the proposed project is developed, it is
assumed that no spaces would be available in the 8050 patking structure for MMSA patking
during peak occupancy periods. Consistent with the flexible tetms of the above-referenced
agreement, iStar anticipates providing the MMSA spaces at one or mote other properties owned
by iStar, such as the Mammoth Crossing properties along Lake Maty Road and Minaret Road.

Affordable Housing Mitigation Plan

On November 5, 2003, the Town Council adopted Resolution No. 2003-63, by which the Town
Council identified the “value of cost gap per Employee Housing Unit (EHU)” in the amount of
$52,802. This resulted in the establishment of an Affordable Housing Mitigation In-Lieu Fee of
$30,889 per Full Time Employee Equivalent (FTEE), which equates to the $52,802 per EHU.
On August 12, 2004, Mammoth 8050, LLC, the original developer of the 8050 project, and the
Town entered into an In-Lieu Fee Agreement for the EHUs (AH In-Lieu Fee Agreement) to
mitigate the impact the proposed 8050 project would have on the availability of workforce
housing within the community, and to provide additional housing credits to the original
developer. The AH In-Lieu Fee Agreement confirmed that at the time, the Town’s value of
each EHU was $52,802. Nonetheless, the AH In-Lieu Agreement provides that in exchange for
credit for 30 EHUs, the original developer would pay the Town $3,000,000 ($100,000 per EHU
credit), in three separate payments of $1,000,000, in connection with each phase of the proposed
project (e.g., Buildings A, B, and C). Pursuant to the AH In-Lieu Fee Agreement, the original
developer paid the Town in-lieu fees totaling $2,000,000. The original developer, however, did
not construct Building C at 8050 and did not pay the Town the final payment of $1,000,000

when it became due.

At the rate of $100,000 per EHU, the $2,000,000 that the original developer paid the Town in
mitigation fees yielded credits for 20 EHUs. In addition, the original developer received credit
for two EHUs for demolishing two commercial buildings on the project site, for a total of 22
EHUs. The construction of Buildings A and B by the original developer generated a demand
for 17.5 EHUs. Therefore, the 8050 project maintains a credit of 4.5 EHUs.

The AH In-Lieu Fee Agreement provides as follows: “In the event the formula for calculating
housing requirements shall be changed prior to the Remaining Credits being utilized to offset
housing mitigation requirements, the value of such Remaining Credits shall be applied in
conformance with the formulas in effect at the time of use of the Remaining Credits.” Since the
effective date of the AH In-Lieu Fee Agreement, the Town has changed its affordable housing
policy. The Town’s interim housing policy (Town Council Resolution 09-76) now requites that
10 percent of the total project units be provided for on-site affordable housing; however, an
Affordable Housing Mitigation Plan (AHMP) may be approved instead of providing on-site
housing if a substantial additional affordable housing benefit is achieved.

Public Review Draft o July 2014 1-5 Executive Summary



Town of Mammoth Lakes
— NERSARY R Inn at the Village
B | 30— Subsequent Environmental Impact Report

CALIFORNIA

The Applicant proposes to construct up to 67 bedrooms in Building C. Pursuant to the Town’s
interim housing policy, those 67 bedrooms would require the Applicant to provide 6.7
bedrooms (6.7 EHUs) on the project site. Since each of the project’s 4.5 existing EHU credits
was generated at the rate of §100,000 per EHU (which is 189% of the then-value of $52,802 per
EHU), the Town has already achieved a substantial additional affordable housing benefit for
each of the project’s 4.5 EHU credits. Thetefore, the Applicant will apply for an AHMP which
confirms that no additional housing mitigation is required beyond the Application of the
project’s existing credit of 4.5 EHUs. The Town and Mammoth Lakes Housing, Inc. would
evaluate the Applicant’s AHMP request.

Landscaping

Landscaping for the project would include a combination of planting areas. Along the northeast
and southeast sides of the building, native plant communities, shrubs, and related groundcover
would be utilized. A Zen garden is proposed on the western side of the building. This area
would include concrete pavers, accent stone, and cobble paving. Native trees (such as Red Fir,
Lodgepole Pine, Mountain Hemlock, Mountain Maple, Mountain Alder, Western Chokecherry,
Western Water Birch, and Quaking Aspen) would be installed along the perimeter of the

proposed structute.

Although, some vegetation (including sapling trees along Minaret Road) would be removed as a
result of the proposed street frontage improvements, several existing trees would be preserved,
and new trees would be installed, as discussed above. A Tree Protection/ Preservation Plan
would be implemented to presetve and protect existing trees, shrubs, and other plant materials
including plants on adjoining properties during grubbing and grading, site preparation, and
construction activities. Existing Pine trees to be protected-in-place range from 10 to 24 inches
in diameter at breast height (DBH); no trees six inches DBH or greater would be removed as
part of the proposed project (as encouraged by the Town’s Municipal Code).

The proposed pocket park would be approximately 532 squate feet. Decorative pervious and
impervious paving and a Zen-style rock garden with public benches and boulders for street-side
seating would be installed. The area would be sited under a two-story heavy timber pergola,
providing weather protection.

Fire Lane

The project proposes a new fire lane along Minaret Road, to the south of the existing parking
structure entrance. The new fire lane would be 60 feet in length by 16 feet in width. The
existing retaining wall and sidewalk would be relocated and realigned farther to the west. The
relocated retaining wall would appear similar in height as the existing retaining wall. The
relocated sidewalk (with new pedestrian safety railing) would be realigned along the relocated
wall and then would connect into the future sidewalk planned to the south of the project site,
along Minaret Road. Due to the encroachment of the fire lane into California Department of
Transportation (Caltrans) right-of-way, Caltrans would need to approve this encroachment.
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Energy Saving Measures

The project would incorporate the following enetgy saving measures:

¢ South facing units feature deep balconies in front of window walls that act as a sun shade
in combination with high, operable windows to provide the desired amount of solar gain
and stack effect air circulation.

e A super insulated roof system would minimize thermal transfer through the roof with a
combination of built-up rigid insulation above the structural deck and an additional layer
of batt insulation applied below the deck.

e Dual method wall insulation would provide a high insular value, and a substantial
thermal break in the extetior wall, reducing air infiltration and condensation within the
wall cavity to create an extremely robust and long-lived thermal envelope.

» Extensive use of light emitting diode (LED) lighting would be used in a variety of
lighting fixtures.

» Weather-lock vestibule at the proposed pedestrian street entry would be positively
pressurized to keep warmed or cooled air inside the building and untreated, unfiltered air
out.

e The plaza level circulation and amenity spaces would include operable fenestration and,
in some areas, fully opening wall panels to embrace the summer season’s mild climate.

Grading

A minor amount of grading would be requited along the petimeter of the project site,
specifically along Minaret Road to allow for pedesttian improvements (the public kiosk and
pocket park) and a new fire lane (to the south of the existing parking structure driveway).

Snow Management

Snow storage would be provided for the proposed heated paver sidewalk and heated paved pool
deck. The existing Benefit Assessment District (BAD) for the NVSP area would maintain the
heated paver sidewalk, and the BAD would haul snow off site, as necessaty. Snow storage for
the existing driveway located off of Canyon Boulevard would remain unchanged.

Ice build-up on roof eaves would be prevented with heated roof gutters that would convey
runoff from the roof and eaves to existing stormwater retention systems. Adequate roof access
would also be provided to remove cotnices as needed.

Construction Phasing and Staging

The project would commence with above-grade improvements and be completed in a single
phase. The construction of the proposed project is anticipated to take 12 months. During
construction, the construction offices would be accommodated nearby on the Mammoth
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Crossing property located on the northeast corner of Canyon Road and Lake Mary Road while
construction phase parking, mobilization, and storage of materials would be located on the
southeast corner of Minaret Road and Main Street. During construction staging, the buildings
located on these two sites would remain accessible to emergency services.

1.4 GOALS AND OBJECTIVES

Pursuant to CEQA Guudelines Section 15124(b), the project description must include “[a] statement
of objectives sought by the proposed project.... The statement of objectives should include the
underlying purpose of the project.”

TOWN GOALS AND OBJECTIVES

The Town is comprised of 12 districts and four mountain portals, as desctibed in the Neighborhood
and District Character Element of the 2007 General Plan. Master planning of these specific districts
provides a basis for future land use decisions incotporating the goals, policies, and actions in the
Land Use and Community Design Elements as well as the Neighbothood and Disttict Character
Element. The characteristics of each district provide a sense of place regarding structure, function,
and a district center. The project site is located in the North Village District and the identified
charactetistics for this disttict are as follows:

e Viewsheds to Sherwin Range and the Knolls are preserved;

o Landscape that recalls the Eastern Sierra and establishes scale and street edge;

e Create a sense of exploration using pedestrian-oriented sidewalks, plazas, and courtyards
with pedestrian comforts;

e Easy pedestrian access actoss main streets;
e Gateway intersection at Minaret Road and Main Street/Lake Mary Road;
o Visitor-oriented entertainment retail district;

e Active day and evening through all four seasons, designed to achieve a two to three hour
visit;

e Resort and resident activities, amenities, and services;
e Animation with retail and significant businesses oriented to the street;
¢ Retail and services in “storefront” setting located at the sidewalk;

e A variety of resort lodging supported by meeting facilities, outdoor activities, and
restaurants, arts, culture, and entertainment;

» Create year-round non-vehicular links to mountain pottals;
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e ILake Mary Road connected to the North Village District by trails;

o Shared and pooled parking, convenient structuted parking, and small-scale street adjacent
surface patking; and

* Encourage living and working in close proximity to transit-otiented development.
NVSP GOALS AND OBJECTIVES

The NVSP aims to create a set of land use designations and development standards which facilitate
the development (or renovation) of the NVSP area as a concentrated, pedestrian-oriented activity
center with limited vehicular access. The NVSP is intended to achieve year-round uses and visitor
activity, strengthen the existing winter visitor market, and improve Mammoth’s attractiveness to
spring, summer, and fall resort visitors. The key objective of the NVSP, and consequently the Land
Use Element, is to enbance the Town’s image as a destination resort community, through the
creation of a high profile, pedestrian-oriented, resort activity center where lodging, restaurants,
shopping, housing, and recreational opportunities are located within proximity to one another and
easily accessible by transit.

There are six land use districts established within the NVSP. As previously noted, the project site is
located in the NVSP RG. RG has been assigned to patcels adjacent to and easily accessible to the
plaza, but still within the Pedesttian Core Ovetlay area. The Pedesttian Core area is intended to be a
mixed-use village with commercial uses on the ground level and accommodation units on uppet
floots. The scale of the individual ground level shops vaty. RG uses are intended to provide visitoz-
oriented resort services, but retail uses are limited to multi-tenant complexes or within full-service
hotels. Restaurants are generally the only freestanding uses permitted in the NVSP RG district.

The RG objectives identified in NVSP are as follows:

e To provide resort accommodations and supporting commercial facilities for visitor-otiented
activities and facilities;

* To provide a transition zone between the Plaza Resort and Specialty Lodging uses within
North Village and surrounding residential uses; and

» To provide integrated pedesttian access to and from the plazas.

PROJECT GOALS AND OBJECTIVES

The intent of the proposed project is to create a better relationship and integration with Minaret
Road, with a signature street level pedestrian potte cochere and other features that would animate
the streetscape and serve as an inviting portal into the proposed hotel. In a commitment to help the
NVSP area realize its place-making potential, the key goals and objectives of the project are to:

*  Greatly improve the project’s relationship with the streetscape by introducing the porosity
that allows for ease of pedestrian integration with Minaret Road;
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e Populate and animate this section of Minaret Road and allow for ease of access to and from
the proposed hotel amenities via the inviting pedestrian porte cochere;

e Provide streetscape features, including an informational kiosk and a pocket park;

e Deliver much needed critical mass in terms of hot beds to substantively help the NVSP area
achieve economic sustainability;

e Provide an array of services and amenities that make the NVSP area a much more
compelling destination for tourists and locals alike;

e Eliminate the need for any additional curb cuts along Minaret Road, which would be
disruptive to pedestrian flows, by utilizing the existing vehicular access to Building C off of
Canyon Boulevard,;

e Improve the animation and vibrancy of the streetscape along Minaret Road with the addition
of terraces for casual gathering or dining;

e Provide an array of amenities and related back-of-the-house functions that would allow for
the inn to operate efficiently and attract an expetienced and quality hotel operator to
reinforce 8050’s quality as a compelling year-round destination for visitors and locals alike;

e Deliver a LEED certifiable project consistent with the shared environmental values of the
Town and the Applicant;

e Utilize a contextually sensitive architectural vernacular that departs from the repetitive and
mostly uninspiring design solutions associated with eatlier generation lodging properties
within the community;

e Deliver a project that takes into account snow country design issues and constraints; and

* Produce a compelling, iconic, and economically sustainable lodging project that acts as a
catalyst for the revitalization and added vibrancy of the NVSP area.

1.5 ENVIRONMENTAL PROCEDURES
1.5.1 CEQADOCUMENT TIERING

The project site (the subject site of this SEIR) is located within the North Village Specific Plan
(NVSP) area. The NVSP is a set of land use designations and development standards which
facilitates the development (or renovation) of the “North Village” area as a concentrated, pedestrian-
oriented commercial and visitor accommodation center. Upon adoption of the NVSP, the Town
analyzed the potential environmental impacts that would result from the required General Plan
Amendments and Zoning Code Amendments necessaty for implementation of the NVSP,
encompassed in the Final Environmental Impact Report North Village Specific Plan (1991 PEIR), dated
February 1991. These land use changes were approved by the Town and the 1991 PEIR was
certified.  Since that time, the NVSP has undergone multiple amendments and associated
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environmental compliance documentation, including the following (refer to Section 1.5, Incorporation
by Reference, for a detailed discussion of each of the past environmental analyses conducted for
projects in the NVSP area):

Final Environmental Impact Report North Village Specific Plan, dated February 1991,

1994 NVSP Amendment;

North Village Specific Plan Environmental Impact Report Addendum May 1994);

1999 NVSP Amendment;

Subsequent Program Environmental Impact Report for the North Village 1999 Specific Plan Amendment
(October 13, 2000);

2005 NVSP Amendment;

2008 NVSP Amendment;

2009 NVSP Amendment; and

Final Environmental Impact Report Mammoth Crossing Project (April 17, 2009).

According to CEQA Guidelines, Section 15168(c), 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. If the lead agency finds that pursuant to Public Resources Code
Section 21166 and CEQA Guidelines Section 15162, no new effects could occur or no new
mitigation measures would be required, then the lead ageney can approve the activity as being within
the scope of the project covered by the Program EIR. (CEQA Guidelines Section 15168]c][2].)
Otherwise, further environmental review would be required if circumstances under Public Resources
Code Section 21166 and CEQA Guidelines Section 15162 ate triggered. The CEQA Guidelines go
on to state that where subsequent activities involve site specific opetations, the lead 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 operation were covered in the Program EIR

(CEQA Guidelines, Section 15168[c][4].)

Per Section 15168(d) of the CEQA Guidelines, the Program EIR can be used to simplify the task of
preparing environmental documents on later parts of the program. The Program EIR provides the
basis in an Initial Study for determining whether the later activity may have any significant effects;
and be incorporated by reference to deal with regional influences, secondary effects, cumulative
impacts, broad alternatives, and other factors that apply to the program as a whole.

THE TIERING PROCESS

To avoid repetition, wasted time, and unnecessaty speculation, a lead agency may “tier” EIRs for a
sequence of actions so that the later EIRs incorporate and build on the information in the previous
EIRs. (PRC Sections 21068.5, 21093; CEQA Guidelines Section 15152.) In patticular, tering may
be used when the sequence of environmental review begins with an EIR prepared for a program,
plan, policy, or ordinance, such as the 1991 PEIR, 1994 PEIR Addendum, and the 1999 SPEIR.
(PRC Section 21094[a]; and CEQA Guidelines Section 15152[d].) The first-tier EIR may be
followed by an EIR for another plan or policy of lesser scope, or a site-specific EIR for a specific
project. (PRC Section 21094[a]; CEQA Guidelines Sections 15152[b], 15385[a}.)

Once a first-tier EIR, such as the 1991 PEIR and 1994 PEIR Addendum, has been certified for a
program, plan, policy, or ordinance, the significant environmental effects of a later plan or policy of
lesser scope or a later development project must be examined using a tiered EIR. (PRC Section
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21094[a].) The second-tier EIR, here the 1999 SPEIR for the 1999 NVSP Amendment, is limited to
significant environmental effects that were (1) not examined in the 1991 PEIR and 1994 PEIR
Addendum, or (2) previously examined and that are susceptible to substantial reduction or
avoidance through project revisions, mitigation measures, ot other means. (PRC Section 21068.5,
CEQA Guidelines Section 15152[d].) Similar to the second-tier EIR, a third tier would follow a
similar methodology.

An SEIR need not examine significant environmental effects that the Town determined were either
(1) mitigated or avoided as a result of findings adopted under PRC Section 21081 (2)(1) for the 1991
PEIR, 1994 PEIR Addendum, and 1999 SPEIR, or (2) examined in a sufficient level of detail in the
previous environmental documentation to allow it to be mitigated or avoided through revisions to
the project, imposition of conditions, or other means when the later project is approved. (PRC
Section 21094[a][1].) Further, the Town must determine whether the project may cause significant
environmental effects that were not adequately addressed in the previous environmental
documentation. (CEQA Guidelines Section 15152[f].) The Town may conclude that a significant
environmental effect has been adequately addressed in the 1999 SPEIR and eatlier documentation if
it determines, based on an initial study or other analysis, that either of these statutory standards is
met. (CEQA Guidelines Section 15152[f][3].)

Accordingly, the third-tier EIR, the subject SEIR, should not reexamine significant project-related
environmental effects that would be mitigated or avoided through measutres resulting from the 1999
SPEIR and previous environmental documentation, or impacts that were examined in sufficient
detail that they can be mitigated or avoided when the later project is approved. (PRC Section
21094[a][1]; and CEQA Guidelines Section 15152[f][3].) The discussion and analysis in the SEIR is
therefore limited to significant environmental effects that were not examined in the previous
environmental documentation, and significant effects that were not examined in sufficient detail to
allow mitigation measures to be devised, but that can be mitigated or avoided after further study.
(PRC Section 21068.5; CEQA Guidelines Section 15152[d].) As such, where the 1999 SPEIR and
earlier environmental documentation examined impacts at a general programmatic level and did not
evaluate project-level impacts, the SEIR provides an independent analysis of the proposed project’s
significant environmental impacts. (See eg, In re Bay-Delta Programmatic Environmental Impact Report
Coordinated Proceedings [2008] 43 Cal. 4th 1143, 1173.)

TIERING FROM THE PREVIOUS
ENVIRONMENTAL DOCUMENTATION

Where appropriate, this SEIR tiets off the 1999 SPEIR and earlier environmental documentation.
As discussed above, under CEQA Guidelines Section 15152, tiering is appropriate when the
sequence of analysis follows from an EIR prepated for a general plan, policy, or program to an EIR
of lesser scope, or to a site-specific EIR. Under CEQA, the 1991 PEIR and 1994 PEIR Addendum
are considered first-tier documents, the 1999 SPEIR is considered a second-tier document, and this
SEIR for the proposed project is considered a third-tier document. Pursuant to CEQA Guidelines
Section 15152(d)(1) and (2), the standard of review for an SEIR is defined as follows:

(d) Where an EIR has been prepared and certified for a program, plan, policy, or ordinance consistent with
the requirements of this section, any lead agency for a later project pursuant to or consistent with the
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program, plan, policy, or ordinance should limit the EIR or negative declaration on the later project to
effects which:

(1) Were not examined as significant effects on the environment in the prior EIR; or
(2) Are susceptible to substantial reduction or avoidance by the choice of specific revisions in the
project, by the imposition of conditions, or other means.

Accordingly, this SEIR will focus its analysis on changes to the project or the surrounding
circumstances that may have occutred since the Town of Mammoth Lakes certified the 1999 SPEIR.
Under prncipals of tiering, if first- and second-tier documents found significant impacts, then the
third-tier EIR must require implementation of the prior mitigation measures unless the analysis
explains that the measures are not applicable or that other mitigation measures can replace the
previous measures and similarly reduce the impacts to a level of insignificance. The 1991 PEIR,
1994 PEIR Addendum, and 1999 SPEIR determined that the following significant and unavoidable
impacts for the project site would occur with implementation of the NVSP:

e Impacts to school facilities (1991 PEIR);

e Existing view impacts (pertaining to the proposed gondola feature) (1991 PEIR);

e Land use impacts related to the aesthetics of the proposed gondola feature (1991 PEIR);

o Fiscal impacts as a result of an undetermined net cost to Mono County (1991 PEIR); and

e Air Quality (Threshold exceedances established by the Great Basin Unified Air Pollution
Control District and cumulative considerations for air quality) (1999 SPEIR).

All other impacts were found to be less than significant through the existing standards, regulations,
and/or mitigation measures imposed under the 1991 PEIR, 1994 PEIR Addendum, and the 1999
SPEIR. As discussed previously, this SEIR is “tiered” from the previous environmental
documentation. As defined under CEQA Guidelines Section 15385, “tiering” refers to the
analysis of general matters in broader, programmatic EIRs (such as the 1991 PEIR, 1994 PEIR
Addendum, and 1999 SPEIR) with subsequent narrower EIRs for individual projects that
concentrate on site-specific issues and incorporate by reference the general discussionsin the
programmatic EIR. CEQA and the CEQA Guidelines encourage the use of tieted EIRs to reduce
delays and excessive paperwork in the environmental review process. This is accomplished in
tiered EIRs by eliminating repetitive analyses of issues that were adequately addressed in the
Program EIR and by incorporating those analyses by reference. The tiering of the environmental
analysis for the proposed project allows this SEIR to rely on the previous environmental
documentation (incorporated by reference) for: (1) a discussion of general background and
setting information for environmental topic areas; (2) overall growth-related issues; (3) issues that
were previously evaluated in sufficient detail in the previous environmental documentation and
for which there is no significant new information or changed circumstances that would require
further analysis; and (4) cumulative impacts. For those impacts that were determined to be
significant and unavoidable for the project site in the 1991 PEIR, 1994 PEIR Addendum, and 1999
SPEIR, and which will remain significant and unavoidable with the implementation of the proposed
project, the SEIR is not required to, and does not provide, duplicative analysis. Certain
environmental analyses from the previous environmental documentation ate reiterated in this SEIR
to provide a comprehensive analysis of the environmental factors, but the inclusion of such analyses
is not intended to provide a basis for reconsidering the Town’s certification of the previous
environmental documentation and its approval of the NVSP and associated Amendments.
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EIR FORMAT

Based upon the Modified Initial Study, Town of Mammoth Lakes staff determined that a2 SEIR
should be prepared for the proposed project because there was new information of substantial
importance that showed the proposed project could have one or more significant effects not
discussed in the 1991 PEIR, 1994 PEIR Addendum, or the 1999 SPEIR. The scope of the SEIR
was determined based upon the Town of Mammoth Lakes’ Modified Initial Study, comments
received in response to the NOP, and comments received at the Scoping Meeting conducted by the
Town of Mammoth Lakes. Pursuant to Sections 15126.2 and 15126.4 of the State CEQA
Guidelines, the SEIR is organized into 11 sections, as follows:

o Section 1.0, Executive Summary, provides a brief project desctiption and summary of the
environmental impacts and mitigation measutes.

o Section 2.0, Introduction and Purpose, provides CEQA compliance information.
e Section 3.0, Project Description, provides a detailed project desctiption indicating project
location, background, and history; project charactetistics, phasing, and objectives; as well as

associated discretionary actions required.

o Section 4.0, Basis of Cumulative Analysis, describes the approach and methodology for the
cumulative analysis.

e Section 5.0, Environmental Analysis, contains a detailed environmental analysis of the existing
conditions, project impacts, recommended mitigation measures, and unavoidable adverse
impacts for a number of environmental topic areas.

o Section 6.0, Other CEQA Considerations, discusses significant environmental changes that
would be involved in the proposed action, should it be implemented. The project’s growth-
inducing impacts, including the potential for population growth, are also discussed.

o Section 7.0, Alternatives to the Proposed Project, describes a reasonable range of alternatives to
the project or to the location of the project that could avoid or substantially lessen the
significant impact of the project and still feasibly attain the basic project objectives.

o Section 8.0, Effects Found Not to be Significant, provides an explanation of potential impacts
that have been determined not to be significant.

e Section 9.0, Organizations and Persons Consulted, identifies all Federal, State, or local agencies,
other organizations, and individuals consulted.

o Section 10.0, Bibliography, identifies reference sources for the SEIR.

o Section 11.0, Appendices, contains technical documentation for the project.
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1.6 ENVIRONMENTAL ISSUES/
MITIGATION SUMMARY

The following is a brief summaty of the impacts, mitigation measures, and unavoidable significant
impacts identified and analyzed in Section 5.0, Environmental Analysis, of this SEIR. Impacts are
generally classified as potentially significant impact, less than significant impact, or no impact. For
the purposes of this environmental analysis, impacts wete analyzed in each environmental issue atea
for the proposed project. If necessary, mitigation measures are recommended in otder to reduce any
significant impacts. As the SEIR is being prepared for the Project, the 1999 SPEIR Mitigation
Measures are applied as approprate. The “Mitigation Measures” are project-specific measures that
would be required of the project to avoid a significant adverse impact; to minimize a significant
adverse impact; to rectify a significant adverse impact by restoration; to reduce ot eliminate a
significant adverse impact over time by preservation and maintenance opetations; ot to compensate
for the impact by replacing or providing substitute resources or environment. Modifications to the
1999 SPEIR Mitigation Measures are made in strkethrough and double underline text. Where
further Mitigation Measures are requited beyond what was recommended in the 1999 SPEIR,

Additional Mitigation Measures are prescribed. Refer to the appropriate SEIR Section for additional
information.
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MITIGATION MEASURES

Project implementation would not conflict with the
Town of Mammoth Lakes Municipal Code
standards or regulations.

measures are applicable to this topical area.

Additional Mitigation Measures:
required.

No additional mitigation measures are

EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION — strkethrough and double updedine text The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmatic in nature).
5.1 LAND USE
LAND-1 | Town of Mammoth Lakes General Plan 2007 Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Project implementation would not conflict with the
2007 General Plan policies or regulations. Additional Mitigation Measures: No additional mitigation measures are
required.
LAND-2 | North Village Specific Plan Applicable 1999 SPEIR Mitigation Measures: No additional 1999 SPEIR | Less Than Significant Impact.
mitigation measures are applicable to this topical area; refer to Section 5.2,
Project implementation would not conflict with the | Aesthetics/Light and Glare.
North  Village Specific Plan standards or
regulations, as amended. Additional Mitigation Measures No additional mitigation measures are
required.
LAND-3 | Town of Mammoth Lakes Municipal Code Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.

CUMULATIVE IMPACTS
Town of Mammoth Lakes General Plan 2007

Development associated with the proposed Project
and related cumulative projects would not conflict
with the 2007 General Plan policies or regulations.

Town of Mammoth Lakes Municipal Code

Development associated with the proposed Project
and related cumulative projects would not conflict
with the Town of Mammoth Lakes Municipal Code
standards or regulations.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation
measures are applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measures are

required.

Less Than Significant Impact.
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MITIGATION MEASURES
ER IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION —_——— strikethrough and double underfine text The changes to the 1399 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmatic in nature).
CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
North Village Specific Plan
Additional Mitigation Measures: No additional mitigation measures are
Development associated with the proposed project | required.
and related cumulative projects would not conflict
with the North Village Specific Plan standards or
regulations, as amended.
5.2 AESTHETICS
AES-1 Scenic Views and Vistas Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Project implementation would not have a -
substantial adverse effect on a scenic view or vista. | Additional Mitigation Measures: No additional mitigation measures are
required.
AES-2 State Scenic Highways Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Project implementation would not have a
substantial adverse effect on visual resources | Additional Mitigation Measures: No additional mitigation measures are
within a State scenic highway. required.
AES-3 Short-Term Visual Character/Quality Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.
Project construction activites would temporarily | 5.3-1j Construction equipment staging areas shall use appropriate
degrade the visual character/quality of the site and eening (ie., te ary fencing wi ague materi ffe
its surroundings.
Staging locations shall be indicated
on ]:h_g=pr01ect Building Permit and Grading Plans and shall be
subject to review by the Town of Mammoth Lakes Community and
Economic Development_Department Planning Manager Birestor
in accordance with the Municipal Code requirements.
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MITIGATION MEASURES
EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made. in SIGNIFICANCE
SECTION S strikethrough and double underfing text. The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clerify/up-date the information and/or
present the measure in & project-specific manner (as these measures are
rammatic in nature).
— L
Additional Mitigation Measures:
AES-1 The Applicant shall prepare and submit a construction hauling
plan to be reviewed and approved by the Community and
Economic Development Department Planning Manager prior to
issuance of Grading Permit. The hauling plan shall ensure that
construction haul routes minimize impacts to sensitive uses in the
project vicinity.
AES-4 Long-Term Visual Character/Quality Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.
Project implementation could degrade the visual | 5.3-1d The landscape design for the site shall maximize the use of
character/quality of the site and its surroundings. existing vegetation, and where new plants are infroduced, they
shall include, and/or blend W|th plants native to the Mammoth
Lakes enwronment
Landscape plans for the site shall be
completed by a certified landscape architect.
53-2b The architectural style for the development shall blend with the
site’s natural setting. Rooflines shall reflect (step down) the slope
of the site, and natural “earth tone” colors and materials such as
stone and wood shall be emphasized. Conformance shall be
assured through the Town’s design review procedures.
Additional Mitigation Measures: No additional mitigation measures are
required.
AES-5 Light and Glare Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.
Development of the proposed project would | 5.3-3c The project shall use minimally reflective glass and all other
introduce new sources of light and glare into the matenals used on me_extenor g%@%buﬂdmgs and
project area. sabin owers} shall be
selected wrth attentlon to mlnlmlzmg reﬂectlve glare.
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EIR

SECTION

*

IMPACTS

ITIGATION MEASURES

Note that Modifications to the 1999 SPEIR mitigation measures are made in
strkethrough and double underfine text. The changes to the 1999 SEIR
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmatic in nature).

5.3-3d Vegetative buffers shall be used to reduce light intrusion on

residential developmentM@M—and—m

Additional Mitigation Measures:
AES-2 The Applicant shall prepare and submit an outdoor lighting plan
pursuant to the Town’s Lighting Regulations (Section 17.36.030,
of the Municipal Code) to the Community and Economic
Development Planning Manager that includes a footcandle map
illustrating the amount of light from the project site at adjacent
light sensitive receptors.

AES-3 Landscape lighting should be designed as an integral part of the
project. Lighting levels shall respond to the type, intensity, and
location of use. Safety and security for pedestrians and vehicular
movements must be anticipated. Lighting fixture locations shall
not interfere or impair snow storage or snow removal operations.
Light fixtures shall have cut-off shields to prevent light spill and
glare into adjacent areas.

SIGNIFICANCE
AFTER MITIGATION

AES-6

Shade/Shadow

Development of the proposed project would
infroduce shade and shadow onto adjacent
buildings and roadway right-of-way within the
project area.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation
measures are applicable to this topical area.

Additional Mitigation Measures:
required.

No additional mitigation measures are

Less Than Significant Impact.

CUMULATIVE IMPACTS
Scenic Views and Vistas
Project implementation would not have a

substantial adverse cumulative effect on a scenic
view or vista.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation
measures are applicable to this topical area.

Additional Mitigation Measures:
required.

No additional mitigation measures are

Less Than Significant Impact.
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EIR
SECTION

IMPACTS

CUMULATIVE IMPACTS
State Scenic Highways
Project implementation would not have a

substantial adverse cumulative effect on visual
resources within a State scenic highway.

MITIGATION MEASURES

Note that Modifications to the 1999 SPEIR mitigation measures are made in

strikethrough and text. The changes to the 1999' SEIR

mitigation measures have been made to clarify/up-date the information and/or

present the measure in a project-specific manner (as these measures are
rammatic in nature).

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation
measures are applicable to this topical area.

Additional Mitigation Measures:
required.

No additional mitigation measures are

SIGNIFICANCE
AFTER MITIGATION

Less Than Significant Impact.

CUMULATIVE IMPACTS
Short-Term Visual Character/Quality
Development associated with the proposed project

and related cumulative projects could result in a
significant cumulative short-term aesthetic impact.

Applicable 1999 SPEIR Mitigation Measures: Refer to the 1999 SPEIR

Mitigation Measure 5.3-1j.

Additional Mitigation Measures: Refer to the Additional Mitigation Measure
AES-1.

Less Than Significant Impact With Mitigation Incorporated.

CUMULATIVE IMPACTS
Long-Term Visual Character/Quality

Development associated with the proposed project
and related cumulative projects could result in
significant long-term cumulative character/quality
impacts.

Applicable 1999 SPEIR Mitigation Measures: Refer to the 1999 SPEIR
Mitigation Measure 5.3-1d and 5.3-2b.
Additional Mitigation Measures: No additional mitigation measures are
required.

