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I. INTRODUCTION 

A.  PURPOSE OF THIS DOCUMENT 

The purpose of this Final Environmental Impact Report Addition (Final EIR Addition) is to analyze the 
potential environmental impacts of proposed changes to the Snowcreek VIII, Snowcreek Master Plan 
Update – 2007 Project,1 (Revised Project Features or Project) from the Original Project that was analyzed 
in the August 2007 Draft EIR.  

The Town of Mammoth Lakes General Plan identified Snowcreek VIII as an area of special needs or 
conditions which would benefit from detailed investigation to address issues such as allowable land use 
patterns, design standards, zoning codes and other property development standards and protections.  
Subsequently, in compliance with General Plan Land Use Policy L.1.D, the Snowcreek Neighborhood 
District Planning Report was prepared.2   

Since the preparation of the January 2008 Final EIR, the Town and Project Applicant have considered 
additional community input and comments on the Project that was given during the Snowcreek 
Neighborhood District Planning process, a requirement of the 2007 General Plan.  Approximately seven 
public meetings and workshops were held between May and December 2008 on the Snowcreek 
Neighborhood District Plan (“NDP”).  During these meetings and workshops approximately ninety issues 
were identified, discussed, incorporated and/or addressed in the Snowcreek NDP. The Town Council 
approved the Snowcreek NDP Report (District Plan) on December 3, 2008.  The Final Snowcreek District 
Plan was published on April 8, 2009 and will be used as a tool to evaluate the Project. While the District 
Plan is intended as an advisory document to analyze the wider geographic area and conditions relevant to 
the Project and its site, Project alternatives, and how the Project fits into the General Plan Vision 
Statement, goals and polices for the Town, the Project Applicant subsequently has made revisions to the 
Original Project consistent with recommendations included in the District Plan.  These Project changes 
resulting from public comments and from the district planning process have been instituted in order to 
ensure that the Project’s design is appropriately aligned with current community needs.  In addition, the 
Draft EIR identified a number of potentially significant impacts; revisions to the project description were 
made in response to some of these impacts and to public comments on the Draft EIR. 

As explained herein, the Original Project has been revised to address and/or incorporate community 
comments, to scale back certain components or features of the Original Project and make other minor 
technical changes as a result of the Town’s District Planning process.  Furthermore, this Final EIR 
Addition describe clarifications and refinements to some of the Mitigation Measures presented in the 
Final EIR, based on comments and information submitted to the Town following publication of the Final 

                                                      

1  Snowcreek Master Plan Update – 2007, www.ci.mammoth-lakes.ca.us/comdev/Snowcreek%20VIII.htm. 
2  Snowcreek Neighborhood District Planning Report, April 8, 2009, http://www.ci.mammoth-

lakes.ca.us/comdev/SNOWCREEK%20VIII/SWG_TOML_Snowcreek_NDP_Final_040809.pdf.   
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EIR.  This document includes the following sections: 1) Introduction; 2) Description of Revised Project 
Features; 3) Analysis of Revised Project Features; 4) Mitigation Monitoring Program; and 5) Appendices.   

Description of Revised Project Features 

Original Project 

The Original Project analyzed in the August 2007 Draft EIR proposed the development of 850 residential 
dwelling units, 400 Resort Hotel rooms/suites,3 and up to 75,000 square feet for non-residential uses on a 
total of approximately 237 acres.  The following provides a brief account of these components: 

• Residential:  The residential component could include a mix of residential product types from 
condominium units, single family dwellings, stacked flats and townhomes that will vary in size 
from 650 square feet (minimum) to 3,500 square feet (maximum).  A Residents’ Club with a 
snack bar, pool, spa and grill will accompany this component.   

• Resort Hotel:  The resort component will include 400 guest suites that will be part hotel, part 
Private Residence Club (PRC)/suite units or the like.  The resort will also include retail space, a 
lounge, a fitness area, a pool, a spa/wellness center, and an ice skating pond.   

• Recreation:  While recreational amenities are incorporated throughout the Project, additional 
stand-alone recreational components will include a Golf Clubhouse, an expanded golf course and 
attendant facilities, and the Outfitters’ Cabin.  The existing privately owned publicly accessible 
nine-hole golf course on the north and west portions of the Project site will be expanded to 
include nine additional holes on the east and south edges of the Project site, thus creating a 
privately owned publicly accessible 18-hole golf course.   

• Retail:  In addition to the retail space provided at the resort, a stand-alone Market/General Store 
will be incorporated into the Project.  The Market/General Store will serve the “Old Mammoth” 
portion of the Town with food, deli, drinks, and sundries.  The Market/General Store draws 
inspiration from the historic Lutz Market during the early settlement days of Mammoth Camp.   

• Public Amenities:  In addition to public amenities provided in the expanded and enhanced golf 
course facilities, the Project will include amenities to enhance public recreational opportunities 
and support economic stability.  These amenities will include a Natural Resources and Historic 
Interpretive Center, an Outfitters’ Cabin, and the provision of Resort Hotel rooms/suites, 
restaurants, retail, and conference facilities.   

                                                      

3  Hotel would accommodate 250 guest rooms/suites (125 dwelling units) and 150 Private Residence Club (PRC) 
suites (75 dwelling units); total 400 rooms/suites.  Under Town Municipal Code, Section 17.28.240 (G.), a hotel 
room/suite or private residence room equals ½ of a unit, thus the 400 Hotel rooms/suites equates to 200 
dwelling units. 
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Revised Project Features  

All Original Project components as described above would remain as Project features under the Revised 
Project Features; however, some would be modified. The modifications to the Original Project are 
described in detail in Section II, Project Description, of this Final EIR Addition and have been 
incorporated to accomplish the following:  

• reduce the number of residential units; 

• relocate the Market/General Store and modify the original concept of the Natural Resource and 
Historic Interpretive Center into a Natural Resources Interpretive Area; 

• relocate the Outfitter’s Cabin; 

• change the ice rink feature to a great lawn; 

• improve automobile circulation; 

• improve emergency vehicle access; 

• include a golf practice facility; 

• include cross-country skiing, snowshoeing and snow play area; 

• include a winter egress point from the Sherwin Range into and through the Project site for 
backcountry users (e.g., backcountry skiers and snowboarders) of the Sherwin Range;4  

• include a publicly accessible Mini-Park; 

• include an open space corridor through the center of the site; and  

• redesign of the straight urban growth boundary to a contoured natural appearance.   

As discussed in further detail in Section III, Environmental Impact Analysis, of this Final EIR Addition, 
this document has been prepared in order to analyze the potential for the revisions to the Original Project 
to result in new significant environmental impacts which were not identified in the Draft EIR or a 
substantial increase in the severity of impacts previously identified in the Draft EIR.  The scope of this 
analysis focuses on the environmental effects that are associated with the specific modifications as 
identified above. 

                                                      

4  A Project objective has been revised to be consistent with this Project component.  See Section II, Project 
Description, of this Final EIR Addition. 
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Revised Mitigation Measures  

Cultural Resources 

Based on comments received from the Native American Heritage Commission (NAHC) after the 
publication of the Final EIR, the Town has incorporated some further revisions and clarifications to 
Mitigation Measure CULT-1, Impacts to Known Cultural Resources, to better refine the roles and 
responsibilities of the Project Applicant, Town, and Native American Tribal representatives with regard 
to monitoring of cultural resource sites north of Old Mammoth Road.   

Water Quality and Water Supply 

Due to potential changes in the Lahontan Regional Water Quality Control Board (Lahontan RWQCB) 
restrictions/regulations regarding reclaimed water the Town has incorporated some further revisions and 
clarifications to Mitigation Measures HYD-1a and -1b, Water Quality Standards, and UTIL-5e, Water 
Supply, to ensure that the Lahontan RWQCB updated or yet to be defined regulations and requirements 
shall apply.  Revisions to Mitigation Measure UTIL-5e acknowledge that an agreement between the 
Mammoth Community Water District (MCWD) and the Project Applicant for use of reclaimed water on 
certain areas within the Project site is underway and is anticipated to be executed in the near future (See 
Appendix B, Mammoth Community Water District Data, to this Final EIR Addition).  

Furthermore, in response to information provided by MCWD, Mitigation Measures UTIL-5a, b, c, d, and 
f, Water Supply, and UTIL-7, Cumulative Water Supply were revised. Mitigation Measures UTIL-5a, b, 
c, d, and f were included in the Final EIR as recommended, but not required, mitigation measures since no 
significant impact on water supply was found for the Project. However, there is a significant impact for 
cumulative water supply, and therefore, Mitigation Measures UTIL-5a, b, c, d, and f were revised and 
inserted under UTIL-7, Cumulative Water Supply, as required mitigation measures.  

The complete text of the revised Mitigation Measures is shown in Section IV, Mitigation Monitoring 
Program, of this Final EIR Addition. 

B.  ENVIRONMENTAL REVIEW PROCESS 

California Environmental Quality Act (CEQA) does not require formal hearings at any stage of the 
environmental review process (Section 15202(a) of the CEQA Guidelines).  However, it does encourage 
“wide public involvement, formal and informal... in order to receive and evaluate public reactions to 
environmental issues…” (Section 15201 of the CEQA Guidelines). 

Pursuant to CEQA Guidelines Section 15063, the Town prepared a preliminary Initial Study which 
concluded that the proposed Project could result in potentially significant environmental impacts and an 
EIR would be required.  The Town circulated a Notice of Preparation (NOP) of a Draft EIR for the 
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proposed Project to the State Clearinghouse and interested agencies and persons on October 19, 2006 for 
a 30-day review period and a public scoping meeting was held November 16, 2006.  Comments received 
on the NOP and comments received at the public scoping meeting were both considered in the preparation 
of the Draft EIR. 

The Draft EIR was then made available to various public agencies, citizen groups, and interested 
individuals for a 45-day public review period from September 6, 2007 through October 22, 2007.  The 
purpose of the review period is to provide interested public agencies, groups and individuals the 
opportunity to comment on the adequacy of the Draft EIR and to submit testimony on the possible 
environmental effects of the proposed Project.  The Draft EIR was also circulated to state agencies for 
review through the State Clearinghouse of the Governor’s Office of Planning and Research.   

Copies of a Notice of Availability (NOA) of the Draft EIR were also sent to citizens surrounding the 
Project site, interested groups and agencies.  Copies of the Draft EIR were available for review at the 
Town of Mammoth Lakes Community Development Department, Mono County Library, and via the 
internet at www.ci.mammoth-lakes.ca.us.  Furthermore, a Planning Commission meeting was held on 
October 10, 2007 to gather public comments on the Draft EIR.   

As a result of comments made on the Draft EIR, and in compliance with CEQA, a Final EIR was 
prepared in January 2008 and was made available to each person and public agency that commented on 
the Draft EIR.  Pursuant to CEQA Guidelines section 15132, the January 2008 Final EIR consisted of the 
following:   

• The Draft EIR or a revision of the draft. 

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

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

• The responses of the Lead Agency to significant environmental points raised in the review 
and consultation process. 

• Any other information added by the Lead Agency. 

This document, together with the August 2007 Draft EIR and January 2008 Final EIR, makes up the Final 
EIR for the Project as defined in the CEQA Guidelines Section 15132. As Lead Agency under CEQA, the 
Town must provide each public agency that commented on the Draft EIR with a copy of its responses to 
comments at least ten days before certifying the Final EIR.  In addition, the Lead Agency may also 
provide an opportunity for members of the public to review the Final EIR before certification, although 
this is not a requirement of CEQA.  
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C. USE OF THIS DOCUMENT 

The Final EIR allows the public and Lead Agency to review revisions to the Draft EIR, comments, and 
responses to comments before approval of the Project.  The Final EIR (which includes the Draft EIR, 
incorporated by reference) will serve as the environmental document used by the Town when considering 
approval of the Project.  After completing the Final EIR and before approving the Project, the Lead 
Agency must make the following three certifications (CEQA Guidelines Section 15090). 

• The Final EIR has been completed in compliance with CEQA; 

• The Final EIR was presented to the decision-making body of the Lead Agency, and the decision- 
making body reviewed and considered the information in the Final EIR prior to approving the 
project; and 

• The Final EIR reflects the Lead Agency’s independent judgment and analysis. 

In addition, if an EIR that has been certified for a project identifies one or more significant environmental 
impacts, the Lead Agency must adopt findings of fact (CEQA Guidelines Section 15091[a]).  For each 
significant impact, the Lead Agency must make one of the following findings. 

• Changes or alterations have been required in, or incorporated into, the project that avoid or 
substantially lessen its significant environmental effects as identified in the EIR. 

• Such changes or alterations are within the responsibility and jurisdiction of another public agency 
and not the agency making the finding.  Such changes have been adopted by such other agency or 
can and should be adopted by such other agency. 

