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EXECUTIVE SUMMARY

This Draft Environmental Impact Report (EIR) has been prepared pursuant to the requirements of the
California Environmental Quality Act (CEQA, Public Resources Code sections 21000 et. seq.) with respect to
the Town of Mammoth Lakes General Plan Land Use Element/Zoning Code Amendments and Mobility
Element Update (also referred to as the “Project”). In accordance with CEQA Guidelines §15123, this chapter
of the EIR includes (1) a brief description of the Project; (2) issues raised during the Notice of Preparation
process including areas of controversy known to the lead agency; (3) identification of potentially significant
impacts and proposed mitigation measures or alternatives that would reduce or avoid those impacts; and (4)
issues to be resolved including the choice among alternatives and whether and how to mitigate the potential
significant impacts.

1. PROJECT DESCRIPTION

The Town of Mammoth Lakes General Plan Land Use Element/Zoning Code Amendments and Mobility
Element Update (the “Project”) includes the following General Plan Land Use Element Amendments focused
on revisions to the development standards for the commercial areas:

1. Changing the allowable intensity of development within commercially designated and zoned
areas to require a minimum of 0.75 Floor Area Ratio (FAR) and allow up to 2.0 FAR and removal
of the density limits based on units and rooms per acre, which would result in an increase of up
to approximately 336 residential units, 467 rooms, and 152,533 square feet of commercial
development compared with allowable development under the current regulations;

2. Revisions to the boundaries of commercially designated land in the Land Use Element to match
current commercial zoning boundaries in the Zoning Code;

3. Changing Land Use Element policy and text associated with regulating population growth from a
People At One Time (PAOT) approach to an impact assessment based approach as well as a
change in the buildout methodology; and,

4. Deleting Land Use Element Community Benefits Incentive Zoning (CBIZ) and modifying Transfer
of Development Rights (TDR) policies.

The Town is also proposing Zoning Code Amendments associated with Item 1., above, regarding commercial
development standards so that the General Plan and Zoning Code are consistent. In addition, consistent with
assumptions in the buildout projections, the Town proposes a Zoning Code Amendment to allow 75 percent
of the ground floor to be used for units or rooms (and other non-active uses) retaining the commercial uses
along Primary and Secondary Active Frontages.

In addition, the Town is proposing to adopt and implement a Mobility Element Update. The Mobility
Element Update addresses the two key concepts that are a focus of the 2007 General Plan: the triple-bottom
line, which is the community’s social, economic, and natural capital, and “feet-first” transportation, which
emphasizes and prioritizes non-motorized travel first, public transportation second, and vehicle last. The
Mobility Element Update identifies a Complete Streets network, which includes physical improvements to
the local and regional transportation systems. For example, proposed changes along Main Street (i.e.,

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
SCH No. 2015052072 Es_l



Executive Summary June 2016

vacation of the frontage road), extensions of roadways (i.e., Tavern Road, Sierra Nevada Road, Callahan Way)
and connections of streets (i.e.,, Thompsons Way, Shady Rest site, 7B Road, and USFS property). In addition,
the Mobility Element Update identifies opportunities for new signals and roundabouts throughout Town.

A detailed discussion of the Project is provided in Chapter 2.0, Project Description, of this EIR.

2. ISSUES RAISED DURING NOTICE OF PREPARATION PROCESS

The following summarizes the key potential environmental issues raised in response to the Notice of
Preparation (NOP) and during the public scoping meeting (the numerical reference in parenthesis is the EIR
chapter/section in which the analysis is provided) and areas of controversy known to the Town of Mammoth
Lakes. The NOP comments are contained in Appendix A of this EIR.

Aesthetics

= Visual quality of increased intensity in the commercial districts (refer to Section 4.1, Aesthetics, of
this EIR);

= Shade/shadow and potential icing impacts (refer to Section 4.1, Aesthetics, of this EIR).

Biological Resources

= Impacts on sensitive plant and animal species (refer to Section 4.4, Biological Resources, of this EIR);

= Impacts on streams wetlands (refer to Section 4.4, Biological Resources, of this EIR);

Greenhouse Gases

= Impacts regarding greenhouse gas emissions associated with vehicle miles traveled and potential
increase if workers commute to Town (refer to Section 4.6, Greenhouse Gas Emissions, of this EIR).

Population and Housing

= Potential loss of affordable housing (refer to Section 4.9, Population and Housing, of this EIR).

Public Services

= Impacts from increased intensity along commercial corridors (refer to Section 4.10, Public Services
and Section 4.7 Land Use and Planning, of this EIR).

= Carrying capacity with regard to services and quality of life (refer to Section 4.10, Public Services and
Section 4.7, Land Use and Planning, of this EIR).

Transportation/Traffic

= (Queuing at certain intersections (refer to Section 4.11, Transportation, of this EIR);

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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Utilities and Service Systems

= Relocation of utilities with the reconfiguration of Main Street (refer to Section 4.12, Utilities and
Service Systems, of this EIR).

=  Stormwater control and water quality (refer to Section 4.12, Utilities and Service Systems, of this
EIR).

= Impacts of increased density in commercial districts relative to water supply (refer to Section 4.12,
Utilities and Service Systems, of this EIR).

Alternatives

= Range of alternatives to minimize impacts to Biological Resources (refer to Section 4.4, Biological
Resources and Chapter 6, Alternatives)

3. SUMMARY OF ENVIRONMENTAL IMPACTS

This section provides a summary of impacts, mitigation measures, and impacts after implementation of the
mitigation measures associated with implementation of the Project. The summary is provided by
environmental issue area below in Table ES-1, Summary of Project Impacts and Mitigation Measures.

Section 15126.2(b) of the CEQA Guidelines requires that an EIR describe significant environmental impacts
that cannot be avoided, including those effects that can be mitigated but not reduced to a less than significant
level. As shown in Table ES-1, based on the analyses contained in this EIR, the Project would result in significant
and unavoidable impacts in the following issue areas: Air Quality, Recreation, and Traffic. Other issues addressed
in the Draft EIR, in which impacts were determined to be less than significant, include aesthetics; forestry
resources; air quality (toxic air contaminants); biological resources; cultural resources; greenhouse gas emissions;
land use and planning; noise and vibration; population and housing; public services (fire protection, law
enforcement, schools, and libraries); transportation and circulation (consistency with plans); and utilities (water
supply, wastewater, stormwater, and solid waste). With implementation of mitigation measures, no other
significant and unavoidable impacts are expected to occur as a result of the Project.

Please see Section 4.2, Air Quality, Section 4.11, Transportation and Traffic, and Section 4.10.4, Public Services
- Parks and Recreation, for further discussion of the issues resulting in significant and unavoidable impacts.

4. ALTERNATIVES THAT WOULD REDUCE OR AVOID SIGNIFICANT IMPACTS

The CEQA Guidelines section 15126.6 requires an EIR to “describe a range of reasonable alternatives to the
project, or to the location of the project, which will feasibly attain most of the basic objectives of the project
but will avoid or substantially lessen any of the significant effects of the project, and evaluate the
comparative merits of the alternatives.” The CEQA Guidelines direct that selection of alternatives be guided
by a “rule of reason” that requires the EIR to set forth only those alternatives necessary to permit a reasoned
choice.

Chapter 5.0, Alternatives, includes an evaluation of the alternatives considered and evaluated in this EIR. As
discussed therein, the alternatives analysis includes the following three alternatives: Alternative 1 - No

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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Project Alternative; Alternative 2 — Reduced Intensity Alternative; and Alternative 3 - Mobility Element
Update Without the Main Street Reconfiguration.

The No Project Alternative (Alternative 1) represents the circumstance under which the Project does not
proceed. Under the No Project Alternative, the proposed Land Use Element/Zoning Code Amendments
would not occur. Thus, future development would occur in accordance with the existing General Plan and
Zoning Code requirements with an FAR of 2.5 and a limit of 12 residential units per acre and 40 lodging
rooms per acre in C-1 and C-2 designated areas. In October 2014, the Town Council eliminated the
Community Benefits/Incentive Zoning (CBIZ) policy (Policy L.5.G) so that this mechanism for increasing
density is no longer available. Future development in in C-1 and C-2 designated areas, including a minimum
level 0.75 FAR and maximum 2.0 FAR with no unit cap, as proposed by the Project, would not be
implemented. However, changes envisioned by the Zoning Code, such as creating a more pedestrian-
friendly commercial area could occur with the Zoning

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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Table ES-1

Summary of Project Impacts and Mitigation Measures

Level of
Significance After
Mitigation Measures Mitigation

4.1 Aesthetics

Impact Statement AES-1 and AES-2: Project
implementation would not substantially block, obstruct, or
change any scenic vista or other panoramic views that are
available from public vantage points. Project implementation
would also not substantially damage scenic resources
including, but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway. Thus, Project
implementation would result in less than significant impacts
regarding scenic vistas and scenic resources.

Impact Statement AES-3: Changes to the built environment
that would occur under the Mobility Element Update would
complement existing development and the surrounding
environment and would largely result in an improved and
more visually cohesive visual character, particularly in the
downtown area. The Land Use Element/Zoning Code
Amendments would not alter the existing development
standards, policies or design standards contained in the Town
of Mammoth Lakes General Plan, Design Guidelines and
Municipal Code. Therefore, buildout resulting from the
Project would result in a less than significant impact to visual
character and quality. However, construction activities may
result in a temporary, visually unappealing quality. A
mitigation measure is prescribed that would reduce
construction impacts to a less than significant level.

Impact Statement AES-4: With implementation of the
Town of Mammoth Lakes Outdoor Lighting Ordinance, the
Project would not create a new source of light or glare that
would substantially alter the character of off-site areas or that
would result in substantial light spill or glare onto adjacent
light-sensitive receptors. Therefore, impacts regarding light

Less Than

No mitigation measures are necessary. Significant

MM AES-1: Construction equipment staging areas shall use appropriate
screening (i.e., temporary fencing with opaque material) to buffer views
of construction equipment and material from public and sensitive
viewers (e.g. residents and motorists/bicyclists/pedestrians), when
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 Director in

) - . Less Than
accordance with the Municipal Code requirements.

Significant

Less Than

No mitigation measures are necessary. Significant

Town of Mammoth Lakes
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Level of
Significance After
) Mitigation Measures Mitigation
and glare would be less than significant.
Impact Statement AES-5: Since the Mobility Element Update = MM AES-2: Development projects, which include new buildings or a
would result in a reduction in the right-of-way width along substantial addition to an existing structure, within the C-1 and C-2
Main Street, buildings along Main Street would be located designations shall prepare a shade/shadow analysis. If the analysis
closer to SR-203 and would shade portions of SR-203 for indicates that the project would result in shading on Main Street or Old
more than three hours between the hours of 9:00 A.M. and Mammoth Road for more than three hours per day for longer than a
3:00 p.M. PST during the Winter Solstice, potentially creating week, the applicant of the proposed project shall provide approved and
hazardous roadway conditions. With the implementation of appropriate measures to mitigate potential vehicle and pedestrian safety
the recommended mitigation measure, shade/shadow hazards related to ice and snow. Such measures shall be reviewed and
impacts would be reduced to less than significant levels. approved by the Town and/or Caltrans as appropriate and can include
the following:
" Install a snowmelt system, such as heat traced pavement, along
the pedestrian and bicycle pathways.
" Enter into a maintenance agreement with the Town and/or
Caltrans to perform enhanced snow removal operations to Less Than
ensure that ice related to shading impacts are sufficiently Significant

mitigated. Enhanced snow removal could include additional
cindering, additional snow removal operations, or other
effective ice removal techniques.

Participate in an assessment district to provide enhanced snow
removal operations.

Specifically to mitigate hazards associated with vehicles
traveling at an unsafe speed during winter conditions, measures
may include but are not limited to funding for enhanced
enforcement and driver awareness programs such as driver
feedback signs (i.e. radar control speed signs or equivalent) to
be placed on Main Street in areas adjacent to where the shading
occurs.
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Mitigation Measures

Level of
Significance After
Mitigation

4.2 Air Quality

Impact Statement AIR-1: Construction emissions
associated with implementation of the combined Land Use
Element/Zoning Code Amendments and Mobility Element
Update, or the individual Land Use Element/Zoning Code
Amendments or Mobility Element Update would not conflict
with or obstruct implementation of the AQMP. Therefore,
construction impacts would be less than significant.
Operational emissions associated with implementation of the
combined Land Use Element/Zoning Code Amendments and
Mobility Element Update or the individual Mobility Element
Update would comply with applicable AQMP regulations and
would result in peak daily VMT that would not exceed the cap
in the AQMP. Therefore, impacts would be less than
significant. Operational emissions associated with
implementation of the Land Use Element/Zoning Code
Amendments with the existing roadway network would
potentially result in peak daily VMT that exceeds the cap in
the AQMP and potentially conflict with or obstruct
implementation of the AQMP resulting in a potentially
significant impact. Compliance with GPMM 4.2-1 and GPMM
4.2-2 would reduce impacts to a less than significant level.

Impact Statement AIR-2: Construction emissions
associated with implementation of the combined Land Use
Element/Zoning Code Amendments and Mobility Element
Update or the Land Use Element/Zoning Code Amendments
under the existing roadway network could potentially result
in temporary and short-term significant impacts. Compliance
with Mitigation Measures AIR-1 and AIR-2 would reduce
construction emissions; however, impacts would be
potentially significant and unavoidable. Construction
activities associated with implementation of the Mobility

No mitigation measures are necessary.

MM AIR-1: Prior to the issuance of a grading or building permit,
individual proposed projects shall comply with the following land

preparation, excavation, and/or demolition mitigation measures during

construction activities:

All soil excavated or graded should be sufficiently watered to
prevent excessive dust. Watering should occur as needed with

complete coverage of disturbed soil areas. Watering should be a

minimum of twice daily on unpaved/untreated roads and on
disturbed soil areas with active operations.

Less Than
Significant

Construction and
operation
emissions -
Sgnificant and
Unavoidable.
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Element Update under existing land use development
conditions would be required to comply with applicable State
and GBUAPCD regulations and applicable air quality
mitigation measures TSMM 4.B-2.A through 4.B-2.H and
would result in less than significant impacts. The incremental
change in peak daily operational emissions associated with
implementation of the combined Land Use Element/Zoning
Code Amendments and Mobility Element Update or the Land
Use Element/Zoning Code Amendments under the existing
roadway network would potentially exceed the significance
thresholds and operational impacts would be considered
potentially significant. Compliance with GPMM 4.2-1 and
GPMM 4.2-2 and Mitigation Measure AIR-3 would reduce
operational emissions; however, impacts would be
potentially significant and unavoidable. The incremental
change in peak daily operational emissions associated with
implementation of the Mobility Element Update under
existing land use development conditions would not exceed
the significance thresholds and operational impacts would be
considered less than significant.

All clearing, grading, earth moving and excavation activities
should cease: (a) during periods of winds greater than 20 mph
(averaged over one hour), if disturbed material is easily
windblown, or (b) when dust plumes of 20 percent or greater
opacity impact public roads, occupied structures or neighboring

property.

Vehicles traveling over unpaved roadways shall be limited to 15
miles per hour or less. Signs shall be posted at construction sites
enforcing the speed limit.

All trucks hauling dirt, sand, soil, or other loose material shall be
covered or maintain at least two feet or freeboards in
accordance with the requirements of California Vehicle Code
(CVC) Section 23114.

If more than 5,000 cubic yards of fill material will be imported
or exported from the site, then all haul trucks shall be required
to exit the site via an access point where a gravel pad, rumble
pad, or similar control has been installed.

Streets adjacent to project construction areas shall be kept clean.
Adjacent streets with visible dust, dirt, sand, or soil material
accumulation shall be cleaned and the accumulated material
removed using Town-approved street sweepers.

Stockpiles of soil or other fine loose material shall be stabilized
by watering or other appropriate method to prevent wind-
blown fugitive dust.

Where acceptable to the local fire department, weed control
should be accomplished by mowing instead of discing, thereby,
leaving the ground undisturbed and with a mulch covering.

Town of Mammoth Lakes
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MM AIR-2: Prior to the issuance of a grading or building permit,
individual proposed projects shall comply with the following
construction equipment mitigation measures:

Construction equipment, on-road trucks, and emission control
devices shall be properly maintained and tuned in accordance
with manufacturer specifications.

Construction contractors shall be required to comply with
California’s on-road and off-road vehicle emissions regulations,
including the CARB idling restrictions and the USEPA/CARB on-
road and off-road diesel vehicle emissions standards.

MM AIR-3: Prior to the issuance of a building permit, individual
proposed projects shall comply with the following mitigation measures:

Provide direct pedestrian and bicycle access to off-site adjacent
neighborhood amenities, parks, schools, shopping areas, existing
bike paths, and transit stops in any residential development with
a density of four or more residences per acre and in any mixed-
use or commercial development. Low, medium, and high density
developments should have curbs and sidewalks on both sides of
the street.

For medium to high density residential, mixed-use, or
commercial developments where transit services exist but no
transit stop is located within 1/2 mile of the site, projects shall
provide plans indicating locations of bus turnouts and loading
areas with shelters that are acceptable to the local transit
provider. This area will provide for future easement for bus
turnouts and shelters. If transit service does not exist, but the
project is within a transit district’s sphere of influence, provide a
site at a location and size acceptable to the transit provider.

Town of Mammoth Lakes
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Mitigation Measures Mitigation
Impact Statement AIR-3: Project implementation would
potentially result in significant cumulative considerable net
increases of a criteria pollutant for which the project region is
non-attainment, based on the applicable federal or state Cumulative -
ambient air quality standards (including ozone precursors). MM AIR 1 through MM AIR-3 Significant and
Compliance with GPMMSs 4.2-1 and DF 4.2-2 and Mitigation Unavoidable
Measures AIR-1 through AIR-3 would reduce construction
and operational emissions; however, impacts would be
potentially significant and unavoidable.
Impact Statement AIR-4: Construction activities associated = MM AIR-4: Prior to the issuance of a grading or building permit,
with implementation of the combined Land Use individual proposed projects shall comply with the following mitigation
Element/Zoning Code Amendments and Mobility Element measures to reduce TAC impacts:
Update or the Land Use Element/Zoning Code Amendments . . o .
under the existing roadway network could potentially result " Projects lOC.’:.ltll’.lg sources. of TAC ?ml'SSIOHS near senSIt.lve .
in significant impacts with regard to incremental increase in recept01"s w1th'1n the advisory guideline recommendations in the
cancer risks. Compliance with Mitigation Measure AIR-4 CARB Air Quality and Land Use Handbook (or f.uture adqpted
would reduce impacts to less than significant. subsequ.ent document) shall c.opduct a screening or reflped
Implementation of the combined Land Use Element/Zoning health risk assessment to sufficiently demonstrate that impacts
Code Amendments and Mobility Element Update or the Land would not exceed the adopted significance thresholds inclusive L.ess. Than
Use Element/Zoning Code Amendments under the existing of project-level design features, as appropriate and feasible. Significant
roadway network could potentially expose sensitive *  Projects requiring the use of substantial numbers of diesel-
receptors or populations in the Project Area to substantial fueled heavy-duty construction equipment within 500 feet of
pollutant concentrations. Compliance with applicable State sensitive receptors shall conduct a screening or refined health
and GBUAPCD regulations as well as TSMM 4.B-2.A through risk assessment to sufficiently demonstrate that impacts would
4.B-2.H and Mitigation Measure AIR-4 would reduce impacts not exceed the adopted significance thresholds inclusive of
to less than significant. Construction and operation of the project-level design features, as appropriate and feasible.
Mobility Element Update under existing land use
development conditions would be less than significant.
4.3 Forestry Resources
Impact Statement FOR-1: The Mobility Element Update o Less Than
proposes the construction of new streets and MUPs within No mitigation measures are necessary. Significant

the Inyo National Forest lands that could potentially conflict
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Level of
Significance After
Mitigation Measures Mitigation
with the designated forest use. However, the NFMA allows
for permitted special use rights of way easements in which
environmental and administrative effects are appropriately
addressed. With compliance with the requirements of NFMA,
the Project would be allowed within National Forest lands
and would not conflict with designated forest uses or cause
the rezoning of forest lands.
Impact Statement FOR-2: The development of new streets MM FOR-1: Mature, healthy, native trees shall be circumvented or
and MUPs could result in the removal of trees within the Inyo  avoided through the design of roadway alignments to the extent feasible.
National Forest. The Project would not involve large tracts of = The need for replacement of trees shall be evaluated and implemented Less Than
forest lands or any associated removal of trees for timber. based on Healthy Forest and Fire Safe Council principles. Significant
With the implementation of adopted and proposed mitigation
measures, the Project would not result in the substantial loss
of forest land or conversion of forest land to non-forest use.
4.4 Biological Resources
Impact Statement BIO-1: Project elements are proposed MM BIO-1 Willow Flycatcher: Prior to approval of road improvement
within habitats that could support several special-status plant projects and MUPs proposed under the Mobility Element Update that
and wildlife species. In such cases, the loss of habitat and have the potential to significantly disturb riparian vegetation associated
individuals of special-status species as well as migratory with Mammoth Creek and its tributaries, the Town shall require a habitat
birds would be considered potentially significant. evaluation by a biologist well versed in the requirements of willow
Compliance with MM BIO-1 through MM BIO-4 and applicable flycatcher to be completed. If no suitable habitat for the species is
policies in the General Plan would reduce impacts to special-  identified within 300 feet of construction or maintenance activities, no
status plant and wildlife species and migratory birds to aless  further measures would be required in association with the project. If Less Than
than significant level. suitable habitat for the species is identified within 300 feet of such Significant
activities, the Town shall require that a survey be completed prior to
construction by a qualified biologist for the species according to CDFW
survey guidelines (Bombay et. al., May 29, 2003). This survey protocol
requires a minimum of two surveys, one between June 15-25 and one
during either June 1-14 or June 26-July 15. Surveys during these periods
must be at least five days apart and the second survey shall be conducted
no more than one week prior to clearing of vegetation and/or the
operation of motorized heavy equipment. If the surveys determine the
Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update

SCH No. 2015052072
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species is not present within 300 feet of the area to be affected by an
individual project, no further action shall be required. If, however,
willow flycatcher is determined to be present and is using habitat within
300 feet of Project-related activities, inclusive of nesting and foraging,
the Town shall consult with CDFW prior to initiating any construction
activities in the area. Consultation may entail the processing of a 2081
Incidental Take Permit that includes certain conditions to avoid and/or
mitigate for potential impacts to the species. Such conditions could
include, but not be limited to, restrictions on the time of year for
construction, noise monitoring, restrictions on equipment use, and
others.

MM BIO-2 Migratory Birds: To the extent practicable, brush and tree
removal related to projects proposed under the Land Use Element and
Zoning Code Amendments and Mobility Element Update shall be initiated
outside of the nesting bird season, which is generally held to be from
April 1 to August 31 in the Mammoth Lakes area, and shall be carried out
with no more than a two week lapse in the work. If the Town deems this
to not be practicable, the Town shall require a nesting bird survey by a
monitoring biologist to be conducted within 300 feet (for songbirds) and
500 feet (for raptorial birds) of construction sites no more than one
week prior to initiating construction to ensure no birds protected under
the MBTA and/or State Fish and Game Code Section 3503 et seq. are
harmed or harassed.

If no active nests of songbirds and raptors are found within 300 feet and
500 feet, respectively, of the construction site, the work may begin. If
active nests are found within the survey areas the Town shall delineate a
buffer zone of 300 feet and 500 feet for songbirds and raptors,
respectively, around the nest. Based on the nature of the work to be
performed and the equipment to be used, the monitoring biologist may
reduce the buffer zone based on intervening vegetation and topography.
Such buffer zones shall remain in place until the young in the nest have
fledged or the nest has failed, as determined by the monitoring biologist.

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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All projects involving removal of trees or vegetation capable of
supporting nesting birds shall be subject to the requirements of this
Mitigation Measure.

MM BIO-3 Other Special-Status Wildlife: As discussed earlier, there
are a number of wildlife species of special concern to Federal and State
resource agencies that are known or are expected to occur within the
planned road improvement and MUP areas under the Mobility Element

Update.

For such avian species, including northern goshawk, greater
sage-grouse, yellow warbler, and great gray owl,
implementation of MM BIO-2 for nesting birds will suffice in
reducing impacts to these species to less than significant.

For such amphibian species, including the Mount Lyell
salamander and Yosemite toad, where suitable habitat exists for
these species, a thorough search of areas to be disturbed shall be
made by construction personnel trained in the methods of
searching for these species. If any amphibians are found,
regardless of species, they will be captured and relocated in like
habitat no less than 100 feet away from construction sites.

For such special-status mammal species with the potential to
occur in conjunction with particular project components,
including the Sierra Nevada red fox, Pacific marten, Sierra
Nevada mountain beaver, Townsend’s western big-eared bat,
and Mount Lyell shrew, and where suitable habitat for these
species exists in the Project Area, pre-construction surveys shall
be conducted by a biologist familiar with the sign of each species
to identify signs of their presence or determine their absence no
more than two weeks prior to initiating construction activities.
Such surveys shall encompass the area to be disturbed and the
habitat within 300 feet of construction activities. Due the
secretive and/or nocturnal activity patterns of these species, the
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following signs shall be used:

0 Mount Lyell shrew - evidence of nests of dry leaves or grasses
in stumps or under logs or piles of brush.

o0 Townsend’s western big-eared bat - evidence of occupation by
colonies in caves, mine tunnels, and buildings.

0 Sierra Nevada mountain beaver - evidence of extensive
tunnels, runways and burrows beneath dense streamside
vegetation.

0 Pacific marten - evidence of den, normally in hollow trees or
downed logs.

0 Sierra Nevada red fox - evidence of den, normally on slopes
with porous soils.

If no evidence of the presence of any of these species is found, no further
mitigation activities shall be required. However, if evidence of the
presence of any of these species is observed, impacts will be avoided or
minimized in one or more of the following ways and in consultation with
CDFW and/or USFS: realigning roads and/or trails so as to retain a 100-
foot buffer between the occupied site and construction activities and
human use; suspending construction activities within 300 feet of the den,
nest, or bat roosts during the breeding period, (generally held to be
March 1 to July 31 for these species); verifying the actual occupation of
dens, nests, or roosts by means such as placing tracking medium around
the den or nest entrance or conducting a bat survey at the roost entrance
at sunset; temporarily blocking the entrance of a den or nest verified to
be unoccupied until after construction is completed.

MM BIO-4 Special-Status Plants: Prior to approval of individual
projects proposed under the Land Use Element and Zoning Code
Amendments and Mobility Element Update that are determined to have
habitat suitable to support special-status plants, the Town shall require a

Town of Mammoth Lakes
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survey be completed by a qualified botanist for special-status plant
species within 100 feet on either side of a trail alignment or within the
disturbance area of other proposed projects. These surveys shall be
conducted during the blooming period for the potential occurring
species, which is when they are most easily identifiable. For those
species with at least a low potential to occur in the Project Area, this
period is usually from late June to mid-August. If no special-status plant
species are located within the area of disturbance, no further action shall
be required. If special-status plant species are located within such areas
and are likely to be impacted by and individual project, conservation
actions shall be implemented. Such actions shall include, but not
necessarily limited to, re-routing the trail alignment so as to avoid or
minimize impacts to special-status plants while preserving an off-site
population that is substantially larger than the population to be
impacted, developing a transplantation program, and collecting seeds to
move populations elsewhere out of harm’s way. These measures shall be
developed in consultation with the CDFW and USFS.

Impact Statement BIO-2: Project-related construction and MM BIO-5 Special-Status Habitats: Three vegetation types within the

maintenance activities could result in the loss of high priority =~ Project Area that are considered special-status: aspen forest and

inventory communities and drainage-associated vegetation woodland, mixed willow riparian scrub, and montane wet meadow. To

under CDFW jurisdiction. These impacts would be the extent practicable Project components shall avoid these vegetation

considered potentially significant and may require Section types. In the event this is not practicable, impacts shall be minimized by

1602 Permit from CDFW. With the implementation of Section restricting the Project footprint, including temporary and permanent

1602 Permit and compliance with MM BIO-5 and applicable impacts, to the minimum required to implement the project. Less than
policies in the General Plan, impacts to special-status habitats Significant
and drainage-associated vegetation under CDFW jurisdiction

would be reduced to a less than significant level. In the event the Town elects to repair, maintain and/or improve trail

crossings along stream courses and other drainage features (that often
support the special-status vegetation types mentioned above) in
association with individual projects proposed under the Project, prior to
approval the Town shall notify and consult with the CDFW regarding the
need for a Streambed Alteration Agreement (SAA). All work shall be

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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performed in compliance with the conditions set forth in the SAA, as
determined by the CDFW. Such conditions may include the in-kind
replacement or restoration of riparian habitat at a 1:1 ratio for
temporary impacts and a 2:1 ratio for permanent impacts within the
Project Area, or as otherwise directed by the CDFW. Alternatively, if the
impacts are very minor, the CDFW may, at its discretion, allow the work
to proceed under a letter of law without mitigation other than
notification and consultation.

As part of the SAA agreement process and prior to beginning
construction within CDFW regulated drainages, a Habitat Mitigation and
Monitoring Plan (HMMP) should be developed in coordination with the
CDFW and USFS if necessary that ensures no net loss of riparian habitat
value or acreage. The HMMP shall include, but not necessarily be limited
to, the following:

= The establishment of a reference site near regulated resources
to be impacted that have similar hydrology, soil regimes, and
exposure as the resources to be impacted.

= The establishment of baseline conditions at the reference site
regarding absolute native shrub and tree cover, woody shrub
and tree stalk density, percentage cover by non-native plant
species, and plant species diversity the vegetation using the
Sorensen method within a 400 square foot prescribed reference
plot.

= The establishment of a restoration site to encompass the
mitigation needs of one or more Project elements either on the
Project element site or off site within the Mammoth Creek
watershed.

= A minimum 3-year establishment, monitoring, and maintenance
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Impact Statement BIO-3: Buildout of vacant parcels and
construction of road improvements and MUPs may affect
wetlands and/or other jurisdictional features through
potential dredging and filling activities. These impacts would
be potentially significant and may require CWA Section 404
Permits from the ACOE, and a Section 401 Water Quality
Certification from the RWQCB. With the implementation of
such permits and compliance with MM BIO-6 and applicable
polices in the General Plan, impacts would be reduced to less
than significant levels.

(trash collection, weeding, etc.) period.

= The establishment of the following success criteria within a 400
square foot prescribed plot within the restoration site - 70 % of
baseline absolute cover by native shrubs and trees; 70 % of
baseline woody shrub and tree stalk density; no more than 5%
cover by non-native plant species; and a Sorensen value of 0.6.