Less Than Significant Impact With Mitigation Incorporated.

CUMULATIVE IMPACTS
Light and Glare

Development of the proposed project would
introduce new sources of light and glare into the
project area, which could result in cumulatively
considerable light and glare impacts.

Applicable 1999 SPEIR Mitigation Measures: Refer to the 1999 SPEIR
Mitigation Measure 5.3-3c and 5.3-3d.
Additional Mitigation Measures: Refer to Additional Mitigation Measure
AES-2 and AES-3.

Less Than Significant Impact With Mitigation Incorporated.
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MITIGAT| EASURES

EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION S strikethrough and double undedine text The changes to the 1999 SEIR AFTER MITIGATION

mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmatic in nature).

CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.

Shade/Shadow
Additional Mitigation Measures: No additional mitigation measures are
Development of the proposed project would not | required.

result in cumulatively considerable shade and
shadow impacts within the NVSP area.

53 TRAFFIC/CIRCULATION

TRA-1 Construction Traffic Generation Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact With Mitigation Incorporated.
measures are applicable to this topical area.
Project construction would not cause a significant
increase in traffic for existing conditions when | Additional Mitigation Measures:
compared to the ftraffic capacity of the street
system. TRA-1 Prior to issuance of any Building Permits, a Construction
Management Plan shall be submitted for review and approval by
the Community and Economic Development Department Planning
Manager. The Construction Management Plan shall, at a
minimum, address the following:

e Traffic control for any street closure, detour, or other
disruption to traffic circulation.

o |dentify the routes that construction vehicles would utilize
for the delivery of construction materials (i.e., lumber,
tiles, piping, windows, etc.), to access the site, traffic
controls and detours, and proposed construction phasing
plan for the project.

e  Specify the hours during which transport activities can
occur and methods to mitigate construction-related
impacts to adjacent streets.
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EIR

SECTION IMPACTS

TIGATIO U

Note that Modifications to the 1999 SPEIR mitigation measures are made in
sirikethrough and double underfine text. The changes to the 1999 SEIR
mitigation measures have been made to clarify/up-date the information and/or
present the measure in & projectspecific manner. (as these measures are
programmatic in nature).

Require the Applicant to keep all haul routes clean and
free of debris, including but not limited to gravel and dirt
as a result of its operations. The Applicant shall clean
adjacent streets, as directed by the Town Engineer (or
representative of the Town Engineer), of any material
which may have been spilled, tracked, or blown onto
adjacent streets or areas.

The scheduling of hauling or transport of oversize loads
shall avoid peak hour fraffic periods to the maximum
extent feasible, unless approved otherwise by the Town
Engineer. No hauling or fransport shall be allowed
during nighttime hours or Federal holidays. All hauling
and transport activities shall comply with Municipal Code
Chapter 8.16, Noise Regulation.

Haul frucks entering or exiting public streets shall at all
times vield to the public traffic.

If hauling operations cause any damage to existing
pavement, streets, curbs, and/or gutters along the haul
route, the Applicant shall be fully responsible for repairs.
The repairs shall be completed to the satisfaction of the
Town Engineer.

All constructed-related parking and staging of vehicles
shall be kept out of the adjacent public roadways and
shall occur within the identified construction staging area.

This Plan shall meet standards established in the cumrent
California Manual on Uniform Traffic Control Device
(MUTCD) as well as Town of Mammoth Lakes
requirements.

SIGNIFICANCE

AETER MITIGATION
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MITIGATION MEASURES
EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation' measures are made in SIGNIFICANCE
SECTION —_—— strikethrough and double underfine text The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
rammatic in nature).
|
TRA-2 Project Traffic Generation Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Project implementation would not cause a
significant increase in traffic for forecast conditions | Additional Mitigation Measures: No additional mitigation measures are
when compared to the traffic capacity of the street | required.
system.
TRA-3 2007 General Plan Buildout Conditions Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Development associated with the proposed project
and buildout of the 2007 General Plan would not | Additional Mitigation Measures: No additional mitigation measures are
result in significant traffic impacts. required.
CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact With Mitigation Incorporated.
measures are applicable to this topical area.
Construction of the proposed project, and other
related cumulative projects, could increase traffic | Additional Mitigation Measures: Refer to Additional Mitigation Measure
when compared to the traffic capacity of the | TRA-1.
existing street system.
CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Implementation of the proposed project and other
related cumulative projects, would not cause a | Additional Mitigation Measures: No additional mitigation measures are
significant increase in traffic when compared to the | required.
traffic capacity of the street system.
5.4 NOISE
N-1 Short-Term Construction Noise Impacts Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.
Grading and construction within the area would | 5.6-1a Prior to issuance of any Grading Permit, the Director of Public
result in temporary noise impacts to nearby noise Works and the Building Official shall confirm that the Grading
sensitive receivers. Plan, Building Plan, and specifications stipulate that construction
i Pursuant-to-ChapterSection 8.16.090 of the Town’s
Municipal Code Ordinance-eonstruction-activities-shall-be-limited
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SECTION

IMPACTS

ITIGATION MEASURES

Note that Modifications to the 1989 SPEIR mitigation measures are made in
strikethrough and double underfine text The changes to the 1999 SEIR
mitigation measures have been made to clarify/up-date the information and/or.
present the measure in a project-specific manner (as these measures are
programmatic in nature).

SIGNIFICANCE

AFTER MITIGATION

fo-the-heurs-of (7:00 a.m. to 8:00 p.m. Monday through Saturday
and prohibited on Sunday or holidays, or as otherwise permitted

by ChapterSection 8.16.090),

9.6-1b Prior to Grading Permit issuance all Ggonstruction equipment,
fixed or mobile, shall be muffled or controlled, if required, to meet
Chapter 8.16 requirements for maximum noise generated by
construction equipment. Contracts shall specify that engine-
driven equipment be fitted with appropriate noise mufflers.

Additional Mitigation Measures:

N-1 Prior to Grading Permit issuance, the Applicant shall provide a
qualified “Noise Disturbance Coordinator.” The Disturbance
Coordinator shall be responsible for responding to any local
complaints about construction noise. When a complaint is
received, the Disturbance Coordinator shall notify the Town within
24-hours of the complaint and determine the cause of the noise
complaint (e.g., starting too early, bad muffler, etc.) and shall
implement reasonable measures to resolve the complaint, as
deemed acceptable by the Community and Economic
Development Department Planning Manager. The contact name
and the telephone number for the Disturbance Coordinator shall
be clearly posted on-site.

N-2 Prior to Grading Permit issuance, during construction, stationary
construction equipment shall be placed such that emitted noise is
directed away from sensitive noise receivers (e.g., along Minaret
Road and away from the Fireside at the Village condominiums).

Vibration Impacts

Project implementation would not result in
significant vibration impacts to nearby sensitive
receptors.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation
measures are applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measures are
required.

Less Than Significant Impact.
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MITIGATION MEASURES

Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE

‘sirkethrough and double underdine text The changes to the 1999 SEIR ERMI ON
mitigation measures have been made to clerify/up-date the information and/or

present the measure! in' & project-specific manner (as these measures are
rammatic in nature).

N-3 Long-Term (Mobile) Noise Impacts Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.

EIR

SECTION INPACTS

Traffic generated by the proposed project would not
significantly confribute to existing traffic noise in the | Additional Mitigation Measures: No additional mitigation measures are
area or exceed the Town’s established standards. required.

N-4 Long-Term (Stationary) Noise Impacts Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant impact With Mitigation Incorporated.
measures are applicable to this topical area.

The proposed Project would result in an increase in
long-term stationary ambient noise levels. Additional Mitigation Measures:

N-3 Mechanical equipment shall be placed as far practicable from
sensitive receptors.  Additionally, the following shall be
considered prior HVAC installation: proper selection and sizing of
equipment, installation of equipment with proper acoustical
shielding, and incorporating the use of parapets into the building
design.

CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: Refer to 1999 SPEIR | Less Than Significant Impact With Mitigation Incorporated.

Mitigation Measures 5.6-1a and 5.6-1b.

Short-Term Construction Noise Impacts
Additional Mitigation Measures: Refer to Additional Mitigation Measures N-1
Grading and construction within the area combined | and N-2.

with other related cumulative projects could resuit
in shortterm noise impacts to nearby noise
sensitive receivers.

CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.

Vibration Impacts
Additional Mitigation Measures: No additional mitigation measures are
Project implementation combined with other related | required.

cumulative projects would not result in significant
vibration impacts to nearby sensitive receptors.
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Short-term construction activities associated with
the proposed project would result in increased air
pollutant emission impacts or expose sensitive
receptors to increased pollutant concentrations.

MITIGATION MEASURES
EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION —— strkethrough and double underiine text The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
L programmatic in nature).

CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.

Long-Term (Mobiie) Noise Impacts
Additional Mitigation Measures: No additional mitigation measures are

Traffic generated by the proposed project combined | required.

with other related cumulative projects would not

significantly contribute to existing traffic noise in the

area or exceed the Town’s established standards.

CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact With Mitigation Incorporated.
measures are applicable to this topical area.

Long-Term (Stationary) Noise Impacts
Additional Mitigation Measures: Refer to Additional Mitigation Measure N-3.

The proposed project combined with other related

cumulative projects would result in an increase in

long-term stationary ambient noise levels.

55 AIR QUALITY
AQ-1 Short-Term (Construction) Air Emissions Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.

5.5-1a

WRMQ measures mm durlng
grading and/or construction of the individual-development-sites
project to ensure compliance with permit conditions and
applicable Town and GBUAPCD requirements.

Public Review Draft ¢ July 2014

1-26

Executive Summary



w L

CALIFORNIA

Town of Mammoth Lakes

Inn at the Village
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EIR
SECTION

IMPACTS

MITIGATION MEAS

Note that Modifications to the 1999 SPEIR mitigation measures are made in
strikethrough and double underfing text The changes to the 1999 SEIR
mitigation measures have been made to clarify/up-date the information and/or:
present the measure in a project-specific manner (as these measures are
programmatic in nature).

SIGNIFICANCE

AFTER MITIGATION

a.

The individual-development projects shall comply with
State, GBUAPCD, Town, and Uniform Building Code
dust control regulations, so as to prevent the soil from
being eroded by wind, creating dust, or blowing onto a
public road or roads or other public or private property.

Adequate watering techniques shall be employed on a
daily basis to partially mitigate the impact of construction-
generated dust particulates.

Clean-up on construction-related dirt on approach routes
to individual-development the project sitesfimprovements
shall be ensured by the application of water and/or
chemical dust retardants that solidify loose soils. These
measures shall be implemented for construction vehicle
access, as directed by the Town Engineer. Measures
shall also include covering, watering or otherwise
stabilizing all inactive soil piles (left more than 10 days)
and inactive graded areas (left more than 10 days).

Any vegetatlve ground cover to be utlllzed on the
sit

shall be planted as soon as possible to reduce the

amount of open space subject to wind erosion. Irrigation

shall be installed as soon as possible to maintain the

ground cover.

All trucks hauling dirt, soil or other loose dirt material
shall be covered.

5.5-1b To reduce the potential of spot violations of the CO standards and
odors from construction equipment exhaust, unnecessary idling of

conslmctlon eqmpment shaII be avonded M

aarapl

ld){3) l!g!!gg!
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MITIGATION MEASURES

Development associated with the proposed project
would result in increased impacts pertaining to
operational air emissions.

MM 5.5-2a

MM 5.5-2b

In order to reduce emissions associated with both mobile and
stationary sources (i.e., wood burning stoves and fireplaces), al
individual-developmentprejests-the proposed project shall adhere
to the regulations contained in the 2013 Air Quality Management
Maintenance Plan for the Town of Mammoth Lakes and Chapter
8.30, Particulate Emission Regulations, of the Town’s Municipal
Code. The commercial use tenants throughout the Specific Plan
area shall, at a minimum, include the following, as appropriate:

e Bicycle racks, lockers or secure storage areas for
bicycles;
Transit access, including bus turnouts;
Site access design shall avoid queuing in driveways; and
Muich, groundcover, and native vegetation to reduce
dust.

Each The proposed project shall contribute on a fair share basis
to the Town's street sweeping operations in order to reduce
emissions and achieve maintain the required Federal standard.

EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION —_—— strikethrough and double upderfine text The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmatic in nature). J
Additional Mitigation Measures:
AQ-1 Under the Great Basin Unified Air Pollution Control District
(GBUAPCD) Rule 200-A and 200B, the project Applicant shall
apply for a Permit To Construct prior to construction, which
provides an orderly procedure for the review of new and modified
sources of air pollution.
AQ-2 Under the Great Basin Unified Air Pollution Control District
(GBUAPCD) Rule 216-A (New Source Review Requirement for
Determining Impact on Air Quality Secondary Sources), the
project Applicant shall complete the necessary permitting
approvals prior to commencement of construction activities.
AQ-2 Long-Term (Operational) Air Emissions Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation incorporated.
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Development associated with the project would be
consistent with regional plans.

Tl SURES
EIR IMPACTS Note that Modifications to the 1939 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION e——— strikethrough and text. The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmaﬁc in nature). =
MM 5.5-2¢
Additional Mitigation Measures: No additional mitigation measures are
required.
AQ-3 Localized Emissions Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
measures are applicable to this topical area.
Development associated with the project would not
result in significant localized emissions impacts or | Additional Mitigation Measures: No additional mitigation measures are
expose sensitive receptors to substantial increased | required.
poliutant concentrations.
AQ-4 Consistency with Regional Plans Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.

measures are applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measures are
required.

CUMULATIVE IMPACTS

Short-Term (Construction) Air Emissions

Short-term construction activities associated with
the proposed project and other related cumulative
projects, would result in increased air pollutant
emission impacts or expose sensitive receptors to
increased pollutant concentrations.

Applicable 1999 SPEIR Mitigation Measures: Refer to 1999 SPEIR

Mitigation Measures 5.5-1a and 5.5-1b.

Additional Mitigation Measures: Refer to Additional Mitigation Measures
AQ-1 and AQ-2.

Less Than Significant Impact With Mitigation Incorporated.
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Policies, or Regulations

Implementation of the proposed project would not
conflict with an applicable greenhouse gas
reduction plan, policy, or regulation.

document preparation, the CEQA Guidelines did not expressly address global
climate change, and GHG analyses were not required under CEQA.
Additional Mitigation Measures: No additional mitigation measures are
required.

ITIGA
EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION S strikethrough and double undedine text. The changes to the 1999 SEIR AFT, - (o]

mitigation measures have been made to clarify/up-date the information and/or
present the measure in a project-specific manner (as these measures are
programmatic in nature).

CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: Refer to 1999 SPEIR | Less Than Significant Impact With Mitigation Incorporated.
Mitigation Measures 5.5-2a through 5.5-2c.

Long-Term (Operational) Air Emissions
Additional Mitigation Measures: No additional mitigation measures are

Development associated with the proposed project | required.

and other related cumulative projects, would result

in increased impacts pertaining to operational air

emissions.

5.6 GREENHOUSE GAS EMISSIONS
GHG-1 Greenhouse Gas Emissions Applicable 1999 SPEIR Mitigation Measures: At the time of the 1999 SPEIR | Less Than Significant Impact.

document preparation, the CEQA Guidelines did not expressly address global

Greenhouse gas emissions generated by the | climate change, and GHG analyses were not required under CEQA.

project would not have a significant impact on

global climate change. Additional Mitigation Measures: No additional mitigation measures are
required.

GHG-2 | Consistency with Applicable GHG Plans, | Applicable 1999 SPEIR Mitigation Measures: At the time of the 1999 SPEIR | Less Than Significant Impact.

CUMULATIVE IMPACTS
Greenhouse Gas Emissions

Greenhouse gas emissions generated by the
project and other related cumulative projects, would
not have a significant impact on global climate
change.

Applicable 1999 SPEIR Mitigation Measures: At the time of the 1999 SPEIR
document preparation, the CEQA Guidelines did not expressly address global
climate change, and GHG analyses were not required under CEQA.
Additional Mitigation Measures: No additional mitigation measures are
required.

Less Than Significant Impact.
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MITIGAT t)
EIR IMPACTS Note that Modifications to the 1999 SPEIR mitigation measures are made in SIGNIFICANCE
SECTION e strikethrough and double underfine text. The changes to the 1999 SEIR AFTER MITIGATION
mitigation measures have been made to clarify/up-date the information and/or
present the measure in & project-specific manner (as these measures are
programmaﬁc in nature).
CUMULATIVE IMPACTS Applicable 1999 SPEIR Mitigation Measures: At the time of the 1999 SPEIR | Less Than Significant Impact.
document preparation, the CEQA Guidelines did not expressly address global
Consistency with Applicable GHG Plans, | climate change, and GHG analyses were not required under CEQA.
Policies, or Regulations
Additional Mitigation Measures: No additional mitigation measures are
Implementation of the proposed project and other | required.
related cumulative projects, would not conflict with
an applicable greenhouse gas reduction pian,
policy, or regulation.
5.7 UTILITIES AND SERVICE SYSTEMS
Uss-1 Short-Term Construction Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation | Less Than Significant Impact.
(Water Demand and Wastewater Generation) measures are applicable to this topical area.
Water demand and wastewater generation during | Additional Mitigation Measures: No additional mitigation measures are
consfruction would not result in a significant | required.
demand on water or generate a significant amount
of wastewater.
USS-2 | Water Services Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.
Project implementation would increase the demand | 5.10-8 w}me project aApplicant shall
for water at the project site.
and pay the appropnate fees to the MCWD_an.dMLEED Au-new
Additional Mitigation Measures: No additional mitigation measures are
required.
USS-3 | Wastewater Services Applicable 1999 SPEIR Mitigation Measures: Less Than Significant Impact With Mitigation Incorporated.
Project implementation would result in an increase | 5.10-7 Prior to building permit issuance, Fhe project aApplicant shall
in wastewater generation at the project site. i I ici i pay
the appropriate fees to the MCWD. All_new—wastewater
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EIR

SECTION IMPACTS

ITIGATIO|

Note that Modifications to the 1999 SPEIR mitigation measures are made in
strikethrough and double underfine text The changes to the 1999 SEIR
mitigation measures have been made to clarify/up-date the information and/or
present the measure in & project-specific manner (as these measures are
programmatic in nature).

SIGNIFICANCE
AFTER MITIGATION

Additional Mitigation Measures: No additional mitigation measures are
required.

CUMULATIVE IMPACTS

Development associated with the proposed project
and other related cumulative projects could result in
cumulatively considerable impacts to the water
supply and wastewater generation.

Applicable 1999 SPEIR Mitigation Measures: Refer to 1999 SPEIR
Mitigation Measures 5.10-7 and 5.10-8.

Additional Mitigation Measures: No additional mitigation measures are
required.

Less Than Significant Impact With Mitigation Incorporated.
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1.7 SUMMARY OF PROJECT ALTERNATIVES

In accordance with CEQA Guidelines Section 15126.6, this section describes a range of reasonable
alternatives to the project, or to the location of the project. The analysis focuses on alternatives
capable of avoiding or substantially lessening the project’s significant environmental effects, even if
the alternative would impede, to some degree, the attainment of the proposed project objectives, ot
would be more costly. The range of required alternatives is governed by the “rule of reason” that
requires the analysis to set forth only those alternatives necessaty to petmit a reasoned choice. The
alternatives are limited to ones that would avoid or substantially lessen any of the project’s
significant effects. Of those alternatives, only the ones that the lead agency has determined could
feasibly attain most of the basic project objectives are examined in detail.

TOWN GOALS AND OBJECTIVES

The Town is comprised of 12 districts and four mountain portals, as described in the Neighborhood
and District Character Element of the 2007 General Plan. Master planning of these specific districts
provides a basis for future land use decisions incorporating the goals, policies, and actions in the
Land Use and Community Design Elements as well as the Neighborhood and District Character
Element. The characteristics of each district provide a sense of place regarding structure, function,
and a district center. The project site is located in the North Village District and the identified
characteristics for this district are as follows:
e Viewsheds to Sherwin Range and the Knolls are preserved;

* Landscape that recalls the Eastern Sierra and establishes scale and street edge;

o Create a sense of exploration using pedestrian-oriented sidewalks, plazas, and couttyards
with pedestrian comforts;

e Easy pedestrian access across main streets;
e Gateway intersection at Minaret Road and Main Street/Lake Mary Road;
e Visitor-onented entertainment retail district;

e Active day and evening through all four seasons, designed to achieve a two to three hour
visit;

s Resort and resident activities, amenities, and services;
* Animation with retail and significant businesses oriented to the street;
» Retail and services in “storefront” setting located at the sidewalk;

e A variety of resort lodging supported by meeting facilities, outdoor activities, and
restaurants, arts, culture, and entertainment;
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e Create year-round non-vehicular links to mountain portals;
o Lake Mary Road connected to the North Village District by trails;

e Shared and pooled parking, convenient structured parking, and small-scale street adjacent
surface parking; and

e Encourage living and working in close proximity to transit-otiented development.

NORTH VILLAGE SPECIFIC PLAN GOALS AND OBJECTIVES

The North Village Specific Plan (NVSP) aims to create a set of land use designations and
development standards which facilitate the development (or renovation) of the NVSP area as a
concentrated, pedestrian-oriented activity center with limited vehicular access. The NVSP is
intended to achieve year-round uses and visitor activity, strengthen the existing winter visitor
market, and improve Mammoth’s attractiveness to spring, summer, and fall resort visitors. The key
objective of the NVSP, and consequently the Land Use Element, is to enhance the Town’s image as
a destination resort community, through the creation of a high profile, pedestrian-oriented, resort
activity center where lodging, restaurants, shopping, housing, and recreational opportunities are
located within proximity to one another and easily accessible by transit.

There are six land use districts established within the NVSP. As previously noted, the project site is
located in the NVSP, Resort General (RG) district. RG district has been assigned to parcels adjacent
to and easily accessible to the plaza, but still within the Pedestrian Core Overlay area. The
Pedestrian Core area is intended to be a mixed-use village with commercial uses on the ground level
and accommodation units on upper floors. The scale of the individual ground level shops vary. RG
uses are intended to provide visitor-otiented resort setvices, but retail uses are limited to multi-
tenant complexes or within full-service hotels. Restaurants are generally the only freestanding uses
permitted in the NVSP RG district.

The RG objectives identified in NVSP are as follows:

e To provide resort accommodations and supporting commercial facilities for visitor-oriented
activities and facilities;

e To provide a transition zone between the Plaza Resort and Specialty Lodging uses within
North Village and surrounding residential uses; and

e To provide integrated pedestrian access to and from the plazas.

PROJECT GOALS AND OBJECTIVES

The intent of the proposed project is to create a better relationship and integration with Minaret
Road, with a signature street level pedestrian porte cochere and other features that would animate
the streetscape and setve as an inviting portal into the proposed hotel. In a commitment to help the
NVSP area realize its place-making potential, the key goals and objectives of the project are to:
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¢ Greatly improve the project’s relationship with the streetscape by introducing the porosity
that allows for ease of pedesttian integration with Minaret Road;

e Populate and animate this section of Minaret Road and allow for ease of access to and from
the proposed hotel amenities via the inviting pedestrian porte cochere;

e Provide streetscape features, including an informational kiosk and a pocket park;

e Deliver much needed critical mass in terms of hot beds to substantively help the North
Village achieve economic sustainability;

e Provide an array of services and amenities that make the North Village a much more
compelling destination for toutists and locals alike;

o Eliminate the need for any additional curb cuts along Minaret Road, which would be
disruptive to pedestrian flows, by utilizing the existing vehicular access to Building C off of
Canyon Boulevard,;

» Improve the animation and vibrancy of the streetscape along Minaret Road with the addition
of terraces for casual gathering or dining;

e Provide an array of amenities and related back-of-the-house functions that would allow for
the inn to operate efficiently and attract an experienced and quality hotel operator to
reinforce 8050’s quality as a compelling year-round destination for visitors and locals alike;

¢ Deliver a LEED certifiable project consistent with the shared environmental values of the
Town and the Applicant;

o Utilize a contextually sensitive architectural vernacular that departs from the repetitive and
mostly uninspiring design solutions associated with earlier generation lodging properties
within the community;

o Deliver a project that takes into account snow country design issues and constraints; and

e Produce a compelling, iconic, and economically sustainable lodging project that acts as a
catalyst for the revitalization and added vibrancy of the Notth Village.

The range of feasible alternatives shall be selected and discussed in 2 manner to foster meaningful
public participation and informed decision making. The tange of potential altetnatives to the
proposed project shall also include those that could feasibly accomplish most of the basic objectives
of the project and could avoid or substantially lessen one or mote of the significant effects. Among
the factors that may be taken into account when addressing the feasibility of alternatives are site
suitability, economic viability, availability of infrastructure, General Plan consistency, other plans or
regulatory limitations, jurisdictional boundaries, and whether the proponent can reasonably acquire,
control, or otherwise have access to the alternative site (or the site is already owned by the
proponent). Only locations that would avoid or substantially lessen any of the project’s significant
effects need be considered for inclusion. An alternative whose effect cannot be reasonably
ascertained and whose implementation is remote and speculative need not be considered.
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Only those impacts found significant and unavoidable are relevant in making the final determination
of whether an alternative is environmentally superior or inferior to the proposed project. As
discussed throughout Section 5.0, Environmental Analysis, the proposed project would not result in
any significant and unavoidable impacts, as all potential impacts were concluded to be less than
significant or reduced to a less than significant levels with implementation of the Town’s standards
and regulations, the applicable 1999 SPEIR Mitigation Measures, and/or the recommended
Additional Mitigation Measures.

Since no significant and unavoidable impacts were found, all potential environmental impacts that
were considered in this SEIR are being analyzed in compatison with the following alternatives:

e No Project/No Development Alternative;
e No Project/Reasonably Foreseeable Development Altetnative; and
e Reduced Height Alternative.

Throughout the following analysis, the alternatives’ impacts are analyzed for each environmental
issues area, as examined in Section 5.0 of this SEIR. In this manner, each alternative can be
compared to the proposed project on an issue-by-issue basis. The end of this section provides an
overview of the alternatives analyzed and a compatison of each alternative’s impact in relation to the
proposed project. This section also identifies alternatives that were considered by the lead agency
but were rejected as infeasible during the scoping process. Section 7.3, Environmentally Superior

Alternative, references the “environmentally superior” alternative, as required by the CEQA
Guidelines.

ALTERNATIVES CONSIDERED BUT REJECTED FOR FURTHER
ANALYSIS

The following is a discussion of the land use alternatives considered during the scoping and planning
process and the reasons why they were not selected for detailed analysis in this SEIR. Per CEQA
Guidelines Section 15126.6(c), among the factors that may be used to eliminate alternatives from
detailed consideration in an EIR are: (i) failure to meet most of the basic project objectives, (ii)
infeasibility, or (iii) inability to avoid significant environmental impacts.

1999 SPEIR ALTERNATIVES

The project site is part of the NVSP. The NVSP was adopted in 1991 and has been amended
several times. The NVSP establishes development regulations for approximately 64 acres located
around Minatet Road, Main Street/Lake Maty Road, and Canyon Boulevard. The intent of the
NVSP is to develop a cohesive, pedestrian-oriented resort activity node, and to provide a year-round
focus for visitor activity within the town.

Several projects have been approved under the NVSP, resulting in the development or
redevelopment of various properties in the area. One of these projects is the 8050 project
(encompassing the project site), which consists of a three-phased development. The certified 1999
SPEIR was found to adequately cover and address the 8050 project. The first two phases of the
8050 project, Buildings A and B, have been completed, as well as the parking structure that would
serve all three phases, Buildings A, B, and C. On April 27, 2005, the Planning Commission of the
Town of Mammoth Lakes approved Tentative Tract Map 36-229 and Use Permit 2005-01, which
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approved Building C, the third and final building in the 8050 complex. The requisite building permit
was subsequently issued by the Town to allow for construction of the approved Building C, which
totaled 41,134 square feet and included 21 residential condominiums with a total of 33 bedrooms.
The proposed Inn at the Village project is a redesign of Building C. The analyses that were
conducted as part of the 1999 SPEIR that were considered by the Town, but were rejected as
infeasible, are discussed below. It encompasses the alternative development scenatios that were
considered, and presents the findings of the environmental impact analyses that were conducted.

1999 SPEIR Chapter 7, Alternatives to the Proposed Project, analyzed the following alternatives to the
project or to the location of the project:

o No Project Alternative. This alternative consisted of the buildout of the 1994 NVSP. The
1994 NVSP included 41 separate parcels under several separate ownerships, totaling 64.1
acres. It created a set of land use designations and development standards to facilitate the
development of the NVSP area as a concentrated, pedestrian-otiented activity center with
limited demand for automobile use. Buildout of the 1994 NVSP would have resulted in the
development of up to 3,020 accommodation rooms, in addition to affordable housing, and
135,000 square feet of commercial uses. The overall NVSP density would be approximately
54 rooms per acre based on three land use districts, 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. While the proposed types of land uses would be similar between the 1994
and 1999 NVSP Amendment, the otientation and distribution of uses diffeted with the 1999
NVSP Amendment. Despite the differences in development standards and distribution, the
No Project Alternative would fulfill the ptimary project objectives outlined for the 1999
NVSP Amendment.

»  Reduced Density Alternative. The Reduced Density Alternative assumed a 30 petcent reduction
in the overall density (square footage) of the 1999 NVSP Amendment. The density
reduction would occur proportionally for all permitted land use types. The overall
distribution of uses would remain the same as the 1999 NVSP Amendment. The Reduced
Density Alternative would fulfill the primary project objectives for the 1999 NVSP
Amendment to a lesser degree because of the reduction in size.

o Alternative Site Alternative. The Alternative Site Alternative assumed the construction of the
same proposed land uses under the 1999 NVSP Amendment on the Lodestar at Mammoth
Master Plan site. The Lodestar at Mammoth site is bordered to the north by Main Street, to
the south by Meridian Boulevard and Minaret Road, to the west by Lake Mary Road and to
the east by Joaquin Road. In May 1991, a Master Plan for development within the atea of
Lodestar at Mammoth Master Plan was prepared including land use development standards
and conditions of approval for all development. A Final EIR was prepated in February 1991
and subsequently certified in April 17, 1991 for the Master Plan based on construction of a
210-acre master planned destination resort, which includes 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. Although the Alternative Site Alternative would result in the same amount and
type of development proposed, it would not fulfill the primary project objectives of the 1999
NVSP Amendment to facilitate the development (or renovation) of NVSP area as a
concentrated, pedestrian oriented activity center with restricted vehicular access.
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Based on the analysis presented in Chapter 7 of the 1999 SPEIR, the No Project Alternative was
identified as the environmentally supetior alternative. CEQA Section 15126.6 indicates that if the
“No Project” Alternative is the “Environmentally Supetrior” Alternative, the EIR should also
identify an environmentally superior alternative among the alternatives. As the Reduced Density
Alternative would result in the least environmental impacts when compared to the 1999 NVSP
Amendment project while still meeting many of the project objectives and not increasing the
significance of anticipated impacts, the Reduced Density Alternative was considered the
Environmentally Superior Altetnative.

As these alternatives do not focus analysis on a project-level basis, the three alternatives analyzed in
the 1999 SPEIR have been considered, but rejected from further consideration.

ALTERNATIVE DEVELOPMENT ARFAS

CEQA requires that the discussion of alternatives focus on alternatives to the project or its location
that are capable of avoiding or substantially lessening any significant effects of the project. Per
CEQA Guidelines Section 15126.6(2)(A), the key question and first step in the analysis is whether
any of the significant effects of the project would be avoided or substantially lessened by putting the
project in another location. Only locations that would avoid ot substantially lessen any of the
significant effects of the project need be considered for inclusion in the SEIR. In general, any
development of the size and type proposed by the Inn at the Village project would have substantially
the same impacts on an environmental basis. Without a site specific analysis, impacts on aesthetics,
air quality, greenhouse gas emissions, land use and planning, and utilities and setvice systems cannot
be evaluated. However, it could be inferred that other impacts, such as biological resources, cultural
tesources, geology and soils, hazards and hazardous materials, hydrology and water quality, mineral
resources, noise, etc., could result in increased impacts, as an alternative site would most likely be
undeveloped. The Applicant has a vested right to develop the proposed project on the 8050
Building C project site, pursuant to the building permit issued under the approved Tentative Tract
Map 36-229 and Use Permit 2005-01, which approved Building C, the thitd and final building in the
8050 complex. Although the Applicant does own other properties in the NVSP area, these other
propetties are not yet entitled for future development (Mammoth Crossing sites located to the south
of the project site). Furthermore, it is a key objective of the proposed project, and a key aspect of its
design, to enhance pedestrian integration and accessibility while improving animation and vibrancy
of the streetscape along Minaret Road at the project site. Consequently, this alternative has been
considered and rejected from further analysis.

ALTERNATIVES CONSIDERED FOR FURTHER ANALYSIS

Based on the criteria set forth in the CEQA Guidelines Section 15126.6 and the new information
considered in this SEIR, the “No Project/No Development” Alternative, the “No Project/No
Reasonably Foreseeable Development” Alternative, and the “Reduced Height” Alternative were
selected and are analyzed in detail in the following sections.

