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ENVIRONMENTAL DOCUMENTATION FOR THE SOUTH HOTEL
CONDOMINIUM, CONFERENCE FACILITIES, SPA, RETAIL UNIT, AND
RESTAURANT/BAR WITHIN THE EAST VILLAGE AREA BASED UPON THE
SUBSEQUENT PROGRAM ENVIRONMENTAL IMPACT REPORT
FOR THE NORTH VILLAGE SPECIFIC PLAN

[SCH NO. 99-092082]

1. Introduction and Purpose

The Community Development Department of the Town of Mammoth Lakes
("Town") has prepared this environmental documentation to address the environmental impacts
of a specific development project described as Tentative Tract Map 36-234 and Use Permit
Application 2005-08 to develop a 2.53-acre parcel with a 247-unit Condominium Hotel having
269 bedrooms, a Conference Facility, Restaurant and Bar, Spa, and an approximately 720 square
foot Retail Unit (South Hotel — East Village project). The property is located on the east side of
Minaret Road across from the Skiers Services Building within the Village at Mammoth (APNs:
33-043-05, -06, -15, and -16). This environmental assessment, based upon the Subsequent
Program EIR, is conducted pursuant to the California Environmental Quality Act ("CEQA,"
Public Resources Code § 21000 etseq.) and the CEQA Guidelines (California Code of
Regulations Title 14, Chapter 3, §§ 15000-15387).

2. Prior Environmental Review

The Project is located within the area covered by the North Village Specific Plan
("Specific Plan"). The Specific Plan was originally adopted in 1991 and amended in 1994. The
Specific Plan was further amended by the 1999 North Village Specific Plan Amendment.

Prior to approval of the 1999 North Village Specific Plan Amendment, the Town
prepared and the Town Council reviewed and certified, pursuant to CEQA, the Subsequent
Program Environmental Impact Report for the North Village Specific Plan Amendment
("Program EIR"), identified as State Clearinghouse No. 99-092082. The Program EIR reviews
and updates the Environmental Impact Report certified for the original Specific Plan in 1991
("1991 EIR") and an Addendum to the 1991 EIR ("1994 EIR Addendum") certified in
connection with the 1994 Amendment to the Specific Plan.

The Specific Plan and the Program EIR cover an area {("Specific Plan Area")
consisting of approximately 64.1-acres located in the northwestern portion of the Town in the
vicinity of the intersection of Main Street/Lake Mary Road and Minaret Road.

3. Description of the South Hotel — East Village Project

The Village at Mammoth is a portion of the Specific Plan Area and consists of
approximately 21 acres owned by Intrawest Mammoth/Starwood Corporation ("Intrastar”) and
43 acres of other privately held properties. The “South Hotel — East Village project” is located at
an elevation of approximately 8,037 feet. The South Hotel — East Village project consists of an
approximately 2.53-acre site that is currently developed with a paved construction staging area,
surface parking, and a Sporting Goods retail shop. The property is located within the Plaza
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Resort (PR) zoning designation of the Specific Plan and within the Specific Plan Pedestrian Core
area. The project proposes a total of 247 Condominium Hotel Units with 299 bedrooms with
understructure parking for 291 vehicles and 6 surface parking stalls.

TIn addition to the 299 bedrooms, 450 square feet of commercial area equates to a
“room” for density purposes. Therefore, the 13,090 square feet of commercial area
(restaurant/bar, spa, and retail unit) equates to 29.09 rooms, for a total development density equal
to 328.09 rooms within the project area. The PR Zone allows for a density of 80 rooms per acre.
On June 7, 2005, an “Amended and Restated Covenant Establishing Density” for the subject site,
the Monache (Westin) site, and the Sierra Lodge site was recorded to allow for a density of 538.7
Bedroom Units within the East Village of the North Village Specific Plan area. Deducting the
378.09 “rooms” within the South Hotel, the East Village will accommodate another 210.61
“rooms” of density. The Covenant requires projects using this density allowance to conform with
all the development standards of the North Village Specific Plan including, but not limited to,
parking, height, lot coverage, snow storage, etc.