• Specific economic, legal, social, technological, or other considerations, including provision of 
employment opportunities for highly trained workers, make infeasible the mitigation measures or 
project alternatives identified in the Final EIR. 

Each finding must be accompanied by a brief explanation of the rationale for the finding.  In addition, the 
Lead Agency must adopt, in conjunction with the findings, a program for reporting or monitoring the 
changes that it has either required in the project or made a condition of approval to avoid or substantially 
lessen impacts (CEQA Guidelines Section 15091[d]).  These measures must be fully enforceable through 
permit conditions, agreements, or other measures.  This program is referred to as the Mitigation 
Monitoring Program (MMP). 

In addition, when a Lead Agency approves a project that would result in significant and unavoidable 
impacts that are disclosed in the EIR, the agency must state in writing its reasons for supporting the 
approved action (CEQA Guidelines Section 15093[b]).  This statement of overriding considerations must 
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be supported by substantial information in the record, including the EIR.  The proposed Project would 
result in significant and unavoidable impacts related to the following:   

• Aesthetics.  The Project would result in significant unavoidable impacts to public views and 
scenic vistas, visual character, and light and glare, from the Project as well as cumulative impacts.  
The Project would result in significant impacts to scenic vistas by altering the visual character of 
the site, which would be apparent to viewers looking south toward the Sherwin Range from 
public areas near the Project site and slightly obstruct views of the Sherwin Range.  The Project 
would represent a substantial change in the visual character of the Project site by constructing 
housing and resort uses on a formerly undeveloped meadow.  Although the Project would be 
required to implement and be consistent with all Town ordinances related to outdoor lighting, the 
introduction of light and glare on a formerly undeveloped meadow would create a new source of 
light or glare that would be noticeable and would expand the existing lit footprint of the Town. 

• Air Quality.  The Project would result in significant unavoidable impacts to air quality from 
Project construction generated PM10 emissions as well as cumulative impacts from construction 
generated PM10 emissions.  These PM10 emissions cannot be reduced to zero even with the 
implementation of the recommended mitigation.   

• Utilities.  The Project would contribute to significant unavoidable cumulative impacts to water 
supply.  Even with full implementation of various planned water supply projects, it is expected 
that insufficient water would be available to meet projected demand during a single dry year, 
given the cumulative anticipated project demand of existing and future projects.   Therefore, 
because these future water sources do not exist at present the Project’s contribution to overall 
water supply demand within the Town would be cumulatively considerable. 

Due to these conclusions in the EIR for the Project, the Town would be required to adopt a statement of 
overriding considerations if it approves the Project.  The statement of overriding considerations is not a 
substitute for the findings of fact described above. 

These certifications, the findings of fact, and the statement of overriding considerations are included in a 
separate findings document prepared by the Town.  The Draft EIR (incorporated by reference), Final EIR, 
findings of fact, and statement of overriding considerations are submitted to the Lead Agency for 
consideration of the Project. 
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D.  ORGANIZATION OF THIS DOCUMENT 

The Final EIR Addition is organized into five sections as follows: 

Section I (Introduction):  This section provides an introduction and summary of the Project history, as 
well as a description and explanation of the environmental review process.  

Section II (Description of Revised Project Features):  This section provides a complete description of the 
Revised Project Features including a brief summary of the Project location, Project site characteristics, 
overview of the proposed Project, Project characteristics, Project objectives, and required discretionary 
actions. 

Section III (Analysis of Revised Project Features):  This analysis section is the primary focus of this Final 
EIR Addition and contains a brief summary of the environmental impacts identified in the Draft EIR for 
each environmental issue area.  Furthermore, this section analyzes whether any of these impacts may be 
altered as a result of the proposed changes in the proposed Project.  Each environmental issue contains an 
assessment and discussion of the significance of impacts associated with the proposed Project, mitigation 
measures, cumulative impacts, general impact categories, and level of impact significance after 
mitigation. In addition, this section provides an analysis of the relationship of the proposed Project 
revisions to the Project alternatives that were evaluated in the Draft EIR and an assessment of their ability 
to feasibly attain most of the basic objectives of the revised Project and avoid or substantially lessen any 
of the significant effects of the revised Project. 

Section IV (Mitigation Monitoring Program):  This section identifies the final recommended mitigation 
measures necessary to avoid or to mitigate potential impacts to a level where no significant impact on the 
environment would occur.   

Appendices:  This includes the various technical reports and information used in the preparation of the 
Final EIR Addition. 
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II. DESCRIPTION OF REVISED PROJECT FEATURES 

A. ENVIRONMENTAL SETTING 

The general Project setting has not changed since the preparation of the Draft EIR with the exception of 
the Assessor Parcel Numbers (APNs) that comprise the Project site.  The Project site located on the north 
side of Old Mammoth Road site is composed of Assessor’s Parcel Numbers (APNs) 40-160-02.  This 
parcel has been subdivided since the release of the Draft EIR as a result of the Snowcreek VII project.  
APN 40-160-02 currently reflects a total of approximately 15 acres as opposed to approximately 38 acres 
as identified in the Draft EIR.  The Project site located on the south side of Old Mammoth Road and west 
of Sherwin Creek Road includes APNs 40-070-10, 40-070-11, 40-070-12, 40-070-13, 40-070-23, 40-140-
04, and 40-140-05. These seven parcels comprise a total of approximately 222 acres, of which 
approximately 56 acres (APN 40-070-23) are occupied by the existing nine-hole golf course.   

B.  OVERVIEW OF THE ORIGINAL PROJECT 

The Original Project consists of adoption by the Town of the Snowcreek VIII, Snowcreek Master Plan 
Update - 2007 (2007 Master Plan) to revise the Updated Master Plan for Snowcreek at Mammoth (1981 
Master Plan), which was an update of the original Snowcreek Master Plan (1974 Master Plan).  The 2007 
Master Plan addresses proposed build-out of the remaining Snowcreek Master Plan area (i.e., Snowcreek 
VIII) and is intended to fulfill the vision of the previously approved master plans.  The Original Project, 
as illustrated in Figure II-1, Illustrated Conceptual Plan of the Original Project, proposes the development 
of 850 residential dwelling units, 400 Hotel rooms/suites,1 and up to 75,000 square feet for non-residential 
uses on a total of approximately 237 acres.  The following provides a brief account of these components: 

• Residential:  The residential component could include a mix of residential uses from 
condominium units, single family dwellings, stacked flats and townhomes that will vary in size 
from 650 square feet (minimum) to 3,500 square feet (maximum).  A Residents’ Club with a 
snack bar, pool, spa and grill would accompany this component.   

• Resort Hotel:  The resort component would include 400 guest suites that will be part hotel, part 
Private Residence Club (PRC)/suite units or the like.  The resort will also include retail space, a 
lounge, a fitness area, a pool, a spa/wellness center, and an ice skating pond.   

• Recreation:  While recreational amenities are incorporated throughout the Project, additional 
stand-alone recreational components will include a Golf Clubhouse, an expanded golf course and 
attendant facilities, and the Outfitters’ Cabin.  The existing privately owned publicly accessible 
nine-hole golf course on the north and west portions of the Project site will be expanded to 

                                                      

1  Hotel would accommodate 250 guest rooms/suites (125 dwelling units) and 150 Private Residence Club (PRC) 
suites (75 dwelling units); total 400 rooms/suites.  Under Town Municipal Code 17.28.240.G, a hotel room/suite 
or private residence room equals ½ of a unit, thus the 400 Hotel rooms/suites equates to 200 dwelling units. 



Town of Mammoth Lakes May 2009 

 

 

Snowcreek VIII, Snowcreek Master Plan Update - 2007 II. Description of Revised Project Features  
Final Environmental Impact Report Addition Page II-2 
SCH # 2006112015 
 
 

include nine additional holes on the east and south edges of the Project site, thus creating a 
privately owned publicly accessible 18-hole golf course.   

• Retail:  In addition to the retail space provided at the resort, a stand-alone Market/General Store 
will be incorporated into the Project.  The Market/General Store will serve the “Old Mammoth” 
portion of the Town with food, deli, drinks, and sundries.  The Market/General Store draws 
inspiration from the historic Lutz Market during the early settlement days of Mammoth Camp.   

• Public Amenities:  In addition to public amenities provided in the expanded and enhanced golf 
course facilities, the Project will include amenities to enhance public recreational opportunities 
and support economic stability.  These amenities will include a Natural Resources and Historic 
Interpretive Center an Outfitters’ Cabin, and the provision of Resort Hotel rooms/suites, 
restaurants, retail, and conference facilities.   

C.  OVERVIEW OF THE REVISED PROJECT FEATURES 

All Original Project components as identified above and described in Section III, Project Description, of 
the Draft EIR, would remain in the Revised Project Features; however, some would be scaled down or 
modified to better meet the community needs as identified through the EIR comment process, community 
input and the Town’s District Planning process described in Section I, Introduction, of this Final EIR 
Addition. The specific modifications to the Original Project are illustrated on Figure II-2 Illustrated 
Conceptual Plan of the Revised Project Features and are described below. 

Residential 

Original Dwelling Unit Count 

The Original Project included 850 residential dwelling units which could include a combination of 
condominium units, single family dwellings, stacked flats and townhomes providing a wide range of 
home ownership opportunities suitable as either primary or secondary residences.  The homes would vary 
in size from 650 square feet (minimum) to 3,500 square feet (maximum).  Housing density would range 
throughout the Project site from low density to high density.  Of the 850 residential units, 80 units would 
be designated on site as workforce housing units available for purchase.  The balance of the required 
workforce housing units would be addressed through preparation of an Affordable Housing Mitigation 
Plan (AHMP), as allowed by the Town’s Zoning Code, which may include a variety of strategies 
including payment of in-lieu fees, credits, and/or construction of off-site units.  In addition to the 850 
residential dwelling units, the Original Project proposed 250 Resort Hotel Rooms/Suites and 150 Private 
Residence Club units, each of which, if under 850 square feet, would be calculated as ½ unit, for a total of 
1,050 dwelling units. 
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Revised Dwelling Unit Count 

The number of residential dwelling units in the Revised Project Features has been reduced by 60 dwelling 
units for a total of 790 dwelling units which includes with the 80 affordable housing units.  The number 
of Resort Hotel dwelling units (200) would remain the same in the Revised Project Features.  
Accordingly, combining both the residential dwelling unit equivalents, the Resort Hotel Rooms/Suites2 
and the Private Residence Club dwelling units, the Project is reduced from 1,050 to 990 total dwelling 
units or dwelling unit equivalents (“dwelling units”). 

Housing density for the Project site was calculated by dividing the total number of dwelling units by the 
total number of acres in the Project.  The Revised Project Features include 990 dwelling units (790 
condominiums and townhome units combined with 200 Resort Hotel dwelling units) developed over 143 
acres.  This acreage does not include the 94 acres acquired in the United State Forest Service Land 
Exchange previously discussed.  Overall housing density for the Revised Project Features would be 
approximately 6.92 dwelling units/acre (990 dwelling units/143 acres) as opposed to 7.34 dwelling 
units/acre (1,050 dwelling units/143 acres).  The Revised Project Features combined the existing/entitled 
residential development results in an overall Snowcreek Master Plan density of approximately 6.19 
dwelling units/acre (2,135 dwelling units/345 acres).   

Recreation 

The Revised Project Features are designed to further enhance and complement recreational opportunities 
already available in the Town and as analyzed in the Original Project.  The Revised Project Features 
includes both new and revised “stand-alone” recreational amenities which include a Natural Resources 
Interpretive Area; a golf practice facility; winter recreational areas for snow play, cross country skiing, 
and snowshoeing; an Outfitters’ Cabin; a Resort Hotel with a Great Lawn outdoor event area; a Mini-
Park; and a Sherwin Range egress point.  Detailed descriptions of these new and revised recreational 
features are provided below.  

                                                      

2  The Resort Hotel Rooms/Suites are not required to have kitchens, but may have kitchens.   
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Natural Resources Interpretive Area  

The Natural Resources Interpretive Area (Interpretive Area) is the only feature of the Revised Project 
Features that would remain on parcel (APN 40-160-02) north of Old Mammoth Road and west of Minaret 
Road.  This component of the Original Project analyzed in the Draft EIR was designed as a stand-alone 
building approximately 900 square feet in size and would have provided six parking spaces.  Under the 
Revised Project Features, the Interpretive Area would provide residents and visitors with information and 
exhibits regarding the history and resources of Mammoth Lakes and the Mammoth Creek Corridor.  
However, in lieu of a 900 square foot building and parking, this interactive educational feature is intended 
to be a small gathering place for hikes or where docents can conduct educational activities and could 
consist of the development of interpretive and way-finding signage, perhaps a platform and/or benches 
and landscaping.   