An EIR must identify an “environmentally superior” alternative and whete the No Project
Alternative is identified as environmentally superior, the EIR is then required to identify as
environmentally superior an alternative from among the others evaluated. FEach alternative’s
environmental impacts are compared to the proposed project and detetmined to be environmentally
supetior, neutral, or inferior. However, only those impacts found significant and unavoidable are
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used in making the final determination of whether an alternative is environmentally superior or
inferior to the proposed project. Section 7.3 of this SEIR identifies the Environmentally Superior
Alternative.

“NO PROJECT/NO DEVELOPMENT” ALTERNATIVE

This alternative assumes that the existing 8050 project would remain in the cutrent state, with
Buildings A and B of the project completed as well as the 136-space parking structure that serves the
project site. The project site would remain the parking structure podium, and no development
would be constructed atop. The seven-story hotel, totaling 64,750 gross square feet that includes up
to 67 hotel rooms, food and beverage service, spa, outdoor pool/jacuzzis, lobby, and landscaping
elements would not be developed. Under this alternative, the signature pedestrian porte cochere,
allowing for pedestrian integration and improved citculation and a visitor serving public kiosk or
retail space at street level would not be constructed. Additionally, the existing sidewalk along
Minaret Road would not be reconstructed to Town standards.

“NO PROJECT/REASONABLY FORESEEABLE DEVELOPMENT” ALTERNATIVE

The No Project/Reasonably Foreseeable Development Alternative proposes the development of
new private residential condominiums on the project site as currently permitted (the approved 8050
Building C), which would total 41,134 square feet including 21 residential condominiums with a total
of 33 bedrooms and would be five stories (62 feet) in height. The development associated with this
alternative would have a broader building mass, coveting the entire existing parking structure
podium. The No Project/Reasonably Foreseeable Development Alternative would be consistent
with the NVSP and amendments would not be required.

Table 1-1, Comparison of Proposed Project and No Project/ Reasonably Foreseeable Development Alternative,
compares the land use type and overall building height of the proposed project and the No
Project/Reasonably Foreseeable Development Alternative. Comparatively, this alternative proposes
21 residential condominiums with 33 rooms, resulting in a difference in land use type and a decrease
of 23,616 square feet from the proposed project. This Alternative would not require a density
transfer from the Mammoth Crossing zone. In addition, this Alternative proposes a maximum
height of five stories (62 feet) plus another three feet for roof appurtenances, a decrease of 18 feet
and an additional one foot, six inches for roof appurtenances from the proposed project. The
Alternative’s maximum height would be consistent with the current NVSP. As this Alternative has a
wide building mass, this Alternative would have increased building footprint that increases the
proposed building massing along the adjacent Fireside at the Village condominiums to the south.
Under the No Project/Reasonably Foreseeable Development Alternative, the architecture and
landscaping components would be developed as residential condominiums (with fractional
ownership) similar to the existing 8050 Buildings A and B. In addition, the remaining accessory
components (i.e., food and beverage service, spa, outdoor pool/jacuzzis, lobby, and pedestrian
porte-cochere) would not be developed, since this Alternative would not function as a more
traditional hotel operation.
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Table 1-1
Comparison of Proposed Project and No Project/
Reasonably Foreseeable Development Alternative

No Project/Reasonably Foreseeable
Land Use Proposed Project Development Alternative
.
34,840 square fee
Hotel Roomst! ad ! -
(67 rooms)
Accessory Uses (e.g., lobby, circulation, etc.) 29,910 square feet -
41,134 square feet
Residential Condominiums - (21 residential condominiums,
33 rooms)
Building Height 80 feet? 62 feet?
Notes:
1. The hotel proposes rooms that would be approximately +/- 520 square feet per room.
2. Building height for the proposed project excludes an additional 4 feet and 6 inches for roof appurtenances.
3. Building height for the No Project/Reasonably Foreseeable Development Alternative excludes an additional 3 feet for roof
appurtenances.

“REDUCED HEIGHT” AL TERNATIVE

The Reduced Height Alternative proposes the development of a hotel use (with option for
condominium or fractional ownership) on the project site that would have 56 hotel rooms and
would be five stories (58 feet) in height. This alternative would have the same building footprint,
architecture, and landscaping elements as the proposed project. However, this altetnative would
have a loss of amenities including the food and beverage setvice, spa, outdoor pool/jacuzzis, and
pedestrian porte-cochere, as this alternative would not function as a more traditional hotel. The
development associated with this alternative would still be built on top of the existing patking
structure podium; however, the proposed outdoor pool/jacuzzi area would instead be utilized to
accommodate outdoor patios for condominium units and modest landscape features. Under the
Reduced Height Alternative, the NVSP would need to be amended to increase the allowable
development density for the project site (a transfer of 19 rooms from one of the Mammoth
Crossing sites [MC zone]). However, amendments pertaining to building heights and setbacks
would not be required.

Table 1-2, Comparison of Proposed Project and Reduced Height Alternative, compares the overall density,
building height, and average daily trips of the proposed project and Reduced Height Alternative.
Comparatively, this Alternative proposes a 16.4 percent dectease in hotel units, with 11 fewer hotel
rooms, resulting in a decrease in the allowable development density transfer of 19 rooms from the
Mammoth Crossing zone. This Alternative would also decrease three peak hout trips. In addition,
the Reduced Height Alternative proposes a maximum height of five stoties (58 feet) with an
additional 4 feet, 6 inches for roof appurtenances, a decrease of 22 feet from the proposed project.
The proposed maximum height would be consistent with the current NVSP. As the proposed
maximum height decreases, the proposed building also conforms to the building setback
requirements in the Resort General (RG) zone. Under the Reduced Height Alternative, the
architecture and landscaping components would be developed similar to the proposed project.
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However, the remaining accessory components (i.e., food and beverage setvice, spa, outdoor
pool/jacuzzis, pedestrian porte-cochere, public pocket patk, and public kiosk) would not be

developed.
Table 1-2
Comparison of Proposed Project and Reduced Height Alternative
Reduced Height

Land Use Proposed Project Alternative Difference

Hotel' 34,840 square feet 29,120 square feet | -5,720 square feet
(67 rooms) (56 rooms) (-11 rooms)

Accessory Uses (i.e., circulation) 29,910 square feet 24,135 square feet | -5,775 square feet
Building Height? 80 feet 58 feet -22 feet
Peak Hour Trips® 19 16 -3
Notes:
1. The hotel proposes rooms that would be approximately +/- 520 square feet per room.
2. Building height excludes an additional 4 feet and 6 inches for roof appurtenances.
3. Based on a trip generation rate of 0.28 trips per occupied unit per The Inn at the Village Project — Traffic Analysis, dated May 8, 2014.

“ENVIRONMENTALLY SUPERIOR” ALTERNATIVE

Table 1-3, Comparison of Alternatives, summarizes the comparative analysis presented above (i.e., the
alternatives compated to the proposed project). Review of Table 1-3 and the analysis presented
above indicates the No Project/No Development and No Project/Reasonably Foreseeable
Development Alternative are the environmentally superior alternatives, as these alternatives would
avoid or lessen impacts associated with development of the proposed project. According to CEQA
Guidelines Section 15126.6(e), “No Project” Alternative, “if the environmentally superior alternative is
the “no project” alternative, the EIR shall also identify an envitonmentally superior alternative
among the other alternatives.” Accordingly, the No Project/Reasonably Foreseeable Alternative is
the environmentally superior alternative. However, this altemnative would not achieve most of the
project objectives.

Only those impacts found significant and unavoidable are relevant in making the final determination
of whether an alternative is environmentally superior or inferior to the proposed project. As
discussed throughout Section 5.0, Environmental Analysis, the proposed project would not result in
any significant and unavoidable impacts, as all potential impacts were concluded to be less than
significant or reduced to a less than significant levels with implementation of the Town’s standards
and regulations, the applicable 1999 SPEIR mitigation measures, and/or the recommended
additional mitigation measures.  Thus, although the No Project/Reasonably Foreseeable
Development Alternative would reduce environmental impacts, which would be considered
environmental supetior to the proposed project, this Alternative would not reduce any significant
and unavoidable environmental impacts.
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Table 1-3
Comparison of Alternatives

No Project/
Sections T)Z\':er%:cn:le:: ?::;z';tz Reduced Height
Development
Land Use and Relevant Planning = = =
Aesthetics/Light and Glare v N4 Y
Traffic/Circulation N4 \4 =
Noise N4 N4 =
Air Quality v 4 =
Greenhouse Gas Emissions \4 v =
Utilities and Service Systems v v =
A Indicates an impact that is greater than the proposed Project (environmentally inferior).
v Indicates an impact that is less than the proposed Project (environmentally superior).
= Indicates an impact that is equal to the proposed Project (neither environmentally superior nor inferior).
* _Indicates a significant and unavoidable impact.

Further, the No Project/Reasonably Foreseeable Development Alternative would result in the
elimination of the accessory components including the food and beverage service, spa, outdoor
pool/jacuzzis, lobby, pedestrian porte-cochere, public kiosk, and public pocket park. This
Alternative would not attain most of the Town’s goals and objectives, including those pertaining to
creating a sense of exploration using pedestrian-otiented sidewalks, plazas, and courtyards with
pedestrian comforts; a visitor-oriented entertainment retail district; active day and evening through
all four seasons, designed to achieve a two to three hour visit; resort and resident activities,
amenities, and services; animation with retail and significant businesses oriented to the street; retail
and services in “storefront” setting located at the sidewalk; and a variety of resort lodging supported
by meeting facilities, outdoor activities, and restaurants, arts, culture, and entertainment. The goals
and objectives of the NVSP would not be fully realized with this Alternative, as it would not provide
facilities or integrated pedestrian access to and from the plazas. Further, only some of the project’s
objectives would be met. Dining, casual gathering places, publically accessible landscaped spaces,
and hotel-type visitor accommodations for the residents and visitors of the Town would not be
provided on the project site. Therefore, unlike the proposed project, the No Project/Reasonably
Foreseeable Development Alternative would not fully act as a catalyst for the tevitalization,
economic sustainability, and added vibrancy of the NVSP area.
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2.0 INTRODUCTION AND PURPOSE
2.1 PURPOSE OF THE SUBSEQUENT EIR

The Town of Mammoth Lakes (Town) undertook analysis of the proposed Inn at the Village (the
project or proposed project) and evaluated it against the standards set forth in Public Resources
Code, Section 21166 and State California Environmental Quality Act (CEQA) Guidelines, Section
15162. That analysis is set forth in the Modified Initial Study attached hereto as Appendix 11.1,
Modified Initial Study and Notice of Preparation. The Town is the Lead Agency under CEQA and has
determined that a Subsequent Environmental Impact Report (SEIR) is requited for the proposed
project (State Clearinghouse No. 2014032081)". This SEIR has been prepared in conformance with
CEQA (California Public Resources Code [PRC] Section 21000 et seq.); CEQA Guidelines
(California Code of Regulations [CCR], Title 14, Section 15000 et seq.); and the rules, regulations,
and procedures for the implementation of CEQA, as adopted by the Town. The principal CEQA
Guidelines sections governing content of this document include Article 9 (Contents of Environmental
Impact Reports) (Sections 15120 through 15132), and Section 15162 (Swbsequent EIRs and Negative

Declarations).

The purpose of this SEIR is to review the existing conditions, analyze potential environmental
impacts, and identify feasible mitigation measures to reduce potentially significant effects of the
proposed project. For more detailed information regarding the proposal, refer to Section 3.0, Project
Description.

The Town (which has the principal responsibility of processing and approving the project) and other
public (i.e., responsible and trustee) agencies, that may use this SEIR in the decision-making or
permit process, will consider the information in this SEIR, along with other information that may be
presented during the CEQA process. Environmental impacts are not always mitigatable to a level
considered less than significant; in those cases, impacts are considered significant unavoidable
impacts. In accordance with Section 15093(b) of the 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 SEIR and any other information in the public record for the project. This is termed, per
Section 15093 of the CEQA Guidelines, a “statement of overtiding considerations.”

This document analyzes the environmental effects of the project to the degtee of specificity
appropriate to the current proposed actions, as required by Section 15146 of the CEQA Guidelines.
The analysis considers the activities associated with the project to determine the short-tetm and
long-term effects associated with their implementation. This SEIR discusses both the direct and
indirect impacts of the project, as well as the cumulative impacts associated with other past, present,
and reasonably foreseeable future projects.

! The Town determined that a supplemental EIR was not appropriate for the proposed project, since the
necessary additions and changes to the EIR are not considered to be minor and are of a project-specific nature rather
than programmatic, as with the 1999 SPEIR (discussed below).
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2.2 CEQA DOCUMENT TIERING

The project site (the subject site of this SEIR) is located within the North Village Specific Plan
(NVSP) area. The NVSP is a set of land use designations and development standards which
facilitates the development (or renovation) of the “North Village” area as a concentrated, pedestrian-
oriented commercial and visitor accommodation center. Upon adoption of the NVSP, the Town
analyzed the potential environmental impacts that would tresult from the required General Plan
Amendments and Zoning Code Amendments necessary for implementation of the NVSP,
encompassed in the Final Environmental Impact Report North Village Specific Plan (1991 PEIR), dated
February 1991. These land use changes were approved by the Town and the 1991 PEIR was
certified.  Since that time, the NVSP has undergone multiple amendments and associated
environmental compliance documentation, including the following (tefer to Section 1.5, Incorporation
by Reference, for a detailed discussion of each of the past environmental analyses conducted for
projects in the NVSP area):

Final Environmental Impact Report North Village Specific Plan, dated February 1991;

1994 NVSP Amendment;

North Village Specific Plan Environmental Impact Report Addendum (May 1994);

1999 NVSP Amendment;

Subsequent Program Environmental Impact Report for the North Village 1999 Specific Plan Amendment
(October 13, 2000);

2005 NVSP Amendment;

2008 NVSP Amendment;

2009 NVSP Amendment; and

Final Environmental Impact Report Mammoth Crossing Project (April 17, 2009).

According to CEQA Guidelines, Section 15168(c), 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. If the lead agency finds that pursuant to Public Resources Code
Section 21166 and CEQA Guidelines Section 15162, no new effects could occur or no new
mitigation measures would be required, then the lead agency can approve the activity as being within
the scope of the project covered by the Program EIR. (CEQA Guidelines Section 15168[c][2].)
Otherwise, further environmental review would be required if circumstances under Public Resources
Code Section 21166 and CEQA Guidelines Section 15162 are triggered. The CEQA Guidelines go
on to state that where subsequent activities involve site specific operations, the lead 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 operation were covered in the Program EIR

(CEQA Guidelines, Section 15168]c][4].)

Per Section 15168(d) of the CEQA Guidelines, the Program EIR can be used to simplify the task of
preparing environmental documents on later parts of the program. The Program EIR provides the
basis in an Initial Study for determining whether the later activity may have any significant effects;
and be incorporated by reference to deal with regional influences, secondary effects, cumulative
impacts, broad alternatives, and other factors that apply to the program as a whole.
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2.2.1 THE TIERING PROCESS

To avoid repetition, wasted time, and unnecessary speculation, a lead agency may “tier” EIRs for a
sequence of actions so that the later EIRs incorporate and build on the information in the previous
EIRs. (PRC Sections 21068.5, 21093; CEQA Guidelines Section 15152.) In particular, tiering may
be used when the sequence of environmental review begins with an EIR prepared for a program,
plan, policy, or ordinance, such as the 1991 PEIR, 1994 PEIR Addendum, and the 1999 SPEIR.
(PRC Section 21094[a]; and CEQA Guidelines Section 15152[d].) The first-tier EIR may be
followed by an EIR for another plan or policy of lesser scope, or a site-specific EIR for a specific
project. (PRC Section 21094[a]; CEQA Guidelines Sections 15152[b], 15385][a].)

Once a first-tier EIR, such as the 1991 PEIR and 1994 PEIR Addendum, has been certified for a
program, plan, policy, or ordinance, the significant environmental effects of a later plan or policy of
lesser scope or a later development project must be examined using a tiered EIR. (PRC Section
21094[a].) The second-tier EIR, here the 1999 SPEIR for the 1999 NVSP Amendment, is limited to
significant environmental effects that were (1) not examined in the 1991 PEIR and 1994 PEIR
Addendum, or (2) previously examined and that are susceptible to substantial reduction or
avoidance through project revisions, mitigation measures, or other means. (PRC Section 21068.5,
CEQA Guidelines Section 15152[d].) Similar to the second-tier EIR, a third tier would follow a
similar methodology.

An SEIR need not examine significant environmental effects that the Town determined wete either
(1) mitigated or avoided as a result of findings adopted under PRC Section 21081(a)(1) for the 1991
PEIR, 1994 PEIR Addendum, and 1999 SPEIR, or (2) examined in a sufficient level of detail in the
previous environmental documentation to allow it to be mitigated or avoided through revisions to
the project, imposition of conditions, or other means when the later project is approved. (PRC
Section 21094[a][1].) Further, the Town must determine whether the project may cause significant
environmental effects that were not adequately addressed in the previous environmental
documentation. (CEQA Guidelines Section 15152[f].) The Town may conclude that a significant
environmental effect has been adequately addressed in the 1999 SPEIR and eatlier documentation if
it determines, based on an initial study or other analysis, that either of these statutory standards is
met. (CEQA Guidelines Section 15152[f]{3].)

Accordingly, the third-tier EIR, the subject SEIR, should not reexamine significant project-related
environmental effects that would be mitigated or avoided through measures resulting from the 1999
SPEIR and previous environmental documentation, or impacts that were examined in sufficient
detail that they can be mitigated or avoided when the later project is approved. (PRC Section
21094[a][1]; and CEQA Guidelines Section 15152[f][3].) The discussion and analysis in the SEIR is
therefore limited to significant environmental effects that were not examined in the previous
environmental documentation and significant effects that were not examined in sufficient detail to
allow mitigation measures to be devised, but that can be mitigated or avoided after further study.
(PRC Section 21068.5; CEQA Guidelines Section 15152[d].) As such, where the 1999 SPEIR and
eatlier environmental documentation examined impacts at a general programmatic level and did not
evaluate project-level impacts, the SEIR provides an independent analysis of the proposed project’s
significant environmental impacts. (See e.g., In re Bay-Delta Programmatic Environmental Impact Report
Coordinated Proceedings [2008] 43 Cal. 4th 1143, 1173.)
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2.2.2 TIERING FROM THE PREVIOUS ENVIRONMENTAL
DOCUMENTATION

Where appropriate, this SEIR tiers off the 1999 SPEIR and earlier environmental documentation.
As discussed above, under CEQA Guidelines Section 15152, tering is appropriate when the
sequence of analysis follows from an EIR prepared for a general plan, policy, or program to an EIR
of lesser scope, or to a site-specific EIR. Under CEQA, the 1991 PEIR and 1994 PEIR Addendum
are considered first-tier documents, the 1999 SPEIR is considered a second-tier document, and this
SEIR for the proposed project is considered a third-tier document. Pursuant to CEQA Guidelines
Section 15152(d)(1) and (2), the standard of review for an SEIR is defined as follows:

(d) Where an EIR has been prepared and certified for a program, plan, policy, or ordinance consistent with
the requirements of this section, any lead agency for a later project pursuant to or consistent with the
program, plan, policy, or ordinance should limit the EIR or negative declaration on the later project to
effects which:

(1) Were not examined as significant effects on the environment in the prior EIR; or
(2) Are susceptible to substantial reduction or avoidance by the choice of specific revisions in the
project, by the imposition of conditions, or other means.

Accordingly, this SEIR will focus its analysis on changes to the project or the surrounding
circumstances that may have occutred since the Town of Mammoth Lakes certified the 1999 SPEIR.
Under principals of tieting, if first- and second-tier documents found significant impacts, then the
third-tier EIR must require implementation of the pror mitigation measures unless the analysis
explains that the measures are not applicable or that other mitigation measures can replace the
previous measures and similarly reduce the impacts to a level of insignificance. The 1991 PEIR,
1994 PEIR Addendum, and 1999 SPEIR determined that the following significant and unavoidable
impacts for the project site would occur with implementation of the NVSP:

e Impacts to school facilities (1991 PEIR);

e Existing view impacts (pertaining to the proposed gondola feature) (1991 PEIR);

e Land use impacts related to the aesthetics of the proposed gondola feature (1991 PEIR);

e Fiscal impacts as a result of an undetermined net cost to Mono County (1991 PEIR); and

e Air Quality (Threshold exceedances established by the Great Basin Unified Air Pollution
Control District and cumulative considerations for air quality) (1999 SPEIR).

All other impacts were found to be less than significant through the existing standards, regulations,
and/or mitigation measures imposed under the 1991 PEIR, 1994 PEIR Addendum, and the 1999
SPEIR. As discussed previously, this SEIR is “tiered” from the previous environmental
documentation. As defined under CEQA Guidelines Section 15385, “tiering” refers to the
analysis of general matters in broader, programmatic EIRs (such as the 1991 PEIR, 1994 PEIR
Addendum, and 1999 SPEIR) with subsequent narrower EIRs for individual projects that
concentrate on site-specific issues and incotporate by reference the general discussionsin the
programmatic EIR. CEQA and the CEQA Guidelines encourage the use of tiered EIRs to reduce
delays and excessive paperwork in the environmental review process. This is accomplished in
tiered EIRs by eliminating repetitive analyses of issues that were adequately addressed in the
Program EIR and by incorporating those analyses by reference. The tiering of the environmental
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analysis for the proposed project allows this SEIR to rely on the previous environmental
documentation (incorporated by reference) for: (1) a discussion of general background and
setting information for environmental topic areas; (2) overall growth-related issues; (3) issues that
were previously evaluated in sufficient detail in the previous environmental documentation and
for which there is no significant new information or changed circumstances that would require
further analysis; and (4) cumulative impacts. For those impacts that were determined to be
significant and unavoidable for the project site in the 1991 PEIR, 1994 PEIR Addendum, and 1999
SPEIR, and which will remain significant and unavoidable with the implementation of the proposed
project, the SEIR is not required to, and does not provide, duplicative analysis. Certain
environmental analyses from the previous environmental documentation are reiterated in this SEIR
to provide a comprehensive analysis of the environmental factors, but the inclusion of such analyses
is not intended to provide a basis for reconsidering the Town’s certification of the previous
environmental documentation and its approval of the NVSP and associated Amendments.

2.3 COMPLIANCE WITH CEQA

PUBLIC REVIEW OF DRAFT SEIR

In accordance with Sections 15087 and 15105 of the CEQA Guidelines, this Draft SEIR will be
circulated for a 45-day public review period. Persons and agencies commenting are encouraged to
provide information that they believe is missing from the Draft SEIR and to identify where the
information can be obtained. All comment letters received will be responded to in writing, and the
comment letters, together with the responses to those comments, will be included in the Final SEIR.

Comment letters should be sent to:

Town of Mammoth Lakes, Community and Economic Development Department
P.O. Box 1609

437 Old Mammoth Road, Suite R

Mammoth Lakes, CA 93546

Attn: Ms. Jen Daugherty, Senior Planner
jdaugherty@townofmammothlakes.ca.gov

FINAL EIR

This Draft SEIR is being circulated alone, without the 1991 PEIR, 1994 PEIR Addendum, or 1999
SPEIR? for public review for a period of 45 days. Interested agencies and members of the public
are invited to provide written comments on the Draft SEIR to the Town of Mammoth Lakes
address shown on the title page of this document. Upon completion of the 45-day review petiod,
the Town of Mammoth Lakes will review all written comments received and prepare written
responses for each comment. A Final SEIR will then be prepared incorporating all of the comments
received, responses to the comments, and any changes to the Draft SEIR that result from the
comments received. The previous environmental documentation, as revised by the Final SEIR, will
be considered by the Town of Mammoth Lakes for certification, consistent with CEQA Guidelines,
Section 15162.

2 The 1991 PEIR, 1994 PEIR Addendum, and 1999 SPEIR are available online at http://www.
townofmammothlakes.ca.gov/index.aspx?NID=159.
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All persons who commented on the Draft SEIR will be notified of the availability of the Final SEIR
and the date of the public hearing before the Town. The Draft SEIR is available to the general
public for review at the locations listed below. It is also available for review on the Town’s website
at: http://www.townofmammothlakes.ca.gov/index.aspxrnid=>542.

¢ Town of Mammoth Lakes Community and Economic Development Department
437 Old Mammoth Road, Suite R
Mammoth Lakes, CA 93546

e Mono County Library
400 Sietra Park Road
Mammoth Lakes, CA 93546

2.4 EIR SCOPING PROCESS

NOTICE OF PREPARATION AND MODIFIED INITIAL STUDY

The Town of Mammoth Lakes adopted the standard Appendix G (Initial Study) checklist to address
the factors in Public Resources Code, Section 21166 and State CEQA Guidelines, Section 15162.
This checklist is known throughout this document as a “Modified Initial Study.” After preparation
of a Modified Initial Study for the proposed project, the Town of Mammoth Lakes determined that
a Subsequent analysis to the 1999 SPEIR would be required for the proposed project and issued a
Notice of Preparation (NOP) and Modified Initial Study on March 26, 2014 (refer to Appendix
11.1). Comments received during the public review petiod, which ended on April 24, 2014 and
included a Scoping Meeting on April 9, 2014. This SEIR has taken into consideration all the
comments received in response to the NOP. Copies of the comment letters that were received
during the public review period for the Modified Initial Study and as part of the Scoping Meeting
can be found in Appendix 11.1.

The NOP process was used to determine scope of the environmental issues to be addressed in this
SEIR. Based on the NOP and the Modified Initial Study, certain environmental categories were
identified as having the potential for significant environmental impacts over and above those found
in the previous environmental documentation. Issues identified as New Potentally Significant
Impact in the Modified Initial Study are addressed in detail in this Draft SEIR. Issues identified as
No New Impact/No Impact in the Modified Initial Study are not addressed beyond the discussion
contained in the Modified Initial Study. Refer to the Modified Initial Study in Appendix 11.1 to this
SEIR for a discussion of how these initial determinations were made.

2.5 FORMAT OF THE DRAFT SEIR

Based upon the Modified Initial Study, Town of Mammoth Lakes staff determined that a SEIR
should be prepared for the proposed project because there was new information of substantial
importance that showed the proposed project could have one or more significant effects not
discussed in the 1991 PEIR, 1994 PEIR Addendum, or the 1999 SPEIR. The scope of the SEIR
was determined based upon the Town of Mammoth Lakes’ Modified Initial Study, comments
received in response to the NOP, and comments received at the Scoping Meeting conducted by the
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Town of Mammoth Lakes. Pursuant to Sections 15126.2 and 15126.4 of the State CEQA
Guidelines, the SEIR is organized into 11 sections, as follows:

o Section 1.0, Executive Summary, provides a brief project description and summary of the
environmental impacts and mitigation measures.

o Section 2.0, Introduction and Purpose, provides CEQA compliance information.

o Section 3.0, Pryject Description, provides a detailed project description indicating project
location, background, and history; project characteristics, phasing, and objectives; as well as
associated discretionary actions required.

o Section 4.0, Bass of Cumulative Analysis, describes the approach and methodology for the
cumulative analysis.

e Section 5.0, Environmental Analysis, contains a detailed environmental analysis of the existing
conditions, project impacts, recommended mitigation measutes, and unavoidable adverse
impacts for a number of environmental topic areas.

e Section 6.0, Other CEQA Considerations, discusses significant environmental changes that
would be involved in the proposed action, should it be implemented. The project’s growth-
inducing impacts, including the potential for population growth, are also discussed.

e Section 7.0, Alternatives to the Proposed Project, describes a reasonable range of alternatives to
the project or to the location of the project that could avoid ot substantally lessen the
significant impact of the project and still feasibly attain the basic project objectives.

o Section 8.0, Effects Found Not to be Significant, provides an explanation of potential impacts
that have been determined not to be significant.

e Section 9.0, Organizations and Persons Consulted, identifies all Federal, State, or local agencies,
other organizations, and individuals consulted.

o Section 10.0, Bibliggraphy, identifies reference sources for the SEIR.

o Section 11.0, Appendices, contains technical documentation for the project.

2.6 RESPONSIBLE AND TRUSTEE AGENCIES

Certain projects or actions undertaken by a Lead Agency require subsequent oversight, approvals, ot
permits from other public agencies in order to be implemented. Such other agencies ate refetred to
as Responsible Agencies and Trustee Agencies. Pursuant to Sections 15381 and 15386 of the
CEQA Guidelines, as amended, Responsible Agencies and Trustee Agencies are tespectively defined

as follows:

“Responsible Agency” means a public agency, which proposes to carry ont or approve a project, for which |a]
Lead Agency is preparing or has prepared an EIR or Negative Declaration. For the purposes of CEQA,
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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 resonrces affected by a project,
which are held in trust for the people of the State of California. Trustee Agencies include; The California
Department of Fish and Game, The State Lands Commission; The State Department of Parks and
Recreation and The University of California with regard to sites within the Natural Land and Water

Reserves System. (Section 15386)

Responsible and Trustee Agencies and other entities that may use this SEIR in their decision-making
process or for informational purposes include, but may not be limited to, the following:

2.7

Mammoth Community Water District;

Mammoth Lakes Fire Protection District;

California Department of Transportation;

California Regional Water Quality Control Board (Lahontan);
State Water Resoutces Control Board; and

Great Basin Unified Air Pollution Control District.

INCORPORATION BY REFERENCE

Pertinent documents relating to this SEIR have been cited in accordance with Section 15150 of the
CEQA Guidelines, which encourages incorporation by reference as a means of reducing redundancy
and length of environmental reports. The following documents are hereby incorporated by
reference into this SEIR. Information contained within these documents has been utilized for each
section of this SEIR. These documents are available for review at the Town of Mammoth Lakes
Community and Economic Development Department, located at 437 Old Mammoth Road, Suite R
Mammoth Lakes, CA 93546 and on the Town’s website: http://www.townofmammothlakes.ca.gov.

Town of Mammoth Lakes General Plan 2007. The Town of Mammoth Lakes Council adopted
the Town of Mammoth Lakes General Plan 2007 (2007 General Plan) on August 15, 2007. The
General Plan establishes standards, guidelines, and priorities that define the community now
and for the future. The 2007 General Plan is organized by elements. Fach element is
introduced with an explanation of the intent of the goals, policies, and actions within that
element. The 2007 General Plan contains the following elements:

— Economy;

— Arts, Culture, Heritage, and Natural History;
— Community Design;

— Neighborhood and District Character;

— Land Use;

— Mobility;

— Parks, Open Space and Recreation;

— Resource Management and Conservation; and

— Public Health and Safety.
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It is noted that the Housing and Noise Elements were not updated as part of the 2007
General Plan. However, an updated Housing Element was adopted in 2010, and the 2014-
2019 Housing Element Update was adopted in June 2014. Additionally, the Town Council
amended the Parks, Open Space, and Recreation Element in 2012 with the addition of new
policies and one additional goal and revoked the 1990 Parks and Recreation Element.

o Final Program Environmental Impact Report for the Town of Mammoth I akes 2005 General Plan
Update (May 2007). The Final Program Environmental Impact Report (2007 General Plan
PEIR) analyzed the environmental impacts associated with the update of the Town’s
General Plan. This update provided the Town’s long-range comprehensive direction to
guide future development and identified the community’s environmental, social, and
economic goals. The 2007 General Plan PEIR document was prepared as a Program EIR,
which is intended to facilitate consideration of broad policy directions, program-level
alternatives, and mitigation measures consistent with the level of detail available for the plan.
The 2007 General Plan PEIR concluded significant and unavoidable impacts regarding
aesthetics, air quality, biological resources, public safety and hazards, noise, public services
and utilities, and recteation.

o Town of Mammoth I akes Municipal Code (Municipal Code). The Town of Mammoth Lakes Municipal
Code (Municipal Code) consists of all the regulatoty and penal ordinances and administrative

ordinances of the Town of Mammoth Lakes. It is the method the Town uses to implement
control of land uses, in accordance with General Plan goals and policies. The Town of
Mammoth Lakes Zoning Ordinance, Title 17, of the Municipal Code identifies land uses
permitted and prohibited according to the zoning category of particular parcels. The
Buildings and Construction Ordinance, Tide 15, specifies rules and regulations for
construction, alteration, and building for uses of human habitation.

o North Village Spectfic Plan (as amended). The North Village Specific Plan (NVSP) area consists
of approximately 64 acres of land, the majotity of which is under multiple ownetships,
within the northwest portion of the Town. The NVSP area is primarily comprised of urban
development and includes hotels, restaurants, visitor-oriented and general commercial
operations, professional offices, condominiums, single-family residential, and community
facilities.

The objective of the NVSP is to create a set of land use designations and development
standards which would facilitate the development (or renovation) of the NVSP atea as a
concentrated, pedestrian-oriented commercial and visitor accommodation center with public
and private underground parking, amenities and activities focused around three pedesttian
plazas connected by retail, restaurant, and cultural amenitdes. It is the intent of the NVSP
that future development in North Village be otiented toward yeat-round uses and visitor
activity to strengthen the existing winter visitor market and to improve the Town’s
attractiveness to year-round resort visitors. Unification of development throughout the
NVSP area through the establishment of architectural and landscaping guidelines also
strengthen NVSP area’s image as a resort activity node in the Town.