This environmental documentation has been prepared in connection with
applications filed by Intrastar Mammoth, LLC for approval by the Town of the following
development application requests: Tentative Tract Map 36-234 and Use Permit Application
2005-08. The South Hotel — East Village project includes a total of four parcels and the half-
street vacation of the re-aligned portion of Berner Street to Forest Trail with the following land
use designation established by the Land Use Element of the Specific Plan:

Land Use Designation Acres

Plaza Resort (PR) 2.53

The components of the South Hotel — East Village project will be depicted in the
Attachments and Exhibits appended to the Agenda Report for TTM 36-234 and UPA 2005-08
and include the following site-specific uses:

. The project proposes 244,131 square feet of above grade structure having
a maximum of five exposed stories with a below grade portion of the
structure having 165,249 square feet devoted to two levels of parking area.
The building footprint measures 48,106 square feet in area. The maximum
height of the structure’s appurtenances measures 72 feet 11 inches with an
average height of 58 feet § inches. The North Village Specific Plan allows
for maximum permitted building heights of 60 feet with maximum
projected height of 80 feet if there is an equivalent reduction in the
building height below 60 feet and no more than 50% of the building
square footage exceeds the 60-foot permitted height.

. The project consists of a Condominium Hotel having 247 individual
{(whole ownership) units with a total of 299 bedrooms, a franchise hotel
operator, a property manager, and membership in the “Village Community
Association.” Public pedestrian access routes around and through the
structure to connect Minaret Road to the re-aligned Berner Street,
Jandscaped areas, and snow removal services will be managed by the

e
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Village Community Association and all other common property areas will
be managed by the Home Owners Association through the on-site property
manager.

. The project includes 2 5,282 square foot Restaurant, a 2,390 square foot
Lobby Bar, a 4,585 square foot spa and fitness area, and 720 square feet of
retail space. Additional area is devoted to meeting rooms and conference

facilities.

. Access to the porte cochere at the hotel lobby entry and to the
understructure-parking garage is provided from the re-aligned Berner
Street.

. Building setbacks are proposed at a minimum of 20 feet from Minaret

Road, 26 feet from the southerly and easterly side yard property lines, and
a minimum of 20 feet from the re-aligned Berner Street frontage.

. A total of 297 parking spaces are proposed. This includes 291 stalls within
the understructure parking garage, 6 surface parking stalls near the lobby
entry (nine shown on the architectural site plan), and an “outdoor truck
bay” for deliveries located near the entry to the parking garage. Of the 297
parking spaces called out on the plans, seven are handicapped accessible
with one of the seven being an accessible van stall.

. The project proposes to address the 64 Equivalent Housing Units (EHUs)
generated by the South Hotel project for Affordable Housing Mitigation
requirements by assigning 60 EHUs within the Area 4B Affordable
Housing site within the Lodestar Master Plan area and the additional
FHUs within the future 4A Affordable Housing project. The
environmental review for these sites is contained in the EIR for Lodestar
at Mammoth.

. Landscape plans have been provided within the architectural drawings.
Lighting and utilities plans have also been provided.

. The PR Zone allows for 75% Site Coverage and the applicant calls out
74.4% of Site Coverage. Consistent with the North Village Specific Plan,
Sheet 1.-7.1 of the architectural plans indicates the areas where snow melt
systems are provided, snowshed areas from the roofs are located, and
SNow storage areas.

The South Hotel — East Village project is subject to the design and development
standards set forth in the Specific Plan. In addition, it is subject to the Design Guidelines for The
Village at Mammoth approved by the Planning Commission on August 23, 2000 by Resolution
No. 2000-44.