The Interpretive Area would be accessible to pedestrians and bicyclists via the bike trails and crosswalks 
at the proposed roundabout at the Old Mammoth Road/Minaret Road intersection leading to and from the 
proposed Project residences and Resort Hotel.   

Similar to the Original Project, any construction activity associated with the proposed Interpretive Area 
would not extend beyond the wetland delineation line verified by the United States Army Corps of 
Engineers.  A conservation easement may be recorded against the environmentally sensitive property and 
the land may be transferred to the Town or a conservation organization agreeable to both parties which 
could allow for public access.     

Golf Course/Winter Recreational Area 

In the Revised Project Features, the existing privately owned publicly accessible nine-hole golf course on 
the west and north portions of the Project site would still be enlarged to include an additional nine holes. 
The Revised Project Features still do not anticipate major recontouring and reconfiguring of the existing 
nine holes.   In addition, a golf practice facility would be developed on the south edge of the Project site 
and a maintenance facility would be developed on the eastern portion the Project site.  The golf practice 
facility is designed to look like a standard golf hole and would be similar to every other hole on the future 
Snowcreek Golf Course.  It will have a wider tee box to accommodate more than one golfer and would be 
used for practicing golf. The maintenance facility would include a structure to store golf course 
maintenance equipment, golf carts (in off-seasons), and other related golf course maintenance materials.  
Like the Original Project, the site would feature a privately owned publicly accessible 18-hole golf course 
over approximately 155 acres.  As part of the Revised Project Features, a portion of the new nine holes 
developed on the 94-acre Open Space parcel would be used for a snow play area to provide additional 
winter recreational opportunities to the public.  In addition, to further increase winter recreational 
opportunities, the entire golf course portion of the Project site would include publicly accessible cross-
country ski and snowshoe trails. The environmental impacts of expanding the existing nine-hole golf 
course into an 18-hole golf course were considered in the Draft EIR. 
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Outfitters’ Cabin 

As described under the Original Project, the approximately 1,700 square foot Outfitters’ Cabin would act 
as a staging area for outdoor activities.  As with the Original Project, this facility would be designed for 
use by all residents of the Town, as well as by residents of the Project and the general public and would 
provide public parking, in conjunction with the hotel, and serve as a hub for year-round off-site 
recreational activities such as hiking, biking, fishing, cross country skiing, snow-shoeing, hay rides and 
sleigh rides.  Also as with the Original Project, retail services and equipment rental would be provided to 
serve these types of activities.  In the Original Project, the Outfitters’ Cabin was to be established within 
the approximate 155 acres where the 18-hole golf course would be developed.  Under the Revised Project 
Features, the Outfitters’ Cabin is proposed to be located in or near the Resort Hotel.  Public parking 
would be provided in the Resort Hotel parking facilities; separate parking would not be provided for the 
Outfitter’s Cabin.     

Great Lawn 

In the Original Project, a publicly accessible ice-skating pond/rink was proposed as a recreational 
component of the Resort Hotel.  As part of the Revised Project Features, this same area located at the 
front of the Resort Hotel would instead be designed as a “Great Lawn” outdoor event area and community 
gathering place.  The Great Lawn would provide a privately owned, publicly accessible outdoor space for 
cultural events, community gatherings and/or hotel functions on a year-round basis.   

Mini-Park 

A privately owned, publicly accessible Mini-Park has been included in the Revised Project Features to 
provide additional recreational opportunities.  The Mini-Park, approximately 5,100 usable square feet in 
size would be located near the Project Entrance/Gateway Area and would function as a small 
neighborhood park with park amenities, such as playground equipment, benches and picnic tables.   

Sherwin Range Winter Egress Point 

The privately owned Project site has periodically been accessed by cross country and downhill skiers 
exiting the Sherwin Range and Inyo National Forest.  The Revised Project Features would include an 
identified winter egress point on the Project site for continued backcountry uses (e.g., backcountry skiers 
and snowboarders) of the Sherwin Range, which would connect to a publicly accessible road or path to 
Old Mammoth Road. The winter egress point will be located on the southwest portion of the Project site 
along the existing nine-hole golf course.   
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In addition, the Project would provide the opportunity in the future for publicly accessible year-round 
access to the Inyo National Forest, pursuant to approval by the United States Forest Service (USFS).  A 
planning effort initiated by the USFS is underway and will consider portals between the Project Site and 
adjacent property, including the Inyo National Forest.  Under the Revised Project Features, any such 
portal shall remain "closed" (meaning a possible opportunity in the future) unless and until the completion 
of the environmental compliance process for this process and until the USFS determines that, based on its 
planning process for activities in the Inyo National Forest, the portal shall be "opened." The Project 
Applicant anticipates that two portals would be located on the Project site. One portal, for winter egress 
for skiers and snowboarders from the Sherwin Range would be on a designated path at the southern edge 
of the Golf Course on the Project Site.3  The other portal, also on the Project site would be publicly 
accessible year-round, providing access to the south, assuming that meets with USFS approval. In the 
event this portal is activated after USFS approval, it will be publicly accessible via the "feet first" 
circulation system provided on the Project site. 

Retail 

The Market/General Store (Store) was originally located on the parcel (APN 40-160-02) north of Old 
Mammoth Road and west of Minaret Road.  This parcel is zoned Resort with an Open Space Stream 
Corridor (OSSC) overlay.  In the Original Project, the Store was analyzed as a stand-alone building 
approximately 3,500 square feet in size that would have included both retail and storage space and 
provided 20 surface parking spaces.4  The Store was designed to be accessed by two driveways off of Old 
Mammoth Road and a separate service drive to the rear of the building.  Under the Revised Project 
Features, the Store would not be developed at this location and instead would be incorporated into a 
“Commercial/Retail Facility” south of Old Mammoth Road, in the Project Entry/Gateway area, which 
also includes the Residents’ Club and 20 parking spaces available for the Store and the 
Commercial/Retail Facility.  As a result, the two driveways off of Old Mammoth Road and separate 
service drive would no longer be developed.  The Store would contain approximately the same square 
footage as the original Store. 

                                                      

3 See Figure 5.6 of the Snowcreek Master Plan Update – 2007, www.ci.mammoth-
lakes.ca.us/comdev/Snowcreek%20VIII.htm. 

4  One parking space per 150 sq. ft. Mammoth Lakes Municipal Code 17.20.040.Q.1 
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Infrastructure 

Roadways and Vehicular Circulation 

The existing major public roads that serve the Project site are Old Mammoth Road, Minaret Road and 
Sherwin Creek Road.  Under the Revised Project Features, primary vehicular access to the Project site 
would occur at two access points provided off of Old Mammoth Road instead of one access point off Old 
Mammoth Road under the Original Project.  One vehicular access point would be from the Old Mammoth 
Road/Minaret Road intersection, which would be developed as a roundabout, and is consistent with the 
Original Project.  The second access point would be located at a new T-intersection off of Old Mammoth 
Road between the new roundabout at the Minaret Road/Old Mammoth Road intersection and the Old 
Mammoth Road/Sherwin Creek Road intersection.  This new vehicular access point would not be gated 
and a Greeter’s Cabin would be provided for guest convenience.   Similar to the Original Project, the 
number of internal intersections at the Project site would be limited and new internal vehicular access 
roads would be created throughout the Project site.  Internal roadways would still be privately owned and 
maintained.  All internal circulation would interface at various points with possible future links to the 
surrounding properties, whether it be to external trails or Forest Service lands.    The internal roadway 
system would still provide access to various residential areas and non-residential land uses throughout the 
Project site.  Furthermore, under the Revised Project Features, a new emergency vehicle access would be 
developed on the Project site to connect with Sherwin Creek Road on the east side of the site to be used 
for emergency vehicles only; this would replace the emergency access included in the Original Project 
(see Emergency Vehicle Access).  

As with the Original Project, roadway designs would fit the land and be sensitive to topography, 
vegetation and views.  Safe crossings for pedestrians would be included and crosswalks would be 
provided to cross Old Mammoth Road at the Minaret Road roundabout and at the new intersection on Old 
Mammoth Road. 

Parking and Transit 

Similar to the Original Project, short-term surface parking would be provided adjacent to the check-in 
locations and then guests would be directed to understructure parking located under the Resort Hotel and 
major residential buildings.  Short-term parking uses include passenger drop off and loading, service, 
deliveries, transit vehicles, and guest parking for residential uses.    Parking for the golf course will still be 
provided through the Hotel parking in addition to parking for the conference/meeting space, spa/wellness 
center, and hotel restaurants and retail.  The Snowcreek Master Plan Update will include parking ratios 
that will supersede the Town’s Zoning Code parking requirements.  The parking ratios will be reviewed 
to ensure that they achieve the goals of the adopted General Plan.   
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The Revised Project Features include four transit stops, instead of only one transit stop under the Original 
Project. Tour bus unloading and loading will be accommodated, but tour bus parking is not anticipated to 
be accommodated on site.  Transit shelters would be located at two of the four transit stops.  The specific 
design, location, and operational criteria for these transit facilities would be considered in conjunction 
with a community-wide transit system.   

Emergency Vehicle Access 

Emergency vehicles would circulate through the Project area using the internal roadway system and the 
three access points described above.  As illustrated on Figure II-2, Illustrated Conceptual Plan of the 
Project, the new emergency vehicle access would be developed on the Project site to connect with the 
paved portion of Sherwin Creek Road on the east side of the site to be used for emergency vehicles only.  
This emergency vehicle access would replace the emergency vehicle access included in the Original 
Project that connected from the Project site west to Old Mammoth Road.  Approval by the Inyo National 
Forest would be required for this emergency vehicle access connection (e.g., road use permit). In addition, 
supplemental fire lanes would be developed in conjunction with the roadway system to provide looped 
secondary emergency vehicle access and egress.  Fire lanes, turning radii and back up space around 
buildings would be designed in cooperation with local officials so as to be adequate for emergency and 
fire equipment vehicles.  Surfaces would be designed to support loads created by emergency vehicle 
traffic.  Standpipe and fire suppression system connections would be incorporated into architectural and 
landscaping design elements where practical and in locations accessible to fire equipment.   

Construction Phasing and Grading 

Similar to the Original Project, the Revised Project Features have been organized so that they could be 
developed in several phases.  However, the Revised Project Features would allow for all phases to be 
progressively constructed at a pace dictated by market conditions and to follow an orderly growth pattern. 
Each phase would operate successfully as a complete entity throughout the entire development.  All 
staging would occur within the Project boundaries.  Most construction phases would last approximately 
18 to 24 months but some may be as long as 24 to 30 months.  Some phases may be under construction 
simultaneously.  Construction activities are proposed to be complete in 2017.   

During the use permit process for each construction phase, the Project Applicant will be required to 
develop a Construction Management Plan (CMP) which will include, among other things, a plan to keep 
residential and construction traffic separate to the extent feasible. Mitigation measures relating to 
reducing construction impacts from the approved Mitigation Monitoring Plan will be incorporated into 
each CMP, if applicable. However, preliminary grading would begin upon approval of a preliminary 
grading plan which may occur prior to the issuance of a use permit for the first phase of construction.  
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The preliminary grading plan for the Project contemplated the import of 820,000 to 1,000,000 cubic yards 
of dirt.  The revised conceptual preliminary grading plan is based on the Revised Project Features which 
includes a second access road connecting to Old Mammoth Road just west of Sherwin Creek Road.  It is 
anticipated that the second access road will be at a lower elevation than the road previously proposed 
which will allow the entire site to be lowered.  This results in the need for approximately half the dirt 
import of the Original Project (approximately 450,000-500,000 cubic yards). The significant reduction in 
dirt import will consequently result in proportionately fewer dirt hauling truck trips from other sites than 
previously contemplated.   

It is anticipated that fill material imported to the Project site prior to construction, would be received from 
various off-site sources in the Mammoth Lakes area including the Snowcreek VII project.  The imported 
fill would be installed at final grade ranging from one to 14 feet from north to south across the site.  To 
the degree feasible, all fill areas would blend into the existing topography to create a natural looking 
landscape by both varying the fill height where necessary and varying fill slopes to match existing grade. 
Each fill area would blend into the existing surroundings prior to beginning fill in the next area.       

Best management practices will be utilized during construction to minimize the impacts of storm water 
runoff during construction.  These erosion control measures (already included in the Final EIR as 
mitigation measures) will be implemented in connection with each phase of work.  The Town will review 
and approve a preliminary site grading plan for the Project site. The Town will also review and approve 
dirt import from other project sites within the Town's jurisdiction to this Project site through subsequent 
grading permits for each project and phase of dirt import. 