MM BIO-6 Federally Protected Wetlands: Prior to any project

approval for construction, repair, maintenance and/or improvements in

association with individual projects proposed under the Land Use

Element and Zoning Code Updates and Mobility Element Update within

waters of the U.S. and federally protected wetlands, the Town shall notify

and consult with the ACOE regarding the need for a Section 404 Permit

and the RWQCB regarding the need for its 401 certification. All work

shall be performed in compliance with the conditions set forth in the

Permit, as determined by the ACOE. Such conditions may include the in-

kind replacement or restoration of waters and/or wetlands at a ratio of

1:1 for temporary impacts and a ratio of 2:1 for permanent impacts Less Than
within the Project Area, or as otherwise directed by the ACOE. Significant
Alternatively, if the impacts are less than 0.1 acre, the ACOE may, at its

discretion, allow the work to proceed without mitigation other than

notification and consultation.

The mitigation shall use the same approach as is outlined above for the
mitigation of impacts to CDFW regulated special-status habitats. As is
usually the case, CDFW jurisdiction extends beyond that of ACOE and
mitigation for impacts to CDFW regulated resources is inclusive of ACOE
mitigation needs.
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Impact Statement BIO-4: Because the majority of the
Project Area is within the Town’s UGB, impacts related to the
movement of wildlife are not expected to be significant and
no mitigation would be required.

Impact Statement BIO-5: With the development of vacant

parcels within the Town and construction associated with the

road improvement and MUP projects, a number of trees

would be removed. The Town’s Tree Removal and Protection

Ordinance requires a permit to remove certain species of
trees and requires replacement of trees. Additionally,
potential conflicts between humans and their pets and
wildlife are likely to currently occur within and adjacent to
the Project Area, particularly in the MUP areas, and as such,
the Project could conflict with the management goals and
standards and guidelines of the Inyo National Forest Land
and Resource Management Plan (LRMP). These impacts
could be significant; however, compliance with adopted
mitigation measures and implementation of the prescribed
mitigation measure would reduce any potential impacts to
less than significant levels.

Impact Statement BIO-6: At this time there are no adopted
or on-going region-wide habitat conservation plans in the

area that would be affected by implementation of the Project.

Thus, no Project-related impacts would occur in this regard
and no mitigation would be required.

4.5 Cultural Resources

Impact Statement CUL-1: Project-related demolition,
construction, maintenance, and/or improvement activities
would have the potential to cause a potentially significant
impact to historical resources. Compliance with GPMM 4.14-
1 and 4.14-3 and applicable policies in the General Plan

Less than

No mitigation measures are necessary. Significant

Less than

No additional mitigation measures are necessary. Significant

No mitigation measures are necessary. No Impact

Less Than

No mitigation measures are necessary. Significant
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would reduce impacts to historical resources to a less than
significant level.
Impact Statement CUL-2: Project-related demolition, TSMM 4.D-3: The Town shall conduct a Phase I Cultural Resources
construction, maintenance, and/or improvement activities Assessment of individual project areas to identify any archaeological
would have the potential to cause a potentially significant resources within the area of a proposed project component. The Area of
impact to archaeological resources. Compliance with TSMM Potential Effect (APE) will be the focus of the analyses for projects
4.D-3 through TSMM 4.D-6 and applicable policies in the located on federal lands per Section 106. The Phase I assessment shall
General Plan would reduce impacts to archaeological include cultural resources records searches through the Eastern
resources to a less than significant level. Information Center (as needed) and the Inyo National Forest Field Office,
a Sacred Lands File search through the Native American Heritage
Commission and follow-up Native American consultation, and a
pedestrian survey of the Project area. {Nete: Surveysmaynotbe
required-in-areas-of the TSMP-and SHARP-that have already been
Less Than
If resources are identified during the Phase I assessment, then a Phase 11 Significant
assessment shall be required, as described in Mitigation Measure 4.D.-4
If no resources are identified as part of the assessment, no further
analyses or mitigation shall be warranted, unless it can be determined
that the project has a high potential to encounter buried archaeological
or historical resources;
If it determined that there is a moderate or high potential to encounter
buried archaeological resources, appropriate mitigation shall be
developed and implemented. Appropriate Mitigation may include
realignmentof the trail redesign of the project to avoid the sensitive
area, in which case no additional mitigation would be required. If
avoidance is not possible, appropriate mitigation may include but not be
limited to the following: [...]
Impact Statement CUL-3: Project-related construction, TSMM 4.D-8: If paleontological resources are encountered during Less Than
maintenance, and improvement activities would have the implementation of the Project, ground-disturbing activities shall Significant
Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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Table ES-1 (Continued)

Summary of Project Impacts and Mitigation Measures

Level of
Significance After

Mitigation Measures Mitigation
potential to cause a potentially significant impact to temporarily be redirected from the vicinity of the find. The Town shall
paleontological resources. Compliance with TSMM 4.D-8 and  immediately notify a qualified paleontologist of the find. The
applicable policies in the General Plan would reduce impacts  paleontologist shall coordinate with the Town as to the immediate
to paleontological resources to a less than significant level. treatment of the find until a proper site visit and evaluation is made by

the paleontologist. Treatment may include the implementation of

salvage excavations or preservation in place. If preservation in place is

not feasible, the paleontologist shall implement a paleontological salvage

program to remove the resources form the project site. Any fossils

encountered and recovered shall be prepared to the point of

identification and catalogued before they are submitted to their final

repository. Any fossils collected shall be curated at a public, non-profit

institution with a research interest in the materials, such as the

University of California Museum of Paleontology or the Natural History

Museum of Los Angeles County, if such an institution agrees to accept the

fossils. If no institution accepts the fossil collection, they shall be

donated to alocal school in the area for educational purposes.

Accompanying notes, maps, and photographs shall also be filed at the

repository and/or school. The paleontologist shall prepare a final report
on the find that shall include appropriate description of the fossils,

treatment, and curation. A copy of the report shall be filed with the
Town and an appropriate paleontological institution, and shall
accompany any curated fossils. The paleontologist shall also determine
the need for paleontological monitoring for any ground-disturbing
activities in the area of the find thereafter. If paleontological resources
are encountered on federal lands, ground-disturbing activities shall cease
in the immediate vicinity of the find and the Inyo National Forest shall be
contacted immediately. In such cases, the Inyo National Forest shall
provide direction as to the appropriate evaluation, treatment, and
curation of the find.

N

Impact Statement CUL-4: Project-related demolition,

construction, maintenance, and improvement activities would  No Mitigation Measures are necessary. Less Than
have the potential to cause a potentially significant impact to Significant
human remains. Compliance with TSMM 4.D-7 and applicable
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Summary of Project Impacts and Mitigation Measures

Level of
Significance After
Mitigation Measures Mitigation

policies in the General Plan would reduce impacts to human
remains resources to a less than significant level.

4.6 Greenhouse Gases

Impact Statement GHG-1: Emissions of GHGs associated
with implementation of the Land Use Element/Zoning Code
Amendments, Mobility Element Update, or the combined
Land Use Element/Zoning Code Amendments and Mobility
Element Update would not generate greenhouse gas
emissions, either directly or indirectly, that may have a
significant impact on the environment. Therefore, impacts
would be less than significant.

Impact Statement GHG-2: Implementation of the Land Use
Element/Zoning Code Amendments, Mobility Element
Update, or the combined Land Use Element/Zoning Code
Amendments and Mobility Element Update would not conflict
with an applicable plan, policy or regulation adopted for the
purpose of reducing the emissions of greenhouse gases.
Therefore, impacts would be less than significant.

4.7 Land Use and Planning

Impact Statement LU-1: The Land Use Element/Zoning
Code Amendments and Mobility Element Update would not
conflict with the objectives of the State of California General
Plan Guidelines and the Neighborhood and District Character,
Land Use, and Mobility Elements of the adopted Mammoth
Lakes 2007 General Plan to vitalize the Town’s commercial
area with active street fronts and to reduce automobile
dependency. Because the Project would not conflict with
adopted and accepted plans and policies, impacts with
respect to land use would be less than significant.

Less Than

No mitigation measures are necessary. Significant

Less Than

No mitigation measures are necessary. Significant

Less Than

No mitigation measures are necessary. Significant
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Summary of Project Impacts and Mitigation Measures

N

Level of
Significance After

Mitigation Measures Mitigation

Impact Statement LU-2: The Project would not conflict
with the purposes of the Town’s Open Space/Stream Corridor
Protection Overlay Zone or with the Inyo National Forest
Land Resources and Management Plan. Therefore, impacts
related to consistency with the Town'’s conservation-related
regulation and Inyo National Forest Land Resources and
Management Plan would be less than significant.

4.9 Noise

Impact Statement NOISE 1: Construction activities
associated with implementation of the Land Use
Element/Zoning Code Amendments and/or Mobility Element
Update would comply with the daytime hours specified in the
Town'’s Noise Ordinance. However, construction noise levels
could temporarily exceed the noise limits in the Town’s Noise
Ordinance resulting in potentially significant short-term
impacts to sensitive receptors. With incorporation of
previously adopted mitigation measures and MM AES-1,
temporary noise impacts to sensitive receptors would be
reduced to less than significant.

Impact Statement NOISE-2: Implementation of the
Land Use Element/Zoning Code Amendments and/or
Mobility Element Update improvements would not create a
substantial permanent increase in traffic noise levels or
stationary source noise levels at off-site noise-sensitive uses
in excess of the applicable thresholds. Therefore, impacts
would be less than significant.

Impact Statement NOISE- 3: Implementation of the Land
Use Element/Zoning Code Amendments and/or Mobility
Element Update improvements could temporarily exceed the
noise limits in the Town’s Noise Ordinance resulting in
potentially significant short-term impacts to sensitive

No mitigation measures are necessary.

Less Than
Significant

MM AES-1: Construction equipment staging areas shall use appropriate

screening (i.e., temporary fencing with opaque material) to buffer views

of construction equipment and material from public and sensitive

viewers (e.g., residents and motorists/bicyclists/pedestrians), when Less Than
feasible. Staging locations shall be indicated on the project Building Significant
Permit and Grading Plans and shall be subject to review by the Town of

Mammoth Lakes Community and Economic Development Director in

accordance with the Municipal Code requirements.

No mitigation measures are necessary.

See MM AES-1 above

Less Than
Significant

Less Than
Significant
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Summary of Project Impacts and Mitigation Measures

Level of
Significance After
Mitigation Measures Mitigation

N

receptors. With incorporation of previously adopted
mitigation measures and MM AES-1, temporary noise impacts
to sensitive receptors would be reduced to less than
significant.

Impact Statement NOISE-4: Construction activities

associated with implementation of the Land Use

Element/Zoning Code Amendments and/or Mobility Element

Update projects would result in sporadic, temporary

vibration effects within and adjacent to the construction

areas, which would exceed established thresholds applicable

to the nearest off-site sensitive receptors. Thus, construction =~ MM NOISE-1: Heavy construction equipment such as large dozers shall

vibration impacts would be significant and mitigation is not operate within 43 feet from sensitive receptor locations. If heavy Less Than
required. With implementation of mitigation measure NOISE- construction equipment would be required for construction, alternative Significant
2, construction vibration impacts would be reduced to less methods shall be used such as small dozers.

than significant. Operation activities associated with

implementation of the Land Use Element/Zoning Code

Amendments and/or Mobility Element Update would not

generate excessive vibration levels to nearby sensitive off-site

receptors. Thus, long-term vibration impacts would be less

than significant.

4.9 Population and Housing

Impact Statement PH-1: The Land Use Element/Zoning

Code Amendments would allow an increase in population

density in the commercial districts compared with current

regulations. The commercial districts are envisioned as

mixed-use areas and the increase in density would support o Less Than
the clustering of uses in the downtown area. The potential No mitigation measures are necessary. Significant
increase in population would be approximately 3.8 percent

greater than the Town buildout population anticipated in the

2007 General Plan and the increase in capacity would be

evaluated pursuant to PIEC and CEQA review. As reflected in

other sections of the Draft EIR, the 3.8 percent potential
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Summary of Project Impacts and Mitigation Measures

N

Level of
Significance After
Mitigation Measures Mitigation

population increase associated with the Land Use
Element/Zoning Code Amendments, with the exception of Air
Quality, Parks and Recreation, and Transportation, would not
cause an exceedance of capacity for providing infrastructure
and services.

Impact Statement PH-2: The Land Use Element/Zoning
Code Amendments would not cause the displacement of
population or housing. The amendments would
accommodate additional housing opportunities in support of
the Housing Element, and would not alter or interfere with
implementation of the Town'’s affordable housing provisions.
Impacts would be less than significant.

4.10 Public Services

Impact Statement FIRE-1-A: Implementation of the Land
Use Element/Zoning Code Amendments would not result in
the need for new or physically altered fire protection
facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for fire protection and emergency services.
Therefore, the Land Use Element/Zoning Code Amendments
would result in a less than significant impact with regard to
fire protection and emergency services.

Impact Statement FIRE-1-B: Implementation of the
Mobility Element Update would not result in the need for new
or physically altered fire protection facilities, the construction
of which could cause significant environmental impacts, in
order to maintain acceptable service ratios, response times or
other performance objectives for fire protection. Therefore,
the impact to fire services would be less than significant.

Less Than

No mitigation measures are necessary. Significant

Less Than

No mitigation measures are necessary. Significant

Less Than

No mitigation measures are necessary. Significant
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Significance After
Mitigation Measures Mitigation

Impact Statement POL-1-A: Implementation of the Land
Use Element/Zoning Code Amendments would not result in
the need for new or physically altered police protection
facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for police protection. Therefore, the Project would
result in a less than significant impact with regard to law
enforcement.

Impact Statement POL-1B: Implementation of the Mobility
Element Update would not result in the need for new or
physically altered police protection facilities, the construction
of which could cause significant environmental impacts, in
order to maintain acceptable service ratios, response times or
other performance objectives for police protection.
Therefore, the Mobility Element Update would result in a less
than significant impact with regard to law enforcement.

Impact Statement SCH-1 The Land Use Element/Zoning
Code Amendments would generate a need for new student
space at the elementary, middle and high schools. However,
any future development associated with the Land Use
Element/Zoning Code Amendments would pay the required
development fees as mechanisms for providing new school
facilities and mitigating school impacts. Therefore, Impacts
would be less than significant.

Impact Statement PRK-1: The Land Use Element/Zoning
Code Amendments could result in an increase in the
population in the commercially designated areas which could
potentially increase the demand for existing
neighborhood/regional parks and other recreational
facilities. The potential increase in population could also
require the expansion of new recreational facilities. This

Less Than

No mitigation measures are necessary. Significant

Less Than

No mitigation measures are necessary. Significant

Less Than
Significant

No mitigation measures are necessary.

No mitigation measures are necessary.

Significant and
Unavoidable
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Level of
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N

impact would be significant and unavoidable.

Impact Statement LIB-1: The Project would increase the
residential population in the downtown area which could

potentially increase the demand for library services. As there e Less Than
No mitigation measures are necessary.

is sufficient capacity to accommodate the increase in demand Significant
within the existing library, the impact would be less than
significant.
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Mitigation Measures

Level of
Significance After
Mitigation

4.11 Transportation and Traffic

Impact Statement TRAF-1: All roadways in the study area
have reserve capacity to accommodate the Project’s existing
and future buildout scenarios. However, the Project would
result in significant impacts on level of service at various
intersections. Implementation of GPMM 4.3-10, as well as
Mobility Element Update improvements that provide for
certain signalized intersections, and recommended new
mitigation measures would reduce impacts to less than
significant levels. However, signal warrant studies and
Caltrans approval would be required for new signals on Main
Street. If signal warrants are not approved by Caltrans,
impacts at Main Street intersections occurring under future
scenarios would be significant and unavoidable.

See Table 4.11-6, Summary of New Mitigation Measures, which identifies
the MMs relevant to the scenarios evaluated in the Traffic Study

MM TRAF-1: Main Street/Mountain Boulevard. A traffic signal shall
be installed to achieve LOS D or better. Further analysis of a potential
new signal, such as signal warrant analysis per the California Manual on
Uniform Traffic Control Devices (CA MUTCD), is expected to be provided
as a part of project-specific analysis (not needed for LOS mitigation).

MM TRAF-2: Main Street/Mountain Boulevard. A southbound right-
turn lane on Mountain Boulevard shall be provided to achieve LOS D or
better.

MM TRAF-3: 0ld Mammoth Road/Minaret Road/Fairway Drive.
Improvements, such as the installation of a roundabout, restriping, or
widening of the roadway, shall be implemented to ensure that the
intersection operates at LOS D or better.

MM TRAF-4: Main Street/Post Office: A traffic signal shall be installed
at the Main Street/Post Office intersection to achieve LOS D or better.
Further analysis of potential new signals, such as signal warrant analysis
per the CA MUTCD, is expected to be provided as part of project-specific
analyses (not needed for LOS mitigation).

MM TRAF-5: Main Street/Center Street: A northbound right-turn on
Center Street shall be provided to achieve LOS D or better. Further
analysis of a potential new signal, such as signal warrant analysis per the
CA MUTCD, is expected to be provided as a part of project-specific
analyses (not needed for LOS mitigation).

MM TRAF-6: 0ld Mammoth Road/ Tavern Road: An eastbound right-
turn lane shall be provided on Tavern Road to Old Mammoth Road to
achieve LOS D or better.

Significant and
Unavoidable
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MM TRAF- 7: Main Street/Forest Trail: Southbound left-turn
movements from Forest Trail onto Main Street shall be prohibited to
achieve LOS D or better.
MM TRAF 8: Main Street/Laurel Mountain Road: A northbound right-
turn lane shall be provided on Laurel Mountain Road to Main Street to
achieve LOS D or better.
MM TRAF-9: Old Mammoth Road/Sierra Nevada Road: Eastbound
and westbound right-turn lanes shall be provided at the Sierra Nevada
Road approaches to achieve LOS D or better.
Impact Statement TRAF-2: The Mobility Element Update
incorporates policies and specific features that are intended
to reduce roadway hazard resulting from a design feature or
incompatible use. In addition, increases in density under the
Land Use Element/Zoning Code Amendments would increase
traffic volumes that would increase sensitivity to poor No mitication measures are necessar Less Than
roadway design and increase vehicle/pedestrian conflicts. & Y Significant
Implementation of the Mobility Element Update would
address hazards associated with roadway design, snow
removal, and other potentially conditions. As such, the
impact of the Project related to road hazards would be less
than significant.
Impact Statement TRAF-3: Existing General Plan and
proposed Mobility Element Update Policies and Actions
encourage coordination with Mammoth Lakes Fire Protection
District and Police Department to maintain emergency access
for development, including roads and utility lines. Site plans N mitigation measures are necessary. Less Than
would be reviewed by the Fire Protection District for Significant

adequate emergency access. Implementation of roadway
extensions and improved connectivity under the Mobility
Element Update would not cause additional impediment and
would, potentially, facilitate emergency access during
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N

operation. Therefore, impacts with respect to emergency
access would be less than significant.

Impact Statement TRAF-4: The Mobility Plan Update and

Land Use Element/Zoning Code Amendments would support

and implement policies of adopted plans and programs

related to public transit, bicycle and pedestrian facilities. No mitigation measures are necessary Less Than
Because existing policies and plans would be supported, the ' Significant
Project would not conflict with adopted plans and policies.

Therefore, impacts with respect to such plans and policies

would be less than significant.

4.12 Utilities and Service Systems

Impact Statement WATER-1: With the incorporation of

General Plan mitigation measures and policies, in concert

with development fees, plan check of service line upgrades,

and construction of any new or upgraded facilities in

compliance with the Water Code, it is anticipated that the e Less Than
. . - . . No mitigation measures are necessary. o

construction of site-specific water main and ancillary Significant

facilities under the FAR increase would not result in

significant environmental impacts. Impacts with respect to

construction of treatment and conveyance infrastructure

would be less than significant.

Impact Statement WATER-2: The proposed Land Use

Element/Zoning Code Amendments relative to FAR would

result in an incrementally higher growth projection than

under the 2010 UWMP. However, the implementation of

GPMM 4.11-1, General Plan Policy R.4.A, and the PIEC would No mitigation measures are necessary.
not allow new development in excess of available supplies.

Because available supplies would not be exceeded, and

expanded entitlements would not be required, impacts with

respect to water supply would be less than significant.

Less Than
Significant
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Impact Statement WW-1: The proposed Land Use
Element/Zoning Code Amendments would generate a
measurable increase in wastewater flows that could
potentially constrain existing sewer line capacity. With the L
: . N e ess Than
implementation of Mitigation Measure WW-1 and the No mitigation measures are necessary. Significant
provisions of the MCWD’s Sanitary Sewer Code, under which
MCWD would not issue a sewer connection permit if
conveyance systems do not have adequate capacity, impacts
to sewer lines would be less than significant.
Impact Statement WW-2: The wastewater treatment MM WW-1: During the review of an application by the MCWD for a
facility would have adequate capacity to treat the projected wastewater permit, if deficiencies in local sewer lines resulting from the
incremental growth of 2,809 people by resulting from the application would cause the denial of the sewer permit, the applicant Less Th
Land Use Element/Zoning Code Amendments. Because shall install improvements that would comply with Division VII of the S.ess. nan

. . . S ignificant
population growth would not exceed the scheduled capacity Sewer Code (as reviewed by the MCWD). Where general deficiencies are
of the treatment facility, impacts related to wastewater identified, the Sanitary Sewer Code already provides for the collection of
treatment would be less than significant. fees for sewer main lines, new laterals and other infrastructure.
Impact Statement STRM-1 With the enforcement or MM STRM-1: Potential peak surface runoff shall be determined for all
incorporation of existing Municipal Code requirements, private projects. Suitable infiltration or other containment systems, such
General Plan policies, and adopted mitigation measures, as dry wells, galleries, or basins, shall be designed to reduce net runoff
surface runoff from potential new development and increase to existing conditions. All infiltration devices shall be consistent Less Than
implementation of the Mobility Element Update would not with the Town Standards and shall be reviewed and approved by the Significant

substantially reduce the capacities of the Town'’s existing
storm drain system. Therefore, impacts with respect to
drainage would be less than significant.

Department of Public Works. The property owner shall perform
inspection twice a year (Spring and Fall) and after major storm events
and shall provide any needed maintenance or cleanout.
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Impact Statement SW-1 The Land Use Element/Zoning
Code Amendments would result in an increase in population
and thus, an increase in solid waste disposal. While the
Benton Crossing Land(fill is scheduled for closure, the Town is Less Than
committed to increasing waste diversion and the County No mitigation measures are necessary. Significant
anticipates that long haul or the use of a transfer station
would occur in the future. Therefore, the Land Use
Element/Zoning Code Amendments would resultin a less
than significant impact with regard to solid waste.
Impact Statement SW-2 The Town will continue to comply
with applicable State, and local regulatory requirements,
which would further State laws and policies regarding Less Than
diversion of landfill materials and efficient use of County No mitigation measures are necessary. Significant

landfill facilities. Therefore, the Project would not conflict
with applicable statutes and regulations related to solid
waste and impacts would be less than significant.
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Code requirements of a build-to line, would occur under the No Project Alternative. In addition, under the
No Project Alternative Policy L.1.A of the General Plan, which states: “Limit total peak population of
permanent and seasonal residents and visitors to 52,000 people” would remain in effect to describe population
intensity throughout the Town. With the maximum density limitations in place, a transfer of development
rights ordinance may be desired by the Town. As such, no revisions would be made to the General Plan Land
Use Element regarding transfer of development rights (TDR). In addition, under the No Project Alternative,
the Mobility Element Update would not be adopted and implemented. Thus, the Town would not have a
cohesive program of transportation system improvements and recommendations that would assist decision-
makers, the public, Town staff, and developers in planning projects in a manner that would ultimately lead to
a complete and integrated multi-modal system for the community. The reconfiguration of Main Street, which
is the culmination of planning efforts in the Town, would not occur. Finally, without Mobility Element
Update, the No Project Alternative would not be consistent with the California Complete Streets Act (AB
1358).

The Reduced Intensity Alternative (Alternative 2) would result in a reduction of potential development
within the C-1 and C-2 designated areas. Under Alternative 2, Reduced Intensity Alternative, the Land Use
Element/Zoning Code Amendments would result in a maximum 1.5 FAR in the commercially designated
districts and the Mobility Element Update would be implemented. The Reduced Intensity Alternative would
result in incrementally less development than would occur under the Project and would result in a reduction
of approximately 114 residential units, up to between 213 to 254 fewer rooms, and about 25,187 square feet
less of commercial (retail, service and office) floor area than under the Project. Under this Alternative, the
Mobility Element Update would remain as proposed in the Project, including the reconfiguration of Main
Street.

The Mobility Update without the Main Street Reconfiguration Alternative (Alternative 3) would include the
Land Use Element/Zoning Code Amendments in particular the removal of the unit and room cap and
provision for a 2.0 FAR, as well as the components of the Mobility Element Update, with the exception of the
Main Street Plan. Under Alternative 3 approximately 2.6 acres of land created by the vacation of the frontage
road would not be available for future development. Without the street vacation, Alternative 3 would result
in a reduction of potential future development of 23 residential units, 40 lodging units, and 28,957 square
feet of commercial floor area within the vacated area compared with estimated potential development under
the Project. However, some portions of the Main Street Plan would be implemented, but it would be limited
to certain improvements, such as parallel parking, detached bicycle lanes, landscaped median, turning lanes,
and sidewalks adjacent to building fronts. However, under Alternative 3 the vacation of the frontage road
would not occur.

Environmentally Superior Alternative

A complete comparative summary of the environmental impacts anticipated under each alternative with the
environmental impacts associated with the Project is provided in Table 5-11, Comparison of Impacts
Associated with the Alternatives and Impacts of the Project, in Chapter 5, Alternatives, in this EIR, while a
summary of the ability of each alternative to meet the project objectives is provided in Table 5-12,
Comparison of Alternatives - Ability to Meet Project Objectives.

Section 15126.6(e)(2) of the CEQA Guidelines indicates that an analysis of alternatives to a proposed project
shall identify an environmentally superior alternative among the alternatives evaluated in an EIR. The CEQA
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Guidelines also state that should it be determined that the No Project Alternative is the environmentally
superior alternative, the EIR shall identify another environmentally superior alternative among the
remaining alternatives. With respect to identifying an environmentally superior alternative among those
analyzed in this EIR, the range of feasible alternatives to be considered includes the: Alternative 1 - No
Project Alternative; Alternative 2 - Reduced Intensity Alternative; and Alternative 3 - Mobility Element
Update Without the Main Street Reconfiguration.

As indicated in Chapter 5, the No Project Alternative is considered the overall environmentally superior
Alternative as it would incrementally reduce the Project’s significant and unavoidable air quality and parks
and recreation impacts. However, although some adverse impacts would be avoided under the No Project
Alternative, several primary beneficial aspects of the Project with respect to the objectives of the General
Plan would not be achieved. The Reduced Intensity Alternative would partially meet the objectives of the
Project and also incrementally reduce the Project’s less than significant impacts related to air quality, noise,
public services and utilities. The Reduced Intensity Alternative would also incrementally reduce the
Project’s significant and unavoidable impact related to air quality and parks and recreational facilities.
However, it would not reduce these impacts to less than significant levels. Although it would not implement
the objectives of the General Plan to the same extent as the Project, because it involves less development
than Alternative 3, it would be the environmentally superior to Alternative 3. Therefore, in accordance with
the State CEQA Guidelines requirement to identify an environmentally superior alternative other than the No
Project Alternative, a comparative evaluation of the remaining alternatives indicates that the Reduced
Intensity Alternative would be the environmentally superior alternative.

While the Reduced Intensity Alternative is identified as the Environmentally Superior Alternative in this EIR,
this does not mean it is selected as the Project by the Town. The Town will consider the analysis included
within this EIR along with public input throughout the environmental review process in their decision-
making process to approve the Project.
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1.0 INTRODUCTION

This document is a Draft Environmental Impact Report (Draft EIR) that has been prepared at the direction
and under the supervision of the Town of Mammoth Lakes (the “Town”) in accordance with the California
Environmental Quality Act (CEQA) and the Guidelines for California Environmental Quality Act (CEQA
Guidelines), as amended."”” The Town of Mammoth Lakes General Plan Land Use Element/Zoning Code
Amendments and Mobility Element Update (the “Project”) includes in part Land Use Element Amendments
focused on revisions to the development standards for the commercial areas, which would provide for
increased flexibility and intensity of future development along commercially designated areas within the
Town. Other proposed Land Use Element amendments include: revising the boundaries of commercially
designated land in the Land Use Element to match current commercial zoning boundaries in the Zoning
Code; changing Land Use Element policy and text associated with regulating population growth from a
People At One Time (PAOT) approach to an impact assessment based approach as well as a change in the
buildout methodology; and, deleting Land Use Element Community Benefits Incentive Zoning (CBIZ) and
modifying Transfer of Development Rights (TDR) policies. The Town is also proposing Zoning Code
Amendments regarding commercial development standards so that the General Plan and Zoning Code are
consistent. In addition, consistent with assumptions in the buildout projections, the Town proposes a Zoning
Code Amendment to allow 75 percent of the ground floor to be used for units or rooms (and other non-active
uses) retaining the commercial uses along Primary and Secondary Active Frontages.

In addition, the Town is proposing to adopt and implement a Mobility Element Update. The Mobility
Element Update addresses the two key concepts that are a focus of the 2007 General Plan: the triple-bottom
line, which is the community’s social, economic, and natural capital, and “feet-first” transportation, which
emphasizes and prioritizes non-motorized travel first, public transportation second, and vehicle last. The
Mobility Element Update identifies a Complete Streets network, which includes physical improvements to
the local and regional transportation systems. For example, reconfiguration of Main Street (i.e., vacation of
the frontage road), extensions of roadways (i.e, Tavern Road, Sierra Nevada Road, Callahan Way) and
connections of streets (i.e, Thompsons Way, Shady Rest site, 7B Road, and USFS property). In addition, the
Mobility Element Update identifies opportunities for two future signals in Town.

A detailed discussion of the Project is provided in Chapter 2.0, Project Description, of this EIR.

1. PURPOSE OF THE EIR

The Town of Mammoth Lakes is the Lead Agency under CEQA responsible for preparing the EIR for the
proposed Project (State Clearinghouse No. 2015052072). This EIR has been prepared in conformance with
CEQA (California Public Resources Code Section 21000 et seq.), and the CEQA Guidelines (California Code of
Regulations, Title 14, Section 15000 et seq.). The principal CEQA Guidelines sections governing content of
this document are Sections 15120 through 15132 (Content of an EIR).

Public Resources Code Section 21000-21178.

2 California Code of Regulations Title 14, Chapter 3, Section 15000-15387.
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In accordance with Section 15121 of the CEQA Guidelines, a primary purpose of this EIR is to provide
decision-makers and the public with specific information regarding the environmental effects associated
with the Project, identify ways to minimize the significant effects and describe reasonable alternatives to the
project. Mitigation measures are provided in order to reduce the significance of impacts resulting from the
Project. In addition, this EIR is the primary reference document in the formulation and implementation of a
mitigation monitoring program for the proposed Project.

The Town, which has the principal responsibility of processing and approving the Project, will use and
consider information in this EIR, along with other information that may be presented during the CEQA
process, during the decision to approve, disapprove, or modify the proposed Project. Significant
environmental impacts cannot always be mitigated to a level considered less than significant; in those cases,
impacts are considered significant and unavoidable. 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 EIR and any other information in the public record for the project.
This is termed, per Section 15093(b) of the CEQA Guidelines, a “statement of overriding considerations.”