The information and conclusions in this environmental documentation are based
upon the application documents, as may be modified and approved by the Town, including the
Tentative Tract Map, conceptual site plan, building elevation drawings (including building
heights), preliminary architectural plans, floor plans, parking area plans, site service plans,



preliminary landscape plans, grading plans, Affordable Housing Mitigation Plan, recreation area
plans, snow storage and snow melt plans, utility plans, circulation and traffic management plans,
construction management plans, and pedestrian walkway plans.

4. Use of the Program EIR

Section 15168(c) of the CEQA Guidelines describes the use of a program EIR for
specific subsequent activities included in the program, as foliows:

"Subsequent activities in the program must be examined in the light of the
program EIR to determine whether an additional environmental document
must be prepared.

(1)  If a later activity would have effects that were not examined in the
program EIR, a new initial study would need to be prepared
leading to either and EIR or a negative declaration.

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

{3) An agency shall incorporate feasible mitigation measures and
alternatives developed in the program EIR into subsequent actions
int the program. '

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

(5) A program EIR will be most helpful in dealing with subsequent
activities if it deals with the effects of the program as specifically
and comprehensively as possible. With a2 good and detailed
analysis of the program, many subsequent activities could be found
to be within the scope of the project described in the program EIR,
and no further environmental documents would be required.”

The Program EIR assesses the overall impacts of the development permitied
under the Specific Plan, as amended. This environmental documentation is being prepared m
order to assess the South Hotel — East Village project in light of the Program EIR, pursuant to
Section 15168(d) of the CEQA Guidelines. The Program EIR, together with the 1991 EIR and
the 1994 EIR Addendum, are incorporated herein by this reference, as permiited under the
CEQA Guidelhines.



5. The South Hotel — East Village Project is Within the Scope of the Program
EIR

The South Hotel — East Village project is consistent with the project description
set forth in Section 3.0 et seq. of the Program EIR. The land uses included in the South Hotel —
East Village project are consistent with the Land Use Plan associated with the 1999 Specific Plan
Amendment in that 299 bedrooms if demsity and approximately 13,000 square feet of
commercial uses are contemplated by the proposed project. The project is intended to provide
visitor oriented resort services. Hotels and Resort Condominiums are permitted by right within
the PR designation as indicated on Table 3-3 of the Program EIR (page 3-20). The parking
allocation, height limitations (60 and 80 feet), setback requirements (building height is permitted
to increase as setbacks from adjacent roadways increase), and other design features of the South
Hotel — East Village project will be reviewed for their consistency with the requirements of the
1999 Specific Plan Amendment, as assessed in the Program EIR and the conditions of approval
to be set forth in UPA 2005-08 and TTM 36-234. The South Hotel — East Village project is
consistent with the 1999 Specific Plan Amendment Zoning Designation Plan set forth on
Exhibit 3-7 of the Program EIR in terms of development type, density, and development concept.

Based upon a review of the Program EIR and the development applications
submitted for the South Hotel — East Village project, the Town staff has determuned that:

(1) The development activities comprising the South Hotel — East Village
project are consistent with the development permitted by the Specific Plan as will be conditioned
in UPA 2005-08 and TTM 36-234;

(2) Approval and development of the South Hotel — East Village project is
within the scope of the Specific Plan development program assessed in the Program EIR; and

(3) The Program EIR adequately describes, at a programmatic level, the
environmental impacts of the activities included in the South Hotel — East Village project for the
purposes of CEQA.

Section 15162(a) provides that when an EIR (in this case, the Program EIR) has
been certified for a project, no subsequent EIR shall be prepared for that project unless the lead
agency determines, on the basis of substantial evidence in the light of the whole record, one or
more of the following:

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

(2) Substantial changes occur with respect to the circumstances under
which the project is undertaken which will require major revisions
of the previous EIR or negative declaration due to the mvolvement
of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects; or



3)

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

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

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

(C)  Mitigation measures or alternatives previously found not to
be feasible would in fact be feasible and would
substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the
mitigation measure or alternative; or

(D)  Mitigation measures or alternatives which are considerably
different from those analyzed in the previous EIR would
substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt a
mitigation measure or alternative.”