D.  PROJECT OBJECTIVES 

The objective of the Project is to update the 1981 Master Plan, to complement the changes in the Town 
since 1981, and to complete the Mammoth Lakes experience by fulfilling the vision for a destination 
resort within the resort Town.  All of the objectives of the Original Project as presented in Section III, 
Project Description, of the Draft EIR apply to the Revised Project Features.  However, the objective to 
“Provide year round access to the Sherwin Range with an Outfitter's Cabin for hiking and biking in the 
spring, summer, and fall as well as access to the Sherwin Bowl for hike-in downhill skiing as well as 
snow shoeing and cross country skiing in the winter.” has been revised to reflect a change in location of 
the Outfitters Cabin as follows:  

“Provide winter egress from the Sherwin Range for skiers and snowboarders and provide 
the opportunity in the future for publicly accessible year round access to the Inyo 
National Forest, which will be opened if it meets with USFS approval after completion of 
a USFS-initiated planning effort that will comply with NEPA and/or CEQA.”  
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Additional Project objectives have also been revised to be consistent with the Revised Project 
Features of the Snowcreek Master Plan Update as follows: 

• The objective to coordinate all planning criteria with the General Plan, Snowcreek Master Plan, 
and Town Zoning Code has been revised to delete “Town of Mammoth Lakes Zoning Code” 
because the Snowcreek Master Plan Update will provide development standards that are specific 
to the Snowcreek VIII site and will supersede the Town’s Zoning Code for this Project. 

• The objective that identifies the diverse recreational amenities provided has been revised to 
include the recreational amenities of the Revised Project Features.  

• The objective to protect and preserve Mammoth Creek has been revised to delete “the irrigation 
and” because the Revised Project Features do not include any irrigation along Mammoth Creek 
(Natural Resources Interpretive Area).  

E.  RELATED PROJECTS 

The cumulative impact analysis included in this Final EIR Addition is based on Table II-1, Related 
Projects, in Section II, Environmental Setting, of the Draft EIR, which lists the related projects that were 
identified for the Original Project’s cumulative impact analysis.  All related projects (i.e., those projects 
with pending applications, recently approved, under construction, or reasonably foreseeable projects at 
the time of the Notice of Preparation (NOP) on October 19, 2006 that could produce a related or 
cumulative impact on the local environment when considered in conjunction with the proposed project) 
are included in the cumulative impact analyses in the Draft EIR.  As described in the Draft EIR, the 
related project’s list was revised and updated after the NOP and represents the broadest range of 
reasonable foreseeable development, including a number of projects that had not yet been approved as of 
December 31, 2006.   
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F.  DISCRETIONARY ACTIONS 

The Town is the Lead Agency for purposes of complying with CEQA and is the primary public agency 
responsible for approving projects on these properties.  However, this EIR may be used by various 
governmental decision-makers for discretionary permits and actions that are necessary or may be requested 
in connection with the Project, as well as any other discretionary permits and actions that may be identified 
during the environmental review and entitlement process.  While the primary discretionary action necessary 
for the Project is approval of the Snowcreek VIII, Snowcreek Master Plan Update – 2007 (2007 Master 
Plan), several additional actions were identified in the August 2007 Draft EIR.  Those actions as identified 
in Section III, Project Description, of the Draft EIR, as modified below, would still be required under the 
Revised Project Features.   

The following approval actions are anticipated to be done concurrently with approval of the Snowcreek 
Master Plan Update: 

• Minor General Plan Amendment to adjust the Urban Growth Boundary (UGB) in Figure 4 of the 
2007 General Plan.  The Sherwin Ski Bowl was removed from the 2007 General Plan. (See 
discussion below). 

• Zoning Code Amendment for the building height of the Hotel5. 

• Development Agreement. 

• Vesting Tentative Tract Map or Tentative Tract Map for Parcelization Purposes. 

• Conceptual Grading Plan. 

• Any other necessary discretionary or ministerial permits and approvals required for construction or 
operation of the Project and/or Revised Project Features. 

Under the Revised Project Features, the Town’s Urban Growth Boundary (UGB) would be adjusted to 
accommodate the new layout of the residential units that abut the UGB, as was contemplated by the 2007 
General Plan (Policy L.6.E).  Policy L.6.E states that USFS land that is exchanged into private ownership 
will be included within the UGB.  This would result in the golf course expansion area to be included within 
the UGB.  This action would require a minor General Plan amendment to make an implementing change to 
the UGB boundary consistent with Policy L.6.E.  The previous General Plan Amendment regarding the 
Sherwin Ski Bowl was only applicable to the 1987 General Plan, and has been removed since the 2007 
General Plan was adopted. 

                                                      

5  The Zoning Code Amendment for the transfer of unused density was removed due to General Plan Policy L.3.H 
and the nature of master plans, which allows unused density to be shifted within a master plans boundaries. 
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The last two anticipated concurrent actions were added since the Draft EIR was prepared because the 
processing time of the Snowcreek Master Plan Update and associated district planning process was longer 
than expected.  Any of the above actions that do not occur concurrently with the Snowcreek Master Plan 
Update approval would occur after approval of the Snowcreek Master Plan Update. 

The following approval actions will be done post the approval of the Snowcreek Master Plan Update: 

• Modification of the MCWD’s legal boundaries and amendments to the Arcularius/Dempsey 
Agreements boundary; 

• Vesting Tentative Tract Maps/Tentative Tract Maps; 

• Conditional Use Permits, Use Permits, and Administrative Permits; 

• Design Review; 

• Grading Permits (including Landscape Plans and construction of laterals that connect to water and 
wastewater systems); 

• Building Permits; and 

• Any other necessary discretionary or ministerial permits and approvals required for construction or 
operation of the Project and/or Revised Project Features. 
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III. ANALYSIS OF REVISED PROJECT FEATURES 

A. INTRODUCTION 

The following analysis reviews the changes proposed by the Revised Project Features to determine 
whether a new significant environmental impact would result from the changes proposed in the Revised 
Project Features, whether a substantial increase in the severity of a previously identified environmental 
impact would result from the changes proposed in the Revised Project Features, and/or whether any new 
mitigation measures are necessary as a result of the changes proposed in the Revised Project Features.  
For each impact category, the same mitigation measures identified in the Final EIR continue to be 
recommended for the Revised Project Features unless, as discussed herein, the changes proposed by the 
Project Applicant result in the reduction of such potential impact to a less than significant level, rendering 
mitigation unnecessary.  The following analysis also provides a discussion comparing the Revised Project 
Features to the on-site development alternatives analyzed in the Draft EIR. 

B. IMPACTS FOUND TO BE LESS THAN SIGNIFICANT 

The Initial Study reviewed topical areas, broken down into sub-topics.  The following discussion 
addresses those topical areas for which the Initial Study determined there was no substantial evidence that 
the Original Project would cause significant environmental effects for at least one sub-topic of the 
following topical areas:  Agricultural Resources, Air Quality, Biological Resources, Geology and Soils, 
Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Mineral 
Resources, Noise, Population and Housing, Traffic/Circulation, and Utilities. 

Agricultural Resources 

As the Project site does not contain any agricultural resources, the changes in the Revised Project 
Features proposed by the Project Applicant would not result in significant new agricultural resource 
impacts. 

Air Quality  

The Revised Project Features would result in the same construction and operational activities as the 
Original Project; therefore, the changes in the Revised Project Features proposed by the Project Applicant 
do not raise new air quality issues with regards to objectionable odors.   

Biological Resources 

The Project’s general site boundaries have not changed as a result of the Revised Project Features; 
therefore, the changes in the Revised Project Features proposed by the Project Applicant do not raise new 
issues with regards to conflicting with a Habitat Conservation Plan, Natural Community Conservation 
Plan, or other approved conservation plan.  
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Geology and Soils 

The Project’s general site boundaries have not changed as a result of the Revised Project Features.  
Similar to the Original Project, the Revised Project Features do not include the use of septic tanks.  
Therefore, the changes in the Revised Project Features proposed by the Project Applicant do not raise 
new geology and soils impacts with regards to the use of septic tanks or alternative wastewater disposal 
systems where sewers are not available for the disposal of wastewater. 

Hazards and Hazardous Materials 

The Project site location and general boundaries have not changed as a result of the Revised Project 
Features.  The Revised Project Features would result in the same types of construction and operational 
activities as the Original Project.  Therefore, the changes in the Revised Project Features proposed by the 
Project Applicant do not raise new hazards and hazardous materials issues. 

Hydrology and Water Quality 

As there are no dams or levees in the Project area, the changes in the Revised Project Features proposed 
by the Project Applicant do not raise new hydrology and water quality issues with regards to exposing 
people or structures to a significant risk or loss, injury or death involving flooding, as a result of the 
failure of a levee or dam.   

Land Use and Planning 

With the exception of a contoured configuration of the residential units at the eastern boundary of the site, 
which will not result in any net decrease of open space, the Project site location and general boundaries 
have not changed as a result of the Revised Project Features.  The Revised Project Features would result 
in the same types of construction and operational activities as the Original Project.  Therefore, the 
changes in the Revised Project Features proposed by the Project Applicant do not raise new land use and 
planning issues regarding dividing an established community or conflicting with any habitat conservation 
plan or natural communities conservation plan.  

Mineral Resources 

As the Project site does not contain any known mineral resources, the changes in the Revised Project 
Features proposed by the Project Applicant would not result in significant new mineral resource impacts. 
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Noise 

As the Project site is not within an airport land use plan, or within two miles of a public airport or private 
airstrip, the changes in the Revised Project Features proposed by the Project Applicant do not raise new 
noise issues regarding the exposure of persons to safety hazards and excessive noise levels associated 
with an airport.   

Population and Housing 

As there are no existing housing units on the Project site, the changes in the Revised Project Features 
proposed by the Project Applicant do not raise new population and housing issues regarding the 
displacement of a substantial numbers of existing housing and people, necessitating the construction of 
replacement housing elsewhere. 

Traffic/Circulation 

The Revised Project Features would result in the same types of construction and operational activities as 
the Original Project.  Therefore, the changes in the Revised Project Features proposed by the Project 
Applicant do not raise new transportation and traffic issues that would result in a change in air traffic 
patterns at any airport in the area.   

Utilities  

The Revised Project Features would result in the same types of construction and operational activities as 
the Original Project.  The Revised Project Features propose fewer total units than the Original Project 
(990 versus 1,050) and reduces the development on the parcel north of Old Mammoth Road from two 
buildings with associated surface parking to a Natural Resources Interpretive Area with no parking. 
Therefore, it is concluded that impacts to utilities and service systems with regards to wastewater 
treatment and solid waste disposal would be less than those of the Original Project as a result from the 
changes proposed in the Revised Project Features. 

C. IMPACTS ANALYZED IN THE DRAFT EIR 

The following discussion addresses those issues for which a detailed environmental analysis was 
presented in the Draft EIR:  Aesthetics, Air Quality, Biological Resources, Cultural Resources, Geology 
and Soils, Hydrology and Water Quality, Land Use and Planning, Noise, Population and Housing, Public 
Services, Recreation, Traffic/Circulation, Utilities, and General Impact Categories. 
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Aesthetics 

The changes in the Revised Project Features proposed by the Project Applicant reduce the amount of 
proposed development, but do not alter the site plan in such a way which would affect the aesthetics 
analysis of the Final EIR. The Revised Project Features propose fewer total units than the Original Project 
(990 versus 1,050) and reduces the development on the parcel north of Old Mammoth Road from two 
buildings with associated surface parking to a Natural Resources Interpretive Area with no parking.  
Furthermore, the Revised Project Features incorporate a less structured approach to the design of the 
residential condominiums.  As illustrated on Figure II-2, Illustrated Conceptual Site Plan for the Revised 
Project Features, the straight alignment of the residential condominiums, particularly along the boundary 
of the residential uses with the land exchange properties, has been revised to be contoured resulting in a 
less rigid and more natural appearance.   

Under the Revised Project Features, building heights would be the same of those of the Original Project 
for both residential and hotel uses.  The only two revisions to the residential/hotel component are 
reductions in dwelling unit count and a meandering development boundary. The reduced dwelling unit 
count may result in a reduction of the mass and scale of the structures, as described in the Draft EIR, but 
neither revision to the structural component results in a substantial alteration to the profile of the 
development as identified in the six viewpoints studied in the aesthetics analysis of Chapter IV.B, 
Aesthetics, of the Draft EIR.  Accordingly, the profile of the residential and hotel components would 
substantially be similar to that analyzed in the Draft EIR.  Impacts therefore would also be substantially 
similar to those studied under the Draft EIR.  Similar to the Original Project, the Revised Project Features 
would result in substantial changes to visual character on the Project site and within a public viewshed, 
resulting in impacts to views.  The Revised Project Features, same as the Original Project, would 
represent a substantial change in the visual character of the Project site by constructing housing and resort 
uses on a formerly undeveloped meadow.  Although the Project would be required to implement and be 
consistent with all Town ordinances related to outdoor lighting, the introduction of light and glare on a 
formerly undeveloped meadow would be substantially similar to the Original Project and would create a 
new source of light or glare that would be noticeable and would expand the existing lighting footprint of 
the Town.   