Since the NVSP was approved, several major projects within the NVSP area have been
approved, including:
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— The Village at Mammoth (Grand Sierra Lodge, White Mountain Lodge, and Lincoln
House);

— Village Gondola Building;

— Village Skier Services Building;

— Restaurants and Retail;

—  Westin Monache; and

— 8050: Buildings “A”, “B”, and “C”.?

o FLinal Environmental Impact Report North Village Specific Plan (February 1991). The Final
Environmental Impact Report North Village Spectfic Plan (1991 PEIR), dated February 1991,
addresses geology, soils, and seismicity; hydrology and water quality; biological resources;
land use and planning; jobs/housing relationship; utilities; traffic; air quality; noise;
archeological; aesthetics/visual impacts; light and glare; public setvices/ fiscal impacts; energy
conservation; as well as other topical areas determined to be less than significant. Where
potentially significant environmental impacts were identified, feasible mitigation measures
were recommended that would avoid or lessen adverse environmental effects of the NVSP
project. The 1991 PEIR concluded that the following significant and unavoidable impacts
would occur with implementation of the NVSP:

~ Impacts to school facilities;

— Existing view impacts (pertaining to the proposed gondola feature);

— Land use impacts related to the aesthetics of the proposed gondola feature; and
— Fiscal impacts pertaining to an undetermined net cost to Mono County.

All other impacts were found to be less than significant through the existing standards,
regulations, and mitigation measures imposed under the 1991 PEIR.

o North Village Specific Plan Environmental Impact Report Addendum (May 1994). In 1994, Zoning
Code Amendment 94-1 and General Plan Amendment 94-1 were filed in order to refine the

design of the NVSP pedestrian core area and to realign Canyon Boulevard to meet with
Millers Siding/Lake Mary Road as a Collector Street. These proposed design changes did
not alter the concept of the NVSP (as approved in 1991). As determined by CEQA Statutes
and Guidelines, the lead agency determined that an Addendum was required, as the project
would not raise important new issues about the significance of effects on the environment.
The North Village Specific Plan Environmental Impact Report Addendum (1994 PEIR Addendum),
dated May 1994, determined that all of the impacts were less than significant through the
implementation of the existing standards, regulations, and mitigation measures.

o Subsequent Program Environmental Inmpact Report for the North Village 1999 Specific Plan Amendment
(October 13, 2000). In 1999, an amendment to the NVSP was proposed (the 1999 NVSP
Amendment). This amendment involved modifications to circulation and parking, height
limitations and setbacks, as well as alternate development opportunities and housing
modifications, when compared to the approved NVSP at the time. As part of the 1999
NVSP Amendment, the Town prepared and certified the Swubsequent Program Environmental

3 Note that modification of the approved Building C is the subject of this SEIR.
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Impact Report for the North Village 1999 Specific Plan Amendment (1999 SPEIR), on October 13,
2000. The purpose of the 1999 SPEIR was to review the existing conditions and
conclusions of the 1991 PEIR and 1994 PEIR Addendum, analyze potential environmental
impacts associated with the 1999 NVSP Amendment in compatison to the previous
environmental documentation, and identify mitigation measures to reduce potentially
significant effects. Mitigation measures from the 1991 PEIR and 1994 PEIR Addendum
were incorporated, and in some cases modified, and new mitigation measures were
recommended, where necessary, to reduce new potentially significant impacts. Topical areas
specifically examined in the 1999 SPEIR included 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; as
well as cultural resources. The 1999 SPEIR concluded that the following additional
significant and unavoidable impacts would occur with implementation of the 1999 NVSP
Amendment:

— Air Quality (Threshold exceedances established by the Great Basin Unified Air
Pollution Control District and cumulative considerations for air quality).

All other impacts were found to be less than significant through the existing standards,
regulations, and mitigation measures (modified as necessary) imposed under the 1991 PEIR
and 1994 PEIR Addendum.

The Inn at the Village project site (the subject site of this SEIR) involves the development of
a property within the NVSP area. This SEIR will rely on the first and second tier analyses
conducted for the project site in and prior to the 1999 SPEIR, and will discuss any changed
circumstances or new information that might alter the previous analyses. The SEIR will also
identify those environmental impacts that are new potentially significant or more severe than
those analyzed in the past environmental documentation.

»  Final Environmental Impact Report Mammoth Crossing Project (April 17, 2009). The Mammoth
Crossing Project (Mammoth Crossing) proposed the redevelopment of three of the four
corners that comprise the Main Street/Lake Mary Road and Minaret Road intersection with
a combination of resort accommodations, retail uses, and public plazas. Mammoth Crossing
is located within the southern portion of the NVSP area, and included a series of
amendments to the NVSP as well as amendments to the 2007 General Plan. Environmental
impacts as a result of construction of Mammoth Crossing’s three development areas were
analyzed in a project-level EIR, the Final Environmental Impact Report Mammoth Crossing Project
(Mammoth Crossing EIR), which was certified on September 16, 2009. Overall, Mammoth
Crossing proposed the construction of up to 742 condominium/hotel rooms, up to
approximately 69,150 square feet of hotel amenities and operations and general retail uses,
40,500 square feet of retail development, and 711 parking spaces and nine spaces for hotel
guest check-in. Affordable housing would be required to be provided as patt of Mammoth
Crossing, some of which would be constructed off-site. Proposed development at the three
development areas would involve multiple buildings ranging in height from one to seven
stories. The project-level EIR determined that this project would tesult in the following
significant and unavoidable impacts:
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— Aesthetics;
— Air Quality; and
— Noise.

o North Village District Planning Study (modified November 5, 2008 and accepted by Town
Council in July 2009). The North Village District Planning Study (modified November 5,

2008) has been developed in accordance with the Town’s district planning policy, which
requires completion of district planning in conjunction with major land use applications
seeking Zoning Code or General Plan amendments. This planning study was initiated by the
Mammoth Crossing project application.

Mammoth Crossing was anticipated to markedly change the character, appearance, and
function of this gateway intersection, and the NVSP area as a whole. The North Village
District Planning Study therefore takes as its study boundaries the entire NVSP area, and
frames its analysis relative to the intent and goals of the NVSP and adopted General Plan for
this district. The study provides an overview and analysis of the existing conditions,
regulatory environment, character and functionality of the NVSP area, and examines these as
a series of issues, opportunities, and constraints. The 2007 General Plan’s character
statement for North Village and the stated objectives of the NVSP serve as a benchmark to
consider how future development patterns under the existing Specific Plan either support or
hinder the achievement of those objectives.

The Town’s Planning, Mobility, Public Art, and Toutism and Recreation Commissions, the
public, and other interested stakeholders provided critical input through a series of focus
groups and public meetings held as part of the district planning process. This input helped
guide the overall analysis, development of alternatives, and selection of a preferred
alternative that has been refined to create the preferred plan and recommendations.

The analysis and recommendations presented in the North Village District Planning Study
are to be used by Town decision makers to frame consideration of future projects, including
potential updates or amendments to the NVSP.

o Design Guidelines The Village at Mammoth (approved August 23, 2000). The Design Guidelines
The Village at Mammoth (NVSP Design Guidelines) (approved August 23, 2000), are intended

to provide general and specific design information so that all involved in the development
process are able to proceed with a shated basis of information. They are structured to
provide a description of the design concept for the NVSP area, supporting objectives of the
design components, and a listing of design guidelines that must be followed to achieve the
objectives. The main concept of the NVSP Design Guidelines is that the NVSP area should
be designed so that it is appropriate to the character of the Mammoth Lakes region, and to
be competitive with other high-quality mountain villages in North America.

Public Review Draft o July 2014 2-12 Introduction and Purpose



Town of Mammoth Lakes

X et LS Inn at the Village

= Subsequent Environmental Impact Report
Mammoth Lakes-

CALIFORNIA

2.8 DISAGREEMENT AMONGST EXPERTS

This SEIR contains substantial evidence to support all of the conclusions presented hetein. That is
not to say that there will not be disagreements with these conclusions. The CEQA Guidelines and,
more particularly, case law clearly provide the standards for treating disagreement among expertts.
Where evidence and opinions of experts conflict on an issue conceming the environment, and the
agency knows of these controversies in advance, the SEIR must acknowledge the controversies,
summarize the conflicting opinions of the experts, and include sufficient information to allow the
public and decision makers to take intelligent account of the environmental consequences of their
action.

It is also possible that evidence will be presented during the Draft SEIR review which might create
disagreement. This evidence may be considered by the decision makers during the public hearing
process.

In rendering a decision on a project where there is disagreement among expetts, the decision makers
are not obligated to select the most conservative, environmentally protective, or liberal viewpoint.
They may give more weight to more than one expert than another, and need not resolve a dispute
among experts. In their proceedings, they must consider the comments received and address
objections, but need not follow said comments or objections, so long as they state the basis for their
decision and that decision is supported by substantial evidence.
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31  PROJECT LOCATION AND SETTING
311 PROJECT LOCATION

The Inn at the Village is located in the Town of Mammoth Lakes, California (Town). The Town is
located in the southwest portion of Mono County, on the eastern side of the Sierra Nevada
mountain range; refer to Exhibit 3-1, Regronal Vianity. The project site is situated in the developed
area of North Village (NVSP area) within the northwestern portion of the Town; refer to Exhibit 3-
2, Site Vianity. The project site is specifically located at 50 Canyon Boulevard, to the west of Minaret
Road, north of Main Street/Lake Mary Road, and east of Canyon Boulevard. Regional access to the
site is provided via U.S. Highway 395 to State Route 203 (Main Street).

3.1.2 PROJECT SETTING (EXISTING CONDITIONS)

EXISTING ON-SITE CONDITIONS

The proposed project is the last phase (Building C) of a three-phase development (8050 project).
The first two phases (Buildings A and B) of the 8050 project have been completed, as well as the
136-space parking structure that would setrve Buildings A, B, and C. The project site would be
located atop the patking structure podium', adjoining the existing Building A (located along Canyon
Boulevard to the northwest) and Building B (located along Minaret Road to the north).

The existing Buildings A and B of the 8050 project consist of two resort lodging buildings
comprised of 28 units with 57 bedrooms. Further, the ground floor commercial along Minaret Road
in Building B totals 3,335 square feet of commercial space and includes an on-site fine dining and
catering enterprise (Toomey’s). The existing Buildings A and B also include a roof-top fitness room
and jacuzzi terrace and related site and landscaping improvements.

EXISTING GENERAL PLAN AND ZONING

According to Figure 3, Nezghborhood Character Map, of the Town of Mammoth Lakes General Plan 2007
(2007 General Plan) the project site is within the North Village District. District boundaties are
based on the 1987 General Plan Planning Districts and are defined by existing development,
patterns of vegetation, topogtaphic features, circulation patterns, and the relationships of land uses.
Master planning of these specific districts provides a basis for future land use decisions
incorporating the goals, policies, and actions in the Land Use and Community Design Elements as
well as the Neighborhood and District Character Element of the 2007 General Plan.

! A podium is a platform that is used to raise something to a short distance above its surroundings. In the
case of the existing on-site parking structure, the roof of the parking structure is above-grade and is referenced as a
“podium” for the purposes of this analysis.
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The project site is zoned North Village Specific Plan (NVSP), Resort General (RG), according to the
Town’s Official Zoning Map and the North Village Specific Plan Zoning. The NVSP was originally
adopted in 1991 and subsequently amended in 1994, 2000, January 19, 2005, May 21, 2008, and
October 7, 2009. According to the 2007 General Plan, the NVSP is intended to create a visitor-
oriented entertainment retail and lodging district anchored by a pedestrian plaza and a gondola
connection to Mammoth Mountain Ski Area.

The NVSP area is primarily comprised of urban development, including hotels, restaurants, visitor-
oriented and general commercial operations, professional offices, condominiums, single-family
homes, and community facilities.

SURROUNDING LAND USES

The land uses surrounding the project site are:

e North Buildings A and B of the 8050 project adjoin the project site to the northwest and
north, respectively. These resort lodging buildings are zoned NVSP RG. Commercial and
retail uses within the Village Plaza and the Mammoth Mountain Village Gondola ate located
further northwest of the project site (west of Minaret Road and east of Canyon Boulevard).
These commercial and retail uses are zoned NVSP, Plaza Resort (PR).

e [East Minaret Road forms the northeast boundary of the project site. Hotel, vacation
condominium rentals, and restaurant uses are located directly across Minaret Road to the
northeast and southeast. The land uses to the east ate also within the North Village
Planning District and are zoned NVSP RG.

o South. Fireside at the Village condominiums adjoin the project site to the south and are
zoned NVSP RG. A commercial building (previously Whiskey Creek Restaurant and now
solely occupied by Mammoth Brewing Company) and surface parking are located further
south of the project site. The zoning is NVSP, Mammoth Crossing (MC).

o Wes: The Westin Monache Resort and surrounding vacant land uses are located directly

across Canyon Boulevard, west of the project site. These properties are also zoned NVSP
PR.

3.2 BACKGROUND AND HISTORY

The NVSP was adopted in 1991 and has been amended several times. The NVSP establishes
development regulations for approximately 64 acres located around Minaret Road, Main Street/Lake
Mary Road, and Canyon Boulevard. The intent of the NVSP is to develop a cohesive, pedestrian-
oriented resort activity node, and to provide a year-round focus for visitor activity within the town.
The Final Environmental Impact Report North Village Specific Plan (1991 PEIR), dated February 1991, was
certified along with the adoption of the NVSP in 1991. In 1994, the North Village Specific Plan
Environmental Impact Report Addendum (1994 PEIR Addendum), dated May 1994, was prepared for an
amendment to the NVSP, and in 2000, the Swubsequent Program Environmental Impact Report for the North
Village 1999 Spectfic Plan Amendment (1999 SPEIR), dated October 13, 2000, was certified for an
update to the NVSP. The most recent amendment to the NVSP was in 2009 for the Mammoth
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Crossing Project (Mammoth Crossing), which established tailored development standards (e.g.,
density, height, setbacks, lot coverage) for certain NVSP properties. As part of that effort, the
Town also prepared the North Village District Planning Study, which was accepted by the Town
Council in July 2009.

Several projects have been approved under the NVSP, resulting in the development ot
redevelopment of various properties in the area. One of these projects is the 8050 project
(encompassing the project site), which consists of a three-phased development. The certified 1999
SPEIR was found to adequately cover and address the 8050 project. The first two phases of the
8050 project, Buildings A and B, have been completed, as well as the parking structure that would
serve all three phases, Buildings A, B, and C. On April 27, 2005, the Planning Commission of the
Town of Mammoth Lakes approved Tentative Tract Map 36-229 and Use Permit 2005-01, which
approved Building C, the third and final building in the 8050 complex. The requisite building permit
was subsequently issued by the Town to allow for construction of the approved Building C, which
totaled 41,134 square feet and included 21 residential condominiums with a total of 33 bedrooms.
The proposed Inn at the Village project is a redesign of Building C.

3.3 PROJECT CHARACTERISTICS
3.3.1 PROJECT DESCRIPTION

The project proposes a seven-story hotel that includes hotel rooms, food and beverage, spa, outdoor
pool/jacuzzis, and landscaping elements; tefer to Table 3-1, Proposed Iand Uses, and Exhibit 3-3,
Preliminary Site Plan. The hotel, totaling 64,750 gross squate feet of buildable floor area, would
consist of a maximum lodging room count of up to 67 rooms. The project would be built on top of
the existing parking podium.

Table 3-1
Proposed Land Uses
Land Use _ Size (square feet)

Hotel! 34,840
Accessory Uses (e.g., spa, food and beverage, lobby, circulation, etc.) 29,910

Total Project 64,750
Notes:
1. The hotel proposes up to 67 rooms that would be approximately +- 520 square feet per room.

The project proposes to amend the approved 8050 project to address the curtent petformance
deficiencies in the existing 8050 project and the NVSP area. The project would necessitate three
amendments to the NVSP: (1) an increase in the allowable development density for the project site,
including allowing a transfer of 30 rooms from the Mammoth Crossing site (MC zone); (2) an
increase in the allowable building height; and (3) a reduction in the required front yard setbacks
along Minaret Road. The current Application would supersede the approved 8050 project and seek
entitlement/permitting for a proposed hotel (with the requisite market requirement to retain
flexibility with respect to ownership structures [e.g., traditional hotel, condominium-hotel, etc.]).
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The following list summarizes the components of the project:

Density

The maximum allowable building density within the NVSP RG zone is 55 rooms per acre. The
8050 property is 79,798 square feet or approximately 1.83 acres, yielding an allowable density of
101 rooms at 55 rooms per acre’. The existing Buildings A and B of the 8050 project include 28
units with an overall total of 57 bedrooms, and the existing commercial in Building B equates to
seven rooms. Therefore, a maximum of 37 rooms would be allowed for Building C without a
density amendment to the NVSP.

e Given the project’s maximum room count of up to 67 rooms, the project proposes a
zoning amendment for the shortfall of 30 bedrooms and not including commercial space
towards the maximum allowable building density. However, this deficiency is proposed
to be mitigated by way of density transfer of a like-kind number of bedrooms from the
nearby Mammoth Crossing property that is also owned by the project Applicant. This
density transfer requires an amendment to the NVSP because density transfers ate not
currently permitted between zones (i.e., from the MC zone to the RG zone). The 8050
project would have a maximum density of 72 rooms per acte pursuant to a density
transfer of 30 rooms from the Mammoth Crossing propetty. As such, there would be
no net increase in development density in the overall NVSP area associated with the
project. The proposed NVSP amendments would ensute that the density transfer would
occur prior to development of the proposed project.

Building Heights

The maximum permitted height within the NVSP RG zone is 40 feet and the maximum
projected height’ is 50 feet with an additional three feet for roof appurtenances. The NVSP also
allows up to an additional 12 feet of building height for affordable housing. When a building sits
above a parking garage, building height is measured from the garage roof elevation, provided the
garage is no more than 20 feet above natural grade. The currently approved design for Building
C allows for a total of five stories with a maximum height of 62 feet plus another three feet for
roof appurtenances.

e The project proposes a maximum height of seven stories (80 feet), when measured from
the top of the existing parking structure podium, with an additional 4 feet, 6 inches, for
roof appurtenances; refer to Exhibit 3-4, North and South Building Elevations, and Exhibit
3-5, East and West Building Elevations. The project proposes a zoning amendment to
increase the maximum permitted height allowed for the project site.

2 A 79,798 square foot lot equates to 1.832 acres; 1.832 acres multiplied by 55 rooms per acre equals 100.75
rooms, which is rounded up to 101 total rooms allowed.

3 The NVSP allows a “projected height” above the permitted height, provided that a roughly equivalent
reduction in building footprint area above the height is provided below the permitted height, and no more than 50
percent of the building square footage exceeds the permitted height.
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Building Setbacks

The proposed project conforms to the minimum of 10-foot side and rear yard setbacks.
However, the project would require a zoning amendment for the front yard setback area along
Minaret Road for a reduced setback; refer to Exhibit 3-6, Proposed Sethacks.

The reduced setback along Minaret Road intends to:
o Provide a stepped building fagade that includes attractive detailing and articulated design;

e Improve the quality of the streetscape and improve pedestrian safety by providing a
pedestrian entrance and roof overhangs; and

e Improve pedestrian circulation and connectivity with the street through a signature
building entry at street level (i.e., a welcoming pedestrian potte cochere).

An additional setback is described in a private agreement between Fireside at the Village
condominiums to the south and the 8050 property owner (Settlement Agreement, Mutual
Release, and Joint Escrow Instructions). Since this is a ptivate agreement, and the Town of
Mammoth Lakes is not a party, the Town is not responsible for enforcing the terms and
conditions of this agreement.

Site Access

Vehicle access to the project site would occur at the existing site entry at Canyon Boulevard.
The proposed project does not seek to alter the existing approved access on the propetty. In
addition, enhanced pedestrian access along Minaret Road and access between the existing 8050
project and Building C are proposed to allow access to and from hotel amenities. The project
features a signature street level pedestrian porte cochere that would setve as gateway access into
the project from Minaret Road, allowing for pedestrian integration and improved circulation.

The northeastern portion of the project site would also accommodate a visitor serving public
kiosk or retail space at the street level that would open up to a proposed public pocket park.

Site Coverage

The site coverage of the existing on-site buildings and parking structure is approximately 62
percent of the total lot area. The proposed project would be constructed on top of the parking
podium with similar site coverage. However, the project would also provide enhanced street
frontage improvements along Minaret Road (such as the pedestrian entty feature and public
kiosk), which would increase the maximum lot coverage to 70 percent (as allowed within the
NVSP RG zone).

Public Review Draft o July 2014 3-10 Project Description



MINARRT ROAD
® O] e = o = o == =~ PROPERTYLINE
D - = - e e e am we = REQUESTED STEPPED SETBACK LINE FOR PROPOSED INN
i [ —
Fm _ STEPPED SETBACK LINE PER NVSP
L1 P
M\._\M\W 20% SETBACK REDUCTION AS GRANTED TO DEMPSEY SITE
A
3
| { I
o |
< ﬁm-o. . ] 1 | ' —
= _ ?L.\ : I.-_T !
-5 = _. i ~. |
&5 ...___.._.. . | : _ "
(R ) —
t
v FLo R
oo Ll | L i
& -3... ! T : T |
Leveld L
[ it Aﬂl . i — 7 i
> _m { |
| | = m_ |
Lo R > 1 “ | _m. )
moecygnd il 1 wanernan HIG
DL - 7
¢ | HE
&g i il
SECTION 1 SECTION 2 SECTION 3
Source: Bull Stockwell Alten, June 18, 2014,
INN AT THE VILLAGE

SUBSEQUENT ENVIRONMENTAL IMPACT REPORT

e Proposed Sethacks

CONBULTING

a
» TR covour O7/14 N 138231 Exhihit 3-6




Town of Mammoth Lakes

R Inn at the Village
Mammeoth

Subsequent Environmental Impact Report
Lakes-

CALIFORNIA

Building Floor Area

The overall floor area is approximately 139,446 square feet on the 1.83-acre site (which includes
the 8050 Buildings A, B, and C, as proposed by the project), resulting in approximately 76,200
square feet per acre. A maximum allowable building floor atea within the NVSP RG zone of
87,000 square feet per acre is allowed.

Drainage

A storm drain inlet would be required to be relocated to the entty way on Minaret Road.
Drainage is routed through the subterranean parking structure to an existing Conspan retention
structure near the parking structure entrance on Canyon Boulevard. The drainage would not be
altered as a result of the proposed project.

Parking

The total parking required in the NVSP for the 8050 site, including the proposed project, is 112
spaces. This includes residential parking for the existing Buildings A and B, including parking
for the existing Building B commercial,’ and the proposed project. A private parking agreement
reserves 50 spaces in the 8050 parking structure for Fireside at the Village condominiums.

Proposed parking for the project would be accommodated via the existing parking structure and
the valet parking areas. The valet parking ateas and dtiveway entry would provide storage for
vehicles entering the site through vehicle stack patking. The valet patking area can
accommodate approximately seven vehicles, and an additional two vehicles can be stored
between the Canyon Boulevard curb and the valet drop-off area entry. Three valet parking
attendants would be provided.’

Parking for delivery vehicles, including large trucks, would occur off of Canyon Boulevard in the

driveway area or in the porte cochere.

The property owner, iStar, has an agreement with Mammoth Mountain Ski Area (MMSA) to
provide up to 50 parking spaces on property owned by iStar. To date, iStar has been providing
these spaces in the existing 8050 parking structure. Once the proposed project is developed, it is
assumed that no spaces would be available in the 8050 parking structure for MMSA parking
during peak occupancy petriods. Consistent with the flexible terms of the above-referenced
agreement, 1Star anticipates providing the MMSA spaces at one or more other properties owned
by iStar, such as the Mammoth Crossing propetties along Lake Mary Road and Minaret Road.

Affordable Housing Mitigation Plan

On November 5, 2003, the Town Council adopted Resolution No. 2003-63, by which the Town
Council identified the “value of cost gap per Employee Housing Unit (EHU)” in the amount of
$52,802. This resulted in the establishment of an Affordable Housing Mitigation In-Lieu Fee of
$30,889 per Full Time Employee Equivalent (FTEE), which equates to the $52,802 per EHU.

+ This includes 12 commercial parking spaces for Building B per the original approval.
5 LSA Associates Inc., Inn at the Village Vakt Operation Analysis, October 23, 2013.
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On August 12, 2004, Mammoth 8050, LLC, the original developer of the 8050 project, and the
Town entered into an In-Lieu Fee Agreement for the EHUs (AH In-Lieu Fee Agreement) to
mitigate the impact the proposed 8050 project would have on the availability of workforce
housing within the community, and to provide additional housing credits to the original
developer. The AH In-Lieu Fee Agreement confirmed that at the time, the Town’s value of
each EHU was $52,802. Nonetheless, the AH In-Lieu Agreement provides that in exchange for
credit for 30 EHUs, the original developer would pay the Town $3,000,000 ($100,000 per EHU
credit), in three separate payments of $1,000,000, in connection with each phase of the proposed
project (e.g., Buildings A, B, and C). Pursuant to the AH In-Lieu Fee Agreement, the otiginal
developer paid the Town in-lieu fees totaling $2,000,000. The original developer, however, did
not construct Building C at 8050 and did not pay the Town the final payment of $1,000,000

when it became due.

At the rate of $100,000 per EHU, the $2,000,000 that the original developer paid the Town in
mitigation fees yielded credits for 20 EHUs. In addition, the original developer received credit
for two EHUs for demolishing two commercial buildings on the project site, for a total of 22
EHUs. The construction of Buildings A and B by the original developer generated a demand
for 17.5 EHUs. Therefore, the 8050 project maintains a credit of 4.5 EHUs.

The AH In-Lieu Fee Agreement provides as follows: “In the event the formula for calculating
housing requirements shall be changed prior to the Remaining Credits being utilized to offset
housing mitigation requirements, the value of such Remaining Credits shall be applied in
conformance with the formulas in effect at the tine of use of the Remaining Credits.” Since the
effective date of the AH In-Lieu Fee Agreement, the Town has changed its affordable housing
policy. The Town’s interim housing policy (Town Council Resolution 09-76) now requires that
10 percent of the total project units be provided for on-site affordable housing; however, an
Affordable Housing Mitigation Plan (AHMP) may be approved instead of providing on-site
housing if a substantial additional affordable housing benefit is achieved.

The Applicant proposes to construct up to 67 bedrooms in Building C. Pursuant to the Town’s
interim housing policy, those 67 bedrooms would require the Applicant to provide 6.7
bedrooms (6.7 EHUs) on the project site. Since each of the project’s 4.5 existing EHU credits
was generated at the rate of $100,000 per EHU (which is 189% of the then-value of $52,802 per
EHU), the Town has already achieved a substantial additional affordable housing benefit for
each of the project’s 4.5 EHU credits. Therefore, the Applicant will apply for an AHMP which
confirms that no additional housing mitigation is required beyond the Application of the
project’s existing credit of 4.5 EHUs. The Town and Mammoth Lakes Housing, Inc. would
evaluate the Applicant’s AHMP request.

Landscaping

Landscaping for the project would include a combination of planting areas. Along the northeast
and southeast sides of the building, native plant communites, shrubs, and related groundcover
would be utilized; refer to Exhibit 3-7, Landscgpe Plan. A Zen garden is proposed on the western
side of the building. This area would include concrete pavers, accent stone, and cobble paving.
Native trees (such as Red Fir, Lodgepole Pine, Mountain Hemlock, Mountain Maple, Mountain
Alder, Western Chokecherry, Western Water Birch, and Quaking Aspen) would be installed
along the perimeter of the proposed structure.
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Although, some vegetation (including sapling trees along Minaret Road) would be removed as a
result of the proposed street frontage improvements, several existing ttees would be pteserved,
and new trees would be installed, as discussed above. A Tree Protection/ Preservation Plan
would be implemented to preserve and protect existing trees, shrubs, and other plant materials
including plants on adjoining properties during grubbing and grading, site prepatation, and
construction activities; refer to Exhibit 3-8, Tree Protection/ Preservation Plan. Existing Pine trees to
be protected-in-place range from 10 to 24 inches in diameter at breast height (DBH); no trees

six inches DBH or greater would be removed as part of the proposed project (as encouraged by
the Town’s Municipal Code).

The proposed pocket patk would be approximately 532 squate feet. Decorative pervious and
impervious paving and a Zen-style rock garden with public benches and boulders for street-side
seating would be installed. The area would be sited under a two-story heavy timber pergola,
providing weather protection.

Fire Lane

The project proposes a new fire lane along Minaret Road, to the south of the existing parking
structure entrance. The new fire lane would be 60 feet in length by 16 feet in width. The
existing retaining wall and sidewalk would be relocated and realigned farther to the west. The
relocated retaining wall would appear similar in height as the existing retaining wall. The
relocated sidewalk (with new pedesttian safety railing) would be realigned along the telocated
wall and then would connect into the future sidewalk planned to the south of the project site,
along Minaret Road. Due to the encroachment of the fire lane into California Department of
Transportation (Caltrans) right-of-way, Caltrans would need to approve this enctoachment.

Energy Saving Measures

The project would incorporate the following energy saving measures:

* South facing units feature deep balconies in front of window walls that act as a sun shade
in combination with high, operable windows to provide the desired amount of solar gain
and stack effect air circulation.

¢ A super insulated roof system would minimize thermal transfer through the roof with a
combination of built-up rigid insulation above the structural deck and an additional layer
of batt insulation applied below the deck.

e Dual method wall insulation would provide a high insular value, and a substantial
thermal break in the exterior wall, reducing air infiltration and condensation within the
wall cavity to create an extremely robust and long-lived thermal envelope.

e Extensive use of light emitting diode (LED) lighting would be used in a vatiety of
lighting fixtures.

* Weather-lock vestibule at the proposed pedestrian street entry would be positively
pressurized to keep warmed or cooled air inside the building and untreated, unfiltered air
out.
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o The plaza level circulation and amenity spaces would include operable fenestration and,
in some areas, fully opening wall panels to embrace the summer season’s mild climate.

Grading

A minor amount of grading would be requited along the perimeter of the project site,
specifically along Minaret Road to allow for pedesttian improvements (the public kiosk and
pocket park) and a new fire lane (to the south of the existing parking structure dtiveway).

Snow Management

Snow storage would be provided for the proposed heated paver sidewalk and heated paved pool
deck. The existing Benefit Assessment District (BAD) for the NVSP area would maintain the
heated paver sidewalk, and the BAD would haul snow off site, as necessary. Snow storage for
the existing driveway located off of Canyon Boulevard would remain unchanged.

Ice build-up on roof eaves would be prevented with heated roof gutters that would convey
runoff from the roof and eaves to existing stormwater retention systems. Adequate roof access
would also be provided to remove cornices as needed.

Construction Phasing and Staging

The project would commence with above-grade improvements and be completed in a single
phase. The construction of the proposed project is anticipated to take 12 months. During
construction, the construction offices would be accommodated nearby on the Mammoth
Crossing property located on the northeast corner of Canyon Road and Lake Mary Road while
construction phase parking, mobilization, and storage of materials would be located on the
southeast corner of Minaret Road and Main Street; refer to Exhibit 3-9, Construction Staging Plan.
During construction staging, the buildings located on these two sites would remain accessible to
emergency services.

3.4 GOALS AND OBJECTIVES

" Pursuant to CEQA Guidelines Section 15124(b), the project description must include “[a] statement
of objectives sought by the proposed project.... The statement of objectives should include the
underlying purpose of the project.”

TOWN GOALS AND OBJECTIVES

The Town is comprised of 12 districts and four mountain portals, as desctibed in the Neighbothood
and District Character Element of the 2007 General Plan. Mastet planning of these specific distticts
provides a basis for future land use decisions incorporating the goals, policies, and actions in the
Land Use and Community Design Elements as well as the Neighbothood and District Character
Element. The characteristics of each district provide a sense of place regarding structure, function,
and a district center. The project site is located in the North Village District and the identified
characteristics for this district are as follows:
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e Viewsheds to Sherwin Range and the Knolls are preserved;
e Landscape that recalls the Eastern Sietra and establishes scale and street edge;

e Create a sense of exploration using pedestrian-oriented sidewalks, plazas, and couttyards
with pedestrian comforts;

e Easy pedestrian access across main streets;
e Gateway intersection at Minaret Road and Main Street/Lake Mary Road;
e Visitor-oriented entertainment retail district;

o Active day and evening through all four seasons, designed to achieve a two to three hour
visit;

¢ Resort and resident activities, amenities, and services;
e Animation with retail and significant businesses oriented to the street;
e Retail and services in “storefront” setting located at the sidewalk;

e A variety of resort lodging supported by meeting facilities, outdoor activities, and
restaurants, arts, culture, and entertainment;

e Create year-round non-vehicular links to mountain portals;
e Lake Mary Road connected to the North Village District by trails;

e Shared and pooled parking, convenient structured parking, and small-scale street adjacent
surface parking; and

e Encourage living and working in close proximity to transit-oriented development.