Environmental Impacts and Mitigation Measures

This section will review the environmental impacts of the South Hotel — East
Village project with reference to the impact areas assessed in the Program EIR.

6.1

Land Use and Relevant Planning. Section 5.1 of the Program EIR
evatuates the impacts of implementation of the Specific Plan relating to
Land Use and Relevant Planning. The Program EIR identified potentially
significant impacts related to (1) Changes in the existing physical land use
patterns and demand both within the project area and throughout the
commercial areas of the Town; and (2) Development of a more intensive
use than the previous zoning and land uses within the vicinity of The
Village. Mitigation measures were adopted for these potentially significant
impacts to reduce them to less than significant levels. The mitigation
measures will be implemented during site development and the on-going
operation of the South Hotel — East Village project.

The application packet provides plans and narrative that identifies building
heights and setbacks, site coverage, project density, snow storage, landscaping,
lighting, circulation, parking and utilities, and other proposed development
activities for the site. Phasing of the development has not been clearly identified.

Rased upon the submitted plans, the proposed project is in compliance with the
land use regulations established by the North Village Specific Plan and Title 17
(Zoning) of the Municipal Code.



6.2 Population and Housing. Section 5.2 of the Program EIR evaluates the
impacts of implementation of the Specific Plan relating to Population and
Housing. The Program EIR found that with implementation of housing
policies and programs described in the Specific Plan, there would be no
significant impacts related to employment, population and housing.

With respect to the demand for affordable employee housing, the Development
Agreement requires the provision of affordable housing consistent with the
number of employees projected to have mncomes in the affordable range. Pursuant
to the vested rules, 64 Employee Housing Units (EHUs), or bedrooms, are
required for the South Hotel Project. As a condition of approval, the project
would be required to provide 100 percent of the required employee housing off-
site, as to be conditioned in UPA 20035-08. These are proposed to be located in
Areas 4B and 4A of the Lodestar Master Plan development area.

6.3  Aesthetics/Light and Glare. Section 5.3 of the Program EIR evaluates the
potential impacts to visual character, scenic vistas and resources, and light
and glare impacts.

The Program EIR incorporates a number of mitigation measures that were
determined to reduce the impacts in this area to a less than significant level. The
impacts of the South Hotel project, as conditioned in UPA 2005-08, on aesthetics
and light and glare were covered in the Program EIR analysis, and do not exceed
the effects evaluated in the Program EIR. The following applicable mitigation
measures will be incorporated as part of the South Hotel project: Mitigation
measures 5.3-1a through 5.3-1f and 5.3-1j and k, which mitigate impacts on visual
character; Mitigation measures 5.3-2a and b, which mitigate impacts on scenic
vistas and resources; and Mitigation measures 5.3-3a through 5.3-3d, which
mitigate impacts on light and glare.

6.4  Traffic/Circulation. Section 5.4 of the Program EIR evaluates impacts of
implementation of the Specific Plan on Traffic/Circulation. The Program
EIR concluded that no unavoidable significant impacts beyond those
previously identified in the 1991 EIR and the 1994 EIR Addendum and
the Town's General Plan EIR would occur with the implementation of
recommended traffic mitigation measures. Since the South Hotel — East
Village project does not propose to exceed established densities for the
site, the impacts of the project on Traffic and Circulation were covered in
the Program EIR analysis, and do not exceed the effects evaluated m the
Program EIR as determined by LSA Associates, Inc within their January
6, 2004 Traffic Letter Report (Les Card, P.E.).

The South Hotel Project includes the following circulation improvements:

. Frontage improvements to Minaret Road,

. Pedestrian circulation improvements to connect the project area to the
Village and to the re-aligned Bemer Street;

. The re-alignment of Berner Street to Forest Trail.