Accordingly, it is concluded that significant new aesthetic impacts would not result from the changes 
proposed in the Revised Project Features, and new mitigation measures are not necessary with respect to 
aesthetics as a result of changes proposed in the Revised Project Features.  The same mitigation measures 
required for the Original Project identified in Section IV, Mitigation Monitoring Program, of this 
document are required for the Revised Project Features. 
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Air Quality 

The Revised Project Features do not result in a significant change in the Project boundaries or footprint. 
Accordingly, the Revised Project Features would result in similar construction activities on the Project 
site and would generate a similar amount of construction equipment emissions as under the Original 
Project.  The Revised Project Features would require approximately half the dirt import of the prior 
conceptual design (approximately 450,000-500,000 cubic yards as opposed to approximately 820,000 to 
1,000,000 cubic yards).  It is anticipated that fill material to be imported to the Snowcreek VIII Project 
site prior to construction, would be received from various off-site sources in the Mammoth Lakes area 
including the Snowcreek VII project.  Therefore, due to reduced amount of required fill and the fewer 
trips, air quality impacts related to soil import would be less than the Original Project.   Operational 
emissions from stationary sources (propane for space and water heating devices, cooking appliances, 
fireplaces, and operation of landscape equipment) and operational emissions of Ozone, respirable 
particulate matter (PM10) and carbon monoxide (CO) would be less than the Original Project due to the 
reduction in residential units and the elimination of the 900 square foot Natural Resources and Historic 
Interpretive Center.   

Accordingly, it is concluded that no significant new air quality impacts would result from the changes 
proposed in the Revised Project Features, and that new mitigation measures are not necessary with respect 
to air quality as a result of changes proposed in the Revised Project Features.  The same mitigation 
measures required for the Original Project identified in Section IV, Mitigation Monitoring Program, of 
this document are required for the Revised Project Features.  

Biological Resources 

The changes to the Original Project proposed by the Project Applicant reduce the amount of proposed 
development, but do not alter the site plan in such a way which would significantly affect the biological 
resource analysis of the Final EIR.  The Revised Project Features follow the same general development 
footprint as the Original Project.  While under the Revised Project Features, the development on the 
portion of the site north of Old Mammoth Road would be substantially reduced, some improvements 
would occur.   

The replacement of the Market/General Store and a Natural Resources and Historic Interpretive Center 
with the development of a Natural Resources Interpretive Area would result in fewer disturbances to the 
special-status plant and animal species and riparian habitat near Mammoth Creek north of Old Mammoth 
Road.  Furthermore, under the Revised Project Features, impacts to wildlife movement, migration 
corridors, and native wildlife nurseries, trees and vegetation that could potentially conflict with the 
Town’s General Plan policies would be less than those of the Original Project due to the reduction of 
development north of Old Mammoth Road.   
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Opening the 94-acre Open Space parcel as a designated snow play, cross-country ski and snowshoe area 
would not affect biological resources more than what was analyzed in the Draft EIR, since those activities 
would be limited to the golf-course area where these types of activities currently, although informally, 
occur. 

For the foregoing reasons, it is concluded that significant new biological resources impacts would not 
result from the changes proposed to the Original Project, and new mitigation measures are not necessary 
with respect to biological resources as a result of changes proposed to the Original Project.  The same 
mitigation measures required for the Original Project identified in Section IV, Mitigation Monitoring 
Program, of this document are required for the Revised Project Features.  

Cultural Resources 

The changes to the Original Project proposed by the Project Applicant would reduce the amount of 
proposed development, but do not alter the site plan in such a way which would significantly affect the 
cultural resource analysis of the Final EIR.  The Revised Project Features follow the same general 
development footprint as the Original Project.   

The replacement of the Market/General and a Natural Resources and Historic Interpretive Center with the 
development of a Natural Resources Interpretive Area would result in fewer construction-related 
earthmoving activities with the potential to impact cultural resources in the area north of Old Mammoth 
Road near Mammoth Creek.  While under the Revised Project Features, the development on this portion 
of the site would be substantially reduced, some improvements would occur. 

Accordingly, it is concluded that significant new cultural resources impacts would not result from the 
changes proposed to the Original Project and new mitigation measures are not necessary with respect to 
cultural resources as a result of changes proposed in the Revised Project Features.  As noted in Section I, 
Introduction, to this Final EIR Addition, based on comments received from the Native American Heritage 
Commission (NAHC) after the publication of the Final EIR, the Town has incorporated some further 
revisions and clarifications to Mitigation Measure CULT-1, Impacts to Known Cultural Resources, to 
better define the roles and responsibilities of the Project Applicant, Town, and Native American Tribal 
representatives with regard to monitoring of cultural resource sites north of Old Mammoth Road.  The 
revised mitigation measures required for the Original Project identified in Section IV, Mitigation 
Monitoring Program, of this document are also required for the Revised Project Features.    
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Geology and Soils 

Under the Revised Project Features, impacts from fault rupture and strong seismic shaking would be the 
same as the Original Project.  Impacts from liquefaction (the process of moist soils being converted to a 
liquid state due to seismic shaking), soil instabilities, and soil erosion would be somewhat less due to the 
decrease in development impacts resulting from the reduction in residential units, and the replacement of 
the Natural Resources and Historic Interpretive Center north of Old Mammoth Road with a Natural 
Resources Interpretive Area.  Impacts from cyclic densification (the process of dry soils becoming 
compacted due to seismic shaking), landslides and avalanches, volcanic activity and expansive soils 
would be the same as under the Original Project.   

For the foregoing reasons, it is concluded that significant new geology and soil impacts would not result 
from the changes proposed in the Revised Project Features, and new mitigation measures are not 
necessary with respect to geological resources as a result of changes proposed to the Original Project.  
The same mitigation measures required for the Original Project identified in Section IV, Mitigation 
Monitoring Program, of this document are required for the Revised Project Features. 

Hydrology and Water Quality 

Similar to the Original Project, the Revised Project Features would result in development on the site, with 
the exception of the Market/Grocery Store and Natural Resources and Historic Interpretive Center on the 
portion of the site north of Old Mammoth Road.  This would result in fewer construction earthmoving 
activities to the area north of Old Mammoth Road near Mammoth Creek and a resultant decrease in the 
potential to significantly affect water quality due to the reduced construction activity at that area.  
Operation impacts from groundwater depletion or recharge, drainage pattern alteration, and drainage 
system capacity would be similar to the Original Project in the area south of Old Mammoth Road since 
development would occur over roughly the same area, but less than the Original Project for the area north 
of Old Mammoth Road.  Similar to the Original Project, the Revised Project Features would be located 
entirely outside the 100-year flood zone and this impact would be similar to the Original Project.  

As noted in Section I, Introduction, to this Final EIR Addition, due to potential changes in the Lahontan 
Regional Water Quality Control Board (Lahontan RWQCB) restrictions/regulations regarding reclaimed 
water the Town has incorporated some further revisions and clarifications to Mitigation Measure HYD-1a 
and -1b, Water Quality Standards, and UTIL-5e, Water Supply, to ensure that all water recycling 
requirements duly adopted and enforceable by the Lahontan RWQCB shall apply.  Revisions to 
Mitigation Measure UTIL-5e also acknowledge that an agreement between the Mammoth Community 
Water District (MCWD) and the Project Applicant for use of reclaimed water on certain areas within the 
Project site is underway and is anticipated to be executed in the near future. 
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Accordingly, it is concluded that significant new hydrology and water quality impacts would not result 
from the changes proposed to the Original Project, and new mitigation measures are not necessary with 
respect to hydrology and water quality as a result of changes proposed in the Revised Project Features.  
The revised mitigation measures required for the Original Project identified in Section IV, Mitigation 
Monitoring Program, of this document are also required for the Revised Project Features.  

Land Use and Planning 

The Revised Project Features proposes the same general land uses on the Project site within the same 
general development footprint as the Original Project, only at a reduced density. The changes to the 
Original Project proposed by the Project Applicant reduce the amount of proposed development, but do 
not alter the site plan in such a way which would significantly affect the land use analysis of the Final 
EIR. The Revised Project Features include fewer total units than the Original Project (990 versus 1,050) 
and reduces the development on the parcel north of Old Mammoth Road from two buildings with 
associated surface parking to a Natural Resources and Historic Interpretive Area.  

The Revised Project Features proposes development with an overall density of 6.19 dwelling units per 
acre over the entire Snowcreek Master Plan area.  Similar to the Original Project, this density would not 
exceed the density allowed under the adopted General Plan.  Building heights for residential and non-
residential structures proposed under the Revised Project Features would be the same as those of the 
Original Project.  The Revised Project Features incorporate a less structured approach to the design of the 
residential condominiums.  As illustrated on Figure II-2, Illustrated Conceptual Site Plan for the Revised 
Project Features, the linear layout of the residential condominiums, particularly along the boundary of the 
residential uses with the land exchange properties, has been revised to be contoured resulting in a less 
rigid and more natural appearance.  Due to this revision, a minor General Plan amendment is required to 
adjust the Town’s Urban Growth Boundary (UGB) at this location.  The modification of the UGB 
boundary will not result in a net reduction of open space area and would not create any new impacts 
because of the Covenant restrictions.  A minor General Plan amendment is needed only to ensure that the 
UGB boundary map featured in the General Plan implements textual requirements of the General Plan 
(Policy L.6.E).  The General Plan amendment has no affect on the general plan consistency analysis in the 
Draft EIR. 

It should also be noted that a lot line adjustment will be required for the property to allow this meandering 
development boundary, and be subject to the Covenant initiated as a part of the 2005 Land Exchange 
process.  Lot line adjustments are allowed by the Covenant as long as there is no net reduction in 
Covenant land.  The lot line adjustment would be required to be agreed upon by the Town, Eastern Sierra 
Land Trust, and the Project Applicant. 
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Furthermore, the Final EIR identified that a Zone Code Amendment was required for the transfer of 
unused density within the Snowcreek Master Plan to the Project site. However, after further review of the 
Snowcreek Master Plan, the Town determined that the transfer of unused density would not be required 
due to the nature of master plans, which allows unused density to be shifted to undeveloped areas of 
master plans. In addition, 2007 General Plan Policy L.3.H allows density to be clustered or transferred 
within clearly articulated district or master plans.  The Zone Code Amendment for the Hotel building 
height is still applicable. 

Because the Revised Project Features incorporate substantially the same land uses as the Original Project, 
only at a reduced density, the changes in the Revised Project Features do not affect the Final EIR’s 
analysis of the Original Project's land use compatibility with existing uses in the vicinity of the site, or the 
consistency of the Original Project with land use plans, policies, and regulations.  Accordingly, it is 
concluded that significant new land use and planning impacts would not result from the changes proposed 
in the Revised Project Features, and new mitigation measures are not necessary with respect to land use 
and planning as a result of changes proposed to the Original Project.  See also, Population and Housing, 
below. 

Noise 

The Revised Project Features propose the same general residential, non-residential, and recreational land 
uses on the Project site within the same general development footprint as the Original Project, only at a 
reduced density.  The Revised Project Features would result in construction activities on the Project site 
and would generate a similar amount of temporary construction equipment noise and ground-borne 
vibration as under the Original Project.  However, the reduced amount of required fill for the Revised 
Project Features would result in fewer haul trips; therefore construction related noise impacts would be 
less than the Original Project.  Operational impacts resulting from traffic-generated noise would be 
decreased due to the reduction in vehicle trips resulting from the decrease in residential units and the 
replacement of the Natural Resource and Historic Interpretive Center with a park-like Interpretive Area.  
Similar to the Original Project, the Revised Project Features would not be subject to excessive operational 
ground-borne vibration.  Overall impacts to noise under the Revised Project Features would be less than 
under the Original Project due to the decrease in vehicle trips created by the decrease in residential units 
and the change in development with regards to the Natural Resource and Historic Interpretive Center on 
the site. 

Accordingly, it is concluded that significant new construction and operational noise impacts would not 
result from the changes proposed in the Revised Project Features, and new mitigation measures are not 
necessary with respect to noise impacts as a result of changes proposed in the Revised Project Features.  
The same mitigation measures required for the Original Project identified in Section IV, Mitigation 
Monitoring Program, of this document are required for the Revised Project Features.  
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Population and Housing 

The Revised Project Features include the same general residential, non-residential, and recreational land 
uses on the Project site within the same general development footprint as the Original Project, only at a 
reduced density.  The Revised Project Features propose fewer total units than the Original Project (990 
versus 1,050). Based on the reduction in the scale of the uses identified above, the Revised Project 
Features would result in less construction activity and temporary and permanent employment than the 
Original Project.   

The Revised Project Features would create fewer additional housing units as compared to the Original 
Project, but would continue to provide 80 affordable housing units on site.  Population growth associated 
with both market rate and affordable housing units within the Town of Mammoth Lakes as a result of the 
Revised Project Features would be consistent with the housing projections in the 2007 General Plan.   