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

2. APPROACH OF THE EIR

The Project is subject to a Program EIR because it constitutes a series of actions that can be characterized as
one large project that is related: “...a) geographically; b) as logical parts in a chain of contemplated actions;
and c) in connection with the issuance of...plans...to govern the conduct of a continuing program...” (CEQA
Guidelines 15168[a]). A Program EIR generally establishes a foundation for “tiered” or project-level
environmental documents that may be subsequently prepared in accordance with the overall program.
According to CEQA Guidelines Section 15168(b), a Program EIR can provide the following advantages:

1. Provide an occasion for a more exhaustive consideration of effects and alternatives than would
be practical in an EIR on an individual action;

2. Ensure consideration of cumulative impacts that might be slighted in a project-level analysis;
3. Avoid duplicative reconsideration of basic policy considerations;

4. Allow the lead agency to consider broad policy alternatives and program-wide mitigation
measures at the earliest possible time when the agency has greater flexibility to deal with basic
problems or cumulative impacts; and

5. Allow a reduction in paperwork.
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The Program EIR analyzes, at a general level, the implications of the revised development standards and
policies, including an increase in future development that may occur within the commercial areas of the
Town. In this way, decision-makers and the public can get a sense of the overall physical effects of the whole
Project. The purpose of the Program EIR is to focus attention to those aspects of a future project (often a
long-range plan) that could bring about adverse physical impacts. A Program EIR in this way serves as a
foundation for subsequent environmental documentation and/or clearance. CEQA Guidelines Section 15146
indicates that “the degree of specificity required in an EIR will correspond to the degree of specificity
involved in the underlying activity which is described in the EIR....”

The Program EIR identifies and analyzes the potential environmental impacts of the anticipated future
development resulting from the Project's amended development standards and policies as well as
implementation of the Mobility Element Update, and proposes mitigation measures that would reduce those
impacts determined to be significant. With the Program EIR, the Town and the public will be able to
consider the Project in its entirety and the impacts associated with the Project’s revised development
standards and policies and the Mobility Element Update, some of which might be overlooked if considered
on a case-by-case basis. The Program EIR also allows for consideration of broad policy alternatives and their
possible environmental effects in a more exhaustive manner than would otherwise be possible. Optimally,
this process allows for development of program-wide mitigation measures at a stage when the Town has
greater flexibility to deal with basic problems or cumulative environmental impacts, and provides an
opportunity to reduce paperwork. Program-level analysis differs from project-level analysis, which benefits
from detailed, specific plans of a project (i.e., grading, footprint) and usually applies more directly to actual
construction.

Implementation of the majority of the anticipated future development resulting from the Project’s revised
development standards and policies and implementation of the Mobility Element Update will require further
project-level environmental analysis. In addition, some future development activities that require approval
from other agencies may be subject to subsequent CEQA or NEPA review. In addition, if new information
becomes known prior to implementation of an action that could lead to significant impacts, further
environmental analysis would be required.

In addition, alternatives to the Project are presented to evaluate whether there are alternative Project
scenarios that can further minimize or avoid significant impacts associated with the project.

3. COMPLIANCE WITH CEQA

In compliance with the CEQA Guidelines, the Town has provided opportunities for the public to participate in
the environmental review process. During the preparation of the EIR, an effort was made to contact various
Federal, State, regional, and local government agencies and other interested parties to solicit comments and
inform the public of the proposed Project.

a. Draft EIR

The Draft EIR is subject to a 45-day public review period, commencing June 24, 2016 and ending August 8,
2016, by responsible and trustee agencies, members of the public and other interested parties. In
accordance with the provision of Sections 15085(a) and 15087(a)(1) of the CEQA Guidelines, the Town,
serving as the Lead Agency has: 1) published a Notice of Availability of a Draft EIR in The Sheet, a newspaper
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of general circulation, which states that the Draft EIR is available for review at: Town of Mammoth Lakes,
Community & Economic Development Department, 437 Old Mammoth Road, Suite R, Mammoth Lakes,
California 93546; Mammoth Lakes Library located at 400 Sierra Park Road, Mammoth Lakes, CA, 93546; and
on the Town’s website at http://www.townofmammothlakes.ca.gov/ 2) prepared and transmitted a Notice
of Completion (NOC) to the State Clearinghouse; and 3) sent notices to the last known name and address of
all organizations and individuals who have previously requested such notice in writing. Proof of publication
is available at the Town. All comments on the Draft EIR should be addressed to:

Sandra Moberly, Community & Economic Development Manager
Town of Mammoth Lakes

Community and Economic Development Department

437 0ld Mammoth Road, Suite R

Mammoth Lakes, California 93546

Or via email at: smoberly@townofmammothlakes.ca.gov

Any public agency or members of the public desiring to comment on the Draft EIR must submit their
comments in writing to the Town prior to the end of the public review period. Upon the close of the public
review period, the Town will then proceed to evaluate and prepare responses to all relevant written
comments received from both citizens and public agencies during the public review period.

The Final EIR will consist of the Draft EIR, corrections and additions to the Draft EIR, responses to comments
addressing concerns raised by responsible agencies or reviewing parties and a mitigation monitoring and
reporting program. After the Final EIR is completed, and at least 10 days prior to its certification, a copy of
the response to comments on the Draft EIR will be provided or made available to all commenting parties.

b. Initial Study

In accordance with Section 15063(a) of the CEQA Guidelines, prior to preparation of the Draft EIR, the Town
prepared an Initial Study. The Initial Study determined that a number of environmental issue areas may be
impacted by Project implementation. As a result, the Initial Study determined that this Draft EIR should
address the Project’s potentially significant impacts on a variety of environmental issue areas.

The EIR focuses primarily on changes in the environment that would result from the Project. The EIR
identifies potentially significant impacts resulting from Project implementation and provides measures to

mitigate potential significant impacts. This EIR addresses impacts in the following areas:
= Aesthetics; = Noise;
= Air Quality; = Population/Housing;
= Biological Resources; = Public Services (fire protection, police

rotection, schools, parks and recreation, and
= Cultural Resources; F’b i ) ' P ’
ibrary services);

=  Forestry Resources;
y ®= Transportation/Traffic; and

®  Greenhouse Gas Emissions;
= Utilities and Service Systems (water,

®= Land Use/Planning wastewater, stormwater, and solid waste)
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Based on the Initial Study, issues for which no significant impacts are anticipated to occur are addressed in
Chapter 6, Other Environmental Considerations, contained in this EIR.

c. Notice of Preparation and Scoping Meeting

Pursuant to the provision of Section 15082 of the CEQA Guidelines, the Town circulated a Notice of
Preparation (NOP) to public agencies, special districts, and members of the public for a 30-day period
commencing May 29, 2015 and ending June 29, 2015. The purpose of the NOP was to formally convey that
the Town is preparing a Draft EIR for the Project, and to solicit input regarding the scope and content of the
environmental information to be included in the EIR. The Initial Study was circulated with the NOP.

As part of the NOP, the Town advertised a notice of public scoping meeting for the Project. The meeting was
held during the regularly scheduled Planning and Economic Development Commission Meeting on
Wednesday, June 10, 2015, in the Town’s Council Chambers located within the Minaret Village Shopping
Center at 437 Old Mammoth Road, Suite Z, Mammoth Lakes, California 93546. The meeting was held with
the specific intent of affording interested individuals/groups and public agencies to assist the lead agency in
determining the scope and focus of the EIR as described in the NOP and Initial Study.

The NOP/Initial Study was distributed for 30 days to various public agencies in order to receive input as to
the scope and content of the environmental information to be provided in this EIR. Comments were received
from State Clearinghouse, California Department of Transportation (CalTrans), California Department of Fish
and Wildlife, Regional Water Quality Control Board, Mammoth Lakes Fire District, Mammoth Community
Water District, and Mammoth Lakes Housing. The NOP, Initial Study, comments received on the NOP, and
the minutes from the June 10, 2015 Planning and Economic Development Commission Meeting are provided
in Appendix A, Initial Study/Notice of Preparation/NOP Comment Letters/Minutes, of this EIR. The NOP
comments are summarized in the Executive Summary under the section entitled Areas of Controversy and
Issues to be Resolved.

d. Incorporation by Reference

CEQA Guidelines Section 15150 provides for an EIR to incorporate by reference all or portions of another
document. The following two certified EIRs are hereby incorporated by reference into this document:

Final Program EIR - Town of Mammoth Lakes Trail System Master Plan Project, September 2011
State Clearinghouse No. 2010111013

Final Program EIR - Town of Mammoth Lakes 2005 General Plan Update, May 2007
State Clearinghouse No. 2003042155

These documents are available for public review during normal business hours at the Community and
Economic Development Department office at 437 Old Mammoth Road, Suite R, Mammoth Lakes, California.
The Trail System Master Plan EIR is relevant as trails are part of the Mobility Element Update and thus
previous analyses are relevant to that portion of the Mobility Element Update. The General Plan Update EIR
is relevant in that the EIR evaluated Townwide buildout under the General Plan that was adopted in 2007.
Information from these two EIRs is summarized as relevant. For example, the history described in the
cultural resources existing conditions has not changed. However, other issue areas, such as traffic, are based
on new technical studies. Mitigation Monitoring and Reporting Programs (MMRPs) were adopted for the
General Plan Update and the Trail System Master Plan. As such, the Town is currently implementing these
mitigation measures. Therefore, these measures are provided in each of the sections in Chapter 4 of this EIR
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and used as relevant to reduce potential impacts. It is envisioned that at the end of this EIR process for the
Project, a comprehensive MMRP will be prepared for the Town’s use.

4. FORMAT OF THE EIR

The EIR includes eight chapters as well as appendices, which are organized as follows:

Executive Summary. This section presents a summary of the proposed Project and alternatives, potential
impacts and mitigation measures, and impact conclusions. This section also summarizes the issues raised in
the NOP comment letters regarding the scope and content of the EIR under the “Issues Raised During Notice
of Preparation Process” subheading.

1. Introduction. This chapter provides: a description of the purpose of the EIR; CEQA compliance
information relative to the proposed Project and the EIR; a brief overview of the environmental
review process; and, outlines the organization of the EIR.

2. Project Description. This chapter describes the project location, project details and the Town'’s
overall objectives for the Project.

3. Basis for Cumulative Analysis. This chapter contains a list of related projects anticipated to be
built within the project vicinity.

4. Environmental Impact Analysis. This chapter contains the environmental setting, Project and
cumulative impact analyses, mitigation measures, and conclusions regarding the level of significance
after mitigation for each of the following environmental issues: Aesthetics, Forestry Resources, Air
Quality, Biological Resources, Cultural Resources, Greenhouse Gas Emissions, Land Use and Planning,
Noise and Vibration, Population/Housing, Public Services, Transportation/Traffic, and Utilities and
Service Systems.

5. Alternatives. This chapter evaluates the environmental effects of the Project alternatives, including
the No Project Alternative. It also identifies the environmentally superior alternative.

6. Other Mandatory CEQA Considerations. This chapter includes a discussion of issues required by
CEQA that are not covered in other sections. This includes unavoidable significant impacts, impacts
found not to be significant, irreversible environmental changes, potential secondary effects caused by
the implementation of the mitigation measures for the Project, and growth inducing impacts.

7. List of Preparers. This chapter lists all of the persons, public agencies, and organizations that were
consulted or contributed to the preparation of this EIR.

8. References. This chapter lists all the references utilized in preparation of the EIR.

This EIR includes the environmental analysis prepared for the project and appendices as follows:

= Appendix A - Initial Study/Notice of Preparation/NOP Comment Letters/Minutes
= Appendix B - Air Quality Worksheets

= Appendix C - Greenhouse Gas Emissions Worksheets

= Appendix D - Noise Worksheets

=  Appendix E - Public Services

= Appendix F - Traffic Study
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2.0 PROJECT DESCRIPTION

INTRODUCTION

The Town of Mammoth Lakes (Town) is proposing the following General Plan Land Use Element
Amendments focused on revisions to the development standards for the commercial areas:

1. Changing the allowable intensity of development within commercially designated and zoned areas to
require a minimum 0.75 FAR and allow up to 2.0 FAR and removal of units and rooms per acre;

2. Revisions to the boundaries of commercially designated land in the Land Use Element to match
current commercial zoning;

3. Changing Land Use Element policy and text associated with regulating population growth from a
People At One Time (PAOT) approach to an impact assessment based approach as well as a change in
the buildout methodology; and,

4. Deleting Land Use Element Community Benefits Incentive Zoning (CBIZ) and modifying Transfer of
Development Rights (TDR) policies.

The Town is also proposing Zoning Code Amendments associated with Item 1. above, regarding commercial
development standards so that the Zoning Code is consistent with the General Plan. In addition, consistent
with assumptions in the buildout projections, the Town proposes a Zoning Code Amendment to allow 75
percent of the ground floor to be used for units or rooms (and other non-active uses) retaining the
commercial uses along Primary and Secondary Active Frontages.

In addition, the Town is proposing to adopt and implement a Mobility Element Update. The Mobility
Element Update addresses the two key concepts that are a focus of the 2007 General Plan: the triple-bottom
line, which is the community’s social, economic, and natural capital, and “feet-first” transportation, which
emphasizes and prioritizes non-motorized travel first, public transportation second, and vehicle last.

Collectively, for purposes of CEQA, the Land Use Element and Zoning Code Amendments and the Mobility
Element Update, reflect the Project.

1. REGIONAL SETTING AND PROJECT AREAS

The Town of Mammoth Lakes, a mountain resort community, is located in southwestern Mono County (see
Figure 2-1, Regional and Project Vicinity Map). The Town is situated in California’s Eastern Sierra region and
is located approximately 300 miles north of Los Angeles, 170 miles south of Reno, Nevada and 35 air miles
southeast of Yosemite Valley. Neighboring counties include: Alpine County to the north, Inyo County to the
south, Fresno County to the southwest and Madera County to the west.

The Town's Municipal Boundary encompasses approximately 24 square miles; however, all but
approximately four (4) square miles of this, defined by the Town’s Urban Growth Boundary (UGB), are public
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lands administered by the United States Department of Agriculture Forest Service, Inyo National Forest
(USFS).*

a. Land Use Element and Zoning Code Amendments

The specific Project Areas for the Land Use Element and Zoning Code Amendments, as numbered above, are
described below:

1.and 2. The Project Area for the allowable intensity of development within commercially
designated and zoned areas consists of approximately 122 acres designated in the
General Plan as Commercial 1 (C-1) and Commercial 2 (C-2) within the UGB (see
Figure 2-2, Project Area for Land Use Element and Zoning Code Amendments). These
areas are zoned Mixed Lodging Residential (MLR), Downtown (D), and Old Mammoth
Road (OMR). The C-1 and C-2 areas are located generally along Main Street and Old
Mammoth Road. The portion of the Project Area along Main Street (State Route 203)
extends from the Town’s boundary on the east to an area just east of Minaret Road. The
portion of the Project Area along Old Mammoth Road extends from SR 203 to just south
of Chateau Road.

3. The Project Area for the shift from a People At One Time (PAOT) approach to an Impacts
Assessment approach is the land within the UGB.

4. The Project Area relative to the General Plan amendments regarding CBIZ and TDR is the
commercial lands within the UGB.

b. Mobility Element Update

The Planning Area for the Mobility Element Update is shown in Figure 2-1 and is the same as the area for the
General Plan. Regional access to the Town is provided via U.S. Highway 395, a state scenic highway which
lies approximately three miles west of town. U.S. Highway 395 is the major surface transportation corridor
in the Eastern Sierra region and primary inter-regional route connecting systems across four states. The
Town is served primarily by State Route 203, which connects U.S. Highway 395 to the Town. State Route
203 traverses the developed part of town ending at Minaret Vista, west of the Mammoth Mountain Ski Area
(MMSA). Air access to the Town is also available through the Mammoth Yosemite airport.

2. BACKGROUND
a. 2007 General Plan

A general plan is a state-required document (Government Code Section 65300) that consists of a statement
of development policies for development of a particular city or county (e.g., the Town of Mammoth Lakes).
The General Plan expresses the Town'’s vision for its future and guides both long-term and day-to-day Town
actions and decisions. The General Plan guides the level and type of development of land and infrastructure

' The UGB is split into two non-contiguous areas. The primary UGB surrounds the Town’s residential and commercial development

and has an area of 4.0 square miles. Another UGB surrounds the airport and has an area of 0.3 square miles. Areas for all
boundaries were calculated using the Town’s GIS database.
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that will achieve the Town's physical, economic, social, and environmental goals. The General Plan consists
of individual sections, or “elements,” that address specific areas of concern, and also embody a
comprehensive and integrated planning approach for the jurisdiction.

The Town of Mammoth Lakes completed a comprehensive update of the General Plan in 2007. The General
Plan includes goals, policies, and actions relative to land uses and transportation within the Municipal
Planning Area and more specifically within the UGB. As indicated above, the C-1 and C-2 land use
designations constitute the Land Use Element and Zoning Code Amendments Project Area and are located
generally along Main Street and Old Mammoth Road. The C-1 designation allows medium-scale, commercial
mixed uses. The base density for residential uses is six (6) dwelling units to a maximum of 12 dwelling units
per acre and a maximum of 40 hotel rooms per acre. Policy L.5.G of the 2007 General Plan allows an increase
in density in the C-1 and C-2 Designations to no more than twice the maximum hotel room density, for hotel,
motel, and similar transient lodging projects that specifically enhance the tourism, community, and
environmental objectives of the Town. Thus, Policy L.5.G allows a maximum of 80 hotel rooms per acre with
the provision of amenities, services, and/or environmental benefits above and beyond those required to
meet the incremental demands of the project. The C-1 area is intended to create a transition zone to the
more intensive C-2 and North Village areas. The C-2 designation allows for medium- and large-scale
commercial mixed uses. The density of development is the same as in the C-1 area. Intended uses include
retail and office space for services as well as visitor lodging and residential uses.

b. 2014 Zoning Code Update

The Town’s Zoning Code is the tool used to implement the General Plan. The Town updated the Zoning Code
to be consistent with the 2007 General Plan pursuant to State law, which requires consistency between the
General Plan and the Zoning Code. Town Council initiated the Zoning Code Update (ZCU) with the goal of
incorporating the 2007 General Plan into the Zoning Code, promoting sustainability in town, promoting
quality and design, as well as cleaning up and modernizing the Town’s zoning regulations in an effort to
provide a streamlined and user-friendly set of standards that would clearly establish the type of permitted
development (and permit process) while supporting the Community Vision set forth in the 2007 General
Plan.?

During the course of the ZCU, a proposal was made to regulate the intensity of development in the two
commercially designated areas in the Town by using only a floor area ratio (FAR) approach, rather than
continuing the use of a limitation on units or rooms per acre.”> FAR is the relationship of the building square
footage to the lot area. The purpose of using FAR is to allow greater flexibility within a development. The
ZCU adopted by the Town Council in May 2014 allows for a 2.5 FAR in C-1 and C-2 designated areas, and
retains the rooms/units per acre limitation in the MLR, D, and OMR districts.

The 2007 General Plan establishes the following Community Vision: “Surrounded by uniquely spectacular scenery and diverse four-
season recreational opportunities, the community of Mammoth Lakes is committed to providing the very highest quality of life for
our residents and the highest quality of experience for our visitors.” The General Plan provides seven items on which Mammoth Lakes
provides a high value in order to achieve this Community Vision. The seven items address, sustainability; being a great place to live
and work; provision of adequate housing; being a premier, year-round resort; protecting the natural environment; design and
development that complements the mountain setting; provision of transportation options (p. 7 of the 2007 General Plan).

The General Plan envisioned the use of a FAR as it states in the C-1 and C-2 descriptions: “A minimum floor area ratio and amount of
commercial uses will be established in the Zoning Code.”
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c. FAR Analysis

As indicated above, the Town'’s Zoning Code, consistent with the General Plan, currently allows an FAR of 2.5
with a limit of 12 residential units per acre and 40 lodging rooms per acre in C-1 and C-2 designated areas,
and in the MLR, D, and OMR zoning districts. However, during the course of the ZCU, a proposal was made to
use FAR alone to regulate the intensity of development in areas designated C-1 and C-2 in the General Plan.
Thus, the Town undertook an FAR analysis in order to evaluate buildout in these areas with an FAR only
limitation.

The methodology used to determine potential buildout using FAR with no unit or room cap required four
steps: 1) conduct a land use inventory; 2) identify opportunity sites; 3) determine potential future use; 4)
calculate potential buildout based on a set of assumptions developed with input from research conducted
with architects, developers, and other jurisdictions, and review of Town documents.

First, a land use inventory was conducted of the C-1 and C-2 designated lands to identify parcels where
development would likely occur within the timeframe of the General Plan. Next, potential future uses and
buildout potential for these parcels was determined, including commercial square footage, number of
dwelling units, and number of hotel rooms.

The FAR analysis was an iterative process that began with an assumed FAR of 2.5. After reviewing various
iterations of potential buildout using a 2.5 FAR, comparing the numbers with other Town projections, and
gaining input from the Town’s traffic consultant, it was determined that a 2.5 FAR would result in
substantially higher than anticipated buildout projections that were not considered appropriate or feasible
for the Town. Accordingly, a determination was made to evaluate a lower FAR of 2.0.

The findings of the FAR analysis indicated that a 2.0 FAR could result in an increase in residential density
within the MLR, D, and OMR zoning districts if development were to occur to the maximum allowable FAR.
The findings of the FAR analysis with regard to lodging were that the 2.0 FAR could result in development
that would be within the maximum intensity of 80 rooms per acres, assuming the provision of community
benefits, which is allowed by the current regulations. Previously commercial (i.e., retail, service or office)
development was limited by setbacks, heights, lot coverage, etc. Consistent with current assumptions for
buildout in the Town and with existing levels of development, the average commercial development is
assumed to have an FAR of about 0.25. Thus, the 2.0 FAR could result in a potential increase in commercial
floor area within the MLR, D, and OMR districts.

The conclusions of the study were that the change to a maximum of 2.0 FAR with no cap on the density of
units or rooms could result in an increase in the potential buildout that could occur within the Project Area.
More specifically, an increase in the residential density (i.e., residential units per acre), could occur
compared with the allowable development under the current regulations, which are based on the maximum
number of units or rooms per acre.* In addition, commercial square footage, including retail, service, and
office floor area, would be greater than under the current regulations. Based on the conclusions of the study,
the Town elected to pursue adoption of a FAR only limitation on commercial development with a 2.0 FAR,

Given the Town’s direction to shift to an impacts approach, as discussed below, the change in the development standards are not
equated with population (transient and/or non-transient).

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
SCH No. 2015052072 2'6



June 2016 2.0 Project Description

along with associated environmental review. The Town also elected to add a minimum FAR requirement of
0.75 FAR.®

d. People At One Time (PAOT)/Impact Assessment Policies and Buildout

Given the nature of the Town as a mountain resort community, there is a permanent population as well as a
seasonal population. Historically, the approach to assess and limit growth developed by the Town has been
based on a “People At One Time” or PAOT concept. PAOT was established to describe population intensity
and is a unique approach for regulating growth based on the Town'’s specific characteristics. Accordingly,
Policy L.1.A of the General Plan states: “Limit total peak population of permanent and seasonal residents and
visitors to 52,000 people.”

In April 2009 the Town Council adopted the PAOT/Impact Assessment Policies, which included direction to
“(s)hift from PAOT based project evaluation to impact-based evaluation and mitigation.” This shift to monitor
growth through evaluation of the potential impacts of a project relative to the quality of life and the
environment rather than to focus on a particular number of people that could result from development was
based on limitations and difficulties associated with calculating and monitoring PAOT. Under the proposed
approach, rather than using the Town’s PAOT model, which assumes 2.4 persons per permanent resident
and 4.0 persons per transient unit, potential impacts would be assessed on a project-by-project basis
through use of Project Impact Evaluation Criteria (PIEC) and/or environmental review, including but not
limited to evaluations of air quality, including vehicle miles travelled (VMT); biological resources; cultural
resources; geology and soils; hazards; hydrology; land use; noise; public services and utilities, including
water demand; and transportation. An impacts-based approach is intended to help ensure that growth in the
Town would not exceed the carrying capacity of infrastructure or other constraints, such as VMT and water
supply, and that the potential for significant environmental impacts will be identified and mitigated to the
extent feasible.

The proposed Land Use Element Amendments remove the PAOT related policy in order to move forward
with the impact-based assessment rather than PAOT to monitor the Town’s growth. In addition, a change is
proposed in the Town’s methodology for projecting buildout.

Community Benefits Incentive Zoning

Policy L.3.F. of the 2007 General Plan states: “Ensure appropriate community benefits are provided through
district planning and development projects.” More specifically relative to the C-1 and C-2 designations, Policy
L.5.G. of the General Plan allows a doubling of density for hotel, motel, and similar transient lodging projects.
In 2009 the Town Council adopted Resolution 09-55, the Community Benefits/Incentive Zoning policy (CBIZ
policy), which was intended to be a “bridge” between the General Plan and the District Planning work.
Specifically, the CBIZ policy includes the following language:

For purposes of the environmental analysis the maximum FAR is generally used to ensure the evaluation of a worst case analysis. For
example, the maximum FAR would result in greater development and therefore, the greatest number of trips as well as the greatest
amount of noise. In the case of aesthetics the minimum FAR coupled with other development regulations, such as build to lines and
setbacks, would serve to affect the visual character.
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This Community Benefits Incentive Zoning policy is intended as a "bridge” framework, to be
applied to all pending project applications and plan documents until the Town has completed
Community Planning documents and codified them. Once codified, the Town will have
substantially established land use and development policies (including clearly specified limits on
height and density) that implement the Town of Mammoth Lakes General Plan.

CBIZ has been used to allow an increase in density or height, or exceptions to setback requirements. If the
density cap is removed and there is no limitation on density, CBIZ would not be necessary for density
increases. In October 2014, the Town Council eliminated the CBIZ policy adopted by Resolution 09-55.
Therefore, the Land Use Element Amendments propose the deletion of Policy L.5.G., which pertains to the C-
1 and C-2 designations, from the General Plan.

Transfer of Development Rights

Action L.3.H.1. of the General Plan indicates that the Town should prepare a transfer of development rights
ordinance. The FAR regulatory approach would eliminate the density limitations within the Commercial
Zones which would mean that density would lose value, as there would be no density maximums in the
Commercial Zones. Therefore, the Town’s Land Use Element Amendments propose a modification to Policy
L.3.H and the deletion of Action L.3.H.1.

e. Mobility Element Update

The 2007 General Plan includes a Mobility Element as required under state law.® However, after the
adoption of the General Plan, the Town determined that an update of the Mobility Element was necessary.
The primary purpose of the Mobility Element Update is to achieve the overarching goals of the General Plan
with respect to the triple-bottom-line, which is the community’s social, economic, and natural capital, and
“feet-first” transportation strategies, which emphasizes and prioritizes non-motorized travel first, public
transportation second, and vehicle last.

The Mobility Element is closely correlated with and supports the goals and policies of the General Plan Land
Use Element. The Mobility Element provides the general location and extent of existing and proposed major
thoroughfares, transportation routes, and other local transportation facilities in accordance with
Government Code Section 65302(b). Government Code Sections 65302(b)(2)(A) and (B) require the
Mobility Element to plan for a balanced, multimodal transportation network that meets the needs of all users
of street, roads, and highways. “All users” by definition in the statute is “bicyclists, children, persons with
disabilities, motorists, movers of commercial goods, pedestrians, users of public transportation, and seniors.”
This requirement was established as part of Assembly Bill 1358, which is referred to as the California
Complete Streets Act, as well as Caltrans Deputy Directive DD-64-R1, Complete Streets: Integrating the
Transportation System.

While the Draft Mobility Element was completed in October 2011, the Town did not adopt the Mobility
Element Update due to lack of funding for CEQA analysis. In 2013 the Town conducted a study along Main
Street as a result of a decision to transform its Main Street corridor from an auto-dominated state highway
that passes through town into a pedestrian oriented boulevard with downtown character. In February 2014

Government Code §65302(b) uses the term “circulation element”, but the Town’s Mobility Element is intended to, and does, function
as a circulation element.
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the Town accepted the Main Street Plan, which envisions specific changes along Main Street, including an
increase in the intensity of development and the removal of the frontage roads. Properties along Main Street
are designated C-1 and C-2 and therefore would be affected by the changes discussed above regarding the
development standards and the use of an FAR without density caps. Therefore, the Mobility Element Update
was revised to reflect the Main Street Plan.

3. EXISTING CONDITIONS WITHIN THE PROJECT AREAS

The Project Area for the Land Use Element and Zoning Code Amendments comprises the C-1 and C-2
designated properties and the entire Planning Area for the Town is the Project Area for the Mobility Element
Update. Conditions in these Project Areas are discussed below.

a. Land Use Element and Zoning Code Amendments Project Area

The C-1 and C-2 designated lands comprise approximately 122 acres located primarily along SR 203 /Main
Street and Old Mammoth Road. Figure 2-2 shows the Project Area and the area’s relationship to other Town
planning study areas (i.e., District Plans and Main Street Plan). The properties designated C-1, which include
approximately 33 acres of land, are located along Main Street between the North Village District and Mono
Street. The C-2 designation, which includes approximately 89 acres of land, is located primarily along Old
Mammoth Road with a small area around the intersection of Old Mammoth Road and Main Street.

As discussed previously, the C-1 designation allows medium-scale, commercial mixed uses. The base density
for residential uses is six (6) dwelling units to a maximum of 12 dwelling units per acre and a maximum of
80 hotel rooms per acre.” The C-1 area is a transitional zone between the more intensive C-2 and North
Village areas. The C-2 designation allows for medium- and large-scale commercial mixed uses. The density
of development is the same as in the C-1 area. Intended uses include retail and office space for services as
well as visitor lodging and residential uses.

As discussed above and shown in Figure 2-3, Zoning Districts, there are three commercial zoning districts
associated with the C-1 and C-2 designations: MLR, D, and OMR. Generally, the MLR district corresponds to
the C-1 designation while the D and OMR generally correspond to the C-2 designation. There are
approximately 26 acres of land zoned MLR, approximately 45 acres zoned D, and approximately 51 acres
zoned OMR.

The lands zoned MLR, D, and OMR are currently developed with a mix of residential units, lodging, and
commercial services for residents and visitors to the Town. There are a few scattered vacant parcels. The
existing uses include retail, restaurants, cinema, equipment rental, storage, laundromat, gas stations, banks,
pet supplies, offices, residences, churches, day care, visitor accommodations, and some construction related
uses. Based on Town data, there are approximately 757 residential units,® approximately 537 lodging units,’
and approximately 1,046,978 square feet of commercial floor area within the Project Area.™

As indicated above, the density within the Commercial Land Use Designations is a base of 40 rooms per acre with the potential for
double density pursuant to General Plan Policy L.5.G.