In addition, based upon the traffic analysis used as the basis for the Program EIR
assessment of traffic/circulation impacts, the following mitigation measures are
required for the South Hotel Project: Mitigation measures 5.4.1a through ¢, 5.4-
2¢, 5.4-21, 5.42, 5.4-3a, and 5.4-4 through 5.4-6.

(a)

(b)

6.5

6.6

Forest Trail/Main Street: This improvement is a DIF project (Town project
#TC-05). Payment of applicable Development Impact Fees satisfies this
mitigation measure.

Public Transit: The South Hotel Project will participate proportional to its
impact in the development and operation of a community-wide transit
system by entering into a Transit Agreement with the Town with annual
transit fee payments of $121 per unit per vear (July 1, 2005 base) as
adjusted yearly by the Los Angeles/Riverside Consumer Index.

Air Quality. Section 5.5 of the Program EIR evaluates the impacts of
implementation of the Specific Plan on Air Quality. The Program EIR
determined that, on a cumulative level, the North Village project would
confribute to a current violation of the state and federal PM,¢ standards
and that this contribution would be significant and unavoidable. The
impacts of the South Hotel ~ East Village project were covered in the
Program EIR and the project will not increase the impacts beyond those
anticipated. The following mitigation measures recommended in the
Program EIR will be incorporated as part of the South Hotel — East
Village project: Mitigation measures 5.5-1a and 5.5-1b, which mitigate
short-term air quality impacts; and Mitigation measure 5.5-2a through c,
which mitigates long-term PM;y air quality impacts. In addition, the
applicant will be required to obtain a Secondary Source Permit or letter of
exemption from the Great Basin Unified Air Pollution Control District.

Noise. Section 5.6 of the Program EIR evaluates the noise impacts of
implementation of the Specific Plan. The Program EIR determined that no
unavoidable significant impacts beyond those previously identified in the
1991 EIR and the 1994 EIR Addendum would occur as a result of
implementation of the Specific Plan. Short-term, long-term, stationary and
cumulative noise impacts are mitigated to less than significant levels by
incorporation of mitigation measures. In connection with development of
the South Hotel - East Village project, the following mitigation measures
recommended in the Program EIR shall be incorporated: Mitigation
measures 5.6-1a through 5.6-1c, which mitigate short-term construction
noise impacts; Mitigation measures 5.6-22 and 5.6-2b, which mitigate
long-term noise impacts; and Mitigation measures 5.6-3a through 5.6-3d,
which mitigate stationary noise impacts.

Geology, Soils and Seismicity. Section 3.7 of the Program EIR evaluates
impacts of implementation of the Specific Plan on Geology, Soils and
Seismicity. The Program EIR concludes that no unavoidable significant
impacts beyond those previously identified in the 1991 EIR, the 1994 EIR
Addendum and The Town's General Plan EIR will occur. The impacts of
the South Hotel —~ East Village project were covered in the Program EIR




6.8

6.9

6.10

and the project does not increase the impacts beyond those anticipated. In
connection with the project, the following mitigation measures
recommended in the Program EIR will be incorporated: Mitigation
measure 5.7-1, which mitigates impacts on topography; Mitigation
measures 5.7-4 and 5.7-5, which mitigate impacts relating to erosion
hazards; Mitigation measure 5.7-6, which mitigates impacts relating to
seismic hazards; and Mitigation measure 5.7-7, which mitigates impacts
relating to volcanic hazards. As explained in the Program EIR, individual
projects will be subject to review and approval by the Town Engineer on a
project-by-project basis and conditions may be imposed as a result of site-
specific studies in compliance with applicable Town, state and federal
codes. Pursuant to Mitigation measure 5.7-1, a site-specific geotechnical
soils analysis has been provided (Sierra Geotechnical Services, Inc.;
QOctober 13, 2005).