Workforce housing units would be addressed through preparation of an Affordable Housing Mitigation 
Plan (AHMP), as allowed by the Town’s Zoning (Municipal Code 17.36), which would include phasing 
of workforce units and may include a variety of strategies including payment of in-lieu fees, credits, 
and/or construction of off-site units.  Affordable housing would be developed per the Town approved 
AHMP for the proposed Revised Project Features.   

Accordingly, it is concluded that significant new population and housing impacts would not result from 
the changes proposed to the Original Project, and new mitigation measures are not necessary with respect 
to population and housing impacts as a result of changes proposed in the Revised Project Features. 

Public Services   

The Revised Project Features propose the same general residential, non-residential, and recreational land 
uses on the Project site within the same general development footprint as the Original Project, only at a 
reduced density.  According to the United States Census Bureau Census 2000, the Project is anticipated to 
generate 2.44 persons per household, which would result in approximately 2,318 new residents for the 
Revised Project Features, as opposed to 2,562 new residents for the Original Project.  Accordingly, 
demand on police, fire protection, schools, and parks and recreation services would be commensurately 
lower. Similar to the Original Project, the Revised Project Features would result in a temporary increase 
in population in the Town due to the influx of construction workers and a permanent increase in the 
population of the Town resulting from the construction of new housing units, which would attract new 
residents requiring police services.  The permanent increase in population would be less under the 
Revised Project Features due to the reduction in housing units; therefore, this impact would be less than 
under the Original Project.  The Revised Project Features would also result in the construction of 
additional residential land uses in the Town creating an increase in the demand for fire services.  This 
increase in demand for police and fire services would be less than the Original Project because of the 
decrease in residential units proposed under the Revised Project Features.   
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Similar to the Project, the Revised Project Features would generate students and residents using park 
facilities.  Because the Revised Project Features propose a reduction of 60 residential dwelling units, the 
number of residents and students generated by the Revised Project Features would be less than those 
generated by the Original Project and the impacts on schools and park services necessarily would be less 
than under the Original Project.   

The Revised Project Features would require snow removal services and similar to the Original Project, 
these snow removal services would be the responsibility of the Snowcreek Homeowner’s Association and 
this impact would be the same as under the Original Project.   

Accordingly, it is concluded that significant new public service (i.e., police protection, fire protection, 
park services, schools and snow removal services) impacts would not result from the changes proposed to 
the Original Project, and new mitigation measures are not necessary with respect to public service impacts 
as a result of changes proposed in the Revised Project Features.  The same mitigation measures required 
for the Original Project identified in Section IV, Mitigation Monitoring Program, of this document are 
required for the Revised Project Features.  

Recreation 

The Revised Project Features include the same general residential, non-residential, and recreational land 
uses on the Project site within the same general development footprint as the Original Project, only at a 
reduced density.  The Revised Project Features would generate fewer residents and would therefore have 
less impact on existing recreational facilities in the area than under the Original Project.  The Revised 
Project Features would introduce more on-site recreational opportunities than the Original Project by 
providing winter recreational activities (snow shoeing, cross country skiing, and snow play area) on the 
existing and proposed privately-owned, publically-accessible golf course, a golf practice facility and a 
Mini-Park.  In addition, the Revised Project Features would include an identified winter egress point for 
backcountry uses (e.g., backcountry skiers and snowboarders) of the Sherwin Range on the Project site.  
In addition, the Project would provide the opportunity in the future for publically accessible year-round 
access to the Inyo National Forest, pursuant to approval by the United States Forest Service (USFS).  A 
planning effort initiated by the USFS is underway and will consider portals between the Project Site and 
adjacent property, including the Inyo National Forest.  Under the Revised Project Features, any such 
portal shall remain "closed" (meaning a possible opportunity in the future) unless and until the completion 
of the environmental compliance process for this process and until the USFS determines that, based on its 
planning process for activities in the Inyo National Forest, the portal shall be "opened." The Project 
Applicant anticipates that two portals would be located on the Project Site. One portal, for winter egress 
for skiers and snowboarders from the Sherwin Range would be on a designated path at the southern edge 
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of the Golf Course on the Project Site.1  The other portal, also on the Project Site would be publicly 
accessible year-round, providing access to the south, assuming that meets with USFS approval. In the 
event this portal is activated after USFS approval, it will be publicly accessible via the "feet first" 
circulation system provided on the Project Site. 

Accordingly, it is concluded that significant new recreation impacts would not result from the changes 
proposed to the Original Project, and new mitigation measures are not necessary with respect to parks and 
recreation impacts as a result of changes proposed in the Revised Project Features. 

Traffic/Circulation 

The Original Project’s primary vehicular access point was through a single point of entry at the Minaret 
Road/Old Mammoth Road intersection.  As such, all traffic into and out of the Project site was assigned 
to this location.  The Revised Project Features would include a new vehicular access point at a new T-
intersection off of Old Mammoth Road between the new roundabout at the Minaret Road/Old Mammoth 
Road intersection and the Old Mammoth Road/Sherwin Creek Road intersection.  This new vehicular 
access point would not be gated and a Greeter’s Cabin would be provided for guest convenience.    

The Revised Project Features propose the same general residential, non-residential, and recreational land 
uses on the Project site within the same general development footprint as the Original Project, only at a 
reduced density; therefore, the introduction of the new intersection would only cause some Project traffic 
to be redistributed from the Minaret Road/Old Mammoth Road intersection. Based on the location of the 
new vehicular access, the redistribution of Project traffic would only affect the Minaret Road/Old 
Mammoth Road intersection. A new Traffic Impact Analysis (TIA) for the Revised Project Features was 
prepared to analyze the impacts to this intersection and the new intersection.  The Revised Project 
Features TIA has been included in Appendix A, Traffic Data, of this Final EIR Addition.   

As a result of the redistribution of Project traffic due to the new vehicular access point, both of the study 
area intersections are forecasted to operate at a satisfactory LOS in the existing plus Project and 
cumulative plus Project conditions when utilizing the existing traffic trip count data at the Minaret 
Road/Old Mammoth Road intersection from Saturday, January 31, 2009. With existing and cumulative 
conditions, Project-generated impacts on intersection LOS would be less than significant and no 
mitigation measures are required. 

Consistent with the methodology utilized for the Original Project TIA, Project trips under Revised Project 
Features TIA were distributed to the surrounding circulation system based on the location of activity 
centers in the Town and the location of the proposed Project in relation to the Town's recreational and 
commercial areas.  Because the trip distribution percentages and corresponding Project trip assignments 

                                                      

1  See Figure 5.6 of the Snowcreek Master Plan Update – 2007,  
www.ci.mammoth-lakes.ca.us/comdev/Snowcreek%20VIII.htm. 
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have not changed regionally, the traffic volumes and Level of Service (LOS) at the intersections analyzed 
under the Original Project are the same under the Revised Project Features.  Furthermore, because the 
Revised Project Features propose less density than the Original Project, the number of vehicle trips 
generated would decrease from the Original Project.  Accordingly, impacts to transportation and 
circulation would be less under the Revised Project Features than the Original Project.    

Furthermore, as previously discussed under the heading “Air Quality” above, the Revised Project 
Features would require approximately half the dirt import of the prior conceptual design (approximately 
450,000-500,000 cubic yards as opposed to approximately 820,000 to 1,000,000 cubic yards).  Therefore, 
due to reduced amount of required fill and the fewer haul trips, construction related traffic impacts would 
be less than the Original Project.   

Accordingly, it is concluded that significant new traffic impacts during both construction and operational 
phases would not result from the changes proposed to the Original Project, and new mitigation measures 
are not necessary with respect to traffic and circulation impacts as a result of changes proposed in the 
Revised Project Features. 

Utilities  

Similar to the Original Project, the Revised Project Features would result in demand for water supply and 
in the generation of wastewater from residential and non-residential land uses on site.  Because the 
Revised Project Features result in a reduction of 60 residential dwelling units as compared to the Original 
Project, the Revised Project Features necessarily would result in decreased demand for water supply.  The 
reduced water demand associated with the reduction in the number of dwelling units would offset any 
increase in landscape irrigation associated with the open space on the Project site.  Landscape irrigation is 
a largely seasonally-limited water use while residential water consumption occurs on a year-round basis.  
The relocation of the Market/General Store, previously designed as a stand-alone building, to the portion 
of the Project site south of Old Mammoth Road would also reduce water demand associated with 
landscaping since this retail use would now be incorporated into a “Commercial/Retail Facility” 
associated with the proposed Residents’ Club.  The change from the ice-skating pond to the great lawn 
area would also further reduce water demand as the water associated with irrigation of the great lawn is 
only required for a portion of the year (i.e., summer), while the ice skating pond would require water- 
associated maintenance year round.  As a result, the Revised Project Features would result in a lower 
level of water consumption at the Project site than that which was evaluated in the Draft EIR for the 
Original Project.   

For the same reasons, the Revised Project Features would generate less wastewater than the Original 
Project due to the reduction in residential uses and elimination of some non-residential uses.  Therefore, 
impacts to water supply and wastewater generation would be less than under the Original Project.  Similar 
to the Original Project, the Revised Project Features would require installation of wastewater 
infrastructure and impacts to wastewater infrastructure would be the same as under the Original Project, 
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subject to any changes in the availability and allowed uses of reclaimed water subsequently adopted by 
the RWQCB and the water district.  

The parcels which comprise the Project site and the successor owners of those parcels are beneficiaries of 
various reservations and grants to the Mammoth Community Water District (MCWD).  Those 
reservations and grants are found in the Arcularius Agreement of May 1977, the MCWD/Dempsey 
Agreement of August 1983, the MCWD/Dempsey Agency Agreement of August 1983, and the grant deed 
from the United States to Dempsey for the new nine-hole parcel. 

The Arcularius Agreement (Agreement) was originally a settlement agreement between the Arcularius 
family and MCWD.  The Agreement addressed the annexation of certain property into the MCWD 
service area and certain water right matters.  Under the Agreement the MCWD provides water and sewer 
service to future development of such property.  The Original Project minus the 2005 Land Exchange 
parcel is within the Agreement property.  By virtue of the Agreement, MCWD is committed to provide 
water and sewer service to the portion of the Project site located within the Agreement boundary to the 
extent of the remaining unused residential units of the Snowcreek Master Plan at build-out.  However, the 
Revised Project Features include relocating the Resort Hotel and some of the residential development 
outside of the Agreement boundary resulting in the need for revisions to both the MCWD legal 
boundaries and the lands covered under the Agreement.  The MCWD intends to work with the Project, 
the Local Agency Formation Commission (LAFCO) and the Town to implement these boundary changes 
which would ensure water supply conditions for the Revised Project Features would remain the same as 
those of the Original Project.2   

Furthermore, as noted in Section I, Introduction, to this Final EIR Addition, in response to information 
provided by MCWD in May 2009, Mitigation Measures UTIL-5a, b, c, d, and f, Water Supply, and 
UTIL-7, Cumulative Water Supply were revised. Mitigation Measures UTIL-5a, b, c, d, and f were 
included in the Final EIR as recommended, but not required, mitigation measures since no significant 
impact on water supply was found for the Project. However, there is a significant impact for cumulative 
water supply, and therefore, Mitigation Measures UTIL-5a, b, c, d, and f were revised and inserted under 
UTIL-7, Cumulative Water Supply, as required mitigation measures.  

Accordingly, it is concluded that significant new utility impacts would not result from the changes 
proposed to the Original Project, and new mitigation measures are not necessary with respect to water 
utility impacts as a result of changes proposed in the Revised Project Features.  The same mitigation 
measures required for the Original Project as revised  in Section IV, Mitigation Monitoring Program, of 
this document are required for the Revised Project Features. 

                                                      

2  Written Correspondence, Mammoth Community Water District, Town of Mammoth Lakes, May 12, 2009.  See 
Appendix B to this Final EIR Addition.  
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D. CUMULATIVE IMPACTS 

The revisions proposed by the Project Applicant reduce the impacts of the Original Project, but do not 
eliminate potential impacts identified in the Final EIR.  In no case do the revisions proposed by the 
Project Applicant introduce a new impact or increase the severity of a previously identified impact.  The 
revisions proposed by the Project Applicant do not affect the related project analysis of the Final EIR and 
they do not increase the Original Project’s incremental contribution towards cumulative impacts identified 
in the Final EIR.  Accordingly, it is concluded that significant new cumulative environmental impacts 
would not result from the changes proposed to the Original Project, and new mitigation measures are not 
necessary with respect to cumulative impacts as a result of changes proposed in the Revised Project 
Features. 