NVSP GOALS AND OBJECTIVES

The NVSP aims to create a set of land use designations and development standards which facilitate
the development (or renovation) of the NVSP area as a concentrated, pedestrian-oriented activity
center with limited vehicular access. The NVSP is intended to achieve year-round uses and visitor
activity, strengthen the existing winter visitor market, and improve Mammoth’s attractiveness to
spring, summet, and fall resort visitors. The key objective of the NVSP, and consequently the Land
Use Element, is to enhance the Town’s image as a destination resort community, through the
creation of a high profile, pedestrian-otiented, resort activity center where lodging, restaurants,
shopping, housing, and recreational opportunities are located within proximity to one anothet and
easily accessible by transit.
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There are six land use districts established within the NVSP. As previously noted, the project site is
located in the NVSP RG. RG has been assigned to parcels adjacent to and easily accessible to the
plaza, but still within the Pedesttian Core Overlay atea. The Pedesttian Cote area is intended to be a
mixed-use village with commercial uses on the ground level and accommodation units on upper
floors. The scale of the individual ground level shops vary. RG uses ate intended to provide visitot-
oriented resort services, but retail uses are limited to multi-tenant complexes or within full-setvice
hotels. Restaurants are generally the only freestanding uses permitted in the NVSP RG district.

The RG objectives identified in NVSP are as follows:

e To provide resort accommodations and suppotting commercial facilities for visitor-otiented
activities and facilities;

e To provide a transition zone between the Plaza Resort and Specialty Lodging uses within
North Village and surrounding residential uses; and

e To provide integrated pedestrian access to and from the plazas.

PROJECT GOALS AND OBJECTIVES

The intent of the proposed project is to create a better relationship and integration with Minaret
Road, with a signature street level pedestrian porte cochere and other features that would animate
the streetscape and serve as an inviting portal into the proposed hotel. In a commitment to help the
NVSP area realize its place-making potential, the key goals and objectives of the project are to:

* Greatly improve the project’s relationship with the streetscape by introducing the porosity
that allows for ease of pedestrian integration with Minaret Road;

e Populate and animate this section of Minatet Road and allow for ease of access to and from
the proposed hotel amenities via the inviting pedestrian porte cochere;

e Provide streetscape features, including an informational kiosk and a pocket park;

e Deliver much needed critical mass in terms of hot beds to substantively help the NVSP area
achieve economic sustainability;

e Provide an array of services and amenities that make the NVSP atea a much more
compelling destination for tourists and locals alike;

e Eliminate the need for any additional curb cuts along Minaret Road, which would be
disruptive to pedestrian flows, by utilizing the existing vehicular access to Building C off of
Canyon Boulevard,;

» Improve the animation and vibrancy of the streetscape along Minaret Road with the addition
of terraces for casual gathering or dining;
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e Provide an array of amenities and related back-of-the-house functions that would allow for
the inn to operate efficiently and attract an experienced and quality hotel operator to
reinforce 8050°s quality as a compelling year-round destination for visitors and locals alike;

e Deliver a LEED certifiable project consistent with the shared environmental values of the
Town and the Applicant;

e Utilize a contextually sensitive architectural vernacular that departs from the repetitive and
mostly uninspiring design solutions associated with earlier generation lodging properties
within the community;

e Deliver a project that takes into account snow country design issues and constraints; and

e Produce a compelling, iconic, and economically sustainable lodging project that acts as a
catalyst for the revitalization and added vibrancy of the NVSP area.

3.5 PROJECT APPROVALS

The Town, as Lead Agency for the project, has discretionaty authority over the project. In order to
implement the proposed Inn at the Village, the Applicant would need to obtain, at a minimum, the
following discretionary permits/approvals:

e Subsequent Environmental Impact Report Cettification;

e District Zoning Amendment;

o Tentative Tract Map;

o Conditional Use Permit;

e Encroachment Permit (California Department of Transportation),
e Design Review Permit; and

e Final Map(s).

In addition, grading permits and building permits (which ate non-discretionary actions) would be
necessary for project implementation.
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4.0 BASIS OF CUMULATIVE ANALYSIS

Section 15355 of the CEQA Guidelines, as amended, provides the following definition of
cumulative impacts:

“Cumnlative impacts” refer to two or more individual effects which, when considered together, are considerable
or which compound or increase other environmental impacts.

Pursuant to Section 15130(a) of the CEQA Guidelines, cumulative impacts of a project shall be
discussed when they are “cumulatively considerable,” as defined in Section 15065(a)(3) of the
CEQA Guidelines. Section 5.1 through Section 5.7 of this SEIR assesses cumulative impacts for
each applicable environmental issue, and does so to a degtee that reflects each impact’s severity and
likelihood of occurrence.

As indicated above, a cumulative impact involves two or mote individual effects. Per CEQA
Guidelines Section 15130(b), the discussion of cumulative impacts shall be guided by the standards
of practicality and reasonableness, and should include the following elements in its discussion of
significant cumulative impacts:

1. Either:

a. A list of past, present and probable future projects producing related or cumulative impacts,
including, if necessary, those projects outside the control of the Agency, or

b. A summary of projections contained in an adopted local, regional or statewide plan, or related
planning document, that describes or evaluates conditions contributing to the cumulative effect. Such
Dplans may include:  a general plan, regional transportation plan, or plans for the reduction of
Lreenhouse gas emissions. A summary of projections may also be contained in an adopted or certified
prior environmental document for such a plan. Such projects may be supplemented with additional
information such as a regional modeling program. Any such document shall be referenced and made
available to the public at a location specified by the lead agency.

With regard to all resources and environmental issues listed in Section 8.0, Effects Found Not To Be
Significant, of this SEIR, the Town has determined that the cumulative impacts in those areas have
been adequately addressed in the 1991 PEIR, 1994 PEIR Addendum, and 1999 SPEIR and no
further cumulative impact analysis is required for those areas. Specifically, the Town determined
that, on the basis of the information in the Modified Initial Study, all of the cumulative impacts for
areas noted in Section 8.0 of this SEIR have been examined at a sufficient level of detail in the
previous environmental documentation to enable those effects to be mitigated or avoided by site-
specific revisions, the imposition of the conditions, ot other means in connection with the approval
of the proposed project (Section 15130(d) of the CEQA Guidelines).

With regard to the environmental issues not scoped out of this SEIR, the cumulative impact
analyses contained in this SEIR use a combination of both methods A and B, with the General Plan
projections approach utilized most often, based on adopted growth forecasts through the project’s
buildout year. However, the General Plan projections approach has been supplemented in this
SEIR where recent general plan amendments have been approved since adoption of the most recent
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growth forecasts. The Town of Mammoth Lakes has also developed a traffic model, known as the
Travel Demand Model, which includes growth projections within the Town of Mammoth Lakes and
regionally. The growth projections adopted by the Town for the Travel Demand Model are used for
the cumulative air quality, greenhouse gas, and traffic impact analyses in this SEIR. Table 4-1,
Cumulative Projects List, and Exhibit 4-1, Cumaulative Project L ocations, identify the related projects and

other possible development in the area determined as having the potential to interact with the
proposed project to the extent that a significant cumulative effect may occur. Information integral
to the identification process was obtained from the Town of Mammoth Lakes. The resulting related
projects ate only those determined to be at least indirectly capable of interacting with the proposed

project.
Table 4-1
Cumulative Projects List
Project Name Status
Sk and Location Description (as of 3121113)
Student Housing, Mammoth Proposed 74 student housing units with a lounge, Partially Constructed
1 Lakes Foundation reception area, exercise room, and storage with 112 | (26
(UPA 2006-02) parking spaces on 1.48 acres. units)
1500 College Parkway
Altis Proposes 9 single-family residential units on 3.21 Approved (lots
2 (DZA 12-001, TTM 12-001) acres. graded, but homes
880 Bridges Lane not yet built)
Eagle Lodge Proposes a ski lodge with 106 dwelling units on 8.67 | Master Plan
3 (DZA 2005.03, ZCA 2005-01) | %7 fmendment
3256 Meridian Boulevard Approved (but not yet
entitled)
Proposes 77 hotel units (120 rooms) and 14 Approved
. workforce residential units on 1.55 acres with 2,605
Holiday Haus square feet of conference space and 4,380 square
4 (VTTM 36-237, UPA 2005-15) fq ee . pace and 4,30 sq
3863 and 3905 Main Street eet of outdoor patio, snow play _area,.lndoor pool,
exercise area, and hot tubs. This project would also
construct 138 parking spaces.
Mammoth View Proposes 52 residential units and 54 hotel units on Approved
(TTM 10-001) 5.51 acres with 2,176 square feet of restaurant, bar,
5 41 and 11 Alpine Circle and spa, as well as a pool, picnic areas, and lobby
3704 Main Street space with 174 parking spaces.
3730, 3752, 3776, and 3814
Viewpoint Road
Old Mammoth Place Proposes 340 hotel unit; (488 roo_ms) w_ith 36,5_00 Approved
TTM 09-003) square feet of commercial space, including retail and
6 Vv restaurants on 6.1 acres. Also proposes public
164, 202, and 248
ol d’Mam,moth Road plazas, 9,500 square feet of conference space, a spa
and pool, and 619 parking spaces.
Mammoth Crossing Proposes 66 workforce housing bedrooms and 742 DZA/GPA
(DZA 2007-01, GPA 2009-02) | hotel units with 720 parking spaces on 9.27 acres. Approved (but not yet
7 Northwest, southwest, Also proposes 40,500 square feet of commercial entitled)
and southeast corners space and 9,000 square feet of conference and
Main Street/Lake Mary Road | meeting space, pool, spa, restaurants/bars, and

and Minaret Road

public plaza space.
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Table 4-1 [continued]

Cumulative Projects List

Project Name Status
RUmbe and Location Deschetion (as of 312113)
Mammoth Hillside Phase | Proposes 24 workforce housing units and 225 hotel Approved
(TTM 36-235) units with 259 parking spaces on 4.6 acres. Also
8 107 Lakeview Boulevard proposes 5,000 square feet of restaurant space,
106 and 80 Lake Mary Road | spaffitness area, and 6,300 square feet of conference
17 and 49 Canyon Boulevard | space and a pool.
Parking Structure NVSP Proposes 300 parking spaces. Approved
9 (UPA 2007-02, TPM 36-226)
99 Canyon Boulevard
Proposes 251 hotel units (299 rooms) and 5,300 Approved
South Hotel square feet of restaurant use and 1,000 square feet of
10 (TTM 36-234) commercial use on 2.53 acres. Also proposes 4,100
6180 Minaret Road square feet of conference space, spa, lobby bar, and
292 parking spaces.
Ettinger Condominiums Proposes 10 residential units with 25 parking spaces | Approved
1 (TTM 244, UPA 2006-15) on 1.09 acres.
2144 OId Mammoth
Road
Bungalows Proposes 10 residential units with 20 parking spaces | Approved
12 (TTM 36-242, UPA 2006-12) | on 1.37 acres.
1500 East Bear Lake Drive
Graystone Proposes 7 single family residential lots on 4.6 acres. | Homes are under
13 (TTM 13-001) construction
2006 Sierra Star Parkway
Tallus Phase 1 Propose§ 9 residential u.nits, some with fraptional All 9 units tp be
14 (TTM 36-216; TTM 13-003) ownership and others with whole ownership, and a completed in 2014
B lubhouse on 7.67 acres. A remainder parcel of 3.62
525 Obsidian Place clubnous
acres is included.
Tanavista Proposes 45 residential units with fractional Approved
15 (TTM 36-240, UPA 2006-08) | ownership on 1.36 acres.
5208 Minaret Road
Tihana Townhomes Proposes 9 residential units on 0.54 acres. Approved
16 (TTM 36-243, UPA 2006-13)
48 Lupin Street
Snowcreek VI Proposes 118 residential units and a recreation room. | Partially Constructed
17 (TTM 36-236, UPA 2005-11) (14 units)
85 and 1254 Old Mammoth
Road
Proposes 790 residential units and 200 hotel units Master Plan and
(400 rooms) on 237 acres. Also proposes 10,000 Development
square feet of hotel associated retail, 10,000 square | Agreement
18 Snowcreek VIII feet of restaurants and bars/lounges, 25,000 square | Approved (but not yet
Various feet of conference and meeting space, 12,900-square | entitled)
foot spa/wellness center, 3,500 square feet for market
space, and the second 9 holes of the Snowcreek Golf
Course.
. . Proposes 28 hotel units (101 rooms) with 60 parking | Approved
Vista Point spaces on 2.1 acres. Also proposes an owner's
19 (VTTM 09-001) P . - 1150 prop

94 and 151 Berner Street

lounge, a rooftop pool and terrace, locker rooms, and

a pedestrian plaza.

Public Review Draft o July 2014

4-3 Basis of Cumulative Analysis




o

" ANNIVERSARY ‘
Y

Town of Mammoth Lakes
Inn at the Village

Subsequent Environmental Impact Report

CALIFORNILA

Table 4-1 [continued]
Cumulative Projects List

Project Name Status
Number and Location Descrbor (as of 3121/13)
Danhakl Proposes to subdivide one lot into 2 single family lots | Approved
20 (TPM 11-001) on 2.44 acres.
70 Carter Street
Proposes 23,300-square foot bowling facility that Under
would include 12 bowling lanes, billiards, darts, golf Construction and
Mammoth Rock N Bow! simulation, bar, and restaurant space with 37 parking | operating undgr_a
921 (UPA 11-002) spaces on 1.14 acres. temporary certificate
3029 Chateau Road of occupancy
(final certificate of
occupancy expected
in 2014)
2 Hill Duplex Proposes 2 residential units on 0.23 acres. Approved
200 Lupin Street
Notes:

This cumulative projects list is current as of June 12, 2014. Information provided by Sandra Moberly, Planning Manager, and Jen Daugherty,

Senior Planner, with the Town of Mammoth Lakes Community and Economic Development Department.
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5.0 ENVIRONMENTAL ANALYSIS

Subsequent Environmental Impact Report

The following subsections of the SEIR contain a detailed environmental analysis of the existing
conditions, project impacts (including direct and inditect, shott-term, long-term, and cumulative
impacts), recommended mitigation measures, and unavoidable significant impacts, if any. The SEIR
analyzes those environmental issue areas, where potential significant impacts have the potential to

occut, as stated in Appendix 11.1, Modified Initial Stndy and Notice of Preparation.

Based on the Modified Initial Study, as stated in Appendix 11.1, no significant impacts or no new
significant impacts beyond those identified in the 1991 PEIR, 1994 PEIR Addendum, and 1999
SPEIR (previous environmental documentation) upon the following environmental issue areas, as

outlined in Appendix G of the CEQA Guidelines ate anticipated:

e Agricultural and Forest Resources;
¢ Biological Resources;

Cultural Resources;

Geology and Soils;

Hazards and Hazardous Materials;
Hydrology and Water Quality;
Mineral Resources;

Population and Housing;

Public Services; and

Recreation.

As a result, these issues are addressed in Section 8.0, Effects Found Not To Be Significant.

In accordance with Appendix G of the CEQA Guidelines, the following envitonmental issue areas
were determined to have a potentially significant impact, as identified in Appendix 11.1, and have
been included within this SEIR for further analysis:

5.1 Land Use and Relevant Planning;
5.2 Aesthetics/Light and Glate;

5.3 Traffic/Circulation;

5.4 Noise;

5.5 Air Quality;

5.6 Greenhouse Gas Emissions; and
5.7 Utlities and Service Systems.

Each environmental issue is addressed in a separate section of the EIR and is organized into seven
subsections, as follows:

o “Existing Setting” describes the physical conditions that exist at the present time of issuance
of the Notice of Preparation (NOP) and that may influence or affect the issue under
investigation.
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“Regulatory Setting” lists and discusses the laws, ordinances, regulations, and standatds that
apply to the project, as well as those agencies that may have jurisdiction over the project and
would be implementing such laws, ordinances, regulations, and standards.

“Impact Thresholds and Significance Critetia” provides the thresholds that are the basis of
conclusions of significance, which include the criteria identified by Appendix G of the
CEQA Guidelines (California Code of Regulations, Sections 15000 — 15387).

Primary sources used in identifying the critetia include the CEQA Guidelines; local, State,
Federal, or other standards applicable to an impact category; and officially established
significance thresholds. “.. An ironclad definition of significant effect is not possible
because the significance of any activity may vary with the setting” (CEQA Guidelines
Section 15064[b]). Principally, “... a substantial, or potentially substantial, adverse change in
any of the physical conditions within an area affected by the project including land, ait,
water, minerals, flora, fauna, ambient noise, and objects of historic and aesthetic
significance” constitutes a significant impact (CEQA Guidelines Section 15382).

“Overview of Previous Environmental Documentation” provides a summary of the topical

analyses, recommended mitication measures, and conclusions from the previous
yses, g s

environmental documentation.

“Impacts and Mitigation Measures” desctibes potential environmental changes to the
existing physical conditions, which may occur if the proposed ptoject is implemented.
Evidence, based on factual and scientific data, is presented to show the cause and effect
relationship between the proposed project and the potential changes in the environment.
The exact magnitude, duration, extent, frequency, range or other parameters of a potential
impact are ascertained, to the extent possible, to determine whether impacts may be
significant; all of the potential direct and reasonably foreseeable indirect effects are
considered.

Impacts are generally classified as potentially significant impact, less than significant impact,
ot no impact. For the purposes of this environmental analysis, impacts were analyzed in
each environmental issue area for the proposed project. If necessary, mitigation measures
are recommended in order to reduce any significant impacts. As an SEIR is being prepated
for the Inn at the Village Project, the 1999 SPEIR Mitigation Measures are applied as
appropriate. The “Mitigation Measures” are project-specific measures that would be
required of the project to avoid a significant adverse impact; to minimize a significant
adverse impact; to rectify a significant adverse impact by restoration; to reduce or eliminate a
significant adverse impact over time by preservation and maintenance operations; of to
compensate for the impact by replacing or providing substitute resources or environment.
Modifications to the 1999 SPEIR Mitigation Measures are made in strikeethreugh and double
underline text. The changes to the 1999 SEIR mitigation measures have been made to
clarify /up-date the information and/ot present the measure in a project-specific manner (as
these measures are programmatic in nature). Where further Mitigation Measures are
required beyond what was recommended in the 1999 SPEIR, Additional Mitigation
Measures are prescribed.
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The “Level of Significance After Mitigation” identifies the impacts that would remain after
the application of mitigation measures, and whether the remaining impacts are or ate not
considered significant. When these impacts, even with the inclusion of mitigation measures,
cannot be mitigated to a level considered less than significant, they are identified as
“unavoidable significant impacts.”

e “Cumulative Impacts” describes potential environmental changes to the existing physical
conditions that may occur as a result of the proposed project together with all other
reasonably foreseeable, planned, and approved future projects producing related or
cumulative impacts.

e “Significant Unavoidable Impacts” desctibes impacts that would be significant, and cannot
be feasibly mitigated to less than significant, so would therefore be unavoidable. To approve
a project with unavoidable significant impacts, the lead agency must adopt a Statement of
Opverriding Considerations. In adopting such a statement, the lead agency is required to
balance the benefits of a project against its unavoidable environmental impacts in
determining whether to approve the project. If the benefits of a project are found to
outweigh the unavoidable adverse environmental effects, the adverse effects may be
considered “acceptable” (CEQA Guidelines Section 15093([a]).

Public Review Draft e July 2014 5-3 Environmental Analysis



Town of Mammoth Lakes
+ kNNNE“SA Inn at the Village
RETE=—— Subsequent Environmental Impact Report

CALIFORNIA

This page intentionally left blank.

Public Review Draft o July 2014 5-4 Environmental Analysis



. 30« ANN\VERSARY ‘
Mammoth Lakes-

CALIFORNIA

5.1 Land Use and Relevant Planning







Town of Mammoth Lakes

‘ Inn at the Village

Subsequent Environmental Impact Report
Mammeoth Lakes-

CALIFORNIA

51 LAND USE AND RELEVANT PLANNING

This section identifies the existing land use conditions, evaluates the project’s consistency with
relevant planning policies, and recommends mitigation measures that would avoid or lessen the
significance of potential impacts, if appropriate. This section also identifies on-site and sutrounding
land use conditions and relevant land use policies and regulations, as set forth by the Town of
Mammoth Lakes (Town). Information in this section is based in part upon the following:

o Town of Mammoth Lakes General Plan 2007 (2007 General Plan), dated August 15, 2007,
amended February 1, 2012 and June 18, 2014;

o Town of Mammoth Lakes Municipal Code (Municipal Code), codified through Otrdinance No.
14-02, passed March 19, 2014;

o North Village Specific Plan (NVSP), as amended;

o North Village District Planning Study (North Village District Planning Study), modified
November 5, 2008 and accepted by Town Council in July 2009; and

o Design Guidelines The Village at Mammoth North Village Design Guidelines), approved August
23, 2000.

5.1.1 EXISTING SETTING

ON-SITE LAND USES

The proposed project is the last phase (Building C) of a three-phase development (8050 project).
The first two phases (Buildings A and B) of the 8050 project have been completed, as well as the
136-space parking structure that would serve Buildings A, B, and C. The project site would be
located atop the parking structure podium, adjoining the existing Buildings A and B.

The existing Building A and Building B of the 8050 project (adjoining the project site to the
northwest/north, respectively) consist of two resort lodging buildings comprised of 28 units with 57
bedrooms. Further, the ground floor commercial along Minaret Road in Building B totals 3,335
square feet of commercial space and includes an on-site fine dining and catering enterprise
(Toomey’s). The existing Buildings A and B also include a roof-top fitness room and jacuzzi tetrace
and related site and landscaping improvements.

SURROUNDING LAND USES

The land uses that surround the project site are further described below.

e North: Buildings A and B of the 8050 project adjoin the project site to the northwest and
north. These resort lodging buildings are zoned North Village Specific Plan (NVSP), Resort
General (RG). Commercial and retail uses within the Notth Village Plaza and the Mammoth
Mountain North Village gondola are located further northwest of the project site (west of
Minaret Road and east of Canyon Boulevard). These commercial and retail uses are zoned

NVSP, Plaza Resort (PR).
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* East Minaret Road forms the northeast boundary of the project site. Hotel, vacation
condominium rentals, and restaurant uses are located directly across Minaret Road to the
northeast and southeast. The land uses to the east are also within the NVSP and are zoned
NVSP RG.

o South: Fireside at the Village condominiums adjoin the project site to the south and are
zoned NVSP RG. A commercial building (Mammoth Brewing Company) and surface
patking are located further south of the project site. The zoning is NVSP, Mammoth
Crossing (MC).

* West: 'The Westin Monache Resort and sutrounding vacant land uses are located directly
across Canyon Boulevard, west of the project site. These properties are also zoned NVSP
PR.

5.1.2 REGULATORY SETTING
LOCAL LEVEL

Town of Mammoth Lakes General Plan 2007

The 2007 General Plan establishes standards, guidelines, and priorities that define the Mammoth
Lakes community now and for the future. The “Community Vision” for Mammoth Lakes embodies
values and principles that recognize the uniqueness of its natural surroundings and character as a
village in the trees.

The 2007 General Plan is organized by elements. Each element is introduced with an explanation of
the intent of the goals, policies, and actions within that element. The 2007 General Plan contains
the following elements:

e Economy Element;

e Arts, Culture, Heritage, and Natural History Element;

e Community Design Element;

e Neighborhood and District Character Element;

e Land Use Element;

e Mobility Element;

e Parks, Open Space and Recreation Element;

e Resource Management and Consetvation Element; and

e Public Health and Safety Element.

It is noted that the Noise Element was not updated as part of the 2007 General Plan. Additionally,
the 1990 Patks and Recreation Element was not formally superseded with the Parks, Open Space,
and Recreation Element; however, in 2012 the Parks, Open Space, and Recreation Element was
amended and the 1990 Parks and Recreation Element was revoked.

The Town adopted the General Plan Housing Element Update on June 18, 2014. The Housing
Element covers the planning petiod from 2014 to 2019 and establishes goals, policies, and programs
that help the Town meet its share of the regional housing need.
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The 2007 General Plan Elements relevant to the proposed project ate further discussed below. The
2007 General Plan goals and policies relevant to the proposed project are outlined in Table 5.1-1,
2007 General Plan Policy Consistency Analysis, provided in Section 5.1.4, Impacts and Mitigation Measures,
below.

Community Design Element

The Community Design Element’s goals and policies describe the relationship between people and
the man-made and natural environment. Because the community is set within the forest, the trees
and natural landscape are prominent, create a sense of scale, and set a strong aesthetic character.
Topography, vegetation, existing buildings, and open spaces create the structure and pattern of
Mammoth Lakes.

Figure 1, Major View Corridors and Vistas, of the 2007 General Plan identifies the important scenic
tesources and depicts the major view corridors and vistas throughout Mammoth Lakes. As
illustrated on Figure 1, southern views within the NVSP area that encompass the Sherwin Range are
considered scenic. Refer to Section 5.2, Aesthetics/Iight and Glare, for further discussion regarding
aesthetic resources potentially occurring in the project area.

Neighborhood and District Character Element

The Neighborhood and District Character Element addresses the development of individual sites
and districts in order to enhance the unique character of Mammoth Lakes.

Districts. The 2007 General Plan denotes that the Town is comprised of 12 districts and four
mountain portals. District boundaries are based on the 1987 General Plan Planning Districts and
are defined by existing development, patterns of vegetation, topographic features, circulation
patterns, and the relationships of land uses. According to Figure 3, Neighborhood Character Map, of
the 2007 General Plan, the project site is within the Notth Village District. This Element
summarizes the desired characteristics and roles of the districts where the greatest amount of change
is expected to occur. North Village District objectives that are particulatly relevant to the proposed
project in the context of land use are outlined in Table 5.1-1.

Land Use Element

The policies of the Land Use Element describe and determine how the community would retain its
community character and small town atmosphere, while enhancing its success as a destination tesort.
An overarching principle of the community is to maintain the Town’s compact utban form, protect
natural and outdoor recreation resources, and prevent sprawl. The Land Use Element policies
relevant to the proposed project ate outlined in Table 5.1-1.

The Town established the Urban Growth Boundary (UGB) limiting the area available for future
development to achieve these principles. Figure 4, Planning Area, Municipal, and Urban Growth
Boundaries, of the 2007 General Plan, illustrates the Planning Area, Municipal, and Utban Growth
Boundaries and indicates the project site is located within all three boundaries.
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District Planning. Some areas of the community have special needs ot conditions that would benefit
from detailed investigation to address issues such as allowable land use pattems, design standards,
zoning codes, and other property development standards and protections. The 2007 General Plan
designates underlying land use and character designations for these areas, until such time as the
district plans are completed and subsequent development standards are adopted; refer to the
Neighborbood and District Character Element discussion above.

Land Use Designations. The distribution of land use designations throughout the Town is
illustrated on Figure 5, Land Use Diagram, of the 2007 General Plan. According to Figure 5, the
project site is designated North Village Specific Plan (NVSP), which is desctibed as follows:

This designation is intended to create a visitor-oriented entertainment retail and lodging district anchored by a
pedestrian plaza and a gondola connection to Mammoth Mountain Ski Area. Uses include hotels and
similar visitor accommodations along with supporting restaurants, retail, and services. Development projects
will provide a wide range of amenities and services that enhance the visitor experience. Maximum overall
density is 3,317 rooms and 135,000 square feet of commercial. The specific allocation of density, location of

uses, and development standards are contained in the Specific Plan.

Buildout. The Land Use Element addresses buildout forecast for the 20-year planning petiod of the
2007 General Plan. The analysis projected that the total number of residents, visitors, and workers
on a winter weekend would grow to between 45,000 to 52,000 by the year 2025. Based on these
analyses, the 2007 General Plan establishes a policy of a total peak population of residents, visitors,
and employees at 52,000 persons. The 2007 General Plan considers buildout of the NVSP.

Mobility Element

The Mobility Element describes how the Town achieves a progressive and integrated multi-modal
transportation system, one that serves the various needs of residents, employees, and visitoss.
Appendix D of the 2007 General Plan describes the Town’s circulation and specifies the roadway
classifications used in the Town. The General Bikeway Plan (Amended through May 2002) provides
a comprehensive plan for bicycle facilities, focusing on direct and convenient routing for the
commuting cyclist. The Town of Mammoth Lakes Trail System Master Plan (TMLTSMP), dated May
1991, focuses on non-motorized facilities for alternative forms of transportation including
pedestrians, bicyclists, and cross-country skiets. Refer to Section 5.3, Traffic/Circulation, for a

discussion regarding the project area’s transportation system.
Parks, Open Space, and Recreation Element

The Parks, Open Space, and Recreation Element, amended in 2012, identifies parks, open space,
and recreational opportunities as critical to Mammoth Lakes residents and to the success of
Mammoth Lakes tourism-based economy. It emphasizes a wide variety of outdoor winter and
summer activities, as well as the integration of surroundmg public lands through points of public
access. Refer to Section 8.0, Effects Found Not to be Significant, for discussions regarding recreation and
public services (e.g., patks).
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Resource Management and Conservation Element

The Resource Management and Conservation Element establishes and emphasizes the Town’s
stewardship of the community’s natural resources. The Element establishes goals and policies to
wisely manage resources and to establish the Town as a leader in managing and conserving its
resources. Refer to Section 8.0, Effects Found Not to be Significant, for discussions regarding biological
resources and solid waste. Refer to Section 5.5, Air Quality, Section 5.6, Greenbonse Gas Emissions, and
Section 5.7, Utilities and Service Systems, for discussions regarding air quality, greenhouse gas emissions,

energy COl‘lSCl’VﬁtiOﬂ, and water resources.

Public Health and Safety Element

The Public Health and Safety Element addresses the Town’s quality of life to encourage people to
live and work in the Town. Issues addressed in this Element include public health, public safety,
hazards, emergency preparedness, education, and public facilities and setvices. Refer to Section 8.0,

Effects Found Not to be Significant, for discussions regarding public health, public safety, hazards,

emergency preparedness, and education. Refer to Section 5.7, Utilities and Service Systems, and Section

8.0, Effects Found Not to be Significant, for discussions regarding public facilities and services.

Noise Element

The Noise Element provides a policy framework for addressing potential noise impacts encountered
in the planning process. The content of a Noise Element and the methods used in its preparation
have been determined by the requirements of Section 65302 (f) of the California Government Code
and by the State of California General Plan Guidelines (General Plan Guidelines) published by the
California Office of Planning and Research in 1990. The General Plan Guidelines require that major
noise sources and areas containing noise-sensitive land uses be identified and quantified by preparing
generalized noise exposute contours for current and projected conditions.

The Noise Element was not updated as part of the 2007 General Plan; however, additional
overlapping statements were included to maintain consistency and assist in completing future
updates to the General Plan. The goals and policies from the Community Design Element descsibe
the relationship between people and the man-made and natural environment. Refer to Section 54,
Nozse, tor a discussion of the existing noise envitonment and Town standards.

Housing Element

The Housing Element Update, adopted June 18, 2014, addresses the planning period 2014 to 2019
and establishes the Town’s policy relative to the maintenance and development of safe, decent, and
affordable housing to meet the needs of existing and future residents. The Housing Element
includes an assessment of current and future housing needs and constraints in meeting those needs
and provides a strategy that establishes housing goals, policies, and programs.

The California Department of Housing and Community Development (HCD) was responsible for
determining the Town’s Regional Housing Need Allocation (RHNA). According to Housing
Element Table 2-35, Mammoth Lakes Regional Honsing Need Allocation by Income Group, 74 housing units
are needed to meet the Town’s housing need between 2014 and 2019. This allocation reflects
prolonged recessionary conditions and represents the minimum amount of housing the Town must
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plan to accommodate through zoning and development strategies. The HEU shows that these 74
units can be provided through adequate and available sites as well as already approved projects.

Affordable Housing Mitigation Policy. In 2008, as a response to the economic downtutn, the Town
Council approved a temporary reduction in development fees, including Development Impact Fees
(DIF) and housing in-lieu fees, as a “stimulus package” to continue investment in residential and
other construction.

In mid-2009, as the recession continued, the Town began a process to thoroughly review
development costs, including the DIF program and Housing Ordinance and associated in-lieu fees.
Based on the results of a Town-commissioned study which concluded that fees appeared to be set at
levels which are likely to impede new investment, and result in reduced development activity,
associated fee revenues, and workforce and market-rate housing production, the Town adopted

interim policies for development impact fees and for housing mitigation and in-lieu fees in
November 2009.

The Town and Mammoth Lakes Housing developed the Intetim Affordable Housing Mitigation
Policy cooperatively, to include the following provisions:

* An inclusionary housing requirement of 10 percent for all new tesidential and lodging
developments larger than nine residential units or 19 lodging units, at a target income level
of 120 percent of area median income (AMI) or less.

e An in-lieu fee requirement for small residential and lodging projects, commercial, and
industrial development.