Hvdrology and Drainage. Section 5.8 of the Program EIR evaluates the
impacts of implementation of the Specific Plan on Hydrology and
Drainage. The Program EIR concluded that no unavoidable significant
impacts beyond those previously identified in the 1991 EIR and the
1994 FIR Addendum and The Town's General Plan EIR will occur.
Mitigation measures set forth in the Program EIR mitigate impacts to a
level less than significant. The impacts of the South Hotel — East Village
project were covered in the Program EIR and the project does not increase
the impacts beyond those anticipated. In connection with development of
the project, the following mitigation measures recommended in the
Program EIR will be incorporated: Mitigation measures 5.8-1a through
5.8-1c, which mitigate impacts relating to drainage and runoff; and
Mitigation measures 5.8-2a through 5.8-2d and 5.8-3, which mitigate
impacts relating to surface water quality.

Biological Resources. Section 5.9 of the Program EIR evaluates the
impacts of implementation of the Specific Plan on Biological Resources.
The Program EIR concludes that no unavoidable significant impacts
beyond those previously identified in the 1991 EIR and the 1994 EIR
Addendum will occur. The Program EIR includes mitigation measures that

~mitigate impacts to species of concern, sensitive natural communities,

wildlife comridors and cumulative conditions to a level less than
significant. The impacts of the South Hote! — East Village project were
covered in the Program EIR and the project does not increase the impacts
bevond those anticipated. The project is proposed to be developed on a
site that cwmrently supports temporary and permanent structures,
construction materials (wood and other building materials) and associated
parking. The following mitigation measures identified in the Program EIR
will be incorporated in the South Hotel — East Village project: Mitigation
measures 5.9-2a through 5.9-2d 5.9-2 k, which mitigate impacts relating w©
sensitive natural communities.

Public Services and Utilities. Section 5.10 of the Program EIR evaluates
impacts of impiementation of the Specific Plan on Public Services and
Utilities. The Program EIR concludes that no unavoidable significant




6.11

impacts beyond those previously identified in the 1991 EIR and the
Town's General Plan EIR will occur. The Program EIR concludes that the
impacts are mitigated to a less than significant ievel with incorporation of
specific mitigation measures. The impacts of the South Hotel — East
Village project were covered in the Program EIR and the project does not
increase the impacts bevond those anticipated.

In connection with development of the South Hotel — East Village project,
Development Impact Fees will be paid in accordance with the Town's DIF
Mitigation Program to mitigate impacts on public facilities and services
covered by the DIF program. In addition, the following mitigation
measures recommended i the Program EIR will be incorporated:
Mitigation measures Section 5.10-1a through 5.10-1c and 5.10-2, which
mitigate impacts relating to fire protection and police protection;
Mitigation measure 5.10-3, which mitigates impacts to schools; Mitigation
measures 5.10-4a and b, which mitigate impacts on snow removal and
roadway maintenance; Mitigation measure 5.10-5, which mitigates
impacts on libraries; Mitigation measure 5.10-6, which mitigates impacts
on recreation; Mitigation measures 5.10-7 and 5.10-8, which mitigate
impacts to wastewater (sewer) and water, including payment of fees to
Mammoth Community Water District (MCWD); and Mitigation measure
5.10-9, which mitigates impacts relating to solid waste.

Cultural Resources. Section 5.11 of the Program EIR evaluates the
impacts of implementation of the Specific Plan on Cultural Resources.
The Program EIR concludes that no unavoidable significant impacts
beyond those previously identified in the 1991 Final EIR and 1994 EIR
Addendum and the Town's General Plan EIR will occur. Specific
mitigation measures are included in the Program EIR. The impacts of the
South Hotel ~ East Village project were covered in the Program EIR and
the project does not increase the impacts beyond those anticipated. In
connection with development of the project, the following mitigation
measure recommended in the Program EIR will be incorporated:
Mitigation measure 5.11-le, which mitigates impacts relating to
archaeological/historical resources and Mitigation measure 5.11-2 which
mitigates impacts on burial sites.
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