E. GENERAL IMPACT CATEGORIES 

Summary of Significant Unavoidable Impacts 

The revisions proposed by the Project Applicant reduce the impacts of the Original Project, but do not 
eliminate potential impacts identified in the Final EIR.  Aesthetic related impacts to public views and 
scenic vistas, visual character, and light and glare, construction-related air emissions, and cumulative 
water supply effects, identified as significant unavoidable impacts in the Final EIR, would be reduced but 
would remain significant and unavoidable under the Revised Project Features.  

Growth Inducing Impacts 

The revisions proposed by the Project Applicant would reduce the amount of development proposed but 
would not affect the Final EIR's analysis of the growth inducing impacts of the project. 

Significant Irreversible Environmental Changes 

The revisions proposed by the Project Applicant would reduce the amount of development proposed, but 
would not affect the Final EIR’s analysis of the significant irreversible environmental changes of the 
Original Project. 

F. ALTERNATIVES 

The Final EIR analyzed four on-site alternatives: A) No Project (required by CEQA) – this would be 
buildout of the site under the existing entitlements and existing 1981 Master Plan, B) Revised Site Plan – 
same number of units but an alternate configuration designed to minimize impacts, C) Reduced Density – 
an approximate 50 percent reduction in residential units in comparison to the Original Project, and D) 
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Increased Density – build-out of all remaining Snowcreek Master Plan units.3  For further description of 
these alternatives, see Section VI, Alternatives to the Proposed Project, of the Draft EIR.  The following 
discussion compares the Revised Project Features to each of these alternatives. 

The Revised Project Features fall within the scope of the on-site alternatives analyzed in the Original 
Project Traffic Impact Analysis and Draft EIR.  The Revised Project Features propose the same general 
residential, non-residential, and recreational land uses on the Project site within the same general 
development footprint as the Original Project, only at a reduced density.  The Revised Project Features 
would include a new vehicular access point at a new T-intersection off of Old Mammoth Road between 
the new roundabout at the Minaret Road/Old Mammoth Road intersection and the Old Mammoth 
Road/Sherwin Creek Road intersection, and would cause some Project traffic to be redistributed from the 
Minaret Road/Old Mammoth Road intersection.  Additionally, under the Revised Project Features the 
development on the parcel north of Old Mammoth Road would be minimal.   

As discussed earlier, the Revised Project Features would not result in any new potential impacts or 
increase the severity of potential impacts previously identified in the EIR.  Overall environmental impacts 
under the Revised Project Features would be less than those under Alternative A (No Project)  because 
less non-residential space is proposed (75,000 square feet as opposed to 120,000 square feet).  Similarly, 
overall environmental impacts under the Revised Project Features would be less than those under the 
Alternatives B (Revised Site Plan) and D (Increased Density) because less residential development is 
proposed (1,050 dwelling units and 1,186 dwelling units, respectively, as opposed to 990 dwelling units).  
However, the Revised Project Features would have greater environmental impacts than those under 
Alternative C (Reduced Density) due to greater non-residential development (75,000 square feet as 
opposed to none) and greater residential development (990 dwelling units as opposed to 530 dwelling 
units).   

The Draft EIR reaches the conclusion that Alternative C (Reduced Density) is the Environmentally 
Superior Alternative because although it would not eliminate, it would reduce significant impacts related 
to aesthetics, air quality, biological resources, cultural resources, geology and soils, hydrology and water 
quality, land use, noise, public services, recreation, transportation and circulation, and utilities as 
compared to the Original Project.  However, Alternative C does not satisfy the Project objectives of 
creating a destination resort experience with a luxury hotel.     

                                                      

3  The density bonus of 36.625 units assigned to the Snowcreek Athletic Club parcel has been transferred to a 
parcel in the North Village Specific Plan and would not apply to the Project.  Alternative D has been prepared 
to show the impacts of the Project without the density bonus.   
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IV. MITIGATION MONITORING PROGRAM 

Section 21081.6 of the Public Resources Code requires a Lead Agency to adopt a “reporting or 
monitoring program for the changes made to the project or conditions of project approval, adopted in 
order to mitigate or avoid significant effects on the environment” (Mitigation Monitoring Program, 
§15097 of the CEQA Guidelines provides additional direction on mitigation monitoring or reporting).  
The Town of Mammoth Lakes (Town) is the Lead Agency for the Snowcreek VIII, Snowcreek Master 
Plan Update – 2007 (Project) and is therefore responsible for enforcing and monitoring the mitigation 
measures in this Mitigation Monitoring Program (MMP). 

An Environmental Impact Report (EIR) has been prepared to address the potential environmental impacts 
of the Project.  Where appropriate, this environmental document identified project design features or 
recommended mitigation measures to avoid or to mitigate potential impacts identified to a level where no 
significant impact on the environment would occur.  There are occasions that feasible mitigation is not 
available.  CEQA Code 15126.4 (5) states:  If the lead agency determines that a mitigation measure 
cannot be legally imposed, the measure need not be proposed or analyzed.  Instead, the EIR may simply 
reference that fact and briefly explain the reasons underlying the lead agency's determination.  This MMP 
is designed to monitor implementation of the required and recommended mitigation measures and 
conditions set forth for project approval for the Project as identified in the Draft Environmental Impact 
Report (Draft EIR) and the Final Environmental Impact Report (Final EIR).  The required and 
recommended mitigation measures as well as the conditions set forth for project approval are listed and 
categorized by impact area, with an accompanying identification of the following: 

• Monitoring Phase, the phase of the project during which the mitigation measure shall be 
monitored.  These phases include: 

◊ Pre-Construction, including the design phase. 

◊ Construction. 

◊ Operation (post-construction). 

• Implementing Party, the party responsible for implementing the mitigation measure. 

• The Enforcement Agency, the agency with the power to enforce the mitigation measure. 

• The Monitoring Agency, the agency to which reports involving feasibility, compliance, 
implementation, and development are made. 

The MMP for the Project will be in place throughout all phases of the Project.  The Project Applicant 
shall be responsible for implementing all mitigation measures unless otherwise noted.  The Project 
Applicant shall also be obligated to provide certification, as identified below, to the appropriate 
monitoring agency and the appropriate enforcement agency that compliance with the required mitigation 
measure has been implemented.  The Town, although assisted by other agencies as identified below, will 
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be the primary Enforcement and Monitoring Agency for the MMP procedures and will also serve to 
provide the documentation for the reporting program. 

Generally, each certification report will be submitted to the Town in a timely manner following 
completion/implementation of the applicable mitigation measure and shall include sufficient information 
to reasonably determine whether the intent of the measure has been satisfied.  The Town shall assure that 
project construction occurs in accordance with the MMP.  Departments listed below are all departments 
of the Town unless otherwise noted. 

As described in Section I, Introduction, to this Final EIR Addition, Mitigation Measure CULT-1, Impacts 
to Known Cultural Resources, has been revised based on comments received from the Native American 
Heritage Commission after the Final EIR was published.  Mitigation Measures HYD 1a and -1b, Water 
Quality Standards, and UTIL-5e, Water Supply, have also been revised to ensure that the Lahontan 
RWQCB updated or yet to be defined regulations and requirements shall apply.  Furthermore, Mitigation 
Measures UTIL-5 and UTIL-7 were revised as a result of information provided by the Mammoth 
Community Water District in May 2009.  These changes have been made for clarification purposes and 
would still result in the same level of impact after mitigation. 

AESTHETICS 

Mitigation Measure AES-5  Signage 

Prior to the issuance of building permits, all buildings containing three or more separate businesses shall 
prepare a Master Sign Plan, in accordance with the Mammoth Lakes Municipal Code Chapter 17.34 and 
17.40. 

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure AES-6  Light and Glare 

Prior to occupancy, all lighting on the Project site shall comply with the applicable requirements of the 
Town of Mammoth Lakes Outdoor Lighting Ordinance, in accordance with Mammoth Lakes Municipal 
Code Chapter 17.34. 

Monitoring Phase Pre-Construction/Construction/Pre-Occupancy 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 
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AIR QUALITY 

Mitigation Measure AQ-1  Construction 

The Project applicant shall require that the following practices be implemented by including them in the 
contractor construction documents to reduce the emissions of pollutants generated by heavy-duty diesel-
powered equipment operating at the Project site throughout the Project construction phases: 

a. Water all construction areas at least twice daily; water trucks will be filled locally after the 
contractor makes water acquisition agreements and obtains any required permits.   

b. Cover all trucks hauling soil, sand, and other loose materials; 

c. Apply clean gravel, water, or non-toxic soil stabilizers on all unpaved access roads, parking areas 
and staging areas at construction sites; 

d. Remove excess soils from paved access roads, parking areas and staging areas at construction 
sites;  

e. Sweep streets daily (with mechanical sweepers) if visible soil material is carried onto adjacent 
public streets; 

f. Hydroseed or apply non-toxic soil stabilizers to inactive construction areas (previously graded 
areas inactive for ten days or more); 

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles (dirt, 
sand, etc.); 

h. Limit traffic speeds on unpaved roads to 15 miles per hour; 

i. Install gravel-bags, cobble entries, or other Best Management Practices (BMPs) and erosion 
control measures to prevent silt runoff to public roadways; 

j. Replant vegetation in disturbed areas as soon as possible; 

k. Install wheel washers for all exiting trucks or wash off the tires or tracks of all trucks and 
equipment leaving the construction site; 

l. Suspend excavation and grading activities when wind (as instantaneous gusts) exceeds 50 miles 
per hour (mph) and when sustained winds exceed 25 mph increase the frequency of watering 
from twice daily, as described in Mitigation Measure AQ-1a above, to three to four times a day; 

m. The construction fleet will meet the terms set forth in the CARB Proposed Regulation for in-use 
Off Road Diesel Vehicles, paragraph (d)(3) Idling.  The proposed regulation implementation date 
is May 1, 2008. 

n. Limit the hours of operation of heavy duty equipment and/or the amount of equipment in use; 
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o. All equipment shall be properly tuned and maintained in accordance with the manufacturer’s 
specifications;    

p. When feasible, alternative fueled or electrical construction equipment shall be used for the Project 
site; 

q. Use the minimum practical engine size for construction equipment; 

r. Gasoline-powered equipment shall be equipped with catalytic converters, where feasible.  

Monitoring Phase Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Community Development Department 
Monitoring Agency GBUAPCD 

Mitigation Measure AQ-2  Operational Emissions 

The Project applicant shall require the following implementation measures to reduce PM10 operational 
emissions resulting from the Project to a less than significant level: 

a. The Project shall include a transportation demand management program to reduce overall vehicle 
miles traveled (VMTs), in order to demonstrate compliance with the Federal PM10 standard of 
150 µg/m3.  The program shall include, but not be limited to, circulation system improvements, 
shuttles to and from parking areas, and the location of facilities to encourage pedestrian 
circulation. 

b. The Project shall be linked to existing developed areas through existing road networks, public 
transit systems, open space systems, and bicycle and pedestrian systems.   

c. The Project shall implement trip reduction measures particularly during PM peak traffic hours to 
disperse trips between parking areas and mountain portals to and from the ski area. 

d. Residential condominium units shall enter into a transit fee agreement with the Town consistent 
with the Town’s established Transit Fee Agreement Program. 

e. No solid fuel burning appliances shall be permitted within residential units within multi-family 
residential developments. 

Monitoring Phase Construction/Operation  
Implementing Party Applicant 
Enforcement Agency Community Development Department 
Monitoring Agency GBUAPCD 
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BIOLOGICAL RESOURCES 

Mitigation Measure BIO-1a  Special Status Species 

To determine presence or absence of Masonic rock cress in the development area, a qualified biologist 
shall conduct focused surveys according to CDFG guidelines1,2 for this species prior to the onset of 
construction activities.  The surveys shall be conducted at the proper time of year when this plant is both 
evident and identifiable.  A qualified biologist is an individual who possesses the following qualifications: 
1) experience conducting floristic field surveys; 2) knowledge of plant taxonomy and plant community 
ecology; 3) familiarity with the plants of the area, including rare, threatened, and endangered species; 4) 
familiarity with the appropriate state and federal statutes related to plants and plant collecting; and 5) 
experience with analyzing impacts of development on native plant species communities.   

If Masonic rock cress is not found in the development area, no further mitigation would be required.  
However, if this plant species is located, the survey will determine the number of individuals present and 
the limits of the area occupied by the population, and one of the following additional mitigation measures 
shall be implemented:  

(a) avoidance and permanent protection of the onsite population;  

(b) permanent preservation of an existing, offsite population of the species in the region at a 2:1 
acreage ratio; or  

(c) transplant the individuals to permanently preserved habitat on- or off-site at a 1:1 acreage ratio.  
If transplanted offsite, the location should preferably be adjacent to the site or in close proximity.   