* Exemptions from housing mitigation requirements for small single-family residences (under
2,500 square feet), projects of four or fewer units in the Residential Multi-Family 1 zone,
rental apartments and deed-restricted units, and retail and restaurant development in certain
zones.

* Projects required to provide on-site units may propose an Alternate Housing Mitigation
Plan, if findings can be made that providing units on-site would be undesirable for the
community or infeasible, and that substantial additional housing benefit would result in
terms of providing a greater number of units, earlier provision of units, or providing units
that better meet priorities established by the Town or Mammoth Lakes Housing.

The policy also requires, as a subsequent action of the Town, amendment of the existing Housing
Ordinance to reflect the direction established in the Interim Affordable Housing Mitigation Policy.

The Housing Element includes policies that also direct these amendments, reflecting the intetim
policy and any modifications needed as a result of recent judicial rulings on Inclusionary Programs.

Project Impact Evaluation Criteria
The 2007 General Plan includes policies related to growth management, buildout, and Population at

One Time (PAOT). In response to Town Council’s direction to address issues related to tracking
and modeling of PAOT, an Ad Hoc Committee was formed. On April 15, 2009, the Town Council
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adopted the PAOT/Impact Assessment Policy which included direction to develop Project Impact
Evaluation Criteria (PIEC). On June 17, 2009, the Town Council adopted the PIEC
recommendations and directed the Town Manager and Planning and Economic Development
Commission to evaluate permit applications in accordance with the adopted policy.

The PIEC Framework is required for any application for a major legislative amendment, including
Specific Plans that propose significant changes to existing development standards or policies, and/or
that requests discretionary density increases as established through General Plan Policy L.5.G, as
well as Tentative Tract Map and Use Permit applications.

The Planning and Economic Development Commission and Town Council must consider the
information in its deliberations and weigh these in the context of the PIEC, the PAOT assessment,
CEQA analysis and findings, and other relevant facts and information.

North Village Specific Plan

The NVSP was originally adopted in 1991 and subsequently amended in 1994, 2000, January 19,
2005, May 21, 2008, and October 7, 2009. The primary purpose of the NVSP is to provide land use
guidelines and development standatds for the NVSP area which enables the development of a
cohesive, pedestrian-oriented resott activity node, with supportting facilities, to create a year-round
focus for visitor activity in the Town.

A specific plan is a planning document which establishes the type and pattern of land uses for a
designated area which ate more specific than those normally provided by either the 2007 General
Plan or local zoning ordinances. It teplaces the existing zoning regulations and becomes the new
“Zoning Ordinance” governing development of the properties within the specific plan area.

Land Use Designations. The NVSP Land Use Element establishes six land use districts with North
Village. The project site is designated Resort General (RG), which is described as follows:

This designation has been assigned to parcels adjacent to and easily accessible to the plaga, but still within the
Pedestrian Core Ouverlay area.  Resort General uses are also intended to provide visitor-oriented resort
services, although with lesser intensity than PR parcels. The Resort General designation differs from the
Plaza Resort designation in that retail uses are limited to multi-tenant complexes or within full-service hotels.
Restanrants are generally the only freestanding uses permitted in the RG district. _Allowable uses in the
Resort General district include hotels, resort condomininms, restanrants, residential, and employee housing
Sfacilities.

Land Use Objectives. In addition to the overall development objectives, the NVSP identifies the
following objectives specific to the RG land use designation:

» To provide resort accommodations and supporting commercial facilities for visitor-oriented
activities and facilities.

» To provide a transition zone between the Plaza Resort and Specialty Lodging uses within
North Village and surrounding residential uses.
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To provide integrated pedestrian access to and from the plazas.

Land Use Policies. In addition to the overall development policies, the NVSP identifies the
following policies specific to the RG land use designation:

A variety of resort oriented lodging and limited commercial uses shall be developed in the
RG district. Visitor lodging shall be primarily inns, resort condominiums, ot specialty
lodging, as opposed to motels.

Predominantly understructure parking shall be required.

At least 50 percent of all commercial uses within a multi-tenant commercial development
shall be devoted to restaurants.

Convenient, safe pedesttian connections to the rest of the North Village area, transit
facilities and ski lifts shall be provided.

Development and Design Standards. The NVSP identifies general development and design
standards which shall be incorporated into new building projects. Specific Design Guidelines are
required to be prepared by applicable property owners and approved by the Planning and Economic
Development Commission to address design issues such as storefronts, lighting, signage, street
furnishings, landscaping, etc., or to refine the general Design Standards within the NVSP.

Land Uses. NVSP Table 2, Land Use Matrix, identifies petmitted uses within each land use

designation. Hotels and accessory uses within hotels ate permitted uses within the RG
district.

Density. Maximum density for parcels within the RG district is 55 rooms per acte, not to
exceed an aggregate density of 48 rooms per acre.

Fot purposes of development area calculations, the following density conversions apply:
One (1) “room” equals any of the following types of development:

- 1 hotel room;
- 1 bedroom, loft, or other sleeping atea in residential uses; or
- 450 square feet of commercial or restaurant space.

Commercial or restaurant space within a hotel serving only the guests of that hotel,
commercial space ancillary to property management of North Village, space within an events
arena, space required for gondola building circulation and base lodge setvices and functions
(up to 20,000 square feet), and uses within the Open Space and Public and Quasi-public
districts are excluded from density calculations. Density exchanges may occur between
parcels within the same district, with some exceptions.

NVSP Table 3, Density Summary, which is provided below identifies the density for the NVSP
area by land use designation. The following summarizes the density summary for the Resott
General and Mammoth Crossing land use designations.
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Maximum Square Feet
Dt:?gdnlajts;:n (::::) Density Total Rooms | Square Feet Comn;;r;:cl:nllRetaﬂ E;t:;'rant:d
(rooms/acre) Equivalent)
Mammoth Crossing 9.27 80™* 742 40,500™* 0* 742
Resort General 8.60 48 413 50,000 (111 302

**Commercial and restaurant space shall not be counted towards density within the Mammoth Crossing project; this provision applicable to

Mammoth Crossing district only.

***Density above the base of 48 rooms per acre for Mammoth Crossing, up to 80 rooms/acre may only be achieved subject to Community

Benefits/Incentive Zoning policy.

Source: Town of Mammoth Lakes, North Village Specific Plan, as amended, Table 3, Density Summary.

Although the maximum aggregate density for the RG district is 48 rooms per acre, the
maximum density for an individual parcel within the RG district is 55 rooms per acre.

Site Coverage. Maximum site coverage including all buildings and paved or otherwise
developed impervious surfaces for each development area is 70 percent for the RG distxict.

Bm'/dz'ngl Area. Maximum building floor area for the RG district is 87,000 square feet per acte
excluding structured parking).
g p g

Building Hejght. Maximum permitted building height for the RG disttict is 40 feet and
maximum projected height is 50 feet. Roof appurtenances ate allowed to project above the
permitted building height by up to three feet subject to Planning and Economic
Development Commission Approval.

Building Setbacks. Side and rear setbacks for the RG district are 2 minimum of 10 feet. Along
Minaret Road, setbacks are based on the height of the building. Between 35 and 54 feet in
height, a setback of 30 feet is required. A setback of 40 feet is required for a structure
greater than 55 feet.

The NVSP identifies additional design standards pertaining to building design; roof form
and ridge alignment, design, materials, and appurtenances; wall surfaces; doors and windows;
wall appurtenances; color palette; signs; pedesttian walkways and plaza areas; snow removal
and management; lighting; gates and entrances; walls and fences; site furnishings; pedestrian
and skier bridges; and arts/events. Additional development standards are also identified
including grading standards and landscaping and revegetation standards.

Town of Mammoth Lakes Municipal Code

Municipal Code Title 16, Subdivisions

Title 16, Subdivisions, of the Municipal Code is enacted for the purpose of adopting subdivision and
land division regulations in accordance with the Subdivision Map Act.
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Each proposed subdivision shall be submitted to the planning department for preliminary
consideration in map form. The tentative map shall be prepared in accordance with the Subdivision
Map Act and the provisions of the Title.

Municipal Code Title 17, Zoning

Title 17, Zoning, of the Municipal Code (codified through Ordinance No. 14-02, passed March 19,
2014 and effective May 2, 2014) (Zoning Code), provides the legislative framework to enhance and
implement the goals, policies, plans, ptinciples, and standards of the 2007 General Plan. The
Zoning Code, which establishes classifications of zones and regulations within these zones, was
established and adopted by the Town Council “to protect and to promote the public health, safety,

comfort, convenience, prosperity, and general welfare of residents, and business in the Town.”

The Town is divided into zones in order to classify, regulate, restrict, and separate the use of land,
buildings and structures; to regulate and to limit the type, height, and bulk of buildings and
structures in the various districts; to regulate areas of yards and other open areas abutting and
between buildings and structures; and to regulate the density of population. According to the
Town’s official Zoning Map, the project site is zoned NVSP.

Zoning Code Chapter 17.68, Use Permits. Chapter 17.68 establishes the procedures for the review
and approval or denial of Use Permits. The process includes the review of the location, design,
configuration, and potential impacts of the proposed use.

Pursuant to Section 17.68.050, the Planning and Economic Development Commission may approve
a use permit application, with or without conditions, only if all of the following findings can be
made:

e That the proposed use is consistent with all applicable sections of the General Plan and Title
17 and is consistent with any applicable specific plan or master plan;

e That the proposed use and the conditions under which it would be operated or maintained
will not be detrimental to the public health and safety nor materially injurious to properties
or improvements in the vicinity; and

e The Planning and Economic Development Commission shall make such other findings as
deemed necessary to support approval or denial of the proposed use.

Zoning Code Chapter 17.88, Design Review. Chapter 17.88 implements the design review procedural
requirements of the Town of Mammoth Lakes Design Guidelines. Specifically, the design review
requirements are included to achieve the following putposes:

e Implement the goals, policies and objectives of the General Plan related to community
design and character;

e Promote excellence in site planning and design and the harmonious appearance of buildings
and sites and ensure the man-made environment is designed to complement, not dominate,
the natural environment;
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e Regulate the design, coloration, materials, illumination, and landscaping of new construction,
and renovations within the Town in order to maintain and enhance the image, attractiveness,
and environmental qualities of the Town as a mountain resort community;

* Ensure that new landscaping provides a visually pleasing setting for structures on the site
and within the public right-of way and to prevent indiscriminate destruction of trees and
natural vegetation, excessive or unsightly grading, indiscriminate clearing of property, and
destruction of natural significant landforms;

e Ensure that the architectural design of structures and their materials and colors are
appropriate to the function of the project and the high-elevation climate of Mammoth Lakes
and are visually harmonious with surrounding development and natural landforms, trees, and
vegetation; and

» Supplement other Town regulations and standards in otder to ensure control of aspects of
design that are not otherwise addressed.

Putsuant to Section 17.88.020, Applicability, design review is required for new construction,
reconstruction, rehabilitation, alteration, or other projects involving improvements to the exterior of
a structure, site, or parking area.

The Town’s Design Guidelines adopted by the Town Council provide recommendations to be used
in the design review process. They are intended to promote high-quality and thoughtful site and
building design; visually interesting, appropriate, well-crafted and maintained buildings and
landscaping; the use of durable high-quality, and natural matetials that reflect Mammoth Lakes’
character and mountain setting; and attention to the design and execution of building details and
amenities in both public and private projects.

The Planning and Economic Development Commission has design review authority for all projects
requiring major design review. Pursuant to Section 17.88.040, Scope of Design Review, design review
considers the design of the site plan, structures, lighting, landscaping, and other physical features of
a proposed project, including:

¢ Building proportions, massing, and architectural details;

o Site design, orientation, location, and architectural design of buildings relative to existing
structures, outdoor areas, walkways, trails, and streets on or adjacent to the property;
topography; trees and vegetation; and other physical features of the natural and built

envitonment;

e Size, location, design, development, and atrangement of circulation, parking, pedesttian
ways, and other paved areas;

e Exterior colors and materials as they relate to each other, to the overall appearance of the
project, the mountain environment, and to surrounding development;

e Height, materials, colors, and variety of fences, walls, and screen plantings;
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* Location and screening of mechanical equipment and refuse storage areas;
e Location, design, and compliance of exterior lighting features;

e Location and type of landscaping including selection, size, and water-efficiency of plant
materials, design of hardscape, and irrigation; and

e Size, location, design, color, lighting, and matetials of all signs.

Pursuant to Section 17.88.050, Design Review Criteria, when conducting design review, the review
authority evaluates applications to ensure that they satisfy the following criteria, conform to the
policies of the 2007 General Plan and any applicable specific ot master plan, the Town’s Design
Guidelines, and are consistent with any other policies or guidelines the Town Council may adopt for
this purpose. To obtain design review approval, projects must satisfy these criteria to the extent that
they apply.

¢ The site design and building design elements including the architectural style, size, design
quality, use of building materials, and similar elements, combine togethert in an attractive and
visually cohesive manner that is compatible with and complements the desired architectural
and/or aesthetic character of the area and a mountain resott community, encourages
increased pedestrian activity, and promotes compatibility among neighboting land uses.

o The design of streetscapes, including street trees, lighting, and pedesttian fumniture, is
consistent with the character of commercial districts and nearby residential neighbothoods.

e Parking areas are located, designed and developed to foster and implement the planned
mobility system for the area; buffer surrounding land uses; minimize visibility; prevent
conflicts between vehicles and pedestrians and cyclists; minimize stormwater run-off and the
heat-island effect; and achieve a safe, efficient, and hatmonious development.

e Down-directed and shielded lighting and lighting fixtures ate designed to complement
buildings, be of appropriate scale, provide adequate light over walkways and parking areas to
create a sense of pedestrian safety, minimize light pollution and trespass, and avoid creating
glare.

* Landscaping is designed to conserve water resources, promotes a natural aesthetic, and be
compatible with and enhance the architectural character and features of the buildings on site,
and help relate the building to the surrounding landscape.

Zoning Code Chapter 17.116, Specific Plans. Chapter 17.116 establishes the procedures for the

preparation, processing, review, adoption, and amendment of specific plans. After the adoption of a
specific plan, subsequent projects to implement the specific plan may be approved or adopted
within an area covered by the specific plan only if first found consistent with the specific plan. An
adopted specific plan may be amended through the same procedure as adoption of a specific plan.

Pursuant to Section 17.116.020, Applicability, the development standards and design guidelines
identified in the specific plan shall take precedence over the general standards contained in the
Zoning Code and any Town adopted design guidelines.
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North Village District Planning Study

The North Village District Planning Study, modified November 5, 2008, has been developed in
accordance with the Town’s district planning policy, which requires completion of district planning
in conjunction with major land use applications seeking Zoning Code or General Plan amendments.
This planning study was initiated by the Mammoth Crossing project application; however, the
planning study considers the entire NVSP area. The study provides an overview and analysis of the
existing conditions, regulatory environment, character, and functionality of the NVSP area, and
examines these as a series of issues, opportunities, and constraints. The General Plan’s character
statement for the NVSP area and the stated objectives of the NVSP serve as a benchmark to
consider how future development patterns under the existing NVSP either support or hinder the
achievement of those objectives. The Study analysis and recommendations are to be used to frame
consideration of future projects, including potential updates or amendments to the NVSP. The
project site is identified as an area of stability and assumes development of Building C.

The Village at Mammoth Design Guidelines

The Design Guidelines The Village at Mammoth (North Village Design Guidelines), approved August 23,
2000, are intended to provide general and specific design information so that all involved in the
development process are able to proceed with a shared basis of information. They are structured to
provide a description of the concept of the NVSP atea, followed by supporting objectives of the
design components, followed by a listing of design guidelines that must be followed to achieve the
objectives. The main concept of the North Village Design Guidelines is that the NVSP area should
be designed so that it is appropriate to the character of the Mammoth Lakes region, and to be
competitive with other high-quality mountain villages in North Ametica. Although the North
Village Design Guidelines provide design direction for all elements within the NVSP area, they are
intended to have sufficient flexibility to allow for incorporation of future creative design solutions,
advances in building and materials technologies, and proactive responses to the dynamics of the
marketplace that improve the project. In cases where the North Village Design Guidelines are
silent, the Town may apply the Town’s Design Guidelines for additional guidance. The North
Village Design Guidelines require conformance with the NVSP, Master Plan, Municipal Code, and
building codes.

5.1.3 IMPACT THRESHOLDS
AND SIGNIFICANCE CRITERIA

Appendix G of the CEQA Guidelines contains the Modified Initial Study Environmental Checklist
form used during preparation of the Modified Initial Study, which is contained in Appendix 11.1 of
this SEIR. The Modified Initial Study includes questions relating to aesthetics and visual resources.
The issues presented in the Environmental Checklist have been utilized as thresholds of significance
in this section. Accordingly, a project may create a significant adverse environmental impact if it

would:

o DPhysically divide an established community (refer to Section 8.0, Effects Found Not to be
Significant),
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e Conflict with any applicable land use plan, policy, ot regulation of an agency with jurisdiction
over the project (including, but not limited to the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect (refer to Impact Statements LAND-1, LAND-2, and LAND-3);
and/or

e Conflict with any applicable habitat conservation plan or natural community conservation

plan (refer to Section 8.0, Effects Found Not to be Significan).

Based on these standards, the effects of the proposed project have been categorized as either a “less
than significant impact” or a “potentially significant impact.” Mitigation measures ate recommended
for potentially significant impacts. If a potentially significant impact cannot be reduced to a less
than significant level through the application of mitigation, it is categorized as a significant and
unavoidable impact.

514 OVERVIEW OF PREVIOUS
ENVIRONMENTAL ANALYSIS

The 1991 PEIR identified potentially significant impacts pertaining to the changes in the existing
physical land use patterns and demand both in the NVSP area and throughout the commercial areas
of the Town, as well as development of a mote intense use than the ptevious zoning and land uses.
Mitigation measures were adopted for these potentially significant impacts. The 1991 PEIR
provided a brief consistency analysis of the NVSP with the 1987 Genetral Plan and did not identify
inconsistencies. The 1994 PEIR Addendum did not provide an additional consistency analysis or
recommend additional mitigation measures. The 1999 SPEIR stated that the 1999 NVSP
Amendment would be consistent with the Town’s 1987 General Plan goals and policies. Impacts in
this regard were concluded to be less than significant.

51.5 IMPACTS AND MITIGATION MEASURES
TOWN OF MAMMOTH LAKES GENERAL PLAN 2007

LAND-1 PROJECT IMPLEMENTATION WOULD NOT CONFLICT WITH THE
2007 GENERAL PLAN POLICIES OR REGULATIONS.

Impact Analysis: The 1999 SPEIR stated that the 1999 NVSP Amendment would be consistent
with the Town’s 1987 General Plan goals and policies. Impacts in this regard were concluded to be
less than significant.

The 2007 General Plan is the primary planning document that guides land uses in the Town. The
2007 General Plan contains requirements for development, which pertain to the proposed project;
refer to the Regulatory Setting discussion above.

Table 5.1-1, General Plan Policy Consistency Analysis, analyzes the project’s consistency with the relevant
2007 General Plan goals and policies As demonstrated in Table 5.1-1, the proposed project is
consistent with the relevant 2007 General Plan goals and policies, with the exception of Policy
C2X.
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Table 5.1-1

2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

Community Design Element

Goal C.1. Improve and enhance the community's unique character by requiring a high standard of design in all development in

Mammoth Lakes.

Goal C.2. Design the man-made environment to complement, not dominate, the natural environment.

C.2.A. Create well-designed and significant public
spaces in resort/commercial developments to
accommodate pedestrians and encourage social
interaction and community activity

Consistent. As indicated in Section 5.2, Aesthetics/Light and Glare, the
project would provide a public kiosk and pocket park along Minaret
Road, which would encourage social interaction and community activity
in the NVSP area. The project would specifically increase the
pedestrian-oriented sidewalks (a desired characteristic of the North
Village District), compared to that analyzed in the 1999 SPEIR. The
project’s proposed commercial square footage, spa facility, public kiosk,
and pocket park would increase the available services and amenities in
the NVSP area. In addition, the proposed site design is specifically
oriented towards improving the pedestrian access and activity along
Minaret Road. The project includes a pedestrian entry feature and food
and beverage terrace for outdoor seating along Minaret Road.

C.2.C. Encourage development of distinct districts,
each with an appropriate density and a strong center
of retail, services, or amenities

Consistent. Refer to Response C.2.A. The project proposes a hotel that
includes food and beverage sales, spa, outdoor poolfjacuzzis, and
landscaping elements, within a currently developed area, consistent with
the uses envisioned by the NVSP. The site is located in proximity to
commercial and retail uses located within the North Village Plaza, as
well as other hotel, vacation condominium rentals, and restaurant uses
located to the east, south, and west. The project would not increase the
overall allowable density in the NVSP.

C.2.D. Preserve and enhance special qualities of
districts through focused attention on land use,
community design, and economic development

Consistent. Refer to Response C.2.C.

C.2.E. Ensure that each district center is an
attractive destination that is comfortable and inviting
with sunny streets, plazas, and sidewalks.

Consistent. As indicated in Section 5.2, Aesthetics/Light and Glare, the
project would not shade the Village Plaza. Also as indicated in Section
5.2, Aesthetics/Light and Glare, the project would not result in a
significant increase in shade on sidewalks along Minaret Road,
compared to that analyzed in the 1999 SPEIR. Further, existing and
future sidewalks have or will incorporate snowmelt systems, and
Caltrans implements snow removal operations and cindering of the road
to maintain safe travel conditions. Additionally, the proposed pool plaza
area is located on the southwest portion of the site to maximize solar
access.

C.2F. Improve visual appearance as well as
pedestrian access and activity by requiring infill
development patterns. Encourage rehabilitation and
reorientation  of existing strip commercial
development consistent with neighborhood and
district character.

Consistent. Refer to Response C.2.A and C.2.C.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

C.2.J. Be stewards in preserving public views of
surrounding mountains, ridgelines and knolls.

Consistent. As indicated in Section 5.2, Aesthetics/Light and Glare,
southern views within the NVSP area that encompass the Sherwin
Range are considered scenic. Within the project's viewshed, the
Sherwin Range is visible from publicly accessible areas, including those
along Minaret Road and Canyon Boulevard. Based on the site
reconnaissance conducted by RBF on January 17, 2014 and April 10,
2014, the proposed project is not visible within pedestrian views of the
Sherwin Range, as seen from the North Village Plaza to the north of the
project site. As discussed in Section 5.2, no view blockage would occur
along Canyon Boulevard. Implementation of the proposed project would
result in increased visible massing as a result of both increased heights
and reduced setbacks along Minaret Road, compared to the permitted
8050 Building C. However this increase in visible massing on-site has
not resulted in increased view blockage of the Sherwin Range.

C.2L. Create a visually interesting and aesthetically
pleasing buit environment by requiring all
development to incorporate the highest quality of
architecture and thoughtful site design and planning.

Consistent. As indicated in Section 5.2, Aesthetics/Light and Glare, the
proposed project would have a different building massing than the
structures to the north and south, creating a visually interesting and
aesthetically pleasing built environment. Although increased building
heights are proposed, these building heights would be similar to another
structure in the NVSP area (specifically the Westin to the west). Further,
the massing has been shifted east, toward Minaret Road, in order to
frame and enhance the pedestrian environment along the northeastern
boundary of the project site. The project would allow artful signs,
interesting storefronts, individuality, and attention focused at the
pedestrian level, particularly along Minaret Road.

C.2M. Enhance community character by ensuring
that all development, regardless of scale or density,
maximizes provision of all types of open space,
particularly scenic open space.

Consistent. Refer to Response C.2.J. The building massing has been
shifted towards Minaret Road to allow for a pool plaza area to the
southwest. The southwest orientation maximizes solar access to the
pool plaza and the proposed building.

C.2.T. Use natural, high quality building materials to
reflect Mammoth Lakes’ character and mountain
setting.

Consistent. The project would use natural, high quality building
materials to reflect Mammoth Lakes’ character and mountain setting and
would result in a more hospitable and attractive pedestrian environment
{compared to that analyzed in the 1999 SPEIR). The proposed
architecture would also break up the existing architectural monotony
experienced at the 8050 Buildings A and B.

C.2.U. Require unique, authentic and diverse design
that conveys innovation and creativity and
discourages architectural monotony.

Consistent. Refer to Response C.2.L and C.2.T.

C.2.V. Building height, massing and scale shall
complement neighboring land uses and preserve
views to the surrounding mountains.

Consistent. Refer to Response C.2.J and C.2.L.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

C.2W. Maintain scenic public views and view
corridors (shown in Figures 1 and 2) that visually
connect community to surroundings.

Consistent. Refer to Response C.2.J. In addition to the designated
scenic vistas within the NVSP area, State Route 203 (Minaret Road) is
eligible for listing as a State scenic highway. Implementation of the
project would not result in increased view blockage of designated visual
resources (i.e., the Sherwin Range), as seen from motorists, bicyclists,
and pedestrians traveling along Minaret Road. Other visual resources
located along Minaret Road include mature pine trees. A Tree
Protection/Preservation Plan would be implemented to preserve and
protect existing trees, shrubs, and other plant materials including plants
on adjoining properties during grubbing and grading, site preparation,
and construction activities. Although removal of vegetation (including
some sapling trees), would occur, particularly along Minaret Road, due
to the size of the trees proposed for removal, this vegetation is not
considered a scenic resource per the Town’s Municipal Code. The
proposed project would re-plant new native tree species (e.g., Red Fir,
Lodgepole Pine, Mountain Hemlock, Mountain Maple, Mountain Alder,
Western Chokecherry, Western Water Birch, and Quaking Aspen) along
Minaret Road in order to maintain and enhance the character of the site
and its surroundings.

C2X. Limit building height to the trees on
development sites where material tree coverage
exists and use top of forest canopy in general area
as height limit if no trees exist on site.

Inconsistent. As indicated in Section 5.2, Aesthetics/Light and Glare,
the project would increase the building height by 18 feet above the
approved 8050C building. The proposed building height is also taller
than that allowed by the NVSP by three stories or 30 feet. This height
increase would extend above the tree canopy present in the area,
although not substantially (5 to 13 feet above the typical and average
tree height in the area)'. Further, although proposed massing and
building height would change, this change would result in building
expression that is more vertical rather than horizontal (as desired by the
NVSP, Development Objective 1), increased architectural articulation
and varied roof forms along Minaret Road (recommended by the 2007
General Plan, Appendix C, Commercial Corridor), as well as increased
pedestrian-scale sidewalks and amenities along Minaret Road
(encouraged by the 2007 General Plan, NVSP, and North Village Design
Guidelines). Implementation of the applicable 1999 SPEIR Mitigation
Measures 5.3-1d and 5.3-2b would require the project's proposed
landscaping and architectural style to blend with the area's natural
setting.

Goal C.3. Ensure safe and attractive public spaces, including sidewalks, trails, parks and streets.

C.3D. Development shall provide pedestrian
oriented facilities, outdoor seating, plazas, weather
protection, transit waiting areas and other
streetscape improvements.

Consistent. Refer to Response C.2.A.

C.3.E. Ensure that landscaping, signage, public art,
street enhancements, and building design result in a
more hospitable and atftractive  pedestrian
environment. Require an even higher level of design
quality and detail in commercial mixed use areas.

Consistent. Referto Response C.2.A, C.2L, C.2.T, and C.2.W.

Goal C.4. Be stewards of natural and scenic resources essential to community image and character.

! Typical and average tree heights in the vicinity of the Mammoth Crossing project were found to be 67 to 75

feet with maximum heights of up to 90 feet.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

C.4.A. Development shall be designed to provide
stewardship for significant features and natural
resources of the site.

Consistent. Refer to Response C.2.W.

C.4.B. To retain the forested character of the town,
require use of native and compatible plant species in
public and private developments and aggressive
replanting with native trees.

Consistent. Refer to Response C.2.W.

C4.C Retain overall image of a community in a
forest by ensuring that native trees are protected
wherever possible and remain an important
component of the community.

Consistent. Refer to Response C.2.W.

C.4.D Retain the forested character of the town by
requiring development to pursue aggressive
replanting with native trees and other compatible
species.

Consistent. Refer to Response C.2.W.

CAE Limited tree thinning and upper-story limbing
may be permitted where needed to maintain public
safety and the health of the forest, but not for the
enhancement of views.

Consistent. Refer to Response C.2.W.

Goal C.5. Eliminate glare to improve public safety. Minimize light pollution to preserve views of stars and the night sky.

C.5.A. Require outdoor light fixtures to be shielded
and down-directed so as to minimize glare and light
trespass.

Consistent. As indicated in Section 5.2, Aesthetics/Light and Glare,
proposed lighting at ground level {(e.g., exterior lighting for security,
parking, signage, architectural highlighting and landscaping, and
street/sidewalk lighting) would not substantially increase compared to
that analyzed in the 1999 SPEIR. As described in the 1999 SPEIR,
these lighting increases would be minimized with implementation of the
1999 SPEIR Mitigation Measure 5.3-3d pertaining to vegetation
installation to screen views to the structure, as seen from residents
particularly to the south. Further, with the implementation of the
Additional Mitigation Measure AES-2, an outdoor lighting plan would be
required for all new outdoor lighting installations. All outdoor lighting
fixtures would be designed, located, installed, aimed downward or
toward structures, retrofitted if necessary, and maintained in order to
prevent glare, light trespass, and light pollution (Additional Mitigation
Measure AES-3). An outdoor lighting plan would be submitted in
conjunction with an application for design review and/or building permit
approval. The outdoor lighting plan would also comply with Section
17.36.030.G, Outdoor Lighting Plans, of the Town's Municipal Code.
Development of the proposed project would be subject to environmental
and design review to ensure that light and glare impacts would not
substantially increase the amount and intensity of nighttime lighting, nor
cause light spillover onto adjoining properties.

C.5.B. Enforce removal, replacement, or retrofit of
non-shielded or non-down-directed light fixtures that
contribute to glare and light pollution

Consistent. Refer to Response C.5.A.

C5.C. Improve pedestrian safety by eliminating
glare for motorists through use of non-glare roadway
lighting. A light fixture's source of illumination shall
not be readily visible at a distance. Number of
fixtures used shall be adequate to evenly illuminate
for pedestrian safety.

Consistent. Refer to Response C.5.A.

Goal 6.6. Enhance community character by minimizing noise.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

C.6.A. Minimize community exposure to noise by
ensuring compatible land uses around noise
sources.

Consistent. As indicated in Section 5.4, Noise, any deliveries to the
project site would occur on the western portion of the site, and would be
located near other sensitive uses approximately 25 feet to the south.
Noise from delivery activities would be masked by traffic noise along the
Minaret Road and Canyon Boulevard. Additionally, the project would be
required to adhere to the Town's Municipal Code Section 8.16.090,
which prohibits loading and unloading operations to between 10:00 p.m.
and 7:00 am. it should be noted that stationary noise from the
proposed project would be similar to the existing surrounding
environment, as compared to that analyzed in the 1999 SPEIR.
Although the outdoor spa and pool terrace associated with the project
would generate crowd noise, as indicated in Section 5.4, crowd noise
would be 44 dBA at 13.12 feet and 20 dBA at 26.24 feet, which would
not exceed the Town's 50 dBA standard. The proposed project would
require the use of heating, ventilation, and air conditioning units (HVAC).
Typically, mechanical equipment noise is 55 dBA at 50 feet from the
source. Noise levels from mechanical equipment would be further
reduced through the implementation of the Additional Mitigation Measure
N-3 requiring the orientation of equipment away from any sensitive
receptors, proper selection of equipment, and the installation of
equipment with proper acoustical shielding (muffling). Compliance with
the Town’s Municipal Code and Additional Mitigation Measure N-3 would
minimize noise impacts from crowd noise associated with the outdoor
spa and pool terrace and mechanical equipment to less than significant
levels.

C.6.B. Allow development only if consistent with the
Noise Element and the policies of this Element.
Measure noise use for establishing compatibility in
dBA CNEL and based on worst-case noise levels,
either existing or future, with future noise levels to be
predicted based on projected 2025 levels.

Consistent. Refer to Response C.6.A. As indicated in Section 5.4,
Noise, the proposed project would not result in long-term mobile noise
impacts based on project generated traffic as well as cumulative noise
levels.

C.6.C. Development of noise-sensitive land uses
shall not be permitted in areas where the noise level
from existing stationary noise sources exceeds the
noise level standards described in the Noise
Element.

Consistent. Refer to Response C.6.A and C.6.B.

C.6.D. Require development to mitigate exterior
noise to “normally acceptable” levels in outdoor
areas.

Consistent. Refer to Response C.6.A and C.6.B.

C.6.F. Require mitigation of all significant noise
impacts as a condition of project approval.

Consistent. Refer to Responses C.5A and C.6.B. In addition,
implementation of 1999 SPEIR Mitigation Measure 5.6-1a through 5.6-
1c and Additional Mitigation Measures N-1 and N-2 that require
disturbance coordinator response for construction noise complaints and
directing equipment away from receptors in order to reduce construction-
related noise would minimize any impacts from construction noise and
would ensure that impacts are reduced to a less than significant level.