Residential units - Includes condos, apartments, etc. This category includes all projects that were built according to the 12 units /
acre requirement.
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Main Street serves as the east-west thoroughfare through the Town. Currently, there is a frontage road that
parallels both the north and south sides of Main Street, which creates a large setback for the businesses from
the roadway. Angled parking is provided in pockets along portions of the frontage road. There are areas
with slopes where the properties on the north side of Main Street sit above the road and areas on the south
side that sit below Main Street. There is no sidewalk along Main Street or the frontage road. (In 2014 the
Town Council accepted the Main Street Plan, which identifies changes to the Main Street corridor, which are
incorporated into the Mobility Element Update that is discussed below.)

0ld Mammoth Road runs north-south and intersects with Main Street to form the primary entrance for
visitors into the Town. This area is primarily developed with commercial strip malls geared to the
automobile with large surface parking lots on most parcels fronting the roadway and the buildings set back
from the streets. Residential development is intermixed with commercial development and is primarily
multi-family with a mix of large complexes and smaller 6- and 8-unit buildings. The buildings are low scale,
generally one to two stories in height. Sidewalks are provided on both sides of the street.

b. Mobility Element Update Project Area

As an element of the Town’s General Plan, the planning area for the Mobility Element Update is consistent
with the planning area established for the General Plan, which is shown in Figure 2-1. While the Mobility
Element focuses on the transportation system within the Town’s UGB, connectivity to areas outside of the
UGB, including adjacent public lands and other regional transportation system is also considered.

4. STATEMENT OF OBJECTIVES

Section 15124(b) of the CEQA Guidelines states that a project description shall contain “a statement of the
objectives sought by the proposed project.” In addition, Section 15124 (b) of the CEQA Guidelines further
states that “the statement of objectives should include the underlying purpose of the project.” As set forth by
the CEQA Guidelines, the intent of the proposed Land Use Element and Zoning Code Amendments as well as
the Mobility Element Update is to achieve a sustainable and integrated system of land use and transportation
in the Town of Mammoth Lakes. More specifically, the proposed changes in the development standards and
Mobility Element Update are to:

= (Create flexibility in the development standards in the commercial districts through the removal of
the unit/room cap and the use of a floor area ratio so as to focus on the overall size of a structure;

= (Cluster greater density in the downtown area to reduce vehicle miles travelled;

= (Create a park-once downtown area in which people park their vehicles once and walk throughout the
area thereby reducing congestion and vehicle miles travelled;

= (Create a vibrant and walkable downtown area through the increase of intensity of use and the
reconfiguration of Main Street;

Lodging units - Includes hotels, motels, B & Bs, etc. This category does not include homes or condos that are used transiently or as
second homes. Every room or unit is counted as a whole unit.

Commercial Square Feet - Includes square footage in a structure used for any “commercial” purpose, including retail, office, and
service. “Commercial” is any use that is not Residential or Lodging. This category includes for example, post office, day care,
churches, and storage.

10

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
SCH No. 2015052072 2_10



pY 18 RUIN

T e S ———————

0 600

1,200 Feet

Alpine Cir

viewpoint'Rd

T mm(‘ﬂ‘(

f

Frontage Rd

Joaquin Rd

Lupin St

Mono St

Manzanita Rd

I R

Laurel Mountain Rd

Old Mam

moth Rqg

|
<
D
=
Ei
QD

SierraNeva

Project Area

Zoning District

Mixed Lodging Residential

Old Mammoth Road

- Downtown

L

9SSijerra Park Rd

af
Y
)

[

=)

Blvd™

—

L

Zoning Districts FIGURE

Land Use Element/Zoning Code Amendment and Mobility Element Update 2-3
Source: Microsoft, 2010 (Aerial); PCR Services Corporation, 2014.



2.0 Project Description June 2016

This page is intentionally blank.

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
SCH No. 2015052072 2_12



June 2016 2.0 Project Description

= Establish a progressive and comprehensive multimodal transportation system that serves the needs
of residents, employees, and visitors in a way that is connected, accessible, and safe.

= Promote integration with land use, efficient management of infrastructure, and “greening” measures
to reduce water quality and greenhouse gas impacts associated with vehicle use.

= (Contribute to a healthy economy though the development of an efficient and balanced
transportation system that optimizes the movement of people and goods and efficiently manages
infrastructure and resources.

5. DESCRIPTION OF THE PROPOSED PROJECT

The project consists of several amendments to the General Plan Land Use Element and to the Zoning Code to
change the allowable intensity of development within commercially designated areas to allow up to 2.0 FAR
and to remove units and rooms per acre development standards. The project also includes revisions to the
boundaries of commercially designated land in the Land Use Element to match current commercial zoning
districts. In addition, the project includes changing Land Use Element policy and text associated with
regulating population growth through a People At One Time (PAOT) approach to an impact assessment
based approach, revising the methodology for projecting buildout, deleting Policy L.3.F. related to
community benefits, and modifying Transfer of Development Rights (TDR) policies. In addition, consistent
with assumptions in the buildout projections, the Town proposes a Zoning Code Amendment to allow 75
percent of the ground floor to be used for units or rooms (and other non-active uses) retaining the
commercial uses along Primary and Secondary Active Frontages. Finally, the project includes the adoption
of the Mobility Element Update. The components of each of these changes is discussed below.

a. Land Use Element Amendments

The following section describes the General Plan Land Use Element amendments associated with the change
in the commercial development standards, revisions to the boundaries of commercial designated land,
change in the PAOT approach to and impacts assessment approach, and associated changes regarding CBIZ
and TDR policies.

FAR and Removal of Room and Unit Cap

The General Plan Land Use Element establishes the distribution and intensity of land use within the Town.
The proposed amendments would not change the land use designations or the location of the types of
development within the Town. The proposed amendments modify the intensity of development that could
occur in the C-1 and C-2 designated areas. The amendments would allow up to a 2.0 FAR and would remove
the units and rooms per acre development standard. Therefore, the use of FAR coupled with setbacks,
maximum building heights, parking, and snow storage requirements established in the Zoning Code would
establish the maximum building envelope in which the uses could be contained. The proposed change to a
FAR with no room or unit cap would provide greater flexibility.

With the correction to the Land Use map discussed below, approximately 29 acres of land would be
designated C-1 and approximately 93 acres of land would be designated C-2. As indicated in Table 2-1,
Acreage in the Project Area Within Commercial Zoning Districts By Category, the commercial zoning districts
contain approximately 29 acres zoned MLR; approximately 41 acres zoned D; and approximately 50 acres
zoned OMR.
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Table 2-1

Acreage in the Project Area Within Commercial Zoning Districts By Category

No
District Vacant Intensify/Redevelop Change/Approved Totals
MLR 1.5 3.0 25.4 29.9
D 4.5 15.6 21.2 41.3
OMR 2.3 0.5 48.0 50.8
Totals 8.3 19.1 94.6 122.0

Frontage Road associated with Vacant or Intensify/Redevelop Lands: 2.6 acres (0.9 acres on the north
side of Main Street and 1.7 acres on the south side of Main Street). Therefore, an additional 2.6
acres of land is assumed available for development.

Source: PCR Services Corporation, 2014

For purposes of the environmental analysis, it is assumed that approximately 95 acres or about 78 percent of
the land area within the MLR, D, and OMR zoning districts would not be expected to change. No additional
units or substantial square footage is expected on this acreage because of one of the following factors: the
age and characteristics of the existing development, an existing development approval, historical trends of
development, or economic analysis of development that could be absorbed in the area.'

As shown in Table 2-1, there are approximately eight (8) acres of vacant land within the Project Area, all of
which would be assumed to develop. Approximately 19 acres within the Project Area would likely intensify
or redevelop. Of the approximately 122 acres within the Study Area, approximately 27 acres, or 22 percent
of the land, would be subject to development, redevelopment, or intensification.

In February 2014 the Town accepted the Main Street Plan, which envisions specific changes along Main
Street, including an increase in the intensity of development and the vacation of the frontage road. The
purpose of the Main Street Plan is to transform the Main Street corridor from an auto-dominated state
highway into a pedestrian-first street. A portion of the area evaluated in the Main Street Plan is located
within the Project Area. There are approximately 2.6 acres of land within the frontage road associated with
properties that could develop, redevelop, or intensify. Of the approximately 2.6 acres, approximately 0.9
acres would be located on the north side of Main Street and approximately 1.7 acres would be located on the
south side of Main Street. Because additional development could occur as a result of the vacation of the
frontage road, approximately half of the acreage, or 1.3 acres, was assumed available for mixed-use
development.

Table 2-2, Comparison of Buildout Under Current Regulations and 2.0 FAR, compares the buildout that could
occur in the Project Area under the existing regulations and buildout with a 2.0 FAR. Based on the FAR
Analysis, the potential buildout using an FAR only approach could result in an increase in intensity of uses
within the MLR, D, and OMR zoning districts compared with the buildout that could occur in the MLR, D, and
OMR zoning districts under the current regulations. The 2.0 FAR could result in an estimated 76 rooms per
acre for lodging and approximately 43 to 46 residential units per acre.

' Mammoth Lakes Economic Forecast and Revitalization Strategies, Economic & Planning Systems, Inc., October 2011.
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Table 2-2

Comparison of Buildout Under Current Regulations and 2.0 FAR
(MLR, D, and OMR Zoning Districts)

Change in Buildout

Buildout — Current Potential (Current Regs vs.
Regulations Buildout — 2.0 FAR 2.0 FAR)®
Commercial (Square Feet) 53,136 square feetb 483,154 square feet + 430,018 square feet
Lodging (Rooms) 524 to 1,048 rooms¢ 951 rooms +427 to -97 rooms
Residential (Units) 117 unitsd 430 units + 313 units
Vacation of Frontage Roade 28,957 square feet
40 rooms
23 units

These numbers are the difference between development that could occur under current regulations minus development that could
occur with a 2.0 FAR. This does not provide a net number, which would be deducting the existing square footage.

The Zoning Code currently allows 2.5 FAR in the commercial districts with a limit on the number of rooms or residential units. While
under the current regulations a project could develop 2.5 FAR of commercial floor area, for purposes of this comparison a 0.25 FAR
is used as that relates to the level of development assumed in the Town’s traffic model.

Assumes 40 to 80 rooms/acre; 40 rooms/acre is the base allowable intensity, with up to 80 rooms/acre allowed with the provision of
community benefits.

Assumes 12 units/acre.

Assumes that one-half of the acreage associated with parcels that may develop, redevelop, or intensity could also develop. For
analysis purposes this assumes that an additional 1.3 acres of land would be available for mixed use development as a result of the
vacation of the frontage road. The projections assume that 25% of the square footage would be commercial uses and the 75%
would be split between residential and lodging.

Source: PCR Services Corporation, 2014

Table 2-3, Summary of Proposed Land Use Changes within the Commercial Designations, summarizes the
changes that could occur from the proposed change within commercially designated areas to allow up to 2.0
FAR including the removal of units and rooms per acre development standards.

The 2.0 FAR could result in an increase in intensity within the Downtown area. With the current regulations
that require ground floor commercial space along certain streets, the area would likely be more mixed-use in
nature.” The increase in intensity and requirement for mixed-use development within the Project Area
would likely concentrate the development in a smaller geographic area. This in turn could help to create a
more pedestrian-focused environment and would support the park-once approach in the downtown area.

The proposed General Plan amendments would modify the description of the C-1 and C-2 designations to
reflect the minimum 0.75 FAR and maximum 2.0 FAR and to remove the density/intensity cap. The
following shows the proposed amendments in strikethrough/underline:*

2 For purposes of estimating development associated with 2.0 FAR, the ground floor was assumed to have a minimum of 25 percent

commercial space and up to 75 percent units/rooms depending on the anticipated use.

13 Strikethrough/underline is used to show the deleted and new text. The text shown in strikethreugh is text to be deleted and the text

shown in underline is new text.
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Table 2-3

Summary of Proposed Land Use Changes within the Commercial Designations

Residential Units Lodging Units Commercial Floor Area
Existing 757 unitsa 537 roomsP 1,046,978 square feetc
Proposed 2.0 FAR Net Increase +379 unitsd +920 roomse +341,377 square feetf
Projected Buildout with 2.0 FAR 1,136 units 1,457 rooms 1,388,355 square feet
(Existing + 2.0 FAR Buildout)
Current Regulations Net Increase 43 unitss 453 to 977 roomsh 78,844 square feet!
Projected Buildout Under Current 800 units 990 to 1,514 rooms 1,235,822 square feet

Regulations (Existing + Current
Regulations Buildout)

Net Change (Buildout with 2.0 FAR - +336 units +467 room to -57 rooms +152,533 square feet
Buildout Under Current Regulations)

Residential units — Includes condos, apartments, etc. This category includes all projects that were built according to the 12 units/acre
requirement.

Lodging units — Includes hotels, motels, B & Bs, etc. This category does not include homes or condos that are used transiently or as
second homes. Every room or unit is counted as a whole unit.

Commercial Square Feet — Includes square footage in a structure used for any “commercial” purpose, including retail, office, and service.

“Commercial” is any use that is not Residential or Lodging. This category includes for example, post office, day care, churches, and
storage.

This is a net number which is the projected units minus existing units (430 projected units — 74 existing units = 356 net residential units).
In addition, this includes the 23 residential units that could be developed as a result of the additional developable land from the vacation
of the Main Street frontage road (356 net units + 23 units = 379 units).

This is a net number which is the projected rooms minus existing rooms (951 projected rooms — 71 existing rooms = 880 net rooms). In
addition, this includes the 40 rooms that could occur as a result of the additional developable land from the vacation of the Main Street
frontage road (880 net rooms + 40 rooms = 920 rooms).

This is a net number which is the projected square footage minus existing square footage (483,154 square feet — 170,734 square feet =
312,420 square feet). (This assumes that the existing square footage on parcels that would intensify would remain.) In addition, this
includes 28,957 square feet that could occur as a result of the additional developable land from the vacation of the Main Street frontage
road (312,420 net square feet + 28,957 square feet = 341,377 square feet).

This is a net number which is the projected units under current regulations (12 units/acre) minus existing units (117 projected units — 74
existing units = 43 net units).

This is a net number which is the projected rooms under current regulations (80 rooms/acre) minus existing rooms (524 to 1,048
projected rooms — 71 existing rooms = 453 to 977 net rooms).

This assumes 0.25 FAR on vacant parcels that are considered for mixed use (7.24 acres, as remaining 1.01 acres are assumed to develop
with residential use only). In addition, this assumes the existing non-residential square footage would be replaced at the same intensity
as existing and assumes no increase of commercial square footage on parcels identified for intensification under the 2.0 FAR scenario.

Source: Town of Mammoth Lakes and PCR Services Corporation, 2014

Commercial 1 (C-1) The C-1 designation allows medium-scale, commercial mixed uses. The-base-density

—The minimum floor area 0.75 and the maximum floor area ratio is
2.0. This designation is located along Main Street between the North Village district and Mono Street, and is
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and-a-maximum-offorty {40} hetel roomsperaere: The minimum floor area ratio is 0.75 and the maximum

floor area ratio is 2.0. Intended uses include retall and office space for services as well as visitor lodglng and
residential uses. o ishe

Zoning Code:

Land Use Diagram Amendment

Figure 2-4, Proposed Revisions to the Land Use Diagram, shows the changes to the Land Use Diagram to
correct boundaries of the C-1, C-2 and HDR-1 designations to match the associated zoning. With the
correction to the Land Use map, approximately 29 acres of land would be designated C-1 and approximately
93 acres of land would be designated C-2.

People At One Time Amendment

The project includes an amendment to Policy L.1.A, which limits the PAOT to 52,000 people. Given that the
Town has determined that an impacts-based assessment approach would be more meaningful to ensure that
the projected and proposed growth do not exceed the Town's carrying capacity, the policy would be
amended as follows:

L.1.A. Policy: al-pea 3 3 3 asena and-v
Utilize Project Impact Evaluation Criteria (PIEC) to evaluate the relationship between growth, density, and

population to ensure the balance of economic, social, and environmental factors so as to ensure that
development does not exceed the carrying capacity of the Town.

Community Benefits Incentive Zoning Amendment

CBIZ has been used to allow an increase in density or height, or exceptions to setback requirements. With
the removal of the density cap, CBIZ would not be necessary for density increases. Therefore, the Town’s
General Plan amendments propose a deletion of Policy L.5.G. from the General Plan as follows:

Transfer Development Rights Amendment

Action L.3.H.1. of the General Plan indicates that the Town should prepare a transfer of development rights
ordinance. The FAR regulatory approach would eliminate the density limitations within the Commercial
Zones which would mean that density would lose value as there would be no density maximums in the
Commercial Zones. Therefore, the Town’s General Plan amendments propose a modification to Policy L.3.H
and the deletion of Action L.3.H.1 as follows:
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L.3.H. Policy: Density may be clustered or transferred within clearly articulated distriet-master and; specific
plans to enhance General Plan goals and policies. i

General Plan Build Out

In addition to the amendments discussed above, the discussion regarding buildout in the General Plan (p. 37
of the General Plan) would be revised to remove reference to the PAOT. Table 2-4, Buildout Analysis,
provides the projected buildout using the proposed methodology. With the proposed revision to Policy
L.1.A, replacing the use of PAOT with the PIEC evaluation, the methodology used to project buildout for the
Town needs to be revised. The following, which would replace the discussion on p. 37 of the General Plan,
describes the proposed methodology to determine buildout in the Town.™*

Build Out

The Land Use Element of the General Plan establishes the location and intensity of planned land uses.
Buildout, as described in this General Plan, refers to the maximum number of potential residential units and
maximum amount of commercial, industrial, and non-residential square footage within the Town’s municipal
boundary. The General Plan buildout provides a framework for the future growth of the Town of Mammoth
Lakes. While the buildout projection identifies areas for potential growth and development, it is not
expected that the full buildout will be reached in the 20-year horizon of the General Plan.

The buildout shapes how the town will look and feel and guides municipal infrastructure and facility needs.
The buildout also informs the Town’s Capital Improvement Plan (CIP) that delineates the location and
improvements associated with each public facility. CIPs are prepared based on the buildout information and
are updated over time to reflect changing community conditions. The Development Impact Fee program is
based on the Capital Improvement Plan and the anticipated future infrastructure and facility needs.
Development Impact Fees fund only physical improvements and the General Fund finances operations and
maintenance. Additionally, buildout projections are used by other partner agencies like the Mammoth
Community Water District to inform their future planning of infrastructure and facilities.

The General Plan buildout captures significant population fluctuations caused by the seasonality of the
Town’s economy. Planning for facilities and infrastructure requires an understanding of these population
fluctuations, as demand for some services are created by the permanent population and other demands are
created by peak populations, which include permanent and visitor populations. For example, planning for
facilities such as libraries, schools, and parks is based on the buildout of the permanent population. Utility
planning (for water, sewer, etc.) is based on service usage during peak periods. Air quality limitations
(measured in part by Vehicle Miles Traveled (VMT)) are also based on usage on the Town’s Design Day
which is the 7th busiest winter Saturday.

1" Please see page 37 of the adopted General Plan for the existing Buildout discussion/methodology. Since the proposed text, which is

presented above, is a replacement of the existing text and given the extensiveness of the discussion, the text is not shown in
redline/strikeout.
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June 2016 2.0 Project Description

In the past, the Town used People at One Time (PAOT) as the metric for calculating buildout. After the
General Plan was approved in 2007 using PAOT to calculate buildout, the Town Council reviewed PAOT and
in 2009 adopted Resolution No. 09-22 which approved a shift away from PAOT-based project evaluation to
impact based evaluation and mitigation, reflecting and including the following: The impacts in the 2007
General Plan FEIR Alternative 3: Reduced Development Alternative corresponding to 52,000 PAOT should be
used as benchmarks and standards in evaluating projects and planning documents to acceptable impact
levels. Additionally, in June of 2009 the Town Council adopted Resolution No. 09-34 which further
emphasized the shift away from PAOT and recommended that the General Plan policy setting the peak
population at 52,000 be amended to reflect the shift from PAOT to PIEC. The current buildout calculation
reflects this shift away from counting people. The buildout presented here is based on residential and
lodging units and commercial square footage which is a common practice in California to calculate General
Plan buildout.

Although many different approaches can be used to make buildout projections, any forecast must
acknowledge that because of changing demographics, market and economic conditions, numbers will be
constantly changing. As a part of the update process in 2016, Town staff worked to make the buildout
calculation as clear as possible using objective assumptions, with the goal that the buildout will be easily
replicated in the future. Information from the Department of Finance, the Town’s Development Impact Fee
Population Analysis (July 2015), and the Town’s GIS system, has been used to prepare the buildout
projection.

Policy: The Town shall review and adjust, as needed, the General Plan’s buildout calculations every five
years. If construction of significant commercial/lodging/residential products has not occurred within the
five year period, a summary of construction shall be prepared and included in the General Plan files but a
detailed buildout analysis shall not be required.

Other Amendments

As a result of the proposed amendments discussed above, cleanup of other portions of the General Plan
would be necessary. Appendix A: Action Table and Appendix E: Useful Terms for Understanding the General
Plan would be revised to reflect the changes. For example, the definitions for Community Benefit and PAOT
would be deleted. In addition, the term and definition for Floor Area Ratio would be added.

b. Zoning Code Amendments

The proposed Zoning Code Amendments revise the allowable FAR in the MLR, D, and OMR zoning districts to
reflect the 2.0 FAR that was determined to provide an appropriate level of development through the FAR
Analysis. In addition, the Zoning Code Amendments would remove the unit and room cap that is currently
specified in the code. No change is proposed to other development standards, such as setbacks, height,
parking, and areas for snow removal. Thus, Section 17.24.010, Purpose, of the Zoning Code would be revised
as follows:

Downtown District (D). Downtown (D) District is intended to provide a thriving mix of residential, non-
residential, and lodging uses and a distinctive gateway entry into town, with a focus on ground-level
commercial uses and active frontages. The development standards are intended to concentrate development
along Main Street with a focus on shop front buildings that frame the street and provide an animated,
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pedestrian-friendly enVIronment with high visual quahty The w
maximum FAR is 2.52.0. Ledging-developmen

develepmeﬂt—has—a—ma;ﬂmwn—deﬂs-ktyhef—LZ—u-mts%aeFe—The D zoning dlstrlct is consistent w1th the

Commercial 2 (C-2) land use designation of the General Plan.

0ld Mammoth Road (OMR). The Old Mammoth Road (OMR) District is intended as an arts and culture
district oriented toward medium scale commercial development along Old Mammoth Road, emphasizing
community serving retail, artist galleries, office and service uses. It is intended to encourage a mix and
intensity of uses in a pedestrian-scaled environment at a scale and form that is appropriate to its
neighborhood context and ad]acent residential uses and forms The minimum floor area ratio is 0.75 and the
maximum FAR is 2:52.0. bLedgingdevelopmer den e
develepmeﬂt—has—a—ma;ﬂmemq—densw;r—ef—ﬂ—&mts%aepe—The OMR zoning dlStI‘lCt is consistent with the

Commercial 2 (C-2) land use designation of the General Plan.

Mixed Lodging/Residential (MLR) District. The Mixed Lodging/Residential (MLR) District is intended to
allow one or more of a variety of lodging, residential, and non-residential uses to encourage a mix of uses and

empha51ze transient occupancy The minimum floor area ratio is 0 75 and the maximum FAR is 2%2 0.

deﬂs+t-yhef—1—2—u-n+ts7iaepe—The MLR zoning district is consistent w1th the Commerc1al 1 (C 1) land use
designation of the General Plan.

In addition, text would be added to Section 17.24.010 to clarify that while a maximum 2.0 FAR would be
allowed, there are other development standards that must be met on a parcel. The 2.0 is considered a
maximum allowable FAR and is not “by right” and may not be achieved on all parcels given site constraints
and compliance with other standards. The proposed addition to the Zoning Code is as follows:

A. The permissible Floor Area Ratio (FAR) for a particular project or parcel will be affected b

applicable design requirements; height, setback, snow storage, parking, and stepback requirements;

and other development and dimensional standards. Accordingly, the maximum theoretically
possible FAR is not achievable in some instances. Nothing in this Zoning Code or in the Town’s

General Plan waives any design requirement or excuses compliance therewith, or entitles any
applicant, project, or parcel to receive the maximum theoretically possible FAR.

The Town also proposes an amendment to the Specific Limitations listed at the end of Table 17.24.020:
Allowed Uses and Permit Requirements for Commercial Zoning Districts, of the Zoning Code to revise the
uses that are allowed on the ground floor. Rather than require that the entire ground floor be occupied by
commercial uses and consistent with the assumptions used in the FAR Analysis, the amendment would
require uses along the street frontage to activate the street within a minimum depth of the building. The
proposed amendment to Note 1 of Table 17.24.020 is as follows:
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Table 2-4

Buildout Analysis

Total
Assumed Density New Commercial
Existing and Intensity for Commercial and Industrial
Total Land Vacant Land Commercial and Future New Future and Industrial Total Units at Total Population (sq ft) at
Land Use Designation/Proposed Maximum DU/AC and FAR Area (acres) * Area (acres) * Existing Units®  Industrial (sq ft) © Development* Units ° ¢ (sq ft) © Buildout ° at Buildout | Buildout
Existing Assumptions Buildout Projections
RESIDENTIAL
Low-Density Residential 1 (LDR-1) - 2 DU/AC 208 61 287 - 2DU/AC 122 N/A 409 1,419 N/A
Low-Density Residential 2 (LDR-2) - 4 DU/AC 384 69 1,569 - 4DU/AC 276 N/A 1,845 6,402 N/A
High-Density Residential 1 (HDR-1) - 6-12 DU/AC 112 36 692 - 12 DU/AC 604 N/A 1,296 4,497 N/A
High-Density Residential 2 (HDR-2) - 6-12 DU/AC, 36 rooms/AC 263 12 3,886 - 12 DU/AC 144 N/A 4,030 13,984 N/A
Resort (R) - 6-8 DU/AC, 12-16 rooms/AC 12 554 292 1,719 65,175 N/A 1,943 305,675 3,662 12,707 370,850
COMMERCIAL, INDUSTRIAL, AND INSTITUTIONAL PUBLIC
Commercial 1 (C-1) - 0.75 - 2.0 FAR 14 32 2 226 24,984 2.0 FAR 180 1,857 406 1,409 26,841
Commercial 2 (C-2) - 0.75 - 2.0 FAR 14 90 8 559 1,021,994 2.0 FAR 659 339,520 1,218 4,226 1,361,514
Industrial (I) 9 10 68 68 2 296,941 N/A - 196,606 2 2 493,547
Institutional Public (IP) 11 218 30 36 - 4 DU/AC 193 N/A 229 795 N/A
SPECIFIC PLAN
Clearwater Specific Plan (CSP) - 80 rooms/AC 7 6 N/A 74 11,948 80 rooms/AC 170 41,500 244 845 41,500
North Village Specific Plan (NVSP) 7 13 57 29 599 131,033 1,359 1,359 3,967 1,958 6,794 135,000
OTHER
Airport (A) 192 N/A N/A 7,250 N/A N/A 40,000 N/A N/A 40,000
Open Space (0S) 317 N/A N/A N/A N/A N/A N/A N/A N/A N/A
National Forest (NF) 12,837 N/A 259 350,234 N/A N/A N/A 259 899 N/A
TOTAL 15,337 607 9,908 1,909,559 N/A 5,650 889,125 15,558 53,980 2,469,252
a Acres are given as adjusted gross acreages rounded to the nearest acre, which do not include right-of-ways.
b Consistent with Zoning Code Section 17.32.110.C.7 a hotel room is considered one-half of a unit.
¢ Includes all non-residential uses including post office, office uses, day care, retail, industrial, etc.
d Residential density is expressed as dwelling units per acre and commercial intensity is expressed as floor area ratio (FAR), which is the amount of building square feet in relation to the size of the lot.
e Includes 172 units within the HDR-1 land use designation achieved through a Town or State density bonus.
f  The total population number includes all residents/visitors in town with 100 percent occupancy. The vacancy rate fluctuates in town between a year-round vacancy rate of 72% to a seasonal vacancy rate of 10% (Tishler Bise DIF Report 2015). Assuming the seasonal vacancy rate the
maximum population in town at buildout would be 48,582.
g The total number of units and square footage of retail and nonretail uses for Specific Plans were taken directly from the approved land use plans associated with each Specific Plan document.
Source: Town of Mammoth Lakes, 2016
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Table 17.24.020: Specific Limitations:

A , - , - Limited to no
more than 75% of the ground floor area when located along Primary and Secondary Active
Frontages. A minimum of 25% of the ground floor area shall be occupied by uses permitted by
right or by Administrative Permit (i.e. active uses) and shall occupy the building or structure’s
frontage for a minimum depth of 20 feet (Administrative Permit required for depths less than 20
feet).

c. Mobility Element Update

The Mobility Element is a component of the General Plan and guides the Town’s investment and decision-
making for transportation and accessibility improvements to the Town'’s system of roads, sidewalks, paths,
bike lanes, trails, parking, and public transit. The Mobility Element Update establishes the Town'’s goals,
policies, and actions necessary to achieve a progressive and comprehensive multimodal transportation
system that serves the needs of residents, employees, and visitors in a way that is connected, accessible, and
safe.

The Mobility Element Update involved research on emerging and practical transportation and land use
principles, coordination with agencies that have jurisdiction within the defined planning area and immediate
surrounding area (i.e., California Department of Transportation and Inyo National Forest (U.S. Forest
Service) as well as other stakeholders, such as the Great Basin Unified Air Pollution Control District
(GBUAPDC), Eastern Sierra Transit Authority (ESTA), United States Forest Service (USFS), Mammoth
Mountain Ski Area (MMSA), and Mono County Local Transportation Commission (MCLTC). In addition,
public participation played an important role in the development of the Mobility Element Update. Broad-
based public outreach and community engagement was conducted to solicit feedback and input from the
public about mobility issues and needs and to discuss potential solutions and priorities. Participation from
all sectors of the community, including permanent residents, visitors, second home-owners, and other
agencies and organizations, was encouraged. The Town provided a series of transportation-specific input
opportunities, including two workshops, one all day open house, two “roadshow” trolley tours of the major
transportation corridors, and an internet-based survey.

The framework of the Mobility Element Update reflects two key concepts that are a focus of the General Plan:

=  The Triple-Bottom-Line - The community’s social, economic, and natural capital, and

= “Feet-first” Transportation - emphasizes and prioritizes non-motorized travel first, public
transportation second, and vehicle last.

The following are principles that guide the Mobility Element and help achieve the overarching goals of the
General Plan:

=  Complete streets: Serve all users and all abilities through bicycle, pedestrian, and vehicle
infrastructure;

= Safety: A safe and accessible system is fundamental;

= Environment: Improve air quality, water quality and slow climate change;

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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=  Management: Transportation infrastructure is an expensive and limited resource;

= Context-sensitive design: Design follows function, character, and environment;

= Public spaces and places: Streets are an important part of “place-making”;

®= Community health: Improving transportation improves health;

= Affordability: Integration of housing and transportation planning can influence affordability; and

= Economy: Efficient transportation supports a strong economy.

The Mobility Element Update provides the framework for the Town’s existing and future multimodal
transportation system. The future multimodal transportation system will be progressive and comprehensive
and will serve the various needs of residents, employees, and visitors in a way that is connected, accessible
uncongested, and safe. The Mobility Element Update provides detailed guidance for each mode of
transportation, including pedestrian, bicycle, transit, and vehicle. The Mobility Element Update is divided
into sections addressing each mode of transportation. Each section includes a series of goals, policies, and
actions that establish the framework necessary to address transportation needs and to make positive
progress toward creating a sustainable and attractive transportation system consistent with the general
Plans triple-bottom-line and feet-first concepts.

The Complete Streets section of the Element synthesizes all components of the transportation system and
recognizes that streets must provide appropriate infrastructure for pedestrian, bicycle, and vehicle uses.
Additionally, complete streets provide unique public spaces and the opportunity to enhance the character
and quality of life in the Town. The Mobility Element recognizes that increasing the overall capacity of the
system, by emphasizing improvements that reduce vehicle trips and focus on feet-first travel will be
necessary.

The Mobility Element Update contains goals, policies, and action items for each of the following sections:

=  Complete Streets
= Vehicle

= Pedestrian

= Bicycle
= Transit
= Parking

= Travel Demand Management
= Regional and Interregional Transportation
To carry out its primary objectives, the Mobility Element Update identifies the improvements to the local and

regional transportation systems. Figure 2-5, Complete Streets, shows the street improvements that are
proposed in the Mobility Element Update, which include the following:
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= Main Street Reconfiguration — The Main Street Plan includes the vacation of the frontage roads and
conversion to a four-lane cross-section with a center median and turn pockets. Implementation
would likely be phased. Preliminary phases to provide basic infrastructure and pedestrian access
would be constructed by the Town with major capital works being driven by new development on
Main Street.

= USFS Property Connections - Provides connections within the USFS lands on the north side of Main
Street. These connections would provide improved connectivity on the north side of Main Street and
would be considered with potential future USFS development plans.

= Thompsons Way - Creates a new north-south street connection between Main Street and the Sierra
Nevada Road Extension, parallel to Sierra Park Road that would provide access to the new
courthouse, Mammoth Hospital , schools, and future civic center development.

= Tavern Road Extension - Extends Tavern Road to the east, which connects to Thompsons Way. The
extension would primarily serve Mammoth Hospital and potential future development of the Civic
Center parcel south of the new courthouse.

= Sierra Nevada Road Extension - Extends Sierra Nevada Road to the east to connect to the new
Thompsons Way. This connection would create an additional east-west connection parallel to
Meridian Boulevard near the schools and hospital.

= Shady Rest Site Connections — Provides connections within the Shady Rest Site between Center
Street, Tavern Road, Dorrance Drive, and Chapparal Road/Arrowhead Drive. These connections
would improve east-west and north-south connectivity in the center of town and would likely occur
with development of the Shady Rest Site.

= (Callahan Way Extension - Extends Callahan Way south to Dorrance Drive. This connection would
provide improved access to Main Street from the Sierra Valley neighborhood and would likely occur
with development of Sierra Star (Lodestar).

= 7B Road (Sierra Star Connector) - Connects Minaret Road to East Bear Lake Drive as well as to Main
Street. This connection would provide required access to the future (approved) Mammoth Crossing
and Tanavista projects as well as to Sierra Star (Lodestar). This connection would also provide
enhanced emergency access to the Holiday Haus (approved) and the Chutes properties. This
connection would likely occur with development of Sierra Star and Mammoth Crossing.

The Mobility Element Update identifies opportunities for new signals and roundabouts throughout Town.
The location and implementation of these facilities will be carefully evaluated for public benefit and cost
effectiveness as a traffic management facility.

6. APPROVALS AND PERMITS

The Town of Mammoth Lakes is the lead agency under CEQA for the General Plan and Zoning Code
Amendments as well as the adoption of the Mobility Element Update. The Mammoth Lakes Town Council
will have final discretion over the General Plan and Zoning Code Amendments as well as the Mobility
Element through adoption of these documents. No other approvals would be required.
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3.0 BASIS FOR CUMULATIVE ANALYSIS

The California Environmental Quality Act (CEQA) requires that EIRs analyze cumulative impacts. As defined
in CEQA Guidelines Section 15355, a cumulative impact consists of an impact which is created as a result of
the combination of the project evaluated in the EIR together with other foreseeable projects causing related
impacts in the vicinity of the Project. The cumulative impact is the change in the environmental impact that
results from the incremental effect of the project when added to other past, present and future probable
projects. CEQA Guidelines Section 15130(a) states that an EIR must discuss cumulative impacts of a project
when the project's incremental effect is cumulatively considerable, as defined in Section 15065(c)(a)(3).
Where a lead agency is examining a project with an incremental effect that is not "cumulatively
considerable," a lead agency need not consider that effect significant, but must briefly describe its basis for
concluding that the incremental effect is not cumulatively considerable. However, an EIR should not discuss
impacts which do not result in part from the project evaluated in the EIR. Furthermore, when the combined
cumulative impact associated with the project's incremental effect and the effects of other projects is not
significant, the EIR must briefly indicate why the cumulative impact is not significant and is not discussed in
further detail in the EIR. A lead agency must identify facts and analysis supporting the lead agency's
conclusion that the cumulative impact is less than significant.

In addition, CEQA Guidelines Section 15130(b) indicates that the analysis of cumulative impacts shall reflect
the severity of the impacts and the likelihood of occurrence, but the discussion need not provide the same
level of detail as is provided for the impacts attributable to the project alone. Instead, the discussion of
cumulative impacts is guided by the standards of practicality and reasonableness, and should focus on the
cumulative impact to which the identified other projects contribute rather than the attributes of the other
projects which do not contribute to the cumulative impact.

For an adequate discussion of significant cumulative impacts, the CEQA Guidelines (Section 15130(b)(1)(A)
and (B)) allow an environmental impact report to determine cumulative impacts and reasonably foreseeable
growth based on either of the following methods:

= Alist of past, present, and probable future projects producing related or cumulative impacts; or

= A summary of projections contained in an adopted general plan or related planning document, or in a
prior environmental planning document which has been adopted or certified, which described or
evaluated regional or area-wide conditions contributing to the cumulative impact.

For the purposes of the cumulative impacts analysis for the Project, the Town has opted to use a list of past,
present, and probable future projects as well as buildout anticipated under the Town’s General Plan.
Table 3-1, Cumulative Projects List, provides the list of 26 projects that have been approved and are under
construction and/or pending construction. Figure 3-1, Cumulative Projects Map, shows the location of the
26 cumulative projects. Although the projects listed in Table 3-1 serve as the primary bases for evaluation of
cumulative impacts, the cumulative projects may vary among certain environmental issues, as the
geographic contexts of certain issue areas may vary. However, in most of the analyses because the Project is
long-range in nature, the cumulative analysis is based on the projected General Plan buildout.
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Table 3-1
Cumulative Projects List
Residential Hotel Hotel Commercial
No. | Project Name/Description Address Units Units Bedrooms square feet
1 | Student Housing, 1500 College Pkwy 74 N/A N/A N/A
Mammoth Lakes
Foundation (UPA 2006-
02)
2 | Altis (DZA 12-001, TTM 880 Bridges Ln 9 single N/A N/A N/A
12-001) family lots
3 | Eagle Lodge (DZA 2005- 3256 Meridian Blvd 106 N/A N/A TBD
03,ZCA 2005-01) (dwelling
unit
equivalents)
4 | Holiday Haus (VTTM 36- | 3863 and 3905 14 77 120 (market N/A
237, UPA 2005-15) Main St Workforce rate)
5 | Mammoth View (TTM 10- | 41 Alpine Circle 52 54 54 2,176 sf
001) 11 Alpine Circle restaurant
200 Mountain Blvd and bar; spa
30 Viewpoint Rd size TBD
52 Viewpoint Rd
76 Viewpoint Rd
100 Viewpoint Rd
6 | Old Mammoth Place 164, 202 and 248 N/A 340 488 36,500 sf
(VTTM 09-003) (DZA 15- | Old Mammoth Rd including
001 & new TTM may retail and
supersede) restaurant
6 | Old Mammoth Place 164, 202 and 248 N/A 343 460 36,599 sf
Amendment (DZA 15- 0ld Mammoth Rd (343 suites & including
001) 117 lock-off retail and
units) restaurant
7 | Inn at the Village (DZA 50 Canyon Blvd N/A 67 67 TBD
13-001, TTM 13-002, UPA
13-003)
8 | Mammoth Crossing (DZA | Northwest, 66 WH N/A 742 40,500 sf
2007-01, GPA 2009-02) southwest, and (bedrooms) commercial
southeast corners
Main St/Lake Mary
Rd and Minaret Rd
9 Mammoth Hillside Phase 107 Lakeview Blvd 24 WH 225 3.25 5,000 sf
I (TTM 36-235) 106 Lake Mary Rd restaurant
5 Canyon Blvd
15 Lake Mary Rd
17 Canyon Blvd
49 Canyon Blvd
10 | Parking Structure NVSP 99 Canyon Blvd N/A N/A N/A N/A
(UPA 2007-02, TPM 36-
226)
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Table 3-1 (Continued)
Cumulative Projects List
Residential Hotel Hotel Commercial
No. | Project Name/Description Address Units Units Bedrooms square feet
11 | South Hotel (TTM 36- 6244 Minaret Rd N/A 251 299 5,300 sf
234) 6220 Minaret Rd restaurant,
111 Berner St 1,000 Sf l
6180 Minaret Rd commercia
6156 Minaret Rd
6158 Minaret Rd
12 | Ettinger Condominiums 2144 0ld Mammoth 10 N/A N/A N/A
(TTM 36-244, UPA 2006- | Rd
15)
13 | Tallus (TTM 36-216; TTM | 525 Obsidian Pl 9 N/A N/A N/A
13-003) (New map will
supersede previous
maps)
13 | Tallus Amendment (TTM | 525 Obsidian P1 34 units N/A N/A N/A
15-002 (9 SFRs; 12
duplex’s; 1
on-site
manager’s
unit)
14 | Tanavista (TTM 36-240, 5880 Minaret Rd 45 N/A N/A N/A
UPA 2006-08)
15 | Tihana Townhomes (TTM | 48 Lupin St 9 N/A N/A N/A
36-243, UPA 2006-13)
16 | Snowcreek VII (TTM 36- 85 0ld Mammoth 118 N/A N/A N/A
236, UPA 2005-11) Rd
1254 0ld Mammoth
Rd
17 | Snowcreek VIII (ZCA Various 790 200 400 10,000 sf
2006-04; Snowcreek MP hotel assoc.
Update 2007) retail, 10,000
sf
restaurants,
bars/lounges
18 | Vista Point (VTTM 09- 94 and 151 Berner N/A 28 101 N/A
001) St
19 | Danhakl (TPM 11-001) 70 Carter St Subdivide N/A N/A N/A
one lot into
2 single
family lots
20 | Gray BearI(TTM 14-001) | 1500 E. Bear Lake 12 N/A N/A N/A
Dr
21 | Gray Bear Il 1501 E Bear Lake 32 N/A N/A N/A
Dr
1001 E Bear Lake
Dr
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3.0 Basis for Cumulative Analysis June 2016
Table 3-1 (Continued)
Cumulative Projects List
Residential Hotel Hotel Commercial
No. | Project Name/Description Address Units Units Bedrooms square feet
22 | Mammoth Creek Inn 663 0ld Mammoth N/A 12 12 new condo- N/A
Expansion (TTM 14-004) | Rd hotel rooms
23 | Chalet Hestia (TPM 14- 196 Davison Rd 3 N/A N/A N/A
001)
24 | Mountainside (TTM 15- 413 Rainbow Ln 16 (2 SFRs N/A N/A N/A
001) &7
Duplex’s)
25 | Hines (TPM 36-225; UPA | 176 Lakeview Blvd 4 N/A N/A N/A
2007-01) 195 Horseshoe Dr
26 | Hillside Duplex (DR 15- 113 Hillside Dr 2 N/A N/A N/A
003)

Source: Town of Mammoth Lakes, 2015
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4.0 ENVIRONMENTAL IMPACT ANALYSIS
4.1 AESTHETICS

This section addresses the potential for aesthetic impacts that could result from the increase in intensity that
could occur in the commercial districts as a result of the Land Use Element/Zoning Code Amendments
relative to FAR, and the changes that could result from the Mobility Element Update, particularly along Main
Street. The analysis in this section is based on site surveys conducted in February 2014, June 2015 and
August 2015. Amendments of General Plan People At One Time (PAOT) policies to Project Impact Evaluation
Criteria (PIEC), and removing Community Benefits Incentive Zoning (CBIZ) and modifying Transfer of
Development Rights (TDR) policies supported by the Land Use Element would not affect the visual character
of potential development in the Town of Mammoth Lakes and as such are not included in the analysis.

More specifically, this section evaluates potential impacts on visual character, scenic views and vistas, light
and glare, and shade/shadow. Visual quality refers to the overall aesthetic character of an area or a field of
view. Aesthetic features often consist of unique or prominent natural or man-made attributes or several
small features that, when viewed together, create a whole that is visually interesting or appealing. The
evaluation of visual quality pertains to the degree and nature of contrast between the Project and its
surroundings. The analysis of views focuses on the effects that the Project could have on existing views of
scenic vistas or valued publicly available views of aesthetic resources such as views of Mammoth Mountain.

Artificial light impacts are typically associated with light that occurs during the evening and nighttime hours,
and may include streetlights, illuminated signage, vehicle headlights, and other point sources. Uses such as
residences are considered light sensitive since they are typically occupied by persons who have an
expectation of privacy during evening hours and who are subject to disturbance by bright light sources. The
analysis of lighting impacts focuses on whether the Project would cause or substantially increase lighting
effects on light sensitive uses.

Glare is primarily a daytime occurrence caused by the reflection of sunlight or artificial light from highly
polished surfaces, such as window glass or reflective materials, and to a lesser degree, from broad expanses
of light-colored surfaces. Glare can also be produced during evening and nighttime hours by artificial light
directed toward a light sensitive land use. The analysis of glare focuses on whether glare effects would
interfere with glare sensitive activities.

Shading from buildings and structures has the potential to block sunlight. Although shading is common and
expected in developed areas, and is considered a beneficial feature when it provides cover from excess
sunlight and heat, it can have an adverse impact if it interferes with desired melting of snow/ice or sun-
related activities for sensitive uses. Shade/shadow is evaluated because of changes that would result along
Main Street as a part of the implementation of the Mobility Element Update.

Town of Mammoth Lakes Land Use Element / Zoning Code Amendments and Mobility Element Update
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1. ENVIRONMENTAL SETTING

a. Regulatory Framework
(1) State of California

(a) State Scenic Highway Regulations

California’s official Scenic Highway designation was created by the Legislature in 1963 for the purpose of
preserving and protecting scenic highway corridors from change that would diminish the aesthetic values of
land adjacent to highways. Under Section 260 of the California Streets and Highway Code, the intent of the
program is to protect and enhance California's natural beauty and to protect the social and economic values
provided by the state's scenic resources. A highway may be designated scenic depending upon how much of
the natural landscape can be seen by travelers, the scenic quality of the landscape, and the extent to which a
potential change affects the traveler's enjoyment of the view. A scenic corridor is the land generally adjacent
to and visible from the highway and is identified using a motorist's line of vision. A reasonable boundary is
selected when the view extends to the distant horizon.

United States Highway 395 (US-395), between Benton Crossing Road and the intersection with State Route
203 (SR 203) is designated by the State of California as a scenic highway. SR 203 is not a designated scenic
highway. The Project Area for the Land Use Element/Zoning Code Amendments encompasses Main Street
(SR 203) extending from the Town'’s boundary on the east to an area just east of Minaret Road and along Old
Mammoth Road from SR 203 to just south of Chateau Road. This area is does not include a scenic highway.
The Draft Mobility Element includes areas which extend beyond the Town’s Municipal Boundary to include
surrounding areas which includes the portion of US 395 which is designated as a scenic highway.

(2) Town of Mammoth Lakes
(a) General Plan

The Mobility Element Update covers the area encompassed by the General Plan while the Project Area for
the Land Use Element/Zoning Code Amendments focus on the downtown, commercially designated area
along Main Street and Old Mammoth Road. Visual resources within the Town of Mammoth Lakes are
addressed in the Community Vision, the Community Design Element, and the Neighborhood and District
Character Elements of the General Plan. The Resource Management and Conservation Element also includes
goals and polices to protect the Town’s natural resources, which in turn serve to preserve aesthetic
resources (i.e., trees and native vegetation).

The General Plan addresses the Town’s dramatic setting as one of the major attractions to residents and
visitors. In order to achieve the Community Vision the Town places a high value on maintaining exceptional
standards for design and development that complement and are appropriate to the Eastern Sierra Nevada
mountain setting and their sense of a “village in the trees” with small town charm.

The intent of the Neighborhood and District Character Element is to enhance the unique character of
Mammoth Lakes through the careful development of individual sites and districts. The General Plan
identifies twelve districts including the Main Street and Old Mammoth Road districts, which warrant special
study, and four mountain portals and provides for specialized goals, policies and land use direction for each
district and mountain portal with focused attention on land use, community design and economic
development. Design guidelines and policies for these districts aim to encourage pedestrian activity and
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opportunities for interaction within a mix of retail, office, commercial, and residential uses. Policies intend
that new development be designed to be attractive with a high level of detail resulting in a pedestrian-
oriented streetscape. Commercial corridors such as Main Street and Old Mammoth Road should be walkable
year-round, vibrant, colorful, and accessible and the overall streetscape should include various pedestrian
amenities such as street furniture, trees, flowers and planters, interesting sidewalk surfaces and public art.

The policies in the General Plan support the retention of major landscape characteristics and unique natural
features such as large trees, Mammoth Mountain, Mammoth Rock, Crystal Crag, the Bluffs, the Sherwin
Range, Long Valley, Mammoth Knolls, and Mammoth Crest. Major view corridors and vistas toward these
important landscape features are identified in the General Plan, and are shown in Figure 4.1-1, General Plan
Major View Corridors and Vistas and Figure 4.1-2, General Plan Vistas and Landmarks.

(b) Mobility Element (Adopted)

In general, the focus of the adopted Mobility Element is on the transportation system within the Town’s
Urban Growth Boundary (UGB), although connectivity to areas outside of the UGB, including adjacent public
lands and other regional transportation systems are considered, including air service. The adopted Mobility
Element describes how the Town would achieve a progressive and integrated multi-modal transportation
system, one that serves the various needs of residents, employees and visitors. The following goals and
policies contained within the Mobility Element relate to aesthetics:

GOAL M.8: Enhance small town community character through the design of the transportation
system.

= Policy M.8.A: Encourage traffic-calming techniques that protect residential
neighborhoods and streets, enhance public safety, maintain small town character and
enhance resort design objectives.

= Policy M.9.A: Require snow management methods that minimize environmental damage
while optimizing road and pedestrian safety.

= Policy M.9.C: Support development of geothermal and solar heating opportunities for
snow removal.

(c) Main Street Plan

The Downtown Concept for Main Street (DCMS), accepted by the Town Council in September 2010, provides
the primary policy foundation for the Main Street Plan. The Town Council accepted the Main Street Plan on
February 19, 2014, which includes 1.5 miles of Main Street through downtown Mammoth Lakes near
Minaret Road to the west and near the Mammoth Mountain RV to the east. The Main Street Plan establishes
a future vision to transform Main Street into a vibrant, pedestrian-oriented center, serving residents and
visitors through the creation of a ‘grand avenue,” with parallel parking; new pedestrian and bicycle lanes; a
landscaped median; and businesses moved up to the street, eliminating existing frontage roads to create new
development opportunities. Figure 4-1-3, Main Street Plan Conceptual Cross Section illustrates the
conceptual improvements along Main Street.
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Major concepts within the Main Street Plan include:

®= A multi-modal Main Street that is easily phased

= A positive and memorable image through improved gateways, streetscapes and landscapes
= Improved connectivity throughout Downtown

®= A mixed-use Downtown with defined character areas

= New parks and open space

= Celebrated civic destinations

= Improved parking concepts

(d) Trail System Master Plan

The Trails System Master Plan (TSMP) adopted on October 19, 2011, envisions an integrated system of
infrastructure and programs that support recreation and mobility simultaneously, by seamlessly connecting
homes, hotels, businesses, recreation nodes, and backcountry experiences. The TSMP includes a strong focus
on providing facilities that will improve access to trails from all modes of transportation in addition to new
trails, paved pathways, signage and wayfinding and associated amenities. The TSMP also includes
suggestions for other improvements such as sidewalks, crosswalks, bus stops, bike lanes, bicycle parking,
summer maintenance, and snow removal. Guiding Principles and Recommendations in the TSMP related to
aesthetic resources are as follows:

Guiding Principles

= The trails network must be developed in a way that maintains or enhances the small-town character
of Mammoth Lakes.

®= Providing access to the natural environment will be balanced with a respect for the natural
environment. Sustainable design principles will guide the development of all recommended projects.
TSMP Recommendations

= Recommendation MUP5: Lighting on Multi-Use Paths: Lighting should be considered for segments
of multi-use paths that are not currently illuminated by adjacent street lighting. Due to the cost of
installing and maintaining lighting, segments would be prioritized based on their potential demand
for nighttime use.

= Recommendation B2: Bike Lanes on Major Streets (Arterials) includes painting, stenciling, and
striping.

=  Recommendation BP2: Bicycle Parking Designed by Local Artists.

(e) Town of Mammoth Lakes Design Guidelines, 2005

The Town of Mammoth Lakes Design Guidelines provides recommendations to be used in the Town'’s design
review process. They are intended to promote high-quality and thoughtful site and building design; visually
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interesting, appropriate, well-crafted and maintained buildings and landscaping; the use of durable high-
quality, and natural materials 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 Town of
Mammoth Lakes Design Guidelines apply to all commercial and residential development, except single-
family residences. The Design Principles for Community Values (Section 1.2) aim to preserve and enhance
the Town’s small town image, while reflecting its unique natural setting and environment; encourage
compatible design; maintain important views and vistas; provide functional and attractive pedestrian and
bike circulation connections; and encourage the use of environmentally sensitive design.

(f) Town of Mammoth Lakes Municipal Code

Section 17.36.030, Outdoor Lighting Ordinance, of the Town Municipal Code sets forth rules and regulations
for outdoor lighting within the Town. The purpose of Section 17.36.030 is to accomplish the following:

= To promote a safe, glare-free, and pleasant nighttime environment for residents and visitors;

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

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

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

= To phase out existing non-conforming fixtures that violate this section, including those owned by the
town and other public agencies; and

= To promote lighting practices and systems that conserve energy.

Section 17.36.030 of the Town Municipal Code also requires that an Outdoor Lighting Plan be submitted in
conjunction with various applications including design review, conditional use permit, subdivision, or a
building permit for a new structure or addition(s) of 25 percent or more in terms of gross floor area, seating
capacity, or parking spaces (either with a single addition or cumulative additions). An Outdoor Lighting Plan
is required for all new outdoor lighting installations on commercial (including four or more units of multi-
family residences), industrial, public and institutional properties.

b. Existing Conditions

(1) Visual Characteristics of Mammoth Lakes

Figure 4.1-4, Photograph Location Map, identifies the location of various photographs showing the visual
character of the Project Area for the Land Use Element/Zoning Code Amendments within the Main Street
and Old Mammoth Road area. As shown in in Figure 4.1-5 through Figure 4.1-7, Area Photos, the Town is an
alpine resort community situated in a dramatic mountain valley surrounded by majestic peaks. Specifically,
the Town is located within the Mammoth Lakes Basin at the eastern foothills of Mammoth Mountain which is
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. The surrounding forest weaves through the Town creating a unique,
forested, rustic environment. The forests, mountains, and meadows in and around the Town primarily
define its character. Native vegetation includes pine forest and meadow. Barren rock outcrops and talus
slopes, and chaparral and sagebrush all add texture and color. Against the backdrop of the area’s dramatic
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natural landscapes, urban development in the Town provides a visual contrast. Roads, buildings, utility
poles, and other man-made structures provide forms, textures, and colors that contrast with the natural
environment. In addition, there is currently a network of trail facilities throughout the Town. The visual
environment within the Project Area, specifically along Main Street and Old Mammoth Road, which contain
the majority of the Town’s commercial development are discussed in detail below.

Main Street

Main Street, or SR 203, serves as the main corridor for residents and visitors arriving to Mammoth Lakes,
and the route to Mammoth Mountain Ski Area (MMSA). It also serves as the main commercial corridor in the
Town. Main Street ascends in elevation from east to west. Significant grade changes are found from north to
south at the west end of Main Street, while the east portion is relatively flat. The majority of Main Street
from the eastern entry of town to Minaret Road has a 200-foot right-of-way (ROW), although it narrows in
some locations to as little as 120 feet. The street itself includes four lanes of through traffic (two lanes in each
direction) and a designated center left turn lane that ends west of Manzanita Road. A shoulder runs the
entire length of the corridor on either side of the street adjacent to the curb and serves as a bike lane.
Discontinuous two way frontage roads parallel Main Street along much of its south side and parts of the
north side. Angled parking is available along the majority of the southern frontage road and portions of the
northern frontage road.

Main Street includes a mixture of architectural styles including alpine-inspired pitched roofs and A-frame
style buildings, as well as more non-descript strip-commercial developments, standalone single-use
commercial and office uses, motels and some residential uses. While many properties along Main Street have
limited trees, the sense of a forest can be seen in the tree-covered hillsides and neighborhoods north of Main
Street, and the backdrop of tree-tops rising behind buildings and rooflines. The trees contribute to a sense of
place and create a wooded character to the area. In terms of the visual character of the built environment,
Main Street does not present a particularly cohesive appearance. The overall characteristic is of low rise, one
to three story buildings or small and medium complexes, set back from the street and separated from the
street by surface parking lots and the frontage roads.

The north of Main Street is dominated by lodging uses, service stations, and commercial uses as well as
public facilities such as the Town of Mammoth Lakes Post Office and the Mammoth Lakes Fire Protection
District Fire Station. The north side of Main Street near Old Mammoth Road is under Forest Service
jurisdiction and is developed as a recreational campground and programmatic support areas. The south side
of Main Street is more intensely developed and is predominately developed with restaurants and retail uses
with angled parking along the frontage road.

Transit stops and some pedestrian improvements, primarily consisting of sections of pedestrian paths,
landscaping and other amenities have been implemented over time. A small circular pedestrian promenade
located at the corner of Main Street and Old Mammoth Road includes decorative paving, trees and
landscaping. The promenade extends into a curving pedestrian pathway with landscaping along the
southeastern portion of Main Street. However the pedestrian path is incomplete along the south side of Main
Street and often does not align with the frontages of the retail establishments. Pedestrian pathways do not
exist along the west end of Main Street.
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Photograph 3: Main Street and Lupin Street looking south.
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Photograph 4: Frontage Road and Mono Street looking east.




Photograph 7: Main Street facing west near Old Mammoth Road.

Photograph 6: View of pedestrian improvements on the south side of Main
Street near Old Mammoth Road.
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Photograph 8: Old Mammoth Road facing South near Main Street.
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Photograph 11: Sierra Nevada Road and Old Mammoth Road looking southeast. Photograph 12: Sierra Park Road looking south.
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In terms of scenic views, the most notable views from Main Street are of the natural topography of Mammoth
Mountain to the west and the Sherwin Range and Mammoth Rock to the south. The views from the public
right-of-way are highly prized and help to define the Town'’s rustic character. Due to the size and elevation
of Sherwin Range and Mammoth Rock, the tops of the mountain ranges remain visible from almost all
locations along Main Street. However, in many instances, intervening buildings, trees and during winter
conditions, high drifts of snow can obstruct full, expansive views of these mountains from mid-block areas
along Main Street. As shown in Photograph 3,9 and 12 in Figures 4.1-5 and 4.1-5, Site Photographs, the most
panoramic views of Sherwin Range and Mammoth Rock are generally visible from Main Street near
north/south corridors such as Lupin Street, Joaquin Road, Sierra Park Road, and Old Mammoth Road. Views
of Mammoth Mountain to the west are available from most locations along Main Street.

Old Mammoth Road

0ld Mammoth Road is a primary, commercial corridor in Mammoth Lakes. The three-lane arterial (two lanes
plus a center turn lane), extends to the south from its intersection with Main Street, with sidewalks along
most of its length through the commercial district.

Compared to Main Street, Old Mammoth Road has a more pedestrian-oriented environment, with a narrower
street width, continuous sidewalks and with more buildings located closer to the street edge. The majority of
residential buildings are two stories in height. Old Mammoth Road is largely developed with commercial
uses such as freestanding retail and restaurant buildings interspersed with residential, lodging, and mixed-
use developments. Two large shopping centers Minaret Village Mall and Sierra Center Mall are located at the
intersection of Old Mammoth Road and Meridian Boulevard. Most of the lots are developed, with a limited
number of trees along property boundaries. The majority of parking is provided in surface lots, oriented to
the side or rear of commercial buildings. Sidewalks are available along both sides of Old Mammoth Road in
the downtown area.

Expansive views of Sherwin Range and Mammoth Rock to the south and the Knolls to the north exist due to
the north/south orientation of the road.

Winter Conditions and Snow Management

Because of the substantial snow fall that occurs during most winter months, visual conditions along Main
Street and Old Mammoth Road can differ quite substantially between winter and summer. Snow must be
removed and stored to keep roadways clear, and ice tends to build up, particularly on the north sides of
buildings that receive limited sun exposure, creating potential safety hazards. When snow is piled up, it can
block views of one story commercial/lodging uses, landscaping, and pedestrian paths.

While Old Mammoth Road has a snow removal management district for the streets and rights-of-way, Main
Street lacks comprehensive snow management, which is currently performed by different entities in a
number of ways. Caltrans, who owns and operates SR 203, clears snow from the highway and blows it onto
the landscape buffer. Caltrans typically keeps a low level ice cap on Main Street to reduce the impact of
vehicle chains on the roadway. The Town clears snow from the frontage roads and regularly removes ice as
part of regular snow removal. If an icing condition is found it is remedied with cinders to provide traction
and aid in melting the ice. The Town places the snow into the landscape buffer, which can create a
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substantial snow berm that blocks the visibility of businesses." To help solve the visibility problem, some
business owners along Main Street contract with a third party to remove some of the snow berm in front of
their business. The Town completed a Parking and Snow Management District Feasibility Study in June
2014, which evaluates ways to address funding for parking and snow management throughout the Main
Street area and the rest of the Town. One of the recommendations of the Parking Snow Management
Feasibility Study is to create a Property-Based Improvement District (PBID) to fund the management of a
coordinated snow removal program of public and private properties along Main Street as well as potentially
other areas of Downtown or the Village.