Neighborhood District and Character Element

North Village District

Characteristic #1: Viewsheds to Sherwin Range and
the Knolls are preserved.

Consistent. Refer to Response C.2.J.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

e e e ——

Characteristic #2: Landscape that recalls the
Eastern Sierra and establishes scale and street
edge.

‘_ Consistency of Proposed Project with Current Policy
Consistent. Refer to Response C.2.W.

Characteristic #3: Create a sense of exploration
using pedestrian-oriented sidewalks, plazas and
courtyards with pedestrian comforts.

Consistent. Refer to Response C.2.A.

Characteristic #6: Visitor-oriented entertainment
retail district.

Consistent. The proposed hotel would provide visitor accommodation
and amenities.

Characteristic #7: Active day and evening through all
four seasons, designed to achieve a 2-3 hour visit.

Consistent. Refer to Responses C.2.Aand C.2.C.

Characteristic #8: Resort and resident activities,
amenities and services.

Consistent. Refer to Response C.2.A and C.2.C.

Characteristic #9: Animation with retail and

significant businesses oriented to the street.

Consistent. The proposed project includes amenities and active uses
along Minaret Road, not included in the current building design.

Characteristic #10: Retail and services in “storefront”
setting located at the sidewalk.

Consistent. Refer to Response C.2.A and Characteristic #9.

Characteristic #11: A variety of resort lodging
supported by meeting facilities, outdoor activities
and restaurants, arts, culture and entertainment.

Consistent. Refer to Responses C.2.A and C.2.C.

Characteristic #12: Create year-round non-vehicular
links to mountain portals.

Consistent. The project would develop a hotel use with associated
amenities, consistent with the intent of the NVSP. The project area is
currently served by retail and restaurant uses located within the North
Village Plaza, as well as the North Village gondola, which provides
connection to Mammoth Mountain Ski Area.

Land Use Element

Goal L.1. Be stewards of the community's small town
access to public lands by planning for and managing g

character and charm, compact form, spectacular natural surroundings and
rowth.

L.1.A. Limit total peak population of permanent and
seasonal residents and visitors to 52,000 people.

Consistent. As discussed below, the project proposes an amendment to
the NVSP to allow for a density transfer of 30 rooms from the MC zone
to the RG zone. Approval of the amendment by the Town would result
in the project's compliance with the maximum density allowed within the
NVSP and considered by the 2007 General Plan. Therefore, the project
would be consistent with the buildout assumptions of the 2007 General
Plan.

L.1.B. Require all development to meet community
goals for highest quality of design, energy efficiency,
open space preservation, and promotion of a livable,
sustainable community. Development that does not
fulfill these goals shall not be allowed.

Consistent. Refer to Response C.2.A and C.2.M. The project proposes
a variety of energy saving measures including deep balconies in front of
window walls that act as a sun shade, super insulated roof system, dual
method wall insulation, extensive use of light emitting diode lighting,
weather-lock vestibule at pedestrian street entry and operable
fenestration and fully opening wall panels.

Goal L.3. Enhance livability by designing neighborhoods and districts for walking through the arrangement of land uses and

development intensities.

L.3.B. Develop vital retail centers and streets.

Consistent. Refer to Response C.2.A and C.2.C.

L.3.D. Encourage outdoor dining in resort and
commercial districts to increase street level
animation.

Consistent. Refer to Response C.2.A and Characteristic #9.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

L.3.H. Density may be clustered or transferred within
clearly articulated district, master, and specific plans
to enhance General Plan goals and policies.
Development rights may also be transferred
between districts when that transfer furthers
protection of identified environmentally sensitive
areas.

Consistent. As discussed in the North Village Specific Plan discussion
below, since density transfers between zones (i.e., from the MC zone to
the RG zone) are not currently allowed under the NVSP, the project
proposes to amend the NVSP. More specifically, the NVSP would be
amended to allow for a maximum density of 72 rooms per acre at the
8050 Site if the Mammoth Crossing project transfers 30 rooms of its
available density to Area 19A (formerly Phase C of the 8050 project).
Although approval of the amendment would allow for an increase in
density above the 55 rooms per acre for the project site, the maximum
density of 48 rooms per acre for the entire RG district would not be
exceeded. As noted in Response L.1.A, approval of the amendment by
the Town would result in the project's compliance with the maximum
density allowed within the NVSP and considered by the 2007 General
Plan. Therefore, the project would be consistent with the buildout
assumptions of the 2007 General Plan.

Goal L.5. Provide an overall balance of uses, facilities

and services to further the town’s role as a destination resort community.

L.5.B. Locate visitor lodging in appropriate areas.

Consistent. The project is located within the NVSP. The intent of the
NVSP is to develop a cohesive, pedestrian-oriented resort activity node,
and to provide a year-round focus for visitor activity within the Town.
The project would develop a hotel use with associated amenities,
consistent with the intent of the NVSP. The project area is currently
served by retail and restaurant uses located within the North Village
Plaza, as well as the North Village gondola, which provides connection
to Mammoth Mountain Ski Area.

L.5.E. Development shali complement and diversify
the range of resort community activities and
amenities.

Consistent. Refer to Response C.2.A and C.2.C. The project proposes
a hotel use with associated amenities including food and beverage
sales, spa, and outdoor poolfjacuzzis.

L.5.F. Require all multi-family, resort, and specific
plan development to include activities, amenities and
services to support long-term visitation.

Consistent. Refer to Response C.2.A and C.2.C. The project is located
within the NVSP. The proposed hotel would provide services and
amenities, such as food and beverage sales, spa, and outdoor
poolfjacuzzis within an area served by other retail and recreational
opportunities. The current Application is to amend the approved 8050
project and seek entitlement/permitting for a proposed hotel (with the
requisite market requirement to retain flexibility with respect to
ownership structures [e.g., traditional hotel, condominium-hotel, etc.]).

Mobility Element

Goal M.3. Emphasize feet first, public transportation second, and car last in planning the community transportation system while

still meeting Level of Service standards.

M.3.A. Maintain a Level of Service D or better on the
Peak Design Day at intersections along arterial and
collector roads.

Consistent. As indicated in Section 5.3, Traffic/Circulation, project
implementation would maintain a Level of Service D or better on the
peak design day at all study intersections and roadway segments.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

M.3.B. Reduce automobile trips by promoting and
facilitating:

* Walking

* Bicycling

* Local and regional transit

* Innovative parking management

* Gondolas and trams

* Employer-based trip reduction programs
+ Alternate work schedules

* Telecommuting

* Ride-share programs

+ Cross-country skiing and snowshoeing

_

Consistent. The project site and surrounding area are currently served
by retail and restaurant uses located within the North Village Plaza, as
well as the North Village gondola, which provides connection to
Mammoth Mountain Ski Area. These uses are within walking distance of
the project site, reducing the need for additional automobile trips by
promoting and facilitating walking, bicycling, and gondolas. In addition,
major transit stops are currently located within the project area along
Minaret Road and Canyon Boulevard. Access to the transit stops would
be maintained, further encouraging reduction in automobile trips by
providing access to transit. Furthermore, the project would include bike
parking and shuttle service to the airport and other destinations.

M.3.C. Reduce automobile trips by promoting land
use and transportation strategies such as:
implementation of compact pedestrian oriented
development; clustered and infil development;
mixed uses and neighborhood serving commercial
mixed use centers.

Consistent. The project would involve development of a hotel use and
associated amenities over an existing parking podium surrounded by
existing development. The project site and surrounding area are
currently served by retail and restaurant uses located within the North
Village Plaza, as well as the North Village gondola, which provides
connection to Mammoth Mountain Ski Area. These uses are within
walking distance of the project site, reducing the need for additional
automobile trips. In addition, enhanced pedestrian access along Minaret
Road and access between the existing 8050 project and Building C are
proposed to allow access to and from hotel amenities.

M.3.E. Require development to implement
Transportation Demand Management (TDM)
measures.

Consistent. Since the project meets the Town's parking requirements
(with valet operations), TDMs are not required pursuant to Municipal
Code Section 17.44.050. Further, the project would be required to be
annexed into the Transit and Transportation Fee Community Facilities
District (CFD 2013-03), which funds transit operations. The project
proposes an informational kiosk, which could include wayfinding/transit
information, as well as bike storage and shuttle service to the airport and
other destinations.

M.3.G. Construction activities shall be planned,
scheduled and conducted to minimize the severity
and duration of traffic impediments.

Consistent.  As indicated in Section 5.3, TIraffic/Circulation, a
Construction Management Plan would be required to be submitted for
review and approval by the Community and Economic Development
Department in order to minimize the severity and duration of traffic
impediments during construction activities.

M.3.H. Commercial developments shall not allow
delivery vehicles and unloading activity to impede
traffic flow through adequate delivery facilities and/or
delivery management plans.

Consistent. Commercial deliveries would occur off of Canyon Boulevard
in the driveway area or in the porte cochere.

Goal M.4. Encourage feet first by providing a linked year-round recreational and commuter trail system that is safe and

comprehensive.

M.4.A Improve safety of sidewalks, trails and
streets.

Consistent. The project would complete a sidewalk along Minaret Road.

M.4E. Development shall improve
conditions to meet Town standards.

existing

Consistent. The existing sidewalk will be improved and extended to
meet Town standards.

Goal M.5. Provide a year-round local public transit system that is convenient and efficient.

Public Review Draft o July 2014

5.1-22 Land Use and Relevant Planning




Town of Mammoth Lakes

T RNRIVERSARY Ly Inn at the Village
7 a— - ‘l b Lo Subsequent Environmental Impact Report

CALIFORNIA

Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

M.5B. Encourage transit use by requiring
development and facility improvements to
incorporate features such as shelters, safe routes to
transit stops, and year-round access.

Consistent. Transit stops are currently located immediately adjacent to
the project area along Minaret Road and Canyon Boulevard. Access to
the transit stops would be maintained. In addition, enhanced pedestrian
access along Minaret Road and access between the existing 8050
project and Building C are proposed to allow access to and from hotel
amenities and the Village Plaza. The project features a signature street
level pedestrian porte cochere that would serve as gateway access into
the project from Minaret Road, allowing for pedestrian integration and
improved circulation within the area.

management strategy.

Goal M.6. Encourage alternative transportation and improve pedestrian mobility by developing a comprehensive parking

M.6.A. Develop efficient and flexible parking
strategies to reduce the amount of land devoted to
parking.

Consistent. The project provides parking for both residential and
commercial uses. To maximize efficiency of the existing parking garage,
valet parking is proposed.

first initiative.

Goal M.7. Maintain and improve safe and efficient movement of people, traffic, and goods in a manner consistent with the feet

M.7E. Require all development to construct
improvements and/or pay traffic impact fees to
adequately mitigate identified impacts. Mitigation of
significant project-related impacts may require
improvements beyond those addressed by the
current Capital Improvement Program and Town of
Mammoth Lakes Air Quality Management Plan and
Particulate Emissions Regulations.

Consistent. As indicated in Section 5.3, Traffic/Circulation, project
implementation would maintain a Level of Service D or better on the
peak design day at all study intersections and roadway segments.
Impacts would be less than significant and would not require
implementation of mitigation. The project would be required to pay any
development impact fees owed at time of building permit issuance.

Parks, Open Space, and Recreation Element

surrounding Mammoth Lakes.

Goal P.5. Link parks and open space with a well-designed year-round network of public corridors and trails within and

P.5.D. Design public and private streets not only as
connections to different neighborhood districts but
also as an essential element of the open space
system. Include parks and plazas, tree-lined open
spaces and continuous recreational paths in design.

Consistent. Refer to Response M.4.A and M4.E. The street frontage
improvements include a public kiosk, pocket park, and landscaping.

Resource Management and Conservation Element

Goal R4. Conserve and enhance the quality and quantity of Mammoth Lakes' water resources.

R.4.B. Support and encourage water conservation
and recycled water use within private and public
developments.

Consistent.  The project proposes to implement energy efficient
appliances, low-flow faucets, toilets, and showers, and water-efficient
irrigation systems. In addition, the proposed project would incorporate
several energy efficiency measures, including a LEED certifiable
structure.

R4.C. Require drought-tolerant landscaping and
water-efficient irrigation practices for all development
and Town-maintained landscaped areas, parks and
park improvement projects. Development design,
including parks, may include limited turf as
appropriate to the intended use.

Consistent. The project proposes the use of native plant communities,
shrubs, and related groundcover. A Zen garden is proposed which
would include concrete pavers, accent stone, and cobble paving. Native
trees (such as Red Fir, Lodgepole Pine, Mountain Hemlock, Mountain
Maple, Mountain Alder, Western Chokecherry, Western Water Birch,
and Quaking Aspen) would be installed along the perimeter of the
proposed structure. In addition the project proposes water-efficient
irrigation.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

R4.D. Require development to use native and
compatible non-native plants, especially drought
resistant species, to greatest extent possible when
fulfilling landscaping requirements.

Consistent. Refer toTResponse R4.C.

Goal R.6. Optimize efficient use of energy.

R.6.C. Encourage energy efficiency in new building
and retrofit construction, as well as resource
conservation and use of recycled materials.

Consistent. Refer to Response R4.B.

Goal R.7. Be a leader in use of green building technology.

R.7.A Use green building practices to greatest extent
possible in all construction projects.

Consistent. Refer to Response R.4.B.

Goal R.10. Protect health of community residents by
improves compliance with air quality standards.

assuring that the town of Mammoth Lakes remains in compliance with or

R.10.B. Promote land use patterns that reduce
number and length of motor vehicle trips, including:

+ development of in-town workforce housing

+ residential and mixed use development

adjacent to commercial centers

+ mountain portals and transit corridors

+ provision of a mix of support services in
employment areas

Consistent. Refer to Response M.3.B, M.3.C, M.3.E, and M.5.B.

R.10.C. Support strategies for development that
reduce projected total vehicle miles traveled
including, but are not limited to:

+ circulation system improvements

* mass transit facilities

+ private shuttles

+ design and location of facilities to encourage
pedestrian circulation

Consistent. Refer to Response M.3.B, M.3.C, M.3.E, and M.5.B.

R.10.D. Mitigate impacts on air quality resulting from
development through design, participation in Town
air pollution reduction programs, and/or other
measures that address compliance with adopted air
quality standards.

Consistent. Refer to Response M.3.E. As indicated in Section 5.5, Air
Quality, construction emissions would not exceed thresholds. Mitigation
Measure 5.5-1a from the 1999 SPEIR would be required to minimize
fugitive dust emissions and ensure compliance with Great Basin Unified
Air Pollution Control District (GBUAPCD) Rules. Additionally, Mitigation
Measure 5.5-1b from the 1999 SPEIR would be required to minimize
exhaust emissions from construction equipment and ensure compliance
with the CARB anti-idling rule (California Code of Regulations, Title 13,
Section 2485). The project would not result in overall growth beyond
what is anticipated in the NVSP and the Town of Mammoth Lakes
General Plan. Furthermore, 1999 SPEIR Mitigation Measures 5.5-2a
through 5.5-2¢ require the project to implement measures that would
minimize operational emissions from mobile sources (including
reentrained dust) and particulates from wood-burning fireplaces. The
project does not include any wood-bumning devices. Operational
emissions would not exceed the applicable thresholds.

R.10.E. The Town of Mammoth Lakes will strive to
attain and maintain the National Ambient Air Quality
Standard (NAAQS) for PM-10.

Consistent. Refer to Response R.10.D.
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

R.10.G. Reduce air pollutants during construction
through implementation of Best Management
Practices (BMPs).

Consistent. Refer to Response R.10.D.

Goal R.11 Reduce greenhouse gas emissions.

R.11.A. Support the objectives of the U.S. Mayors
Climate Protection Agreement, Assembly Bill 32,
and California Executive Order $-03-05 and
implement actions to reduce Mammoth Lakes’
carbon footprint.

Consistent. As indicated in Section 5.6, Greenhouse Gas Emissions,
the project would not conflict with or impede implementation of reduction
goals identified in AB 32 and other strategies to help reduce GHG
emissions. Therefore, the project would not conflict with an applicable
plan, policy, or regulation adopted for the purpose of reducing the
emissions of GHGs.

Public Health and Safety Element

Goal S.3. Minimize loss of life, injury, property damage, and natural resource destruction from all public safety hazards.

S.3.B Design buildings so that snow shed, ice shed
and snowmelt are not a hazard to people and

property.

Consistent. Ice build-up on roof eaves would be prevented with heated
roof gutters that would convey runoff from the roof and eaves to existing
stormwater retention systems. Adequate roof access would also be
provided to remove cornices as needed.

S.3.D. Maintain safe public access and circulation
through comprehensive snow removal programs
provided by the Town or by private entities.

Consistent. The existing Benefit Assessment District (BAD) for the
North Village would maintain the heated paver sidewalk, and the BAD
would haul snow off site as necessary.

S.3.. Require geotechnical evaluations and
implement mitigation measures prior to development
in areas of potential geologic or seismic hazards.

Consistent. The existing parking structure was constructed to support
the future Building C at the site and was constructed to UBC standards
and regulations as well as the Town's Municipal Code. The new
structure would be required to be constructed to current regulatory
requirements.

S.3.L. All construction shall comply with wildland fire-
safe standards, including standards established for
emergency access, signing and building numbering,
private water supply reserves available for fire use,
and vegetation modification.

Consistent. The Town and surrounding area have been rated as having
a very high fire potential. Thus, implementation of the proposed project
could expose people or the new structure to risk involving wildland fires,
as would be true for any development within the Town. The proposed
project is subject to compliance with the Uniform Fire Code, which was
amended by the Mammoth Lakes Fire Protection District (MLFPD) to
ensure that Fire Code regulations are met. The proposed development
would be reviewed to ensure adequate emergency access, signing and
building numbering, and private water supply reserves are provided.

Goal S.4. Maintain adequate emergency response capabilities.

S4A. Aid emergency vehicle access and
emergency evacuation of residents and visitors by
providing and maintaining secondary access routes
to all portions of the community, consistent with the
Mammoth Lakes Fire Protection District (MLFPD)
requirements.

Consistent. The primary emergency evacuation route is State Route
203 (Main Street) to U.S. Highway 395. Secondary evacuation is
provided by the Scenic Loop extending from Minaret Road to U.S.
Highway 395. During the summer months, two additional routes are
available including Sherwin Creek Road and the Sawmill Cutoff, both of
which are graded dirt roads. The project is required to comply with
applicable Town and MLFPD's codes for emergency vehicle access.
The project proposes a new fire lane along Minaret Road, to the south of
the existing parking structure entrance. The new fire lane is proposed to
be 60 feet in length by 16 feet in width, as required by MLFPD. The
proposed fire lane encroaches into the State Department of
Transportation’s (Caltrans’) right-of-way, and therefore, would require
Caltrans approval. Construction of the proposed hotel and accessory
uses would occur over an existing subterranean parking structure that
supports Buildings A and B of the 8050 development. The existing site
access (from Canyon Boulevard) was constructed to accommodate the
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy

Consistency of Proposed Project with Current Policy

proposed project. Further, construction of the proposed project is not
anticipated to require road closure during construction.

Noise Element

4.2.1. New development of noise-sensitive land uses
shall not be permitted in areas exposed to existing or
projected future levels of noise from transportation
noise sources which exceed 60 dB Ldn in outdoor
activity areas or 45 dB Ldn in interior spaces.

Consistent. As indicated in Section 5.4, Noise, noise within the area
from mobile noise ranges from 59.1 dBA to 65.6 dBA with the 60 CNEL
noise contour located 31 feet from the roadway centerline. The increase
in trips associated with the proposed project would be nominal and
would not be expected to increase noise levels to levels that would
exceed Town Noise Standards.

4.2.2. Noise created by new transportation noise
sources, including roadway improvement projects,
shall be mitigated so as not to exceed 60 dB Ldn
within outdoor activity areas and 45 dB Ldn within
interior spaces of existing noise sensitive land uses.

Consistent. Refer to Response 4.2.1.

4.2.3. New development of noise-sensitive land uses
shall not be permitted where the noise level from
existing stationary noise sources exceeds the noise
level standards of Table VII, Maximum Allowable
Noise Exposure-Stationary Noise Sources, of the
General Plan Noise Element.

Consistent. Refer to Response C.6.A and C.6.B.

4.24. Noise created by new proposed stationary
noise sources or existing stationary noise sources
which undergo modifications that may increase
noise levels shall be mitigated so as not to exceed
the noise level standards of Table VII at noise-
sensitive uses.

Consistent. Referto Response C.6.A.

Housing Element

H.1.D. Require that applicants proposing off-site
housing or in-lieu fees, instead of on-site mitigation
housing, are held to a higher standard of
demonstrating “greater housing benefit” when
seeking approval of such proposals.

Consistent. On November 5, 2003, the Town Council adopted
Resolution No. 2003-63, by which the Town Council identified the "value
of cost gap per Employee Housing Unit (EHU)" in the amount of
$52,802. This resulted in the establishment of an Affordable Housing
Mitigation In-Lieu Fee of $30,889 per Full Time Employee Equivalent
(FTEE), which equates to the $52,802 per EHU. On August 12, 2004,
Mammoth 8050, LLC, the original developer of the 8050 project, and the
Town entered into an In-Lieu Fee Agreement for the EHUs (AH In-Lieu
Fee Agreement) to mitigate the impact the proposed 8050 project would
have on the availability of workforce housing within the community, and
to provide additional housing credits to the original developer. The AH
In-Lieu Fee Agreement confirmed that at the time, the Town’s value of
each EHU was $52,802. Nonetheless, the AH In-Lieu Agreement
provides that in exchange for credit for 30 EHUs, the original developer
would pay the Town $3,000,000 ($100,000 per EHU credit), in three
separate payments of $1,000,000, in connection with each phase of the
proposed project (e.g., Buildings A, B, and C). Pursuant to the AH In-
Lieu Fee Agreement, the original developer paid the Town in-lieu fees
totaling $2,000,000. The original developer, however, did not construct
Building C at 8050 and did not pay the Town the final payment of
$1,000,000 when it became due. The construction of Buildings A and B
by the original developer generated a demand for 17.5 EHUs.
Therefore, the 8050 project maintains a credit of 4.5 EHUs. Since the
effective date of the AH In-Lieu Fee Agreement, the Town has changed
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Table 5.1-1 [continued]
2007 General Plan Policy Consistency Analysis

General Plan Policy Jl Consistency of Proposed Project with Cuirent Policy

_

its affordable housing policy. The Town's interim housing policy (Town
Council Resolution 09-76) now requires that 10 percent of the total
project units be provided for on-site affordable housing; however, an
Affordable Housing Mitigation Plan (AHMP) may be approved instead of
providing on-site housing if a substantial additional affordable housing
benefit is achieved. The Applicant proposes to construct up to 67
bedrooms in Building C. Pursuant to the Town'’s interim housing policy,
those 67 bedrooms would require the Applicant to provide 6.7 bedrooms
(6.7 EHUs) on the project site. Since each of the project’s 4.5 existing
EHU credits was generated at the rate of $100,000 per EHU (which is
189 percent of the then-value of $52,802 per EHU), the Town has
already achieved a substantial additional affordable housing benefit for
each of the project’s 4.5 EHU credits. Therefore, the Applicant will apply
for an AHMP which confirms that no additional housing mitigation is
required beyond the Application of the project's existing credit of 4.5
EHUs. The Town and Mammoth Lakes Housing, Inc. would evaluate
the Applicant's AHMP request to ensure Policy H.1.E is complied with.

Sources:

Town of Mammoth Lakes, Town of Mammoth Lakes General Plan 2007, dated August 15, 2007.

Town of Mammoth Lakes, Town of Mammoth Lakes Housing Element Update 2014-2019, dated June 18, 2014.
Town of Mammoth Lakes, Noise Element of the General Plan, dated June 18, 1997.

District Planning. The project is located within the North Village District. North Village District
characteristics relevant to the proposed project have been analyzed within Table 5.1-1
Neighborhood and District Character Element. As indicated in Table 5.1-1, the project would be
consistent with the charactetistics of the Notth Village District.

Land Use Designation. The project site is designated NVSP. Development of the project site with
a hotel use would be consistent with the land use anticipated for the site by the General Plan.

Buildout. The 2007 General Plan establishes a policy of a total peak population of residents,
visitors, and employees at 52,000 persons. The 2007 General Plan considers buildout of the NVSP.
According to the 2007 General Plan, maximum overall density for NVSP is 3,317 rooms and
135,000 square feet of commercial. The specific allocation of density, location of uses, and
development standards are contain in the NVSP. Based on the maximum allowable building
density, a maximum of 37 rooms would be allowed for Building C; tefer to the North Village Specific
Plan discussion below. However, the project proposes 67 rooms, which would exceed the density
allowed within the NVSP and could exceed the peak population identified in the 2007 General Plan.
As discussed below, the project proposes an amendment to the NVSP to allow for a density transfer
of 30 rooms from the MC zone to the RG zone. Approval of the amendment by the Town would
result in the project’s compliance with the maximum density allowed within the NVSP and
considered by the 2007 General Plan. Therefore, the project would be consistent with the buildout
assumptions of the 2007 General Plan’.

2 Although the Town is now implementing Population Impact Evaluation Criteria (PIEC) to precisely evaluate
population impacts, buildout or Population at One Time (PAOT) is stll appropriate to analyze in the SEIR.

Public Review Draft o July 2014 5.1-27 Land Use and Relevant Planning




Town of Mammoth Lakes
om AnNIVERSARY t Inn at the Village
ST Subsequent Environmental Impact Report

Mammoth Lakes-

CALIFORNIA

As concluded in the discussions and Table 5.1-1, the proposed project would not conflict with any
applicable General Plan policy or regulation, with the exception of Policy C.2.X. As indicated in
Section 5.2, Aesthetics/ I ight and Glare, the project would increase the building height by 18 feet above
the approved 8050C building. The proposed building height is also taller than that allowed by the
NVSP by three stories or 30 feet. This height increase would extend above the tree canopy present
in the area, although not substantially (5 to 13 feet above the typical and average tree height in the
area)’. Further, although proposed massing and building height would change, this change would
result in building expression that is more vertical rather than horizontal (as desired by the NVSP,
Development Objective 1), increased architectural articulation and varied roof forms along Minaret
Road (recommended by the 2007 General Plan, Appendix C, Commercial Corridor), as well as
increased pedesttian-scale sidewalks and amenities along Minaret Road (encouraged by the 2007
General Plan, NVSP, and North Village Design Guidelines). Implementation of the applicable 1999
SPEIR Mitigation Measures 5.3-1d and 5.3-2b would requite the project’s proposed landscaping and
architectural style to blend with the area’s natural setting. In conclusion, although the project is not
consistent with Policy C.2.X, the project is consistent with the remaining General Plan policies and
North Village Design Guidelines. Thus, a less than significant impact would occur in this regard.

On September 16, 2009, the Town Council voted to keep the view policy consistent with the
“village in the trees” as stated in the General Plan, not proceed with a policy to protect private
views, and continue to rely on Zoning Code standards regarding public views.

Project Impact Evaluation Criteria (PIEC)

The PIEC Framework is required for any application for a major legislative amendment, including
Specific Plans that propose significant changes to existing development standatds or policies, and/or
that requests discretionary density increases as established through General Plan Policy L.5.G, as
well and Tentative Tract Map and Use Permit applications. Table 5.1-2, Project Impact Evaluation
Criteria Analysis, assesses the proposed project based on the PIEC and is provided herein for
informational purposes.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation measures are
applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measures are required.

Level of Significance: Less Than Significant Impact.

3 Typical and average tree heights in the vicinity of the Mammoth Crossing project were found to be 67 to 75
feet with maximum heights of up to 90 feet.
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Table 5.1-2

Project Impact Evaluation Criteria Analysis

Criteria

Rationale
_

Measurement

Response

Basis of Analysis

Traffic and Mobility

Project reduces transportation impacts through proximity to multi-modal transportation, employment, retail, and entertainment options and
encourages the use of alternative transportation and “feet first” principles expressed in the General Plan and Community Vision.

Project would not cause

Reducing project TM1 | cumulative VMT at General X True VMT would not
) Plan buildout (179,708 exceed buildout
mea?;% trip VMT) to be exceeded O False
Vehicle Miles decreases Project produces less VMTs | [X] True Reduced trip
) TM2 | per unit (or other measure) .
Traveled (VMT) congestion, than similar project O False generation rate
and Level of reduces -
Service (LOS) Greenhouse Gas O LOS improved over
production, and existing condition Traffic analysis
improves a;ir ™3 Intersection Level of Service | DX No mitigation required demonstrated no
quality impacts L] Impact(s) mitigated impacts and no
' ]| Snificant Impacts that mitigation required
Cannot Be Mitigated
.y ™4 Project is located proximate % T\:\;?::it Less than 500 feet to
Aprojects to gondola station/ski lift gondola
proximity to daily Car
services and needs Project is located proximate | DX Walk North Village, Main
increases the TM5 | to concentration of major Transit Street, Old Mammoth
likelihood of travel employment L] Car Rd and Gateway
f:;a%rsﬁhy/ by non-vehicle Project is located proximate | [X] Walk
modes, thereby TM6 | to concentration of ] Transit North Village
reducing retail/entertainment ] Car
congestion and
veh?cle miles Project is located within 1/4 b 4 or more )
: . o ] 3 Near North Village
traveled TM7 | mile of multiple existing (or :
g s L 2 Transit Hub
planned future) transit lines 0 ]
Project provides auto-trip
reducing measures such as:
- Transit information to O 4+
visitors/guests/
Providing programs i 2?3:;’552
:2 2 OT;ZS: ;:aasvt(;a;y transportation/carpooling
) incentive programs X 3tod
Travel Demand ?éﬁ:gzgv\z m&ies - Shared parking on-site Informational kiosk
Management trips. Shared 3:;?::;; in a parking g’:zyjt':g?g‘ transit
w:%ﬁz ¥ pgmg and other TM8 | - Preferred parking for fuel information), bike
Parkin B?c cle ﬁ] ana gem ent efficient and/or carpool storage, shuttle
Pedes?r'ian ycle, strategies help to - Bicycle facilities and O 1102 service to the airport
reduce the amount fcte?][;ai?: r::r?tieds and other destinations
o:eia:;:ggvg:ﬁlattt)?e - Changing facilities and
IF;n q showers (for employees)
' - Shuttle(s) to airport and
other destinations 0 None or TBD
- Way-finding measures
integrated with Town
system
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Table 5.1-2 [continued]

Project Impact Evaluation Criteria Analysis

Criteria Rationale Measurement Response _ Basis of Analysls
Project provides enhanced
mo\?lllty throqgh: s n .
- Vehicle mid-block Frontage/sidewalk
Providing enhanced connectors/enhances improvements.
multi-modal street grid DeIivgry off Canyon
infrastructure and - Pedestrian mid-block Blvd. in porte pochere
Circulati safety features ™S connectors | 1t02 or adjacent driveway.
ng:sirligrr: i encourages travel - Exceed sidewalk Afire Iane:)s also
. Lo by alternative standards and proposed, but is
Bicycle, Transit modes, which requirements subject to Caltrans
reduces vehicle - Traffic calming measures approval.
trips and improves - Superior delivery/service . None or TBD
circulation. facilities/management
Project adds or enhances L] True
™10 transit infrastructure E N AF:rIS'?BD Not applicable
Water Supply and Capacity

Project reduces impact to water supply through use of water efficient technology and other conservation measures. Project reduces impact to
water quality, treatment systems, and stormwater facilities.

Supply and
Infrastructure
Impacts

Projects that do not
require new or
expanded water
supply or new
infrastructure
reduce impacts.

Wi1

Project water demand will
not result in a net increase
in the forecasted Town
buildout water demands,
and will not result in a net
increase in forecasted
deficits under the planning
scenarios presented in the
MCWD UWMP

XY

True

Section 5.7, Utilities

False

and Service Systems

W2

Water Infrastructure (Water
Lines):

- Project is located
adjacent to existing water
infrastructure with
adequate capacity to
serve the incremental
increase in peak demand
from the project, or

True

O

False

NA

- Project is located
adjacent to planned
water infrastructure that
will result in adequate
capacity to serve the
incremental increase in
peak demand from the
project, or

True

False

NA

- Project is located in area
without existing or
planned water
infrastructure with
adequate capacity to
serve the incremental
increase in peak demand
from the project

True

False

O (X |O|XR|O(0O]| O

NA

Section 5.7, Utilities
and Service Systems
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Table 5.1-2 [continued]

Project Impact Evaluation Criteria Analysis

Criteria Rationale 1 Measurement Response Basis of Analysis
_
Wastewater Infrastructure
(Sewer Lines): X True
- Project is located
adjacent to existing
wastewater infrastructure | ] False
with adequate capacity to
serve the incremental
increase in peak demand | [] NA
from the project, or
- Project is located
adjacent to planned O True
wastewater infrastructure : i
Projects that donot | W3 tatwil el n - e % % S
Supply and require new or adequate capacity to and 2ervice oystems
Infrastructure expanded water §ervethe.|ncremental
Impacts supply or new increase in peak demand | []] NA
infrastructure from the project, or
reduce impacts. - Project is located in area
without existing or | True
planned wastewater
infrastructure wn!h ) False
adequate capacity to
serve the incremental
increase in peak demand | [] NA
from the project
Project does not require X True _QD—QO d?frilgtlfxlfl i:‘/:;l Stud
Wa | newor expansion of and Notice of
is;?rrarsntvr/:(t;urreralnage O False Preparation
The project is committed to True
using state-of-art water Yes, wherever
Water efficient W5 | saving fixtures and O False feasible; LEED
landscaping appliances to reduce O T8D certifiable project
Lo ! potable water use
Conservation - lrrlgatlotn systgms, Project exceeds the Town 0 Proiect Not Imiaated
Landscape and g;‘tu:'; fg&i@gﬂg Water-Efficient Landscape d g
Building Fixtures impacis to the regulations, or alternate X Exceeds Minimum rreliminary y
; equivalent standard, - andscaping wou
:lel.?ble water W6 through state of the art O Meets Minimum use less water than
py- irrigation systems and ] | Does Not Meet Minimum | allowed per Code
native/water-saving
landscaping O TBD
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Table 5.1-2 [continued]

Project Impact Evaluation Criteria Analysis

Criteria Rationale Measurement Response Basis of Analysis
Air Quality
Project furthers Town compliance with State and Federal PM10 Air Quality Standards, which improves public health.
Reduction of Project does not cause
vehicle trips and cumulative PM10 level to X True Section 5.5, Air
elimination of solid Al exceed State and Federal I W =
State and fuel buming standards per the adopted | [] False
Federal PM10 appliances AQMP
Compliance improves air X True
quality, thereby A2 Project does not use solid Only gas fireplaces
improving public fuel buming appliances O False and fire pit proposed
health.
Also See Traffic Measurements T1 through T10.
Green Technology and Energy
Project furthers Town green building and energy efficiency goals.
Project meets or exceeds
applicable green building X True
Use of green program standards such as LEED certifiable
Green technologies and GE LEED, California Green O False project
Technology, green building Building Standards Code, or m TBD
Green Building, practices preserves equivalent
and Alternative natural resources Project incorporates O True
Energy and protects the renewable energy systems TBD as design
environment. GE2 | on-site or uses renewable O False roceeds g
energy (i.e. photovoltaic, X — P

geothermal, etc.)

Also See Water Measurements W5 and W6 and Traffic Measurements T4 through T10.

Economic Stability

Project supports the Destination Resort Community and Economic Strategy through promotion of a four-season economy and provision of
visitor and resident serving uses.

. Project provides .

P:O:: c:s “::;r usesffaciliies that contribute | X1 High

?oﬁnd? ?n{i-w;eek, o 3 year-round economy Hotel with spa, food

and shoulder E1 aroézggea?nﬁi?::f gﬂ’é by | K Medium and beverage sales,
Year-round season visitation ghoul derieaso n visitation pool, and plaza
Economy strengthen . oY

economic diversity 3?gt:1;:reasmg visitor length | [] Low

and decrease -

fluctuations in E2 mi (i:;t)gtz\;eil:?:z:;]gr/g{ive X True Subject to marketing

revenue stream. markefing strategies 0O False needs of hotel

Uses that generate - . X High

Project increases transient > 67 hotel rooms

TOT and sales tax E3 occupancy tax [ ] Medium proposed

help support [] Low
Tax Revenue community = High

programs and Project contributes to sales -

infrastructure E4 taxJ d Medium See E1 and E3

improvements. O Low

zfr?jlseecési:'th amix Project contributes to X 2+ uses added

. placemaking and synergy 1 use added

Mix of Uses Iaori:;;rt(i)g r?;}r?crease E5 | andprovides a L See E1

synergy between complementary scale and | 0 uses added

those uses. mix of uses and facilities 0 NAor TED

Also See Social Measurements S1 and S2.
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Table 5.1-2 [continued]

Project Impact Evaluation Criteria Analysis

Criteria Rationale Measurement Response Basis of Analysis ']
Social Capacity
Project provides key services, uses, employment opportunities, and public art that enhances the quality of life of residents and visitors.
Project includes scale and O 2 + uses added
mix of strategically targeted
use(s) (grocery, conference | & 1 use added Public open space -
S1 space, day care, efc.) that pocket park and
- respond to an unmet O 0 uses added informational kiosk
st || Emniy st
o Uses and and services that identified by Town Policy O NA or TBD
Sey Ses a serve residents and Project creates employment
ervices visitors improves that widens the diversity of
quality of life and opportunities in the X Both
economic stability. community and includes: Hotel would create
82 | - Creation of professional, permanent and
full-time, permanent seasonal employment
employment 10f2
- Creation of high-quality B °
seasonal employment
P ubtli%a{t oth O More than 20%
contributes to the iy .
. enhancement of the Project exceeds public art O 10% to 20% Antlglpate substantive
Public At cultural and social 83 requirements 9 public art, but TBD as
4 O Less than 10% design proceeds
aspects of the
community. X T8D
Also See Economic Stability Measurements E1 through E5.
Housing
Project provides housing opportunities to enhance the quality of life of the town's workforce.
Providing quality, Project provides a mix of O True ) .
diverse, and livable housing sizes, types, and $2M proylded perin-
; H1 S : O False lieu housing
housing affordability, including aareement
opportunities within housing on-site X NA or TBD 9
Housing Mix the community 0 True
increases quality of Project exceeds Project proposes to
life for workers and H2 | workforcefaffordable O False use existing credits to
reduces vehicle housing requirements meet requirements
travel impacts. X NA or TBD

Also See Social Measurements S1 and S2.

Recreation / Leisure Capacity

Expanding and improving recreational and leisure opportunities, open space, entertainment, improves community quality of life and visitor

experisnce.
Community
ﬁ::gf:fk;rirs]dace Project contributes open L Exceeds MINIMUM_ || ot coverage
sponsorsp P R1 | space according to X Meets Minimum consistent with North
Open Space community vitality established ratios [J | Does Not Meet Minimum Village Specific Plan
and encourages Project provides useable X True
healthy activity Ry | andneeded community O Fake Pocket park and
while enhanging the open space, i.e. TOT lot, informational kiosk
natural landscape. dog park, etc. O NA or TBD
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Table 5.1-2 [continued]

Project Impact Evaluation Criteria Analysis

Criteria Rationale Measurement Response Basis of Analysis
Project X True
provides/encourages Walking distance to
R3 | outdoor/indoor recreation O False gondola, pool plaza,
Recreation and options that are and see R2
entertainment accessible/affordable O NA or TBD
options and access, Project provides trail, X True _
Recreation and including public R4 pedestrian, bike, or transit 0 False Sidewalk connection
Entertainment access to public connections and access to will be provided
Options lands should be support recreation E NA or TBD
provided when . . . | L True NA - Project is not
feasible and RS zézf scst go‘ﬁgﬁz l‘; ‘:\ZI;C [ False adjacent to public
applicable. P X NA or TBD lands
Project provides X True Spa and food and
R6 | entertainment options that L] False beverage sales will be
are accessible/affordable ] TBD open to the public
Visitor
Provision of
accessible/affordabl Project provides uses that X e Etreet front f|°°d and
e recreation and R7 | contribute to the animation | [J False s‘éi;?gzrska o
visitor serving of visitor-oriented districts P P | Kiosk
entertainment 0 NA or TBD informational kios
Recreation and options, as well as
Ent(_ertalnment weII-d.eSIQned and Project incorporates well- X True
Options effectively located designed public spaces to )
public spaces in encourage pedestrian use Pedestrian entry
visitor-oriented R8 | andsocial activity in O False element, and see RS
districts commercial and visitor- andR7
encourages returm oriented districts O NA or TBD
visitation.
Also See Recreation/Leisure Capacity Measurements R3 through R6.
Community Character | Aesthetics
Maintaining consistency with community and neighborhood character creates a sense of place.
Project design does not ] True Section 5.2,
cCt imojact rotegcted views Od False Aosthelicy/Light and
Building height, pactp Glare
mass, and bulk that Project design effectively X True Section 5.2
Height, Mass is consistent with CC2 | reduces and limits visual ] False Aesthetics/Light and
and Bulk surrounding land obtrusion ] TBD Glare
uses and preserves Project character meets O True i
protected views. height requirements and Proposed height and
CC3 S L " X False street setback do not
criteria of district, including comply with NVSP
size scale, and massing O TBD Py
) Project maximizes tree X True Future improvements
Native tree CC4 | preservation and other O False preserve significant
Trees and preservation helps natural surroundings O NA or TBD trees
Natural to maintain the 0 Troe No rmifioat
Surroundings forested character Proiect exceeds minimum 0 mitigation
of the town. ces miti{_;ation for tree removal L False required, landscape
X NA or TBD plan includes trees

Note: Project Evaluation includes reference to all applicable adopted Town plans, documents, and regulations, as well as those of other agencies such as
Mammoth Community Water District, Air Pollution Control District, etc.
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NORTH VILLAGE SPECIFIC PLAN

LAND-2 PROJECT IMPLEMENTATION WOULD NOT CONFLICT WITH THE
NORTH VILLAGE SPECIFIC PLAN STANDARDS OR REGULATIONS, AS
AMENDED.

Impact Analysis: The project proposes three amendments to the NVSP: 1) to allow for an
increase in the allowable development density for the project site, including a transfer of 30 rooms
from the Mammoth Crossing site (MC zone); 2) an increase in the allowable building height; and 3)
a reduction in the required front yard setbacks along Minaret Road, as desctibed in Section 3.3,
Project Characteristics. The following is an analysis of the project’s consistency with the NVSP.

Land Uses. NVSP Table 2, Land Use Matrix, identifies the land uses permitted within the RG
district. According to Table 2, hotels, resort condominiums, and inns are permitted uses within the
RG district. Restaurants, bars, and night clubs within hotels and accessory commercial uses within a
hotel are also permitted uses within the RG district.

Density. Maximum density for parcels within the RG district is 55 rooms per acre, not to exceed an
aggregate density of 48 rooms per acre. The 8050 property is approximately 1.83 acres, yielding an
allowable density of 101 rooms at 55 rooms pet acre®. The existing Buildings A and B of the 8050
project include 28 units with an overall total of 57 bedrooms, and the existing commercial in

Building B equates to seven tooms. Therefore, 2 maximum of 37 rooms would be allowed for
Building C.

The project proposes up to 67 rooms, which would exceed the maximum allowed density for
Building C by 30 rooms. In otder to accommodate the additional 30 rooms associated with the
project, the project proposes a density transfer of a like-kind number of bedrooms from the nearby
Mammoth Crossing property that is also owned by the project Applicant. Since density transfers
between zones (i.e., from the MC zone to the RG zone) are not currently allowed under the NVSP,
the project proposes to amend the NVSP. Mote specifically, the NVSP would be amended to allow
for a maximum density of 72 rooms per acre at the 8050 Site if the Mammoth Crossing project
transfers 30 rooms of its available density to Area 19A (formerly Phase C of the 8050 project).
Although approval of the amendment would allow for an increase in density above the 55 rooms per
acre for the project site, the maximum density of 48 rooms per acre for the entire RG district would
not be exceeded. Also, the density remains below the higher intensity Plaza Resott zone of the
NVSP, and the density is transferred to a location that is closer to the Village Plaza, Village transit
hub, and the Village gondola station. Further, approval of the proposed amendment would ensure
that the density transfer would occur prior to development of the project. Thus, the project would
not conflict with the NVSP standards and regulations and impacts would be less than significant in
this regard.

Site Coverage. The NVSP allows for maximum site coverage of 70 percent, including all buildings
and paved or otherwise developed impervious surfaces for the RG district. The site coverage of the
existing on-site buildings and parking structure is approximately 62 percent of the total lot area. The
proposed project would be constructed on top of the parking podium with similar site coverage.

+ 1.832 acres multiplied by 55 rooms per acre equals 100.75 rooms, which is rounded up to 101 total rooms
allowed.
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However, the project would also provide enhanced street frontage improvements along Minatet
Road (such as the pedestrian entry feature and public kiosk), which would increase the maximum lot
coverage to 70 percent, as allowed within the NVSP RG district.

Building Area. The maximum building floor area for all developments within the RG district is
87,000 square feet per acre. As proposed, the overall floor area would be approximately 139,446
square feet for the approximately 1.83-acre site (which includes the 8050 Buildings A, B, and the
proposed C), resulting in a building area of 76,200 square feet per acre, consistent with the NVSP.

Building Heights. The maximum permitted height within the NVSP RG district is 40 feet and the
maximum projected height is 50 feet with an additional three feet for roof appurtenances. The
project proposes 2 maximum height of seven stories (80 feet), when measured from the top of the
existing parking structure podium, with an additional 4 feet, 6 inches, for roof appurtenances; refer
to Exhibit 3-4, North and South Building Elevations and Exhibit 3-5, East and West Building Elevations. In
order to allow for the additional height, the project proposes to amend the NVSP to allow for a
maximum permitted height for the project (Area 19 A) of 80 feet, when measured from the top of
the existing parking structure podium and a maximum pro]ected height of 84 feet, 6 inches including
roof appurtenances, when measured from the top of the existing parking structure podium.

As indicated in Section 5.2, Aesthetics/Iight and Glare, although increased building heights are
proposed, these building heights would be similar to another structure in the NVSP area (specifically
the Westin to the west). In addition, the height increase would not extend substantially above the
tree canopy present in the area (5 to 13 feet above the typical and average tree height in the area)’,
and the increased height would not result in increased view blockage of the Sherwin Range when
compared to the permitted 8050 Building C. Although the proposed project would increase
building height compared to that analyzed in the 1999 SPEIR, impacts pertaining to the long-term
degradation of character/quality would be reduced and a resultant less than significant impact would
result after implementation of the tecommended 1999 SPEIR Mitigation Measures 5.3-1d and 5.3-
2b; refer to Section 5.2, Aesthetics/Light and Glare. Further, shade/shadow impacts associated with
the proposed project would be less than significant, as shadow-sensitive uses would not be
significantly shaded. The Town Planning and Economic Development Commission would conduct
an architectural design review as part of the site plan review process. The design review would
consider design features, including building height. Thus, with approval of the proposed NVSP
amendment and Design Review, the proposed project would not conflict with the NVSP standards
and regulations. Impacts would be less than significant in this regard.

Building Setbacks. Required side and rear setbacks for the RG district are a minimum of 10 feet.
Along Minaret Road, setbacks are based on the height of the building. Between 35 and 54 feet, 2
setback of 30 feet is required. A setback of 40 feet is required for a structure greater than 55 feet.
The proposed project would conform to the minimum 10-foot side and rear yard setbacks. As
stated, the project proposes a building height of 80 feet, requiting a setback of 40 feet along Minaret
Road. The project would be consistent with the front yatd setback requirements for levels one
through five. However, levels six and seven would extend into the front yard setback 10 feet for
building heights from 55 feet to 73 feet (i.e., maintain a 30-foot setback) and building heights above
73 feet would maintain a 40-foot setback; refer to Exhibit 3-6, Proposed Sethacks. The setback

5 Typical and average tree heights in the vicinity of the Mammoth Crossing project were found to be 67 to 75
feet with maximum heights of up to 90 feet.
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amendment would also allow the pedestrian entry element to encroach up to nine feet into the
required 10-foot setback, subject to review and approval of the Planning and Economic
Development Commission.

As indicated in Section 5.2, Aesthetics/Iight and Glare, the reduced setbacks along Minaret Road
compared to the permitted 8050 Building C would not result in increased view blockage of the
Sherwin Range. Although the proposed project would reduce setbacks compared to that analyzed in
the 1999 SPEIR, impacts pertaining to the long-term degradation of character/quality would be
reduced after implementation of the recommended 1999 SPEIR Mitigation Measures 5.3-1d and
5.3-2b (refer to Section 5.2, Aesthetics/I ight and Glare), and a less than significant impact would result.
Further, shade/shadow impacts associated with the proposed project would be less than significant,
as shadow-sensitive uses would not be significantly shaded. The Town Planning and Economic
Development Commission would conduct an architectural design review as part of the site plan
review process. The design review would consider design featutes, including setbacks. Thus, with
approval of the proposed NVSP amendment and Design Review, the proposed project would not
conflict with the NVSP standards and regulations. Impacts would be less than significant in this
regard.

Opverall, with approval of the proposed amendments to the NVSP and Design Review, the proposed
project would not conflict with the NVSP. Impacts would be less than significant in this regard.

Applicable 1999 SPEIR Mitigation Measures: No additional 1999 SPEIR mitigation measutes
are applicable to this topical area; refer to Section 5.2, Aesthetics/Iight and Glare.

Additional Mitigation Measures: No additional mitigation measures are required.
Level of Significance: Less Than Significant Impact.

TOWN OF MAMMOTH LAKES MUNICIPAL CODE

LAND-3 PROJECT IMPLEMENTATION WOULD NOT CONFLICT WITH THE
TOWN OF MAMMOTH LAKES MUNICIPAL CODE STANDARDS OR
REGULATIONS.

Impact Analysis: The project is subject to the NVSP, and Municipal Code standards shall only
apply to the project when such standards are not specified in the NVSP. The project does not
include a request to amend any Municipal Code provisions. The project components include a
Tentative Tract Map, Conditional Use Permit; Design Review Permit; and Final Map, among others.

The following is an analysis of the project’s consistency with applicable sections of the Municipal
Code.

Title 16, Subdivisions

The project requires a Tentative Tract Map (T'TM) in order to supersede the existing 8050 Building
C approvals (TTM 36-229), which allow a fractional ownership condominium project. Although the
project requests flexibility in the ownership structure, the project does not propose fractional
ownership. As part of the Town’s land use entitlement process, the proposed TTM would be
evaluated and required to demonstrate compliance with the Subdivision Map Act and Municipal
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Code Title 16. Approval of a Final TTM by the Town would tesult in the project’s compliance with
the Subdivision Map Act and Municipal Code Title 16.

Title 17, Zoning

Chapter 17.68, Use Permits. Chapter 17.68 establishes the procedures for the review and approval or
denial of Use Permits. The process includes the review of the location, design, configuration, and
potential impacts of the proposed use. The Planning and Economic Development Commission is
required to make findings in order to approve a Use Permit. The project requests a Use Permit to
supersede the existing 8050 Building C approvals, which include Use Permit (2005-01), allowing
fractional share condominium ownership. As stated, the project does not propose fractional
ownership. Approval of the Use Permit would result in the project’s compliance with Chapter
17.68.

Chapter 17.88, Design Review. Chapter 17.88 implements the design review procedural requirements
of the Town’s Design Guidelines (including the North Village Design Guidelines). Design review
considers the design of the site plan, structures, lighting, landscaping, and other physical featutes of
a proposed project. The review authority would evaluate the project to ensure that is satisfies the
criteria established in Chapter 17.88, as well as its conformance to the policies of the 2007 Genetal
Plan and any applicable specific or master plan, the Town’s Design Guidelines, and any other
policies or guidelines the Town Council may adopt for this putpose. Approval of the Design
Review Application would result in the project’s consistency with Chapter 17.88.

Chapter 17.116, Specfic Plans. Chapter 17.116 establishes the procedures for adoption and
amendment of a specific plan. An adopted specific plan may be amended through the same
procedure as adoption of a specific plan, which includes making specific findings and an affirmative
vote of a majority of the total membership of the Council. Development of the project would be
required to comply with the NVSP, as amended. Thus, the project would be consistent with
Chapter 17.116. The proposed NVSP amendments are further analyzed in the North Village Specific
Plan Section, which follows.

Resolution No. 09-76. The Town’s intetim housing policy requires that 10 percent of the total
project units be provided for on-site affordable housing; however, an Affordable Housing
Mitigation Plan (AHMP) may be approved instead of providing on-site housing if a substantial
additional affordable housing benefit is achieved.

The Applicant proposes to construct up to 67 bedrooms in Building C. Pursuant to the Town’s
interim housing policy, those 67 bedrooms would require the Applicant to provide 6.7 bedrooms
(6.7 Employee Housing Units [EHU]) on the project site.

As indicated in Section 3.0, Pryject Description, on November 5, 2003, the Town Council adopted
Resolution No. 2003-63, by which the Town Council identified the “value of cost gap per Employee
Housing Unit (EHU)” in the amount of $52,802. This resulted in the establishment of an
Affordable Housing Mitigation In-Lieu Fee of $30,889 per Full Time Employee Equivalent (FTEE),
which equates to the $52,802 per EHU. On August 12, 2004, Mammoth 8050, LLC, the otiginal
developer of the 8050 project, and the Town entered into an In-Lieu Fee Agreement for the EHUs
(AH In-Lieu Fee Agreement) to mitigate the impact the proposed 8050 project would have on the
availability of workforce housing within the community, and to provide additional housing credits to
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the original developer. The AH In-Lieu Fee Agreement confirmed that at the time, the Town’s
value of each EHU was $52,802. Nonetheless, the AH In-Lieu Agreement provides that in
exchange for credit for 30 EHUs, the original developer would pay the Town $3,000,000 ($100,000
pet EHU credit), in three separate payments of $1,000,000, in connection with each phase of the
proposed project (e.g., Buildings A, B, and C). Pursuant to the AH In-Lieu Fee Agreement, the
orginal developer paid the Town in-lieu fees totaling $2,000,000. The original developer, however,
did not construct Building C at 8050 and did not pay the Town the final payment of $1,000,000

when it became due.

At the rate of $100,000 per EHU, the $2,000,000 that the otiginal developer paid the Town in
mitigation fees yielded credits for 20 EHUs. In addition, the original developer received credit for
two EHUs for demolishing two commercial buildings on the project site, for a total of 22 EHUs.
The construction of Buildings A and B by the original developer generated a demand for 17.5
EHUs. Therefore, the 8050 project maintains a credit of 4.5 EHUs.

Since each of the project’s 4.5 existing EHU credits was generated at the rate of $100,000 per EHU
(which is 189 percent of the then-value of $52,802 per EHU), the Town has alteady achieved a
substantial additional affordable housing benefit for each of the project’s 4.5 EHU credits.
Therefore, the Applicant would apply for an AHMP which confirms that no additional housing
mitigation is required beyond the Application of the project’s existing credit of 4.5 EHUs. The
Town and Mammoth Lakes Housing, Inc. would evaluate the Applicant’s AHMP request. Apptoval
of the AHMP would ensure consistency with the Town’s Municipal Code. Impacts would be less
than significant in this regard.

The development review process is intended to ensure that the performance standards identified in
the Town’s Zoning Code are maintained and implemented. Thus, with approval of the Conditional
Use Permit, Design Review Permit, Specific Plan Amendment, and AHMP, the project would not
conflict with the Zoning Code.

Opverall, as is evidenced by the discussions presented above, the project would not conflict with the
Town of Mammoth Lakes Municipal Code and a less than significant impact would occur in this

regard.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation measures are
applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measutes are required.

Level of Significance: Less Than Significant Impact.

51.6 CUMULATIVE IMPACTS
TOWN OF MAMMOTH LAKES GENERAL PLAN 2007

® DEVELOPMENT ASSOCIATED WITH THE PROPOSED PROJECT AND
RELATED CUMULATIVE PROJECTS WOULD NOT CONFLICT WITH THE 2007
GENERAL PLAN POLICIES OR REGULATIONS.
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TOWN OF MAMMOTH LAKES MUNICIPAL CODE

® DEVELOPMENT ASSOCIATED WITH THE PROPOSED PROJECT AND
RELATED CUMULATIVE PROJECTS WOULD NOT CONFLICT WITH THE
TOWN OF MAMMOTH LAKES MUNICIPAL CODE STANDARDS OR
REGULATIONS.

Impact Analysis: The 1999 SPEIR considered impacts associated with buildout of the NVSP,
together with cumulative projects. Cumulative impacts were concluded to be less than significant.

Development projects within the Town undergo a similar plan review process, in order to determine
potential land use planning policy and regulation conflicts. FEach cumulative project would be
analyzed independent of other projects, within the context of their respective land use and
regulatory setting. As part of the review process, each project would be required to demonstrate
compliance with the provisions of the applicable land use designation(s) and zoning district(s). Each
project would be analyzed in order to ensure that the goals, objectives, and policies of the 2007
General Plan, and regulations and guidelines of the Municipal Code ate consistently upheld. The
project would be consistent with the 2007 General Plan and Municipal Code. Thus, the proposed
project would not result in significant cumulatively considerable impacts in this regard.

Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation measures are
applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measures are required.

Level of Significance: Less Than Significant Impact.

NORTH VILLAGE SPECIFIC PLAN

® DEVELOPMENT ASSOCIATED WITH THE PROPOSED PROJECT AND
RELATED CUMULATIVE PROJECTS WOULD NOT CONFLICT WITH THE
NORTH VILLAGE SPECIFIC PLAN STANDARDS OR REGULATIONS, AS
AMENDED.

Impact Analysis: The 1999 SPEIR considered impacts associated with buildout of the NVSP,
together with cumulative projects. Cumulative impacts were concluded to be less than significant.

Mammoth Crossing (Cumulative Project #7 as identified on Exhibit 4-1, Cumulative Project I ocations)
is located to the south, adjacent to the project site, within the NVSP. District Zoning and General
Plan Amendments have been approved for Mammoth Crossing; however the project is not currently
entitled. Development of the Mammoth Crossing project would be consistent with the NVSP.

The project is requesting to amend the NVSP in order to increase the allowed density and building
heights at the site and reduce the setbacks along Minaret Road. As discussed, the proposed
amendments would not result in significant impacts. Once approved, the proposed project would
be consistent with the NVSP. Thus, the proposed project would not result in cumulatively
considerable impacts in this regard.
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Applicable 1999 SPEIR Mitigation Measures: No 1999 SPEIR mitigation measures ate
applicable to this topical area.

Additional Mitigation Measures: No additional mitigation measures are required.

Level of Significance: Less Than Significant Impact.

5.1.7 SIGNIFICANT UNAVOIDABLE IMPACTS

Implementation of the proposed project would not result in any significant impacts pettaining to
land use and relevant planning.
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52  AESTHETICS/LIGHT AND GLARE

This section assesses the potential for aesthetic impacts using accepted methods of evaluating visual
quality, as well as identifying the type and degree of change the proposed project would likely have
on the character of the landscape. The analysis in this section is primarily based on information
provided by the Applicant and verified through site reconnaissance conducted by RBF Consulting
(RBF) on January 17, 2014 and April 10, 2014. Photographic documentation and photosimulations
of the proposed project are utilized to supplement the visual analysis and to fulfill the requirements
of CEQA. The photosimulations wete provided by the Applicant and are intended to provide
general information on the proposed massing and scale of the project. The photosimulations ate
subject to change as a result of the Town’s design review process and upon final design of the
project.

5.2.1 EXISTING SETTING

The Town of Mammoth Lakes (Town) is an alpine resort community located in the eastern side of
the Sierra Nevada Range, within southwestetn Mono County, California. The Town is specifically
located within the Mammoth Lakes Basin at the eastern foothills of Mammoth Mountain (located
within the Sierra Nevada Mountain Range). Surrounding topography includes Mammoth Knolls to
the north, the Long Valley to the east (with views to the Inyo National Forest to the far east), the
White Mountains to the southeast, the Sherwin Mountain Range to the south, Mammoth Crest to
the southwest, and Mammoth Mountain to the west. Native trees within Mammoth Lakes include
red firs, Jeffrey pines, lodge pole pines, white firs, and aspens. Batren rock outcroppings, avalanche
slopes, and surface waters (i.e., streams, lakes, seeps, and snow) are visible throughout the Town.
Mammoth Creek traverses the Town and flows in an easterly direction. The urbanized portions of
the Town range from 7,800 to 8,600 feet above mean sea level (amsl).

The approximately 1.83-acre project site is specifically located in the North Village Specific Plan
(NVSP) area; refer to Exhibit 3-2, Site Vignsty. The NVSP area encompasses the northwest portion
of Town, adjacent to Main Street/Lake Mary Road and Minaret Road. The project site vicinity is
primarily comprised of developed uses, including hotels, restaurants, visitor-otiented and general
commercial operations, professional offices, condominiums, single-family homes, and community

facilities; refer to Exhibit 5.2-1, Excsting Condition Photographs.

The proposed project is the last phase (Building C) of a three-phase development (8050 project).
The first two phases (Buildings A and B) of the 8050 project have been completed, as well as the
136-space parking structure that would serve Buildings A, B, and C. The existing Building A and
Building B of the 8050 project (adjoining the project site to the northwest and north, respectively)
consist of two resort lodging buildings compzrised of 28 units with 57 bedrooms. Further, the
ground floor commercial along Minaret Road in Building B totals 3,335 squate feet of commercial
space and includes an on-site fine dining and catering enterptise (Toomey’s). The existing Buildings
A and B also include a roof-top fitness room and jacuzzi terrace and related site and landscaping
improvements; refer to Exhibit 5.2-2, Existing Character of the Project Site.
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View of the NVSP area, looking south along Minaret, to the north of
the project site.

South-facing view from pedestrians in the North Viliage Plaza area,
to the north of the project site, looking to the south.

et 1 - 8’ ot S F" uh el e T
Condominiums adjoining the project site to the South-facing view of the existing 8050 Building A, to the north of the
project site, along Canyon Boulevard.

View of te Fireside
south.

North-facing view, along Minaret Road, within the northeastern
portion of the project site.

North-facing view of the North Village Plaza area, ot the north of the
project site.
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The land uses surrounding the project site include the following:

o North: Resort lodging (Buildings A and B of the 8050 project) adjoin the project site to the
northwest. Commercial and retail uses within the Village Plaza and the Mammoth Mountain
Village gondola are located further northwest of the project site (west of Minaret Road and
east of Canyon Boulevard).

e [East Minaret Road forms the northeast boundary of the project site. Hotel, vacation
condominium rentals, and restaurant uses are located directly across Minaret Road to the
northeast and southeast.

o South: Fireside at the Village condominiums adjoin the project site to the south. A
commercial building (Mammoth Brewing Company) and surface parking are located further
south of the project site.

e West: The Westin Monache Resott and surrounding vacant land uses ate located directly
across Canyon Boulevard, west of the project site.

SCENIC VIEWS AND VISTAS

According to Figure 1, Major View Corridors and Vistas, of the Town of Mammoth Lakes General Plan
(2007 General Plan), southern views within the NVSP area that encompass the Sherwin Range are
considered scenic. Within the project’s viewshed,' the Sherwin Range is visible from publicly
accessible areas, including those along Minaret Road and Canyon Boulevard. Viewers in these ateas
include motorists, bicyclists, and pedesttians accessing the NVSP area. Based on the site
reconnaissance conducted by RBF on January 17, 2014 and April 10, 2014, the proposed project is
not visible within pedestrian views of the Sherwin Range, as seen from the North Village Plaza to
the north of the project site.

STATE SCENIC HIGHWAYS

In addition to the designated public scenic vistas within the NVSP atea, State Route 203 (Minatet
Road) is eligible for listing as a State scenic highway? These views would be similar to those
discussed above for motorists, bicyclists, and pedesttians with the southbound views toward the
Sherwin Range, from Minaret Road in the vicinity of the project site. It should be noted that no
officially designated State scenic highways are present in or near the NVSP area. The nearest
officially designated scenic highway is U.S. Highway 395, which is located approximately 3.5 miles
east of the project site and does not include views of the NVSP area, including the project site.

! For the purpose of this analysis, a “viewshed” is defined as all of the surface areas visible from the project
site. Typical obstructions that limit the project’s viewshed include topography, structures, and vegetation (particularly
trees).

2 State of California Department of Transportation, California Scenic Highway Mapping System, http:/ [www.dot.
ca.gov/hq/LandArch/scenic_ highways/, accessed on May 15, 2014.
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KEY VIEWS

A Key View is an area (in this case, the project site and designated visual resources) that can be seen
from a particular public location. Selected Key Views, which were determined in consultation with
Town staff, represent views from certain publicly accessible locations. Key Views represent public
views from both the public right-of-way and publicly accessible areas located within the vicinity of
the proposed project. Characteristics for each Key View are defined within foreground,
middleground, and/or background views. Characteristics located within foreground views are
located at close range and tend to dominate the view. Characteristics located within middleground
views are distinguishable, yet not as sharp as those characteristics located in the foreground views.
Features located within the background views have few details and distinctions in landform and
surface features. Objects in the background eventually fade to obscutity with increasing distance.

For the purposes of this analysis, RBF used photosimulations of the project provided by the project
Applicant in May 2014. Two Key Views representing views from motorists, bicyclists, and
pedestrians (traveling along Minaret Road and Canyon Boulevard) were selected for this analysis;
refer to Exhibit 5.2-3, Key View L ocations Map. Key Views 1 and 2 were selected to depict potential
impacts to scenic views and vistas and State scenic highways. The following desctibes the viewshed
from Key Views 1 and 2.

Key View 1. Views from Key View 1 are afforded from motorists, bicyclists, and pedesttians
traveling southbound along Minaret Road; refer to Exhibit 5.2-4, Key View 1 - Ex