(2) Light and Glare

There are primarily two sources of light intrusion within developed areas within the Town: 1) light
emanating from structural interiors and passing through windows; and 2) light from exterior sources, such
as street lighting, building illumination, security lighting, event lighting in the resort areas, vehicle
headlights, slope grooming, and landscape lighting. Uses such as residences, hospitals, and hotels are
considered light sensitive since they are typically occupied by persons who have expectations for privacy
during evening hours and who are subject to disturbance by bright light sources. Glare results mainly from
sunlight reflection off flat building surfaces with glass and reflective metal surfaces typically contributing to
the highest degree of reflectivity. At night, lights from the Town illuminate the developed areas, particularly
roadways providing contrast with the generally uninterrupted darkness of the surrounding mountains and
forested lands.

Preservation of dark night skies through appropriate lighting controls has been identified as an important
community goal. Glare can also be produced during evening and nighttime hours by the reflection of
artificial light sources, such as automobile headlights. Glare generation is typically related to either moving
vehicles or sun angles, although glare resulting from reflected sunlight can occur regularly at certain times of
the year. Glare-sensitive uses generally include residences and transportation corridors (i.e.,, roadways).

(3) Shade/Shadow

The consequences of shadows on land uses can be positive, including cooling effects during warm weather,
or negative, such as loss of warmth during cooler weather and loss of natural light. Shadow effects are
dependent on several factors, including local topography, the height and bulk of a project’s structural
elements, sensitivity of surrounding uses, season, and duration of shadow projection. The users or
occupants of certain land uses, such as residential, recreational, churches, schools, outdoor restaurants, and
pedestrian areas have expectations for direct sunlight and warmth from the sun. These land uses are termed
“shadow-sensitive.”

Additionally, in areas subject to high amounts of snowfall, such as Mammoth Lakes, shade can prevent snow
or ice from melting which can lead to slick roads and “black ice” conditions where roadway safety may
become a concern. Due to its east/west configuration, Main Street is subject to shading impacts. Under
existing conditions, as shown in Figure 4.1-8, Existing Conditions - Winter Solstice Shadows (December 21)
during the winter solstice, the sun's lower elevation in the southern sky causes buildings to cast shadows in a

Final Parking and Snow Management District Feasibility Study, Town Of Mammoth Lakes, accepted by the Town Council on July 2,
2014.
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northwest, north, and northeast direction. These shadows extend on the frontage road, parking lots, and
existing sidewalks within 60 feet of existing southern buildings for more than three hours. Therefore, the
existing shadows create the potential for ‘black ice’ conditions to occur along these pedestrian and roadway
areas. However, given the existing setback of the buildings from Main Street, the existing shadows do not
extend on to Main Street for more than two hours under existing conditions. As described earlier, the Town
regularly removes an ice as part of regular snow removal. If an icing condition is found it is remedied with
cinders to provide traction and aid in melting the cap. Along Main Street, snow and ice removal is the
responsibility of Caltrans, who own and maintain SR 203. Caltrans clears snow from the highway and blows
it onto the landscape buffer. Caltrans typically keeps a low level ice cap on Main Street to reduce the impact
of vehicle chains on the roadway.

2. METHODOLOGY AND THRESHOLDS
a. Methodology

The analysis of aesthetic impacts is based on a comparison of the policies and physical characteristics that
could occur with implementation of the Project relative to existing conditions and to the significance
thresholds as set forth in Appendix G of the CEQA Guidelines. As this is a Program EIR, the aesthetic analysis
focuses on the conceptual nature of projected visual changes and the broad applicability of proposed policy
changes. Subsequent focused environmental review may take place as individual projects are proposed.

The evaluation of visual quality pertains to the degree and nature of contrast between the Project and its
surroundings. Implementation of the Land Use Element/Zoning Code Amendments would not change the
development standards that establish the parameters of development or the allowed uses within the
commercial districts. More specifically the amendments would not change the maximum building heights
(45 to 55 feet), setbacks, articulation, or parking requirements that are set forth in the Town’s Municipal
Code. The change would, however, remove the cap for the number of units or rooms and development
would be regulated through floor area ratio. Therefore, the Land Use Element/Zoning Code Amendments
would not in and of themselves affect the visual character and style of future development that would occur
in the downtown area. Future buildings would have heights of four to five stories (45 to 55 feet). These
heights are currently permitted under the Zoning Code and Land Use Element/Zoning Code Amendments
would not change these development standards, but as existing development has not yet been fully built out
as allowed by the existing parameters in the Zoning Code new development could be taller than many of the
existing one to three story structures currently located along Main Street and Old Mammoth Road.

Thus, the anticipated appearance in the commercial districts is compared with the existing visual quality to
determine whether the visual character of the area would be degraded. The intent of the analysis is to
determine if valued view resources would be blocked or diminished.

In terms of the Mobility Element Update, the primary changes would be the addition of sidewalks and trails
and the changes that would occur along Main Street with the vacation of the existing frontage road. Thus, the
Main Street right-of-way would become narrower and buildings would be located closer to SR 203. The
analysis of views compares the changes resulting from the changes along Main Street to the quality of
existing views. In addition, shading along Main Street is evaluated given the potential for ice on the roadway
resulting from shade cast on the street with the buildings being located closer to SR 203. Shading diagrams
were prepared to identify the potential increase in shadow-related impacts that could occur along Main
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Street as a result of implementation of the Project since future building would be located closer to the street
edge along Main Street as a result of the vacation of the frontage roads compared with building location
under existing conditions. A generic building was defined based on the Town of Mammoth Lakes existing
development regulations for height and setbacks in the D and MLR districts. The conceptual building was
located on a site on the southern frontage of Main Street using the model provided by Winter and Company
as part of the Town of Mammoth Main Street Plan developed in February 2014. The winter solstice was
modeled since that represents the greatest potential shadow impacts since the sun's lower elevation in the
southern sky causes buildings to cast shadows in a northwest, north, and northeast direction between the
hours of 9:00 AM and 3:00 PM. The buildings shown in the shade/shadow analysis are conceptual in nature
and represent a maximum envelope that could occur.

In addition, the potential increase in intensity of development would increase the light and glare compared
with existing conditions. The analysis of light and glare identifies the location of light-sensitive land uses and
describes the existing ambient conditions in the area and describes the future light and glare sources to
determine whether light spill onto light-sensitive uses would occur.

b. Thresholds

For purposes of this EIR, the Town utilized the checklist questions in Appendix G of the CEQA Guidelines as
thresholds of significance to determine whether the Project would have a significant environmental impact
regarding aesthetics. The Project would result in a significant impact with regard to aesthetics if the Project
would:

AES-1 Have a substantial adverse effect on a scenic vista.

AES-2 Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic resources within a state scenic highway.

AES-3 Substantially degrade the existing visual character or quality of the site and its
surroundings.
AES-4 Create a new source of substantial light or glare which would adversely affect day or

nighttime views in the area.

In addition to the thresholds from Appendix G of the State CEQA Guidelines, which are used to evaluate
aesthetics, views, and light and glare, the changes that would occur could result in an increase in shadows
particularly during the winter months. Therefore, to address potential shade/shadow impacts, the Town
considers that the project would have a significant shade/shadow impact if the project would:

AES-5 Result in shade/shadow on shadow-sensitive uses for more than three hours between the
hours of 9:00 AM. and 3:00 P.M. PST (between early November and mid-March), or for
more than four hours between the hours of 9:00 A.M. and 5:00 P.M. PDT (between mid-
March and early November).
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c. Applicable General Plan Goals/Policies and Adopted Mitigation Measures

This section provides the applicable General Plan goals and policies as well as measures from the adopted
Mitigation Monitoring and Reporting Program (MMRP) from the General Plan Update and the Trails System

Master Plan.

(1) General Plan

The following is a list of goals and policies contained in the 2007 General Plan Update that are applicable to

the Project:

Community Design

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.

Celebrate Public Spaces

Policy C.2.A: Create well-designed and significant public spaces in resort/commercial
developments to accommodate pedestrians and encourage social interaction and
community activity.

Policy C.2.C: Encourage development of distinct districts, each with an appropriate
density and a strong center of retail, services or amenities.

Policy C.2.D: Preserve and enhance special qualities of districts through focused
attention on land use, community design and economic development.

Policy C.2.E: Ensure that each district center is an attractive destination that is
comfortable and inviting with sunny streets, plazas and sidewalks.

Policy C.2.F: 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.

Policy C.2.G: Ensure that development in commercial areas provides for convenient
pedestrian movement between adjoining and adjacent properties.

Policy C.2.H: Support transit ridership and pedestrian activity by emphasizing district
parking, shared parking, mixed use and other strategies to achieve a more efficient use of
land and facilities.

Celebrate the Spectacular Natural Surroundings

Policy C.2.J: Be stewards in preserving public views of surrounding mountains, ridgelines
and knolls.
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Policy C.2.K: On prominent ridgelines and bluffs, substantial additions, modifications,
renovation and rehabilitation to existing development shall incorporate measures to
minimize visual intrusion.

Careful Site Planning

Policy C.2.L: Create a visually interesting and aesthetically pleasing built environment by
requiring all development to incorporate the highest quality of architecture and
thoughtful site design and planning.

Policy C.2.M: 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.

Policy C.2.N: Plan the siting and design of buildings to preserve the maximum amount of
open space, trees and natural features to be consistent with themes and district character.

Policy C.2.0: Site development adjustments may be considered to preserve significant
groups of trees or individual specimens. Replanting with native and compatible non-
native trees to mitigate necessary tree removal is required.

Policy C.2.P: Require mid-block connectors through long blocks as development and
redevelopment occurs.

Policy C.2.Q: Design development so that public spaces contribute to an overall sense of
security and lack of vulnerability to crimes of opportunity.

Distinctive Architecture

Policy C.2.T: Use natural, high quality building materials to reflect Mammoth Lakes’
character and mountain setting.

Policy C.2.U: Require unique, authentic and diverse design that conveys innovation and
creativity and discourages architectural monotony.

Comfortable Building Height, Mass, and Scale

Policy C.2.V: Building height, massing and scale shall complement neighboring land uses
and preserve views to the surrounding mountains.

Policy C.2.W: Maintain scenic public views and view corridors (shown in Figures 1 and
2) that visually connect community to surroundings.

Policy C.2.X: 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.

Community Design and Streetscape

Goal C.3: Ensure safe and attractive public spaces, including sidewalks, trails, parks and streets.
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* Policy C.3.D: Development shall provide pedestrian oriented facilities, outdoor seating,
plazas, weather protection, transit waiting areas and other streetscape improvements.

» Policy C.3.E: Ensure that landscaping, signage, public art, street enhancements and
building design result in a more hospitable and attractive pedestrian environment.
Require an even higher level of design quality and detail in commercial mixed use areas.

Natural Environment

Goal C.4: Be stewards of natural and scenic resources essential to community image and character.

=  Policy C.4.A: Development shall be designed to provide stewardship for significant
features and natural resources of the site.

* Policy C.4.D: Retain the forested character of the town by requiring development to
pursue aggressive replanting with native trees and other compatible species.

* Policy C.4.E: 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.

Night Sky, Light Pollution, and Glare

Goal C.5: Eliminate glare to improve public safety. Minimize light pollution to preserve views of
stars and the night sky.

= Policy C.5.A: Require outdoor light fixtures to be shielded and down-directed so as to
minimize glare and light trespass.

= Policy C.5.B: Enforce removal, replacement or retrofit of non-shielded or non-down-
directed light fixtures

(2) General Plan Mitigation Monitoring and Reporting Program

The Mitigation Monitoring and Reporting Program (MMRP) for the Town of Mammoth General Plan includes
mitigation measures applicable to aesthetics. Since these are adopted measures, for purposes of this EIR
these measures are applied where applicable to address the impacts of the Project. The following mitigation
measures are from the Town’s adopted General Plan MMRP:

GPMM.4.1-1: The Town shall enforce the existing setback requirements along Mammoth Creek as
they apply to the remaining undeveloped parcels to protect this important biological and
scenic corridor. As necessary to protect the resource, the Town shall secure easements as
the remaining parcels develop to ensure that the corridor is permanently protected.

GPMM 4.1-2: The Town shall amend the Design Review Guidelines to include standards to assure
that public and private facilities in the vicinity of the Main Street (SR203) and the Old
Mammoth Road intersection shall be designed to present an attractive face to the road.
The standards shall address such issues as building height and massing, tree
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preservation, and lighting to ensure that public and private development in proximity to
SR203, which is eligible for designation as a scenic highway, do not detract from scenic
resources.

GPMM 4.1-3: The Town through its environmental and design review process shall ensure that
development at the Mammoth Yosemite Airport that is visible from Highway 395 is
consistent with State scenic highway regulations for Highway 395.

GPMM 4.1-4: The Town shall review the existing Lighting Ordinance and revise the ordinance,
where feasible, to protect views of the night sky and to ensure that the intent of the
Lighting Ordinance is met. The Lighting Ordinance shall be amended to consider the
feasibility of restrictions on lighting that include, but are not limited to: unshielded bulbs
wattage restrictions, complete shielding on fixtures, shielding of all lights on buildings
over approximately 35 feet tall, cumulative wattage limits, and holiday lighting timing
limits.

(3) Trail System Master Plan Mitigation Monitoring and Reporting Program

The MMRP for the Town’s TSMP also contains mitigation measures that are applicable to the aesthetic
component of the Mobility Element Update. Since these are adopted measures, for purposes of this EIR,
these measures are applied where applicable to address the impacts of the Project design features. The
following mitigation measures are from the Town’s adopted TSMP MMRP:

TSMM4.A-3.A: Trail development on slopes greater than 20 percent shall be avoided where feasible
alternative alignments exist. If a feasible trail alignment does not exist, design features
shall be employed to minimize erosion to the maximum extent feasible. Also refer to
mitigation measures provided in Section 4.E, Geology/Soils, and Section 4.H, Hydrology
and Water Quality, of this EIR, that also address soil erosion impacts.

TSMM 4.A-3.B: Mature, healthy, native trees shall be circumvented or avoided through the design of
trail alignments to the extent feasible. The need for replacement of trees shall be
evaluated and implemented based on Healthy Forest and Fire Safe Council principles.

TSMM 4.A-3.C: All disturbed areas, cuts, graded areas, and cleared areas should be stabilized and
hydroseeded with an approved seed mix upon completion of the individual construction
project, or as seasonally appropriate. Visually prominent cut areas that are too steep for
re-vegetation shall be supported or covered with natural materials or materials that have
a natural appearance.

TSMM 4.A-3.D: Retaining walls that are visually prominent shall be composed, to the extent feasible,
of natural or natural-appearing materials, or finished or treated to give the appearance of
natural materials. Generally, large, above-grade, plain concrete walls shall not be
permitted.

TSMM 4.A-3.E: Adverse effects on natural features that stand out or are distinctive in a particular
setting shall be avoided through the location and design of trail alignments. Where
alignments cannot be avoided, additional screening vegetation shall be planted to obscure
the trail relative to the adjacent feature.
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TSMM 4.A-3.F: Fill or debris piles and large construction equipment visible from public viewpoints
shall be removed from construction sites as soon as practicable or located, covered
and/or screened so as to minimize their visual appearance.

3. ENVIRONMENTAL IMPACTS

a. Scenic Vistas and Resources

Threshold AES-1 The project would result in a significant impact if the project would have a substantial
adverse effect on a scenic vista.

Threshold AES-2 The project would result in a significant impact if the project would substantially damage
scenic resources, including, but not limited to, trees, rock outcroppings, and historic
resources within a state scenic highway.

Impact Statement AES-1 and AES-2: Project implementation would not substantially block, obstruct, or
change any scenic vista or other panoramic views that are available from public vantage points. Project
implementation would also not substantially damage scenic resources including, but not limited to,
trees, rock outcroppings, and historic buildings within a state scenic highway. Thus, Project
implementation would result in less than significant impacts regarding scenic vistas and scenic
resources.

Land Use Element/Zoning Code Amendments

Future development within commercial zones along Main Street and Old Mammoth Road would be infill
development. No new development would occur on ridgeline areas or other elevated or exposed areas that
could result in new development intruding or altering public views of valuable scenic resources such as
Sherwin Ridge or Mammoth Rock. As described in the Section 1. B, Existing Conditions, valued scenic
resources visible from the downtown areas primarily includes views of Sherwin Range and Mammoth Rock
to the south and Mammoth Mountain to the west. Due to intervening development, trees, and snow drifts,
the most expansive panoramic views of Sherwin Range and Mammoth Rock are generally visible from Main
Street near north/south corridors such as Lupin Street, Joaquin Road, Sierra Park Road, and Old Mammoth
Road. While new development could occur adjacent to these roadways, the existing public roadways of Old
Mammoth Road, Lupin Street, Joaquin Road, Sierra Park Road and other north/south corridors, where scenic
views of as Sherwin Ridge or Mammoth Rock are most pronounced would not be blocked or altered. In
addition, the Land Use Element/Zoning Code Amendments would not change the existing development
standards, such as height, setbacks, parking requirements, and lot coverage. The current standards take into
account the goals and policies of the Town’s General Plan. As such, panoramic views to the south of Sherwin
Ridge or Mammoth Rock would remain. In addition, new development would also undergo environmental
review on a site-specific basis per CEQA requirements and as part of the PIEC, which requires the evaluation
of project impacts on a project-by-project basis. These requirements would ensure that structures would be
sited in a way that would not have substantial adverse effects to scenic vistas in conformance with the
Town'’s General Plan.

New development would also be subject to existing design standards and policies contained in the Town of
Mammoth Lakes Design Guidelines and General Plan which aim to preserve valued scenic vistas. Specific
General Plan policies include: Building height, massing and scale shall complement neighboring land uses
and preserve views to the surrounding mountains (C.2.V.); Maintain scenic public views and view corridors
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that visually connect community to surroundings (C.2.W); and 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 (C.2.X). Guidelines in the Town of Mammoth Lakes Design Guidelines aim to
enhance views as seen from the street or other public area and preserve existing trees and forest views.
Thus, implementation of the Land Use Element/Zoning Code Amendments would not substantially block,
obstruct, or change any scenic vista or other panoramic views to the south that are available from existing
public vantage points. Therefore, implementation of the Land Use Element/Zoning Code Amendments
would result in less than significant impacts regarding scenic vistas to the south.

Mobility Element Update

The intent of the General Plan Mobility Element Update is to achieve an integrated multi-modal
transportation system that serves the various needs of residents, employees and visitors and to ensure that
Mammoth Lakes will be connected, accessible, uncongested and safe with emphasis on feet first, public
transportation second, and car last. Key principles related to aesthetics include the encouragement of
context-sensitive design; recognizing that streets are an important component of place-making; the
promotion of urban design principles through transportation and land use planning; and the enhancement of
small town community character through the design of the transportation system. The Mobility Element
Update also supports the removal snow and ice in ways that minimize environmental damage while
increasing year-round access to streets, sidewalks, paths, bicycle facilities, and transit stops and the
development of alternative snow removal technologies or methods, such as geothermal, solar, and de-icing
treatments.

Regarding views of scenic vistas to the west, the proposed Mobility Element Update would change the
relative location of buildings along Main Street, which are now separated from Main Street by diagonal
parking and an approximately 24-foot-wide frontage road. Under the Mobility Element Update, the frontage
road and diagonal parking would be removed, which would allow for buildings to be located approximately
35 feet closer to Main Street. The vacation of the frontage road and location of buildings closer to Main
Street would narrow the view corridor Mammoth Mountain and could affect panoramic views of Mammoth
Mountain to the west that are currently visible from this area. Implementation of the Mobility Element
Update would reduce the right-of-way along Main Street from its existing width of 200 feet to 130 feet. The
proposed 130-foot width would be a sufficient to provide a view corridor to the west to maintain views of
Mammoth Mountain. No change would occur to the development standards such as heights and building
setbacks. While the amount of open area affording direct views of Mammoth Mountain along Main Street
would be narrower compared to existing conditions, with a width of 130 feet, panoramic views of Mammoth
Mountain to the west would remain visible from public vantages points along Main Street.

Implementation of the Mobility Element Update would also include trail and recreational facility
improvements throughout the Town including street crossing and bike lane improvements, and a variety of
facilities such as signage, parking, restrooms, transit service, and enhanced trail access at recreational nodes.
As discussed in the Trail System Master Plan (TSMP) EIR, implementation of new trail systems are not
anticipated to result in broad or tall built features that could substantially impede scenic vistas or panoramic
views or other expansive vistas of the natural landscape available from public roads, highways, parks, and
other public vantage points in the area. Any new structures that could impede scenic views would be subject
to the Town’s Design Guidelines and Design Review processes, as applicable. As such, evaluation of such
projects would occur on an individual basis for consistency and conformity with the General Plan, Zoning
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Code, and other approved plans, policies, and regulations. In addition, policies in the TSMP require that
trails be designed to take advantage of natural drainage and natural land features. As such impacts to scenic
resources associated with trails and bicycle improvements were determined in the TSMP EIR to be less than
significant.

Similar to the Land Use Element/Zoning Code Amendments, any improvements occurring under the Mobility
Element Update would undergo environmental review on a site-specific basis per CEQA requirements and as
part of the PIEC, which requires the evaluation of impacts on a project-by-project basis to ensure that
facilities and structures would be sited in a way that would not have substantial adverse effects to scenic
vistas. New roadways or trails developed as part of the Mobility Element Update would be subject to design
standards and design review that aim to preserve valued scenic vistas contained in the Town of Mammoth
Lakes Design Guidelines and General Plan and would also be subject to GPMM.4.1-1 through GPMM .4.1-4
and TSMM4.A-3.A through TSMM4.A-3.F. Thus, implementation of the Mobility Element Update would not
substantially block, obstruct, or change any scenic vista or other panoramic views to the south that are
available from existing public vantage points. Because the facilities to be developed as part of the Project
would not block or alter scenic vistas and the Project would not interfere with the intent of the California
Scenic Highway Regulations to protect and enhance California's natural beauty and to protect the social and
economic values provided by the state's scenic resources, the Project would not conflict with applicable
policies of the California Scenic Highway Regulations. Therefore, implementation of the Mobility Element
Update would result in a less than significant impact regarding scenic vistas and resources.

Mitigation Measures

Since the implementation of the Land Use Element/Zoning Code Amendments and Mobility Element Update
would result in a less than significant impact with regard to scenic vistas and resources, no mitigation
measures are necessary.

b. Visual Character and Quality

Threshold AES-3 The project would result in a significant impact if the project would substantially degrade
the existing visual character or quality of the site and its surroundings.

Impact Statement AES-3: Changes to the built environment that would occur under the Mobility Element
Update would complement existing development and the surrounding environment and would largely
result in an improved and more visually cohesive visual character, particularly in the downtown area.
The Land Use Element/Zoning Code Amendments would not alter the existing development standards,
policies or design standards contained in the Town of Mammoth Lakes General Plan, Design Guidelines
and Municipal Code. Therefore, buildout resulting from the Project would result in a less than
significant impact to visual character and quality. However, construction activities may result in a
temporary, visually unappealing quality. A mitigation measure is prescribed that would reduce
construction impacts to a less than significant level.

(1) Construction Activities

Construction activities generally contrast with the prevailing visual character of a local area.
Implementation of the Land Use Element/Zoning Code Amendments would not in and of itself trigger new
development in the downtown area, and any new development would be subject to existing Town
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requirements. As discussed in Chapter 2, Project Description, the long-term buildout of the Mobility Element
Update Project would include the removal of the frontage road along Main Street and the installation of new
landscaping, street crossing improvements, on-street bike lanes, trails, and the provision of amenities as
funding becomes available. Future construction activities could require excavation and the use of heavy
machinery. Other aspects of construction could be the generation and hauling of waste materials and debris,
temporary stockpiling, possible scrubbing and clearing of vegetation. Construction activities could cause
temporary degradation of visual quality with effects on views from adjacent roadways or trails. Visual
impacts could also be exacerbated if several projects were to be under construction concurrently. While
construction activities would be short-term and would not substantially alter, degrade, eliminate or generate
long-term contrast with the visual character of the surrounding area, impacts could be significant. As such,
Mitigation Measure AES-1 is recommended below to reduce the impact of construction activities on visual
character and quality.

(2) Operational Activities

As described under existing conditions, currently the downtown commercial area lacks a cohesive, defined
architecture style and aesthetic character. Individual properties are primarily single-use, free standing or
strip commercial type development and have little landscaping. Businesses are mostly set behind surface
parking lots and pedestrian infrastructure is largely absent. Along Main Street, frontage roads further blur
the form of the street and separate storefronts from Main Street itself. While Old Mammoth Road has a more
pedestrian-oriented character compared to Main Street, some parcels include large surface parking lots
fronting the street edge and portions of Old Mammoth Road lack substantial landscaping, street furniture,
and other pedestrian oriented features.

The Project would result in a more intensified downtown area than currently exists through the removal of
the unit and room cap and the vacation of the frontage road along Main Street. However, implementation of
the Mobility Element Update would result in various aesthetic improvements and unifying elements. A
fundamental concept of the Main Street Plan is to create a memorable, positive aesthetic area within the
downtown commercial area. These improvements have been incorporated into the Mobility Element
Update, The aesthetic improvements would occur through the establishment of the complete street
elements, as well as improved gateways, wayfinding signage, landscaping and street treatments such as
benches, planters, and public art.

Implementation of the Mobility Element Update would result in a reduction of the right of way from 200 feet
to 130 feet along Main Street. Buildings currently set back from the street, behind the frontage road, would
be located at the street edge along Main Street creating a defined and cohesive street frontage. As shown in
Figure 4.1-3, Main Street Plan Conceptual Cross Section, the streetscape would include wide sidewalks
adjacent to new buildings with three zones: the building zone, the amenity zone, and the pedestrian zone.
The building zone, adjacent to the buildings, would include an area for outdoor cafe seating, sidewalk sales
racks, planters, stoops and other features often associated with commercial areas. The amenity zone would
include streetscape furnishings such as benches and bike racks. Parking and vehicle travel lanes would be
located adjacent to the amenity zone. Adjacent to this area would be a pedestrian sidewalk and parallel to
the sidewalk would be a bicycle track or protected bike lane for bicyclists. While no change in the right-of-
way width would occur on Old Mammoth Road, various pedestrian and bicycle improvements similar to
Main Street would be provided as part of the Mobility Element Update. Old Mammoth Road would include
continuous sidewalks and bicycle paths adjacent to the road and various pedestrian amenities such as street
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furniture, landscaped areas, and public art. Thus, implementation of the Mobility Element Update would
result in an improved and more visually cohesive visual character within the commercial core compared
with current conditions.

Implementation of the Mobility Element Update improvements outside the downtown area would create
new visible features and facilities, such as roadway striping; narrow lengths of pavement along roadways or
easements, new traffic lights, and new public parking areas that would affect the visual character of the area.
As discussed in the TSMP EIR, impacts to visual quality and character related to trail and bicycle
improvements would be subject to the Town’s Design Guidelines and Design Review processes, as applicable,
which would evaluate projects for consistency and conformity with the General Plan, Zoning Code, and other
approved plans, policies, and regulations. Therefore, impacts would be less than significant.

Improvements to existing roadways would not strongly contrast with the character and aesthetic value of
the existing conditions. Therefore, such improvements would not negatively alter the existing visual
character of the area. The creation of new roadways would be subject to the design parameters set forth in
the Mobility Element Update which states the new roadways/improvements should be designed and sited to
reflect the context of the surrounding environment. Furthermore, the creation of new roadways and
improvements would be subject to the Town’s Design Guidelines and Design Review processes. Thus,
impacts on visual quality and character related to the Mobility Element Update would be less than
significant.

Regarding changes related to the Land Use Element/Zoning Code Amendments, the change to FAR could
result in an increase in intensity but would not alter the current development standards, such as heights or
setbacks. As allowed by Code, the commercial area could have buildings that are four to five stories which
are taller than many of the existing one to three story structures downtown. New development would be
subject to design guidelines and development standards and would be required to be designed to be visually
interesting and to reflect Mammoth Lakes' unique character and mountain setting. Due to compliance with
the Town'’s development standards and design review guidelines, buildings would be designed to include an
attractive interface with the pedestrian environment and would be designed with appropriate building
material and color that would blend in with the surrounding environment. Therefore, impacts on visual
quality and character indirectly related to the Land Use Element/Zoning Code Amendments would be less
than significant.

Mitigation Measures

As discussed above, potential impacts from construction activities could result in a significant aesthetic
impact. Therefore, the following mitigation measure is recommended:

MM AES-1: Construction equipment staging areas shall use appropriate screening (i.e., temporary
fencing with opaque material) to buffer views of construction equipment and material
from public and sensitive viewers (e.g., residents and motorists/bicyclists/pedestrians),
when 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 Director in accordance with the Municipal Code
requirements.
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With the incorporation of design features and compliance with General Plan policies, the Project would not
result in significant operational impacts to visual quality and character corridors. Therefore, no mitigation
measures are necessary.

c. Light and Glare

Threshold AES-4 The project would result in a significant impact if the project would create a new source
of substantial light or glare which would adversely affect day or nighttime views in the area.

Impact Statement AES-4: With implementation of the Town of Mammoth Lakes Outdoor Lighting Ordinance,
the Project would not create a new source of light or glare that would substantially alter the character
of off-site areas or that would result in substantial light spill or glare onto adjacent light-sensitive
receptors. Therefore, impacts regarding light and glare would be less than significant.

Future development within the commercial districts along Main Street and Old Mammoth Road would be
infill development within an already developed portion of the Town where light from roadways, buildings,
signage and streetlights already substantially illuminate the area. All new development and improvements
related to the Land Use Element/Zoning Code Amendments would be required to comply with the
requirements of the Town of Mammoth Lakes Outdoor Lighting Ordinance which regulates nighttime
lighting in order to promote a safe and pleasant nighttime environment for residents and visitors; to protect
and improve safe travel for all modes of transportation; to prevent nuisances caused by unnecessary light
intensity, direct glare, and light trespass; and to protect the ability to view the night sky by restricting
unnecessary upward projection of light. With the exception of temporary lighting used for the construction
or repair of roadways, utilities and lighting associated with improvements related to the Mobility Element
Update would also be subject to the Town of Mammoth Lakes Outdoor Lighting Ordinance, which also
provides regulations relative to street lighting.

Furthermore, new buildings and improvements would be subject to environmental and design review on a
site-specific basis to ensure that light and glare impacts do not substantially increase the amount and
intensity of nighttime lighting nor cause light spillover onto adjoining properties, do not reduce night sky
visibility, and do not increase the potential for glare onto adjacent areas.

With implementation of the Town of Mammoth Lakes Outdoor Lighting Ordinance, lighting would be
directed downward and would not create harsh contrasts or unnecessary light intensity, direct glare, and
light trespass and would protect dark skies. As such, impacts with respect to light and glare would be less
than significant.

Mitigation Measures

With compliance with applicable regulations, the Project would result in less than significant light and glare
impacts. Therefore, no mitigation measures are necessary.
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d. Shade/Shadow

Threshold AES-5: The Project would have a significant shade/shadow impact if shadow-sensitive uses
would be shaded more than three hours between the hours of 9:00 AM. and 3:00 P.M. PST (between early
November and mid-March), or for more than four hours between the hours of 9:00 AM. and 5:00 P.M. PDT
(between mid-March and early November).

Impact Statement AES-5: Since the Mobility Element Update would result in a reduction in the right-of-way
width along Main Street, buildings along Main Street would be located closer to SR 203 and would
shade portions of SR 203 for more than three hours between the hours of 9:00 AM. and 3:00 p.M. PST
during the Winter Solstice, potentially creating hazardous roadway conditions.  With the
implementation of the recommended mitigation measure, shade/shadow impacts would be reduced to
less than significant levels.

During the winter solstice, the sun's lower elevation in the southern sky causes buildings to cast shadows in
a northwest, north, and northeast direction, with a relatively narrow path of travel between sunrise and
sunset. The sun's lower elevation on the horizon also results in longer shadows than during summer, spring
and fall, particularly at midday, and therefore analysis of shadow impacts during the winter solstice
considers the period of greatest potential for off-site shading impacts.

Implementation of the Land Use Element/Zoning Code Amendments would not alter existing regulatory
requirements for development standards such as height, setbacks, and parking requirements. Therefore, no
impacts to shade or shadow would occur as a result of implementation of the Land Use Element/Zoning Code
Amendments. However, implementation of the Mobility Element Update would result in a reduction in the
right-of-way width along Main Street and would include the removal of the frontage road and diagonal
parking, allowing for future buildings to be located approximately 35 feet closer to Main Street than under
current conditions. For example, the Mobility Element Update could allow the development of two 55-foot
buildings, one on each side of Main Street that would be separated by the 130 foot right-of-way rather than
the 200 foot right-of-way that exists today. These changes would increase the amount and duration of
shadows along Main Street and the potential for hazardous roadway and sidewalk conditions.

Two conceptual scenarios were developed based on a potential height of 45 feet permitted in the Mixed Use
Lodging Residential (MLR) Zone and a potential height of 55 feet permitted in the Downtown (D) Zone. The
buildings shown in the shade/shadow analysis are conceptual in nature and represent a maximum envelope
that could occur as part of the Mobility Element Update. Figure 4.1-9, lllustrative Conditions, (45 ft Building
Heights) Winter Solstice Shadows (December 21) and Figure 4.10 Illustrative Conditions, (55 ft Building
Heights) Winter Solstice Shadows (December 21) show the shadow that could result from a conceptual
building located on Main Street during the winter solstice. It should be noted that the buildings shown in
Figures 4.1-9 and 4.1-10 are conceptual in nature and represent a maximum envelope that could occur as
part of Land Use Element/Zoning Code Amendments or Mobility Element Update. Individual building
designs would be subject to a subsequent environmental review as individual projects are proposed.

As shown in Figure 4.1-9, with a building height of 45 feet, buildings along the southern portion of Main
Street would shade sidewalks and bicycle lanes along the south side of Main Street for more than three hours
between the hours of 11:00 AM to 3:00 PM. The shadows would also extend into the travel lanes south of the
landscaped median along Main Street (lanes traveling west to east) for more than three hours during the
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same time period. Shading of the future roadway lanes and bicycle and pedestrian pathways for three hour
duration could lead to hazardous roadway and pedestrian and bicycle pathway conditions. As such, shading
impacts on the sidewalk, bicycle lanes, and travel lanes south of the landscaped median would be considered
to be potentially significant.

On the north side of Main Street, shadows would also extend to the westbound automobile lanes and bicycle
and sidewalks. However, the duration of the shadow on the westbound travel lanes would be less than two
hours and shading duration on bicycle and pedestrian areas would be less than one hour. Thus, shading
impacts from future 45-foot buildings located on the north side of Main Street on automobile lanes and
bicycle and pedestrian areas on that side of Main Street would be less than significant.”

The same impacts would occur for building heights of 55 feet which could occur in the D zone (i.e., along
Main Street generally west of Sierra Boulevard, to Sierra Park Road and portions of Old Mammoth Road near
the intersection of Main Street). As shown in Figure 4.1-10, potential buildings along the southern portion of
Main Street would shade sidewalks and bicycle lanes along the south side of Main Street and all travel lanes
for more than three hours. While shadows would extend to bicycle and sidewalk areas along the north side
of Main Street, the duration of the shadow would be less than two hours. Thus, with a 55-foot building
located on the south side of Main Street, shading impacts on travel lanes and bicycle and pedestrian areas on
the south side of Main Street would be potentially significant.

To ensure that shading of Main Street does not result in hazardous roadway conditions (i.e., ice and snow), a
mitigation measure is recommended. MM AES-2 requires that a shade/shadow analysis be conducted for
proposed new buildings or substantial additions in the C-1 and C-2 designations. If a significant shading
impact would result, the mitigation measure requires that a snowmelt system shall be installed if necessary
in the pedestrian and bicycle areas and/or enhanced snow removal through a maintenance agreement or
participation in an assessment district would be implemented to address potential significant impacts on
vehicle travel lanes. In addition, since vehicles travelling at unsafe speeds in winter conditions can result in
accidents resulting in additional emergency calls, the measure includes funding to reduce these potential
impacts. The Town of Mammoth Lakes shall review the methods and effectiveness of these measures during
its implementation to ensure that hazardous roadway conditions do not occur. Implementation of the
prescribed mitigation measure would reduce potentially significant hazardous roadway impacts as a result
of shading to a less than significant level.

Mitigation Measures

MM AES-2: Development projects, which include new buildings or a substantial addition to an
existing structure, within the C-1 and C-2 designations shall prepare a shade/shadow
analysis. If the analysis indicates that the project would result in shading on Main Street
or Old Mammoth Road for more than three hours per day for longer than a week, the
applicant of the proposed project shall provide approved and appropriate measures to
mitigate potential vehicle and pedestrian safety hazards related to ice and snow. Such
measures shall be reviewed and approved by the Town and/or Caltrans as appropriate
and can include the following:

2 The model used to conduct the shade/shadow analysis does not take topography into account. If development occurred on the south

side of Main Street at a higher elevation than the roadway, the length of the shadow would increase resulting in greater impacts.
Conversely, if the property were at a lower elevation than the roadway, the extent of shadows would be reduced.
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NOTE: The buildings shown are conceptual in nature and represent a maximum envelope that could occur as part of Land Use
Element/Zoning Code amendments or Mobility Element Update. However, these figures are for illustrative purposes only to under-
stand generally the shade/shadow impacts that might occur. Individual building designs would be subject to a subsequent environ-
mental review as individual projects are proposed.
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= Install a snowmelt system, such as heat traced pavement, along the pedestrian and
bicycle pathways.

= Enter into a maintenance agreement with the Town and/or Caltrans to perform
enhanced snow removal operations to ensure that ice related to shading impacts are
sufficiently mitigated. Enhanced snow removal could include additional cindering,
additional snow removal operations, or other effective ice removal techniques.

= Participate in an assessment district to provide enhanced snow removal operations.

= Specifically to mitigate hazards associated with vehicles traveling at an unsafe speed
during winter conditions, measures may include but are not limited to, funding for
enhanced enforcement and driver awareness programs such as driver feedback signs
(i.e. radar control speed signs or equivalent) to be placed on Main Street in areas
adjacent to where the shading occurs.

4. CUMULATIVE IMPACTS

Cumulative impacts would be associated with the development of vacant parcels and redevelopment of
already developed parcels in the Town’s commercial area under the Land Use Element/Zoning Code
Amendments and transportation improvements associated with the Mobility Element Update which would
occur town wide.

Concurrent construction of several related projects within the Town in association with the Land Use
Element/Zoning Code Amendments and Mobility Element Update could result in cumulative short-term
impacts associated with construction activities. Construction activities for related projects in conjunction
with the Project would require the use of heavy equipment and storage of materials at construction staging
areas. Other aspects of construction could be the generation and hauling of waste materials and debris,
temporary stockpiling, possible scrubbing and clearing of vegetation. These activities could cause temporary
degradation of visual quality with effects on views from adjacent roadways or trails. As discussed above,
temporary construction impacts associated with the Land Use Element/Zoning Code Amendments and
Mobility Element Update would be short-term and would not substantially alter, degrade, eliminate or
generate long-term contrast with the visual character of the surrounding area, impacts could be significant.
Mitigation Measure AES-1, which would ensure screening of construction equipment and material from
public and sensitive viewers (e.g., residents and motorists/bicyclists/pedestrians), when feasible, is
recommended to reduce the potential impact of construction activities on visual character and quality. In
accordance with Municipal Code requirements, all projects must indicate staging locations on plans that are
subject to review by the Town of Mammoth Lakes Community and Economic Development Director. With
implementation of Town requirements as well as Mitigation Measure AES-1, the Project would not
contribute to a cumulative visual construction impact.

Regarding impacts after development, it is anticipated that all related projects would undergo environmental
review on a site-specific basis to ensure that facilities and structures would be sited in a way that would not
have substantial adverse effects to scenic vistas, aesthetics, light and glare and shade/shadow. New
development would be subject to the Town’s design standards and design review that aim to preserve
valued scenic vistas and community character contained in the Town of Mammoth Lakes Design Guidelines
and General Plan.
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With the incorporation of design features and compliance with General Plan policies, the Project would not
result in significant operational impacts to visual quality and character corridors. Therefore, no mitigation
measures are necessary. Additionally, all new development would be required to comply with the
requirements of the Town of Mammoth Lakes Outdoor Lighting Ordinance which regulates nighttime
lighting in order to promote a safe and pleasant nighttime environment for residents and visitors; to protect
and improve safe travel for all modes of transportation; to prevent nuisances caused by unnecessary light
intensity, direct glare, and light trespass; and to protect the ability to view the night sky by restricting
unnecessary upward projection of light.

With implementation of MM AES-2, the Project would not result in any significant shading impacts that
would create potential hazardous roadway conditions. More specifically, MM AES-2 would require that if a
project would result in a shading impact that a snowmelt system shall be installed if necessary in the
pedestrian and bicycle areas and/or enhanced snow removal through a maintenance agreement or
participation in an assessment district would be implemented to address potential significant impacts on
vehicle travel lanes. In addition, since vehicles travelling at unsafe speeds in winter conditions can result in
accidents resulting in additional emergency calls, the measure includes funding to reduce these potential
impacts. Compliance with MM AES-2 would reduce shade/shadow impacts to less than significant. As the
Project would not result in significant aesthetics impacts, the Project with the incorporation of mitigation
measures and compliance with design standards, existing regulations and applicable policies as well as
previously adopted mitigation measures, would result in a less than significant cumulative impact regarding
aesthetics.

5. LEVEL OF SIGNIFICANCE AFTER MITIGATION

Implementation of the prescribed MM AES-1 would ensure that temporary visual quality construction
impacts related to the construction of Mobility Element Update improvements would be less than significant.
Mitigation Measure AES-2 would ensure that potential hazards resulting from shading impacts along Main
Street related to implementation of the Mobility Element Update would be less than significant. Therefore,
with the implementation of the recommended mitigation measures regarding construction activities and
shade/shadow as well as compliance with design features and regulatory requirements and applicable
policies, aesthetic impacts from the Land Use Element/Zoning Code Amendments and Mobility Element
Update would be less than significant.
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4.2 AIR QUALITY

INTRODUCTION

This section addresses air emissions associated with the Land Use Element/Zoning Code Amendments and
Mobility Element Update. The analysis provides an overview of applicable regulations, a description of
existing conditions, and analysis of potential impacts on air quality and the consistency of the Project with
air quality policies within the Great Basin Unified Air Pollution Control District (GBUAPCD)’s Air Quality
Management Plan for the Town of Mammoth Lakes. The analysis of Project-generated air emissions focuses
on whether the Project would cause an exceedance of an ambient air quality standard or appropriate
significance threshold. Air quality technical data utilized in this section is included as Appendix B of this EIR.

1. ENVIRONMENTAL SETTING

a. Regulatory Framework

A number of statutes, regulations, plans, and policies have been adopted that address air quality issues. The
Project Area and vicinity are subject to air quality regulations developed and implemented at the federal,
state, and local levels.

(1) Federal

The federal Clean Air Act of 1963 was the first federal legislation regarding air pollution control and has
been amended numerous times in subsequent years, with the most recent amendments occurring in 1990.
At the federal level, the United State Environmental Protection Agency (USEPA) is responsible for
implementation of certain portions of the Clean Air Act including mobile source requirements. Other
portions of the Clean Air Act, such as stationary source requirements, are implemented by state and local
agencies.

The Clean Air Act establishes federal air quality standards, known as National Ambient Air Quality Standards
(NAAQS) and specifies future dates for achieving compliance. The Clean Air Act also mandates that the state
submit and implement a State Implementation Plan for areas not meeting these standards. These plans must
include pollution control measures that demonstrate how the standards will be met. The 1990 amendments
to the Clean Air Act identify specific emission reduction goals for areas not meeting the NAAQS. These
amendments require both a demonstration of reasonable further progress toward attainment and
incorporation of additional sanctions for failure to attain or to meet interim milestones. The sections of the
Clean Air Act which are most applicable to the Project include Title I (Nonattainment Provisions) and Title II
(Mobile Source Provisions). Title I requirements are implemented for the purpose of attaining NAAQS for
the following criteria pollutants: (1) Ozone(03); (2) Nitrogen Dioxide (NO2); (3) Carbon Monoxide (CO); (4)
Sulfur Dioxide (SO.); (5) Particulate Matter 10- microns (PMi¢); and (6) lead (Pb). The NAAQS were
amended in July 1997 to include an 8-hour standard for O3 and to adopt a NAAQS for Particulate Matter 2.5-
microns (PMz5). The NAAQS were amended in September 2006 to include an established methodology for
calculating PM;sas well as revoking the annual PM, threshold. Table 4.2-1, Ambient Air Quality Standards,
shows the NAAQS for each criteria pollutant.
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Table 4.2-1
Ambient Air Quality Standards
Average California Standards * National Standards "
Pollutant Time Concentration © Method ° Primary “° Secondary ' Method &
0.09 ppm Ultraviolet .
1 Hour (180 pg/m3) Photometry Same as Ultraviolet
Osh Primary
8 Hour 0.070 ppm 0.070 ppm Standard Photometry
(137 pg/m3) (137 pg/md)
1 Hour (30?;(138 pl/)$3) 100 p;)i3()188 None
NO,i A 1 HE Gas Phase Chemi- HE S Gas Phase Chemi-
2 xnhuar 0.030 ppm luminescence 53 ppb ame as luminescence
Arithmetic (57 pg/m?) (100 pg/m?) Primary
Mean K8 K8 Standard
20 ppm 35 ppm
1 Hour (23 mg/m3) . . (40 mg/m3)
Non-Dispersive None . .
8 Hour 9.0 ppm Infrared 9 ppm Non-Dispersive
co (10mg/m3) (10 mg/m3) Infrared Photometry
Photometry
8 Hour (NDIR)
6 ppm (NDIR)
(Lake (7 mg/m?) - -
Tahoe)
1 Hour 0.25 ppm3 75 ppb 3(196 .
(655 pg/m3) pg/ms3) .
. Ultraviolet
Ultraviolet 0.5 ppm
3 Hour — — Fluorescence;
Fluorescence (1300 pg/m3)
. Spectrophotometry
SO2j 0.04 ppm 0.14 ppm (for .
24 Hour . . — (Pararosaniline
(105 pg/m3) certain areas)) Method)?
Annual 0.030 ppm (for
Arithmetic — oV bp . —
Mean certain areas)
3 3
24 Hour 50 pg/m . . 150 pg/m Same as Inertial Separation
PMiok Annual Gravimetric or Primary and Gravimetric
Arithmetic 20 pg/m3 Beta Attenuation — .
Standard Analysis
Mean
Same as
3 .
24 Hour No Separate State Standard 35 ug/m Primary Inertial Separation
Standard : :
PM2sk and Gravimetric
Annual Gravimetric or Analysis
i i 3 3k 3
Arithmetic 12 pg/m Beta Attenuation 12.0 ug/m 15 pg/m
Mean
30 Day 3 - o
Average 1.5 pg/m
Calendar . 1.5 pg/ms3 (for High Volume Sampler
— Atomic h .
Lead !m Quarter Absorbtion certain areas)m Same as and Atomic
Rolling 3- p Primary Absorption
Month -- 0.15 ug/m3 Standard
Average m
Extinction coefficient of 0.23 per
kilometer — visibility of ten miles or
Visibility more (0.07 — 30 miles or more for
Reducing 8 Hour Lake Tahoe) due to particles when
Particles n relative humidity is less than 70
percent. Method: Beta Attenuation and No
Transmittance through Filter Tape. Federal
Sulfates Ion Standards
3
(SO4) 24 Hour 25 pg/m Chromatography
Hydrogen 1 Hour 0.03 ppm Ultraviolet
Sulfide (42 pg/m3) Fluorescence
Vinyl 0.01 ppm Gas
Chloride! 24 Hour (26 pg/m3) Chromatography
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Table 4.2-1 (Continued)
Ambient Air Quality Standards

Average California Standards * National Standards "

Pollutant Time Concentration © | Method ° Primary “° | Secondary ' | Method &

California standards for ozone, carbon monoxide (except 8-hour Lake Tahoe), sulfur dioxide (1 and 24 hour), nitrogen dioxide, and
particulate matter (PMy,, PM, s, and visibility reducing particles), are values that are not to be exceeded. All others are not to be
equaled or exceeded. California ambient air quality standards are listed in the Table of Standards in Section 70200 of Title 17 of the
California Code of Regulations.

National standards (other than ozone, particulate matter, and those based on annual arithmetic mean) are not to be exceeded more
than once a year. The ozone standard is attained when the fourth highest 8-hour concentration measured at each site in a year,
averaged over three years, is equal to or less than the standard. For PM, the 24 hour standard is attained when the expected number
of days per calendar year with a 24-hour average concentration above 150 micrograms/per cubic meter (ug/m3) is equal to or less than
one. For PM, s, the 24 hour standard is attained when 98 percent of the daily concentrations, averaged over three years, are equal to
or less than the standard.

Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference
temperature of 25°C and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a reference
temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of pollutant per
mole of gas.

Any equivalent procedure which can be shown to the satisfaction of the California Air Resources Board to give equivalent results at or
near the level of the air quality standard may be used.

National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health.
National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated adverse
effects of a pollutant.

Reference method as described by the USEPA. An “equivalent method” of measurement may be used but must have a “consistent
relationship to the reference method” and must be approved by the USEPA.

On October 1, 2015, the national 8-hour ozone primary and secondary standards were lowered from 0.075 to 0.070 ppm.

To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum concentrations
at each site must not exceed 100 ppb.

On June 2, 2010, a new 1-hour SO, standard was established and the existing 24-hour and annual primary standards were revoked. To
attain the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum concentrations at
each site must not exceed 75 ppb. The 1971 SO, national standards (24-hour and annual) remain in effect until one year after an area
is designated for the 2010 standard, except that in areas designated non-attainment for the 1971 standards, the 1971 standards
remain in effect until implementation plans to attain or maintain the 2010 standards are approved.

On December 14, 2012, the national annual PM, s primary standard was lowered from 15 ,ug/m3 to 12.0 ,ug/m3.

The California Air Resources Board has identified lead and vinyl chloride as 'toxic air contaminants' with no threshold level of exposure
for adverse health effects determined. These actions allow for the implementation of control measures at levels below the ambient
concentrations specified for these pollutants.

The national standard for lead was revised on October 15, 2008 to a rolling 3-month average. The 1978 lead standard (1.5 ,ug/m3 asa
quarterly average) remains in effect until one year after an area is designated for the 2008 standard, except that in areas designated
non-attainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain or maintain the 2008
standard are approved.

In 1989, the California Air Resources Board converted both the general statewide 10-mile visibility standard and the Lake Tahoe 30-mile
visibility standard to instrumental equivalents, which are "extinction of 0.23 per kilometer" and "extinction of 0.07 per kilometer" for
the statewide and Lake Tahoe Air Basin standards, respectively.

Source: California Air Resources Board, Ambient Air Quality Standards (10/1/15), http://www.arb.ca.gov/research/aaqs/aaqs2.pdf.
Accessed January 2016.
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Title II of the Clean Air Act pertains to mobile sources, such as cars, trucks, buses, and planes. Reformulated
gasoline, automobile pollution control devices, and vapor recovery nozzles on gas pumps are a few of the
mechanisms the USEPA uses to regulate mobile air emission sources. The provisions of Title Il have resulted
in tailpipe emission standards for vehicles, which have strengthened in recent years to improve air quality.
For example, the standards for NOx emissions have lowered substantially and the specification requirements
for cleaner burning gasoline are more stringent.

(2) State of California
(a) California Clean Air Act

The California Clean Air Act, signed into law in 1988, requires all areas of the State to achieve and maintain
the California Ambient Air Quality Standards (CAAQS) by the earliest practical date. The CAAQS are set at
levels that protect human health, particularly that of infants and children, and incorporate an adequate
margin of safety." Table 4.2-1 shows the CAAQS currently in effect for each of the criteria pollutants as well
as the other pollutants recognized by the State. As shown in Table 4.2-1, the CAAQS include more stringent
standards than the NAAQS for most of the criteria air pollutants. In general, the California standards are
more health protective than the corresponding NAAQS. In addition, the California Air Resources Board
(CARB) has established standards for other pollutants recognized by the State, such as sulfates, hydrogen
sulfide, vinyl chloride, and visibility-reducing particles.

(b) California Air Resources Board Air Quality and Land Use Handbook

The CARB published the Air Quality and Land Use Handbook in April 2005 to serve as a general guide for
considering impacts to sensitive receptors from facilities that emit toxic air contaminant (TAC) emissions.
The recommendations provided therein are voluntary and do not constitute a requirement or mandate for
either land use agencies or local air districts. The goal of the guidance document is to protect sensitive
receptors, such as children, the elderly, acutely ill, and chronically ill persons, from exposure to TAC
emissions. Some examples of CARB’s recommendations include the following: (1) avoid siting sensitive
receptors within 500 feet of a freeway, urban road with 100,000 vehicles per day, or rural roads with 50,000
vehicles per day; (2) avoid siting sensitive receptors within 300 feet of a large gas station (defined as a
facility with a throughput of 3.6 million gallons per year or greater), or within 50 feet of a typical gas
dispensing facility; (3) avoid siting sensitive receptors within 1,000 feet of a distribution center (that
accommodates more than 100 trucks per day, more than 40 trucks with operating transport refrigeration
units per day, or where transport refrigeration unit operations exceed 300 hours per week); and (4) avoid
siting sensitive receptors within 300 feet of any dry cleaning operation using perchloroethylene and within
500 feet of operations with two or more machines.

(c) California Air Resources Board On-Road and Off-Road Vehicle Rules

In 2004, CARB adopted an Airborne Toxic Control Measure (ATCM) to limit heavy-duty diesel motor vehicle
idling in order to reduce public exposure to diesel particulate matter (DPM) and other air contaminants.?

California Air Resources Board, ‘Final Report - Adequacy of California Ambient Air Quality Standards,”
http://www.arb.ca.gov/research/aaqs/caaqs/ad-aaqs/ad-aaqs.htm. Accessed July 2015. The Children’s Environmental Health
Protection Act (Senate Bill 25, Escutia, 1999) required CARB to review the standards to determine if they “adequately protect public
health, including infants and children, with an adequate margin of safety.”

Calif. Code of Regulations, Title 13, Sec. 2485.
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The measure applies to diesel-fueled commercial vehicles with gross vehicle weight ratings greater than
10,000 pounds that are licensed to operate on highways, regardless of where they are registered. In general,
the measure prohibits idling for more than five minutes at any given time.

In 2008, CARB approved the Truck and Bus regulation to reduce NOx, PMig, and PM;s emissions from
existing diesel vehicles operating in California (CARB Rules Chapter 1, Section 2025, subsection (h)).> The
requirements were amended in December 2010 and apply to nearly all diesel fueled trucks and busses with
a gross vehicle weight rating greater than 14,000 pounds. For the largest trucks in the fleet, those with a
gross vehicle weight rating greater than 26,000 pounds, there are two methods to comply with the
requirements. The first way is for the fleet owner to retrofit or replace engines, starting with the oldest
engine model year, to meet 2010 engine standards, or better. This is phased over 8 years, starting in 2015
and would be fully implemented by 2023, meaning that all trucks operating in the State subject to this option
would meet or exceed the 2010 engine emission standards for NOx and PM by 2023. The second option, if
chosen, requires fleet owners, starting in 2012, to retrofit a portion of their fleet with diesel particulate
filters achieving at least 85 percent removal efficiency, so that by January 1, 2016 their entire fleet is
equipped with diesel particulate filters. However, diesel particulate filters do not typically lower NOx
emissions. Thus, fleet owners choosing the second option must still comply with the 2010 engine emission
standards for their trucks and busses by 2020.

In addition to limiting exhaust from idling trucks, CARB promulgated emission standards for off-road diesel
construction equipment such of greater than 25 horsepower as bulldozers, loaders, backhoes and forklifts, as
well as many other self-propelled off-road diesel vehicles. The regulation adopted by the CARB on July 26,
2007, aims to reduce emissions by installation of diesel soot filters and encouraging the retirement,
replacement, or repower of older, dirtier engines with newer emission controlled models. Implementation is
staggered based on fleet size (which is the total of all off-road horsepower under common ownership or
control), with the largest fleets to begin compliance by January 1, 2014 (CARB Rules Chapter 9, Section
2449)." Each fleet must demonstrate compliance through one of two methods. The first option is to
calculate and maintain fleet average emissions targets, which encourages the retirement or repowering of
older equipment and rewards the introduction of newer cleaner units into the fleet. The second option is to
meet the Best Available Control Technology (BACT) requirements by turning over or installing Verified
Diesel Emission Control Strategies (e.g., engine retrofits) on a certain percentage of its total fleet
horsepower. The compliance schedule requires that BACT turn overs or retrofits be fully implemented by
2023 in all equipment in large and medium fleets and across 100 percent of small fleets by 2028.

(d) Title 24, Building Standards Code and CALGreen Code

The California Energy Commission first adopted the Energy Efficiency Standards for Residential and
Nonresidential Buildings (California Code of Regulations, Title 24, Part 6) in 1978 in response to a legislative
mandate to reduce energy consumption in the state. Although not originally intended to reduce GHG
emissions, increased energy efficiency, and reduced consumption of electricity, natural gas, and other fuels

Final Regulation Order, Regulation to Reduce Emissions of Diesel Particulate Matter, Oxides of Nitrogen and Other Criteria
Pollutants  from In-Use  On-Road  Diesel-Fueled Vehicles, http://www.arb.ca.gov/msprog/onrdiesel/documents/
TBFinalReg.pdf. Accessed July 2015.

Final Regulation Order, Regulation for In-Use Off-Road Diesel-Fueled Fleets, http://www.arb.ca.gov/regact/2010/
offroadlsi10/finaloffroadreg.pdf. Accessed July 2015.
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would result in fewer GHG emissions from residential and nonresidential buildings subject to the standard.
The standards are updated periodically to allow for the consideration and inclusion of new energy efficiency
technologies and methods.

Part 11 of the Title 24 Building Standards Code is referred to as the California Green Building Standards
Code. The purpose of the California Green Building Standards Code is to “improve public health, safety and
general welfare by enhancing the design and construction of buildings through the use of building concepts
having a positive environmental impact and encouraging sustainable construction practices in the following
categories: (1) Planning and design; (2) Energy efficiency; (3) Water efficiency and conservation; (4)
Material conservation and resource efficiency; and (5) Environmental air quality.”” The California Green
Building Standards Code is not intended to substitute for or be identified as meeting the certification
requirements of any green building program that is not established and adopted by the California Building
Standards Commission. The California Green Building Standards Code is mandatory for all new buildings
constructed in the state and establishes mandatory measures that include energy efficiency, water
conservation, material conservation, planning and design and overall environmental quality. The California
Green Building Standards Code was most recently updated in 2013; the new measures took effect on July 1,
2014.

(3) Great Basin Valley Air Basin
(a) Great Basin Unified Air Pollution Control District

The GBUAPCD, which covers the whole Great Basin Valley Air Basin (GBVAB), has jurisdiction over an area of
approximately 13,975 square miles. This area includes all of Inyo, Mono and Alpine counties. The GBUAPCD
was formed in 1974 when Inyo, Mono and Alpine Counties formed a joint powers agreement with the
purpose of meeting and enforcing applicable Federal, State and local air quality regulations. While air
quality in this area has improved, the GBUAPCD requires continued diligence to meet air quality standards.

Effective January 23, 2005, the Mono County portion of the GBVAB is designated as non-attainment for the
state Oz and PMo ambient air quality standards. Although Mono County is categorized as nonattainment of
the state O3z standard, an ozone implementation plan for attaining the ozone standard in Mono County is not
required pursuant to the CARB Ozone Transport: 2001 Review, which states that “transport from the central
portion of the [San Joaquin] Valley is responsible for ozone violations in Mammoth Lakes.”®

With respect to PMio, the GBUAPCD adopted the Air Quality Management Plan (AQMP) for the Town of
Mammoth Lakes in November 1990, which identified PMiosources and mitigation strategies intended to
attain the NAAQS. The AQMP identified emissions from wood-burning stoves and fireplaces and traffic-
related road dust and cinders as the primary causes leading to exceedances of the federal PMyo standard in
the winter, exacerbated by the substantial influx of visitors to the Mammoth Lakes area during the ski
season. The combination of periods of meteorological stagnation and increased visitation to the ski resorts
result in violations of PM;o standards. The AQMP included a number of control strategies, including a ban on
new wood-burning devices, requirements to retrofit existing wood-burning devices, and a Town-wide limit
on vehicle miles traveled (VMT). After adoption of the AQMP, monitored air pollution levels dropped

California Building Standards Commission, Guide to the 2013 California Green Building Standards Code, Residential (2013).

6 California Air Resources Board, Ozone Transport: 2001 Review, (April 2001) 45.
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substantially in Mammoth Lakes. Since 1993, the Mammoth Lakes planning area has not exceeded the
federal 24-hour PMio NAAQS. The GBUAPCD adopted the 2014 update to the AQMP, which describes the
improved air quality conditions in the Town of Mammoth Lakes. The update also incorporates revisions to
GBUAPCD rules, including updating the Town-wide VMT limit from 106,600 to 179,708 miles per day, and a
request for redesignation of Mammoth Lakes as attainment for the federal PMio standard. The USEPA
approved the redesignation request in October 2015.

The GBUAPCD utilizes a permitting process to regulate emissions. The following list includes some of the
rules and regulations that may apply to the Project:

= GBUAPCD Rule 200-A and 200-B. Permits Required: Before any individual builds or operates
anything that may cause the issuance of air contaminants or the use of which may eliminate, reduce
or control the issuance of air contaminants, such person must obtain a written authority to construct
and permit to operate from an Air Pollution Control Officer.

=  GBUAPCD Rules 401 and 402. Fugitive Dust and Nuisance: Rule 401 requires that airborne particles
remain at their place of origin under normal wind conditions. Proper mitigation techniques
approved by the GBUAPCD must be implemented to ensure that fugitive dust is contained. This does
not apply to dust emissions discharged through a stack or other point source. Rule 402 states that
any air discharge that may cause injury or detriment, nuisance or annoyance, or damage to any
public property or considerable number of people is regulated. This rule discusses the health and
safety issues that may interfere with public and private areas surrounding the site.

= GBUAPCD Rules 404-A and Rule 404-B. Particulate Matter and Oxides of Nitrogen: Rule 404-A states
that a person shall not discharge from any source whatsoever, particulate matter in excess of 0.3
grains per standard dry cubic foot of exhaust gas. Rule 404-B states that a person shall not discharge
from fuel burning equipment having a maximum heat input rate of more than 1.5 billion BTU per
hour (gross), flue gas having a concentration of nitrogen oxides calculated as Nitrogen Dioxide (NO2)
in parts per million of flue gas by volume at 3 percent oxygen: 125 ppm with natural gas fuel, or 225
ppm with liquid or solid fuel. Additionally, a person shall not discharge from sources other than
combustion sources, nitrogen oxides, calculated as nitrogen dioxide, 250 parts per million (ppm) by
volume.

= GBUAPCD Rule 431. PM Reduction Control Measures: Requirements include vacuum street sweeping
of wood stove cinders, requires VMT reduction measures for new developments, and limits peak
VMT in the Town to 179,708 VMT.

(b) Regional Comprehensive Plan

The GBVAB lies outside of a metropolitan planning organization (MPO). It is identified as an Isolated Rural
area, meaning that its emissions are not part of an emissions analysis of any MPO’s transportation plan or
Transportation Improvement Program. Therefore, the Town of Mammoth Lakes is not subject to a Regional
Comprehensive Plan to guide growth and transportation issues in the area.
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(4) Town of Mammoth Lakes
(a) Mammoth Lakes Plans and Policies

The Mammoth Lakes General Plan, last updated in 2007, is designed to promote the public health, safety and
general welfare of the community. The Plan is a comprehensive, long term and an internally consistent
document that sets forth goals and policies to govern decisions of the Town with respect to the community’s
future. The Air Quality Element includes goals and policies related to attaining the air quality standards and
reducing air pollution. Refer to Subsection 4.2.2.c for a list of these goals and policies.

(b) Mammoth Lakes Municipal Code

Chapter 8.30 of the Municipal Code (Town Particulate Emissions Regulations) requires the Town to include a
limit of 179,708 VMT in its review of proposed development projects, incorporate street sweeping measures,
and implement restrictions on wood-burning stoves and fireplaces, and other measures consistent with
applicable GBUAPCD Rule 431 listed above.

b. Existing Conditions

(1) Regional Context

The Project Area is located in the GBVAB, which consists of an area of approximately 13,975 square miles
and includes all of Inyo, Mono and Alpine counties. Table 4.2-2, Great Basin Valleys Air Basin Attainment
Status (Mammoth Lake Planning Area), provides a summary of the GBVAB'’s attainment status with respect to
federal and state standards. The GBVAB is designated as having attained state standards for all pollutants
except ozone and respirable particulate matter (PM1o) (24-hour average) and having attained all federal
standards. Therefore, discussion of impacts for this Project will focus on those pollutants. According to the
2014 Update Air Quality Maintenance Plan and Redesignation Request for the Town of Mammoth Lakes, the
Town of Mammoth Lakes was previously designated as non-attainment for the federal PMyo standards;
however, ambient levels have not exceeded the national PMio standards since 1993 and the GBUAPCD
submitted a redesignation request to CARB and the USEPA.” CARB approved the redesignation request in
September 2014 and the USEPA approved the redesignation request in October 2015.

Certain air pollutants have been recognized to cause notable health problems and consequential damage to
the environment either directly or in reaction with other pollutants, due to their presence in elevated
concentrations in the atmosphere. Such pollutants have been identified and regulated as part of the overall
endeavor to prevent further deterioration and facilitate improvement in the prevalent air quality. The
following pollutants are regulated by the USEPA and, therefore, are subject to emission reduction measures
adopted by federal, state and other regulatory agencies. These pollutants are referred to as “criteria air
pollutants” as a result of the specific standards, or criteria, which have been adopted for them. The NAAQS
and CAAQS for each of the monitored pollutants are summarized in Table 4.2-1. The NAAQS and CAAQS have
been set at levels considered safe to protect public health, including the health of sensitive populations such
as asthmatics, children, and the elderly with a margin of safety; and to protect public welfare, including
protection against decreased visibility and damage to animals, crops, vegetation, and buildings. A brief
description of the health effects of these criteria air pollutants are provided below.

Great Basin Unified Air Pollution Control District, 2014 Update Air Quality Maintenance Plan and Redesignation Request for the
Town of Mammoth Lakes, May 5, 2014.
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Table 4.2-2

Great Basin Valley Air Basin Attainment Status (Mammoth Lakes Planning Area)

Pollutant National Standards California Standards
Ozone Attainment Non-attainment
Nitrogen Dioxide Attainment Attainment
Carbon Monoxide Attainment Attainment
Sulfur Dioxide Attainment Attainment
PM1o Attainment Non-attainment
PM3s Attainment Attainment
Lead Attainment Attainment
Visibility Reducing Particles N/A Attainment
Sulfates N/A Attainment
Hydrogen Sulfide N/A Attainment
Vinyl Chloride N/A N/A=

N/A = not applicable
@ In 1990 the California Air Resources Board identified vinyl chloride as a toxic air contaminant and determined that it does not have an
identifiable threshold. Therefore, the California Air Resources Board does not monitor or make status designations for this pollutant.

Source: United States Environmental Protection Agency, EPA Region 9 Air Quality Maps, http.//www.epa.gov/region9/air/maps/.
Accessed  April  2016;  California  Air  Resources Board, Area Designations Maps/State and  National,
http://www.arb.ca.gov/desig/adm/adm.htm. Accessed April 2016.

03: Ozone is a secondary pollutant formed by the chemical reaction of volatile organic compounds (VOCs)
and nitrogen oxides (NOx) under favorable meteorological conditions such as high temperature and
stagnation episodes. Ozone concentrations are generally highest during the summer months when direct
sunlight, light wind, and warm temperature conditions are favorable. An elevated level of ozone irritates the
lungs and breathing passages, causing coughing, and pain in the chest and throat thereby increasing
susceptibility to respiratory infections and reducing the ability to exercise. Effects are more severe in people
with asthma and other respiratory ailments. Long-term exposure may lead to scarring of lung tissue and
may lower the lung efficiency.

VOCs. VOCs are typically formed from combustion of fuels and/or released through evaporation of organic
liquids. Some VOCs are also classified by the State as toxic air contaminants. These are compounds
comprised primarily of atoms of hydrogen and carbon. Internal combustion associated with motor vehicle
usage is the major source of hydrocarbons, as are architectural coatings. Emissions of VOCs themselves are
not “criteria” pollutants; however, they contribute with NOx to formation of O3 and are regulated as O3
precursor emissions.

NO: and NOx: NOx is a term that refers to a group of compounds containing nitrogen and oxygen. The
primary compounds of air quality concern include NO; and nitric oxide (NO), which can quickly oxidize in
the atmosphere to form NO,. Ambient air quality standards have been promulgated for NO,, which is a
reddish-brown, reactive gas. The principle form of NOx produced by combustion is NO, but NO reacts quickly
in the atmosphere to form NO;, creating the mixture of NO and NO; referred to as NOx. Major sources of NOx
emissions include power plants, large industrial facilities, and motor vehicles. Emissions of NOx are a
precursor to the formation of ground-level ozone. NO; can potentially irritate the nose and throat, aggravate
lung and heart problems, and may increase susceptibility to respiratory infections, especially in people with
asthma. According to the California Air Resources Board (CARB), “NO; is an oxidizing gas capable of
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damaging cells lining the respiratory tract. Exposure to NO; along with other traffic-related pollutants, is
associated with respiratory symptoms, episodes of respiratory illness and impaired lung functioning.
Studies in animals have reported biochemical, structural, and cellular changes in the lung when exposed to
NO; above the level of the current state air quality standard. Clinical studies of human subjects suggest that
NO; exposure to levels near the current standard may worsen the effect of allergens in allergic asthmatics,
especially in children.”® NO; also contributes to the formation of PMjo. The terms “NOx” and “NO;” are
sometimes used interchangeably. However, the term “NOx” is primarily used when discussing emissions,
usually from combustion-related activities. The term “NO;” is primarily used when discussing ambient air
quality standards. More specifically, NO; is regulated as a criteria air pollutant under the Clean Air Act and
subject to the ambient air quality standards, whereas NOx and NO are not. In cases where the thresholds of
significance or impact analyses are discussed in the context of NOx emissions, it is based on the conservative
assumption that all Project-related NOx emissions would oxidize in the atmosphere to form NO..

CO: Carbon monoxide is primarily emitted from combustion processes and motor vehicles because of
incomplete combustion of fuel. Elevated concentrations of CO weaken the heart's contractions and lower the
amount of oxygen carried by the blood. It is especially dangerous for people with chronic heart disease.
Inhalation of CO can cause nausea, dizziness, and headaches at moderate concentrations and can be fatal at
high concentrations.

S02: Major sources of SO include power plants, large industrial facilities, diesel vehicles, and oil-burning
residential heaters. Emissions of sulfur dioxide aggravate lung diseases, especially bronchitis. It also
constricts the breathing passages, especially in asthmatics and people involved in moderate to heavy
exercise. Sulfur dioxide potentially causes wheezing, shortness of breath, and coughing. High levels of
particulate appear to worsen the effect of sulfur dioxide, and long-term exposures to both pollutants leads to
higher rates of respiratory illness.

PM1o and PMz5: The human body naturally prevents the entry of larger particles into the body. However,
small particles including fugitive dust, with an aerodynamic diameter equal to or less than ten microns
(PM10) and even smaller particles with an aerodynamic diameter equal to or less than 2.5 microns (PM:s),
can enter the body and are trapped in the nose, throat, and upper respiratory tract. These small particulates
could potentially aggravate existing heart and lung diseases, change the body's defenses against inhaled
materials, and damage lung tissue. Some types of particulate could become toxic after inhalation due to the
presence of certain chemicals and their reaction with internal body fluids. The elderly, children, and those
with chronic lung or heart disease are most sensitive to PMio and PM;s. In children, studies have shown
associations between PM exposure and reduced lung function and increased respiratory symptoms and
illnesses.” Lung impairment can persist for two to three weeks after exposure to high levels of particulate
matter.

“Fugitive dust” is atmospheric dust resulting from both natural and anthropogenic disturbance of soil and
other granular material. Fugitive dust particles are comprised mainly of soil minerals (i.e. oxides of silicon,

California Air Resources Board, “Nitrogen Dioxide - Overview,” http://www.arb.ca.gov/research/aaqs/caaqs/no2-1/no2-1.htm.
Accessed January 2015.

California Air Resources Board, “Particulate Matter - Overview,” http://www.arb.ca.gov/research/aaqs/caaqs/pm/pm.htm.
Accessed January 2015.
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aluminum, calcium, and iron), but can also consist of sea salt, pollen, spores, etc. PMjo is predominately
comprised of windblown dust or other operations involving solid particulate materials. PM; 5 is more likely
the result of fuel combustion and photochemical reactions. PM;;s is both directly emitted and formed via
chemical reactions in the atmosphere from precursor pollutants such as NOx, SOx, and ammonia. However,
most fugitive dust particles are larger than PM;o particulates and thus would not comprise either PMo or
PMzs.

Pb: Lead is emitted from industrial facilities and from the sanding or removal of old lead-based paint.
Smelting or processing the metal is the primary source of lead emissions, which is primarily a regional
pollutant. Lead affects the brain and other parts of the body's nervous system. Exposure to lead in very
young children impairs the development of the nervous system, kidneys, and blood forming processes in the
body.

(2) Local Area Conditions
(a) Meteorology and Pollutant Levels

The Project Area is located in the Town of Mammoth Lakes in Mono County. Located on the eastern slope of
the Sierra Nevada Mountains, the Town has a dry climate with clear skies, excellent visibility, hot summers,
and wide fluctuations in daily temperatures. The average minimum temperature is in the upper 20s
(degrees Fahrenheit), while the average maximum temperature is in the mid- to high 50s. Most of the
precipitation in this area (approximately 70 percent) occurs between November and February. Spring is the
windiest season, with fast-moving northerly weather fronts. During the day, southerly winds result from the
strong solar heating of the mountain slopes, causing upslope circulation. Summer winds are northerly at
night as a result of cool air draining from higher to lower elevations. The mean annual wind speed in
Mammoth Lakes is less than 11 miles per hour (mph).

The extent and severity of the air pollution problem in the GBVAB is a function of the area’s natural physical
characteristics (weather and topography), as well as man-made influences (development patterns and
lifestyle). The Mono County portion of the GBVAB has a non-attainment status for ozone (State standards
only); however, as discussed previously, non-attainment of ozone is associated with the effect of transported
pollution from outside of Mono County, rather than local generation of ozone or ozone precursors. All of the
GBVAB is designated non-attainment for the PMy, State standard.

Although Mono County is categorized as non-attainment for the State ozone standard, there is no ozone
implementation plan for attainment in Mono County, nor is one required under State law. As outlined in the
2001 CARB Ozone Transport Review, the CARB classifies the contribution of transported pollution from one
air basin to another to be either overwhelming, significant, inconsequential, or some combination of the
three. The CARB Ozone Transport Review is a statewide assessment of ozone transport between air basins.
According to the CARB, ozone levels would improve in the air basin only when substantial mitigation
measures are more fully implemented in upwind air basins. Local sources are not considered to have a
considerable impact on ambient levels due to the climactic patterns of the eastern slopes of the Sierra
Nevada Mountains.
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(b) Existing Pollutant Levels at Nearby Monitoring Stations

Air quality is monitored by the GBUAPCD at a number of locations throughout the GBVAB. Currently, there
are 19 monitoring sites in the GBVAB. The monitoring station most representative of the Project Area is the
Mammoth Lakes-Gateway Home Center monitoring station, located on Highway 203 and Old Mammoth
Road.. The station only monitors ambient concentrations of PM1. Although Mono County is designated as
non-attainment for the state ozone standard, there has been no ozone monitoring in the County since 2002.
According to the CARB Ozone Transport: 2001 Review, “transport from the central portion of the [San
Joaquin] Valley is responsible for ozone violations in Mammoth Lakes.”*® The most recent data available
from Mammoth Lakes-Gateway Home Center monitoring station encompasses the years 2010 to 2014. The
data shown in Table 4.2-3, Pollutant Standards and Ambient Air Quality Data from Representative Monitoring
Stations, indicate the PM1 pollutant trends for the Project Area.

Table 4.2-3

Pollutant Standards and Ambient Air Quality Data from Representative Monitoring Stations

Pollutant
Standard and Data 2011 2012 2013 2014 2015
PM10 (24 hour)
Maximum Concentration (pug/ms3) - Federal 101 56 133 130 84
Maximum Concentration (ug/ms3) - State b 105 42 82 38 51
Measured Days > NAAQS (150 pg/m3) ¢ 0 0 0 0 0
Measured Days > CAAQS (50 ug/m3) © 5 0 6 0 1

ppm = parts per million; yg/m3 = micrograms per cubic meter

®  Federal data excludes exceptional events.

State data may include exceptional events. State and national statistics may differ for the following reasons: (1) State statistics are
based on California approved samplers, whereas national statistics are based on samplers using federal reference or equivalent
methods. State and national statistics may therefore be based on different samplers. (2) State statistics for 1998 and later are based
on local conditions. National statistics are based on standard conditions. (3) State criteria for ensuring that data are sufficiently
complete for calculating valid annual averages are more stringent than the national criteria.

Measurements are usually collected every six days. Measured days counts the days that a measurement was greater than the level of
the standard.

b

Source: California Air Resources Board, Air Quality Data Statistics, http.//www.arb.ca.gov/adam/. Accessed April 2016; U.S. Environmental
Protection Agency, AirData, http://www.epa.gov/airdata/ad_rep_mon.html. Accessed April 2016. Data excludes exceptional
events.

(c) Existing Emissions

The Town of Mammoth Lakes is currently developed with a mix of residential units, hotel/lodging,
commercial services, including outdoor and recreational uses, for residents and visitors to the Town, and
limited industrial uses. The existing uses include retail, restaurants, cinema, equipment rental, storage,
laundromat, gas stations, banks, pet supplies, offices, residences, churches, day care, visitor accommodations,
and some construction related uses. The existing development within the Project Area and Townwide is
provided in Chapter 2.0, Project Description. The Transportation Impact Analysis for the Project™ provides
an estimate of the existing VMT for the Town of Mammoth Lakes. According to the Transportation Impact

10 California Air Resources Board, Ozone Transport: 2001 Review, (April 2001) 45.

1oLsc Transportation Consultants, Inc, Mammoth Mobility Element Transportation Impact Analysis, 2016.
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Analysis the existing VMT estimates for the Town roadways included in the modeling analysis is 152,844
VMT on a peak day or approximately 41.3 million VMT per year.

Sources of emissions in the Project Area consist primarily of energy, water, and solid waste sources from
commercial uses within the approximately 122-acre commercially designated area that would be covered by
the proposed Land Use Element/Zoning Code Amendments and mobile sources associated with vehicle
travel along Town roadways that would be affected by both the proposed Land Use Element/Zoning Code
Amendments and Mobility Element Update. Under CEQA, the baseline environmental setting is established
as the time that environmental assessment commences. Therefore, the existing Project Area emissions
serves as the baseline and the operational air quality impacts for the Project are assessed based on the
incremental change in emissions from future development resulting from the proposed Land Use
Element/Zoning Code Amendments and improvements occurring under the Mobility Element Update.

(d) Sensitive Receptors

Certain population groups, such as children, elderly, and acutely and chronically ill persons (especially those
with cardio-respiratory diseases) are considered more sensitive to the potential effects of air pollution than
others. Sensitive receptors in the Town of Mammoth Lakes include: residences, schools, hospitals, and day
care facilities.

2. METHODOLOGY AND THRESHOLDS
a. Methodology

The evaluation of potential impacts to air quality that may result from the construction and long-term
operations of the Project is conducted as follows:

(1) Consistency with Air Quality Plan

The GBUAPCD’s 2014 update to the AQMP contains a comprehensive list of maintenance measures to ensure
that the region continues to meet the NAAQS. Projects that are consistent with the assumptions used in the
AQMP do not interfere with attainment because the growth is included in the projections utilized in the
formulation of the AQMP. Thus, projects, uses, and activities that are consistent with the applicable growth
projections and control strategies used in the development of the AQMP would not jeopardize attainment of
the air quality levels identified in the AQMP, even if they exceed project-specific emissions thresholds. The
Project is assessed based on its consistency with applicable AQMP measures.

With regard to PMio, the AQMP contains pollution control strategies directed at reducing emissions and
maintaining attainment of the NAAQS and includes a Town-wide limit of 179,708 VMT per day to ensure
PMjy emissions from vehicle exhaust and re-suspended road dust and cinders would not cause an
exceedance of the federal 24 hour PMjo standard. Therefore, a consistency analysis is performed for the
Project to assess compliance with the federal 24-hour PM1o standard.

(2) Construction Impacts

Construction activity that would occur as a result of the Land Use Element/Zoning Code Amendments and
Mobility Element Update has the potential to generate emissions through the use of heavy-duty construction
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equipment and through vehicle trips generated from construction workers traveling to and from
construction sites. In addition, fugitive dust emissions would result from grading, soil movement and
construction activities and evaporative emissions would occur from the application of architectural coatings
and the laying of asphalt pavement.

Specific project-level developments are not proposed as part of this Project. As a result, specific project-level
information, such as construction schedules and import and export soil quantities, are not known and it is
not possible to quantify the emissions associated with project-level construction. For the purposes of
conducting a programmatic assessment of the Project, construction-related air quality impacts are
qualitatively assessed by evaluating consistency with applicable CARB and GBUAPCD measures to reduce
construction-related emissions from the combustion of fossil fuels and from fugitive dust. The analysis also
qualitatively assesses consistency with construction measures in the AQMP.

(3) Operational Impacts

The analysis of a project’s impact on regional air quality during long-term project operations typically
considers emissions from mobile sources and stationary area sources. Mobile source emissions are
generated from vehicle trips and include exhaust emissions as well as fugitive dust emissions from tire wear,
brake wear, and re-suspended road dust and cinders. Area source emissions are generated from the
combustion of natural gas or wood (for hot water, heat, or cooking) or other fossil fuel (boilers, landscaping
equipment, etc.), and use of consumer products that contain volatiles and solvents.

The Project’s change to a maximum of 2.0 FAR with no cap on the density of units or rooms could potentially
increase the amount of development in the commercially designated areas compared to existing conditions.
The potential increase in commercial uses would result in increased operational emissions from mobile
source and area source emissions. Operational air quality impacts are assessed based on the incremental
increase in emissions compared to the existing baseline conditions.

The incremental change in operational emissions are estimated using CARB’s updated version of the on-road
vehicle emissions factor (EMFAC) model and the California Emissions Estimator Model (CalEEMod) software.
Mobile source emissions are estimated based on CARB’s updated version of the on-road vehicle emissions
factor (EMFAC) model. The most recent version is EMFAC2014, which “represents ARB's current
understanding of motor vehicle travel activities and their associated emission levels.”*> Mobile source
emissions are based on the VMT estimates provided in the Transportation Impact Analysis for the Project.*®
The estimated VMT takes into account trip reductions based on applicable physical and operational Project
characteristics including internal capture from co-locating commercial and residential uses in close
proximity. The emission factors from EMFAC2014 are applied to the VMT to obtain mobile source emissions.
Emissions from re-suspended road dust and cinders are calculated outside of CalEEMod consistent with the
methodology used in the AQMP since the model does not adequately account for cinders.

12 California Air Resources Board, Mobile Source Emissions Inventory, http://www.arb.ca.gov/msei/categories.htm#emfac2014.

Accessed November 2015. “USEPA approval is expected by the end of 2015. USEPA will provide a transition period during which
either version may be used. Therefore, in anticipation of USEPA approval, use of EMFAC2014 before the end of the year is
appropriate.”

18 Lsc Transportation Consultants, Inc, Mammoth Mobility Element Transportation Impact Analysis, 2016.
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CalEEMod, which is an emissions inventory model developed by CARB in consultation with the air quality
management districts and air pollution control districts in the state, was used to forecast the daily regional
emissions from stationary area sources that would occur during long-term Project operations. Area source
emissions are based on natural gas (building heating and water heaters), landscaping equipment, and
consumer product usage (including paints) rates provided in CalEEMod. Natural gas usage factors for the
Project land uses are calculated within CalEEMod using the CEC’s CEUS data set.” This data set provides
energy intensities of different land uses throughout the state and different climate zones. However, since the
data from the CEUS is from 2002, correction factors are incorporated to account for compliance with the
Title 24 Building Standards Code.

Operational air quality impacts are assessed based on the incremental change in emissions compared to
baseline conditions. Under CEQA, the baseline environmental setting is established as the time that
environmental assessment commences. Therefore, operational air quality impacts are assessed based on the
net increase from full buildout of new development under the Project (Land Use Element/Zoning Code
Amendments and Mobility Element Update).

Emissions of CO are produced in greatest quantities from motor vehicle combustion and are usually
concentrated at or near ground level because they do not readily disperse into the atmosphere, particularly
under cool, stable (i.e., low or no wind) atmospheric conditions. Localized areas where ambient
concentrations exceed state and/or federal standards are termed CO hotspots. The potential for the Project
to cause or contribute to the formation of off-site CO hotspots are evaluated using data from the
Transportation Impact Analysis for the Project.”® In traffic studies, the term “level of service” (LOS) describes
traffic performance at intersections or along roadway segments, and is generally expressed as a letter grade
(A through F, with an A grade meaning the freest-flowing traffic). Traffic researchers and planning agencies
generally assign LOS ratings to intersections based on the ratio of traffic volume (or demand) to capacity
(V/C). Lower V/C ratios correspond to better performance (freer-flowing traffic). Quantitative analyses is
performed for those intersections predicted to experience a substantial decrease in LOS or increase in V/C at
full buildout of the Project. If intersections would experience a substantial decrease in LOS or increase in
V/C, the potential for the intersection to cause or contribute to a CO hotspot is based on the intersection
traffic volumes and previous CO hotspot analyses conducted at congested intersections.

(4) Toxic Air Contaminants

The analysis of potential TAC impacts is based on TAC emissions from the Project impacting off-site sensitive
receptors. The Project does not result in a long-term increase in the use of TAC-containing products (fuels,
maintenance products, etc.) or the introduction of sensitive receptors near to existing TAC sources.
Therefore, quantitative analysis of potential TAC impacts from the Project is not warranted and impacts are
assessed qualitatively based on land use compatibility guidelines for sensitive uses and common sources of
TAC emissions.

14 California Energy Commission, California Commercial End-Use Survey, http://capabilities.itron.com/CeusWeb/Chart.aspx. Accessed

December 2013.

5 Lsc Transportation Consultants, Inc, Mammoth Mobility Element Transportation Impact Analysis, (2016).
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b. Thresholds of Significance

For purposes of this EIR, the Town of Mammoth Lakes has utilized the checklist questions in Appendix G of
the CEQA Guidelines as thresholds of significance to determine whether a project would have a significant
environmental impact regarding air quality. Based on applicable Project components and Appendix G
questions, the Project would result in a significant impact with regard to traffic if the Project would:

AIR-1: Conflict with or obstruct implementation of the applicable air quality plan.

AIR-2: Violate any air quality standard or contribute substantially to an existing or projected air
quality violation.

AIR-3: Result in a cumulatively considerable net increase of any criteria pollutant for which the

project region is non-attainment under an applicable federal or state ambient air quality
standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors).

AIR-4: Expose sensitive receptors to substantial pollutant concentrations.

Neither the Town of Mammoth Lakes nor the GBUAPCD have established numerical air quality significance
thresholds for quantitatively determining air quality impacts in accordance with the criteria listed above.
CEQA allows Lead Agencies to rely on standards or thresholds promulgated by other agencies. Projects in
the GBVAB have previously used the numerical standards of the Mojave Desert Air Quality Management
District (MDAQMD) in prior CEQA reviews (such as the Rock Creek Canyon Specific Plan EIR, Mono County,
July 2010). Because the air quality and pollutant attainment status in portions of the Mojave Desert Air
Basin (MDAB) are similar to those of the GBVAB, the numerical thresholds set for the MDAB by the MDAQMD
are considered adequate to serve as significance thresholds for the Project. The significance criteria
discussed below are currently recommended to translate the State CEQA Guidelines thresholds into
numerical values or performance standards. Based on criteria set forth in the MDAQMD CEQA and Federal
Conformity Guidelines, the Project would have a significant impact with regard to operational emissions
under threshold AIR-2 if the following would occur:

= Operational emissions from both direct and indirect sources would exceed any of the following
prescribed threshold levels: (1) 137 pounds per day for VOC; (2) 137 pounds a day for NOx; (3) 550
pounds per day for CO; (4) 137 pounds per day for SOz; (5) 82 pounds per day for PMio; and (6) 82
pounds per day for PMs."®

Appendix G issues pertaining to odors were determined to have less than significant impacts in the Initial
Study and are, thus, not evaluated further in this analysis. Odors from construction activities would be
temporary and short-lived and would not be noticeable beyond the immediate vicinity. Long-term odors are
typically associated with industrial uses, such as sewage treatment facilities and landfills and therefore,
would not occur. Components under the proposed Land Use Element/Zoning Code Amendments that would

6 Mojave Desert Air Quality Management District, California Environmental Quality Act (CEQA) and Federal Conformity Guidelines,
February 2009, http://www.mdaqmd.ca.gov/Modules/ShowDocument.aspx?documentid=1806. Accessed August 2015.
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not directly affect air quality are the changes in the commercially designated land use to match existing
commercial zoning and deleting Land Use Element CBIZ and TDR policies. As a result, no further analysis of
odors is required.

c. Applicable General Plan Goals/Policies and Adopted Mitigation Measures

The Mammoth Lakes General Plan, last updated in 2007, is designed to promote the public health, safety and
general welfare of the community. The Plan is a comprehensive, long term and an internally consistent
document that sets forth goals and policies to govern decisions of the Town with respect to the community’s
future. The air quality goals and policies applicable to the Project include:

(1) General Plan
(a) Air Quality

GOAL R.10: Protect health of community residents by assuring that the town of Mammoth Lakes
remains in compliance with or improves compliance with air quality standards.

= Policy R.10.A: Support regional air quality improvement efforts.

= Policy 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.

= Policy R.10.E: The Town of Mammoth Lakes will strive to attain and maintain the
National Ambient Air Quality Standard (NAAQS) for PMio.

= Action R.10.E.2: The Town will continue to require project level environmental reviews
(EIR’s and Negative Declarations) to address the incremental increase in PMyg levels from
the project(s).

= Action R.10.E.3: In the event that the project level reviews show that the Town is likely
to exceed the NAAQS, permits will not be issued until mitigation is developed that
demonstrate compliance with the NAAQS.

= Policy R.10.G: Reduce air pollutants during construction through implementation of Best
Management Practices (BMPs).

(2) Mitigation Monitoring and Reporting Program

The Mitigation Monitoring and Reporting Program (MMRP) for the Town of Mammoth Lakes General Plan
includes mitigation measures applicable to air quality. Since these are adopted measures, for purposes of
this EIR, the following measures are applicable to the Project:

GPMM 4.2-1: The Town shall limit the total Town VMT to the level specified in Municipal Code
Section 8.30.110. The Town shall require a VMT analysis for specific projects in those
cases where the project would result in 500 daily vehicle trips for incorporation into the
AQMP model. VMT analyses shall be conducted early in the environmental review
process so that mitigation may be included in the project design.
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GPMM 4.2-2: The Town shall evaluate PMy, levels on an annual basis using the AQMP model. The
Town shall conduct surveys, as needed, to establish an accurate inventory of wood
burning and pellet burning appliances, to validate assumptions regarding annual and
daily wood and pellet usage patterns, to determine compliance rates with “No Burn” days,
and to monitor effectiveness of VMT-reducing implementation measures. The Town shall
condition or restrict future development as necessary to manage Town wide VMT at
levels that ensure compliance with federal PM1o NAAQS. The Town shall limit the total
Town VMT to a level that, when modeled, shows PMig levels are less than the federal
standard of 150 pg/m3.

The MMRP for the Town of Mammoth Lakes Trails System Master Plan (TSMP) includes mitigation measures
applicable to air quality. Since these are adopted measures, for purposes of this EIR, the following measures
are applicable to the Project:

TSMM 4.B-2.A: All active portions of the construction site shall be watered to prevent excessive
amounts of dust.

TSMM 4.B-2.B: On-site vehicles’ speed shall be limited to 15 miles per hour (mph).

TSMM 4.B-2.C: All on-site roads shall be paved as soon as feasible or watered periodically or
chemically stabilized.

TSMM 4.B-2.D: All material excavated or graded shall be sufficiently watered to prevent excessive
amounts of dust; watering, with complete coverage, shall occur at least twice daily,
preferably in the late morning and after work is done for the day.

TSMM 4.B-2.E: If dust is visibly generated that travels beyond the site boundaries, clearing, grading,
earth moving or excavation activities that are generati