Each additional mitigation option above (a – c) shall include the preparation of a Preservation Plan (under 
a or b) or a Mitigation Plan (under c) by a qualified biologist to be submitted to and approved by the 
Town.  The Preservation or Mitigation Plan shall include the location and extent of the preserved or 
transplanted individuals and measures to ensure protection of the population during and following Project 
implementation (in perpetuity), including a mechanism to ensure permanent preservation of the 
population from development such as a conservation easement.  The Plan shall also include methods to 
transplant the individuals (if applicable), measures to maintain the population (i.e., weed control), and 
methods to monitor the population for a minimum of five years following preservation or transplantation, 
including performance criteria and contingency measures in case of failure to meet the established 
performance criteria.   

                                                      

1  California Department of Fish and Game. 1983. Guidelines for conducting and reporting botanical inventories 
for federally listed, proposed and candidate plants. Unpublished information sheet, revised 2000.   

2  California Department of Fish and Game. 2000. Guidelines for assessing effects of proposed developments on 
rare and endangered plants and plant communities.  Unpublished information sheet.   
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Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-1b  Special Status Species 

To avoid substantial adverse affects to Yosemite toad, a qualified biologist shall conduct surveys 
following standard visual encounter techniques supplemented with dipnetting surveys to confirm presence 
or absence of toads in the study area.  At minimum, the biologist shall be familiar with the distinguishing 
physical characteristics of all life stages of the Yosemite toad and other amphibians found in the Sierra 
Nevada region of California.  The biologist shall also hold all necessary federal, state, and local agency 
permits for surveying and handling this species.  Because the actual timing of visual encounter and 
dipnetting surveys for Yosemite toad may vary depending primarily on the watershed characteristics, 
regional snow pack, timing and rate of spring runoff, day length, average ambient air and water 
temperatures, and local and seasonal weather conditions, the biologist shall visit nearby accessible 
occurrences of Yosemite toad (reference sites) to identify the breeding period in the vicinity of the Project 
site.  The biologist shall then conduct at least one to two visual encounter surveys from May through July 
at the appropriate time of day to determine presence or absence of toads onsite.  If during the initial 
breeding survey, no individual Yosemite toads or egg masses are encountered, subsequent surveys shall 
be conducted two to four weeks later.  Approximately four to eight weeks after completing the breeding 
survey(s), dipnetting surveys for tadpoles shall be conducted (usually July through August).   

If no individual toads (e.g., adults or tadpoles) or egg masses are encountered, no further mitigation would 
be required.  However, if Yosemite toad is encountered the following measures shall be implemented: 

• A qualified biologist shall develop and implement, in coordination with the USFWS, CDFG, and 
USFS, an exclusion and relocation program for Yosemite toads within the development area.  The 
design and type of exclusion fencing, as well as the method and location of relocation shall be 
approved by the resource agencies prior to implementation.   

• Pre-construction surveys of aquatic habitats and adjacent terrestrial habitat shall be conducted in 
all work area by qualified biologist within two weeks of initiating work.  Any observed toads 
shall be relocated according to procedures outlined in the exclusion and relocation program 
developed and implemented above.  Active work areas shall be re-surveyed regularly between 
May and September. 

• During construction activities, all trash that may attract predators will be properly contained, 
removed from the work area, and disposed of regularly.  Following Project construction, all trash 
and construction debris shall be removed from work areas. 
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• Any fueling and maintenance of vehicles and other equipment and staging areas shall be at least 
65 ft (20 m) from any willow-alder riparian community or waterbody. 

• Appropriate sediment and erosion control best management practices (BMPs) shall be 
implemented to protect the water quality of the Mammoth Creek and the several ponds near 
Mammoth Creek, as well as the golf course ponds and associated drainages.  BMPs to be 
implemented shall be described in the Project site’s stormwater pollution prevention plan 
(SWPPP) and shall be installed according to the manufacture’s specifications. 

• Areas temporarily disturbed by construction activities shall be recontoured and revegetated.  An 
appropriate assemblage of vegetation that is suitable for the area shall be used during restoration 
efforts.   

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-1c  Special Status Species 

To avoid substantial adverse affects to nesting willow flycatchers, construction activities, including 
vegetation clearing and grubbing and grading, on the portion of the development area north of Old 
Mammoth Road shall be conducted outside of the nesting season (June 1st through September 15th).  If 
this is not feasible, then a qualified biologist holding all necessary federal, state, and agency permits shall 
conduct protocol-level surveys for willow flycatchers following methods outlined in A Willow Flycatcher 
Survey Protocol for California3  to confirm presence or absence in the study area.  A qualified biologist is 
an individual who has sufficient knowledge, training, and experience with bird identification and surveys 
to distinguish the willow flycatcher from other non-Empidonax species, and recognize the willow 
flycatcher’s primary song.  Also, it is strongly recommended that the biologist has attended a willow 
flycatcher survey training workshop.  The protocol is based on the use of repeated tape-playback surveys 
during pre-determined periods of the breeding season: Survey Period 1: June 1st through June 14th; Survey 
Period 2; June 15th through June 25th; and Survey Period 3: June 26th through July 15th.  It requires a 
minimum of two surveys on the site, one during Survey Period 2 and one during either Survey Period 1, 
or Survey Period 3 to document presence or absence of willow flycatchers during the survey year.  In 
addition, successive surveys must be at least five days apart; surveys done fewer than 5 days apart are not 
considered to be in separate survey periods.   

                                                      

3 Bombay, H. L., T. M. Ritter, and B. E. Valentine.  2006.  A willow flycatcher survey protocol for California.  
June 6, 2000.   
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If no willow flycatchers are detected in the study area, no further mitigation would be required.  However, 
if willow flycatcher is detected, the CDFG shall be contacted for a final discussion on the possibility of 
doing construction-related activities during the breeding season.  Also, in coordination with the CDFG, a 
long-term (i.e., greater than five year) monitoring program shall be developed and implemented in order 
to protect the existing population and provide baseline data to make well-informed, adaptable 
management plans, if needed in the future.  Regardless of whether or not flycatchers are detected, the 
willow flycatcher survey forms (Form 1; Willow Flycatcher Field Survey Form, Form 2; Willow 
Flycatcher Survey Summary-Site Description, and Form 3: Willow Flycatcher Survey Summary-Results 
Summary) shall be submitted to the CDFG by October 1st of each year.   

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-1d  Special Status Species 

To avoid substantial adverse affects to other nesting migratory birds and raptors, one of the following 
measures shall be implemented: 

• Conduct vegetation removal and other ground disturbance activities associated with Project 
construction during the non-breeding season (September 16th through March 14th); OR  

• Conduct pre-construction surveys for nesting birds if construction activities are to take place 
during the nesting season (March 15th through September 15th).  Pre-construction surveys shall 
be conducted by a qualified biologist once per week for eight consecutive weeks at the 
appropriate time of day during the breeding season and shall end no more than three days prior to 
the onset of construction activities to confirm presence or absence of active nests in the Project 
vicinity (at least 300 feet around the development area).  If active nests are encountered, species-
specific measures shall be prepared by a qualified biologist, in coordination with the CDFG and 
other appropriate agencies, and implemented to prevent direct loss or abandonment of the active 
nest. At a minimum, construction activities in the vicinity of active nest shall be deferred until the 
young have fledged and an exclusion buffer zone shall be established.  A minimum exclusion 
buffer of 25 feet is typically recommended by CDFG for songbird nests, and 200 to 500 feet for 
raptor nests, depending on the species and location.  The perimeter of the nest-setback zone shall 
be fenced or adequately demarcated with staked flagging at 20-foot intervals, and construction 
personnel restricted from the area.  A survey report by the qualified biologist verifying that the 
young have fledged shall be submitted to the Town for review and concurrence prior to initiation 
of construction activities within the nest-set-back zone.  The survey report shall also be submitted 
to the CDFG for review.   
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Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-1e  Special Status Species 

The following good wildlife management practices shall be implemented to reduce impacts to nesting 
migratory birds and raptors, as well as other wildlife species, following Project development. 

• Unleashed domestic pets belonging to residents or visitors shall be prohibited from entering the 
adjacent undeveloped lands or open space areas.  Signage shall be posted and maintained along 
the boundaries of the development area indicating such prohibitions and educating the community 
about domestic pets as a conservation threat to birds and other wildlife.   

• Signage shall be installed along the existing nature trails on the Project parcel north of Old 
Mammoth Road educating the community about the breeding season being a vital period in birds’ 
and other animals’ lives and disturbances during this time may result in nest or young 
abandonment.   

• Educational brochures shall be distributed to residents and visitors discussing the importance of 
not supplementing the diet of avian nest predators such as jays (Cyanocitta sp.), magpie (Pica 
sp.), ravens (Corvus corax), and brown-headed cowbird (Molothrus ater) by feeding them during 
the breeding season.  Also, educational brochures shall instruct residents and visitors not to feed 
wildlife or allow wildlife access to trash.  This could lead to increased natural mammalian 
predators such as raccoon, fox (Vulpes sp.), and opossum (Didelphis virginiana).  These predators 
tend to benefit disproportionately from human habitation, and as their populations expand they 
are negatively affecting the health of bird and other animal populations.   

• Night lighting associated with the Project shall be designed to provide illumination of target areas 
with minimal offsite visibility to avoid potentially illuminating wildlife use areas located within 
and adjacent to the development area.   

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 
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Mitigation Measure BIO-1f  Special Status Species  

To avoid substantial adverse affects to western white-tailed jackrabbit, one of the following measures 
shall be implemented:  

• Conduct vegetation removal and other ground disturbance activities associated with Project 
construction during the non-breeding season (August 1st through January 31st); OR  

• Conduct pre-construction surveys for western white-tailed jackrabbit if construction activities are 
to take place during the breeding season (February 1st through July 31st).  Pre-construction 
surveys shall be conducted by a biologist familiar with this hares’ habitat and sign (e.g., tracks, 
pellets) once per week for five consecutive weeks and shall end no more than three days prior to 
the onset of construction activities to confirm presence or absence of hares within the Project’s 
development area.  If hares or evidence of hare is encountered, the qualified biologist, in 
coordination with the CDFG, shall develop and implement site-specific measures (e.g., exclusion 
buffer zone, nesting monitoring) to avoid loss of nests or young.  A survey report by the qualified 
biologist verifying the presence or absence of western white-tailed jackrabbit and describing 
measures developed and implemented to avoid hares, if determined present, shall be submitted to 
the Town for review and concurrence prior to initiation of construction activities.   

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-1g  Special Status Species 

To avoid substantial adverse effects to badgers, a qualified wildlife biologist shall conduct an initial 
survey for active burrows at least 30 days prior to initiation of construction activities to confirm presence 
or absence of badger in the project vicinity (at least 150 feet around the development footprint).  If no 
individual badgers or evidence of badger is found, no further mitigation would be required at this time.  
However, if badger is detected, site-specific measures (e.g., exclusion buffer zone, nesting monitoring) 
shall be prepared by a qualified biologist, in coordination with the CDFG and other agencies as 
appropriate, and implemented to prevent direct loss of active burrows and/or individuals.  Regardless of 
whether badger is detected during the initial survey, a subsequent survey for badger in the Project vicinity 
shall be conducted no more than 3 days prior to the initiation of construction activities to confirm no new 
burrows have established in the intervening period.  A survey report by the qualified biologist verifying 
that there are no active burrows present in the development footprint shall be submitted to the Town for 
review and concurrence prior to initiation of construction activities.  The survey report shall also be 
submitted to the CDFG for review.   
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Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-2a  Sensitive Natural Communities 

To avoid potential inadvertent impacts to preserved sensitive habitats (riparian habitat, wet meadow, or 
other jurisdictional features) adjacent to the development area, the following measures shall be 
implemented prior to and during construction activities: 

• Prior to construction activities, the boundaries of sensitive habitats that will not be impacted shall 
be plotted on all construction plans and maps, including a minimum buffer of 10 feet or more as 
determined by a qualified biologist.   

• Silt fencing and construction fencing (or flagging to make the silt fencing more visible) shall be 
installed around the sensitive habitat and buffer, and the final location of the installed fencing 
shall be approved by a qualified biologist prior to initiation of construction activities.   

• Encroachment into the sensitive habitat and buffer shall be prohibited by construction personnel, 
and storage of materials or equipment shall be prohibited in this area.   

• Prior to the onset of construction activities, construction personnel shall be briefed on the location 
of sensitive habitat and other resources that shall be preserved and the importance of avoidance.   

• The silt fence shall be monitored regularly during construction activities to ensure that the fencing 
remains intact and functional, and that no encroachment has occurred into the sensitive habitat or 
boundary; any repairs to the fence or encroachment correction shall be conducted immediately.  
A memo summarizing monitoring dates, observations, and repairs/corrections shall be prepared 
following each construction season and submitted to the Town.   

• Appropriate sediment and erosion control best management practices (BMPs) shall be 
implemented to protect water quality of Mammoth Creek and its adjacent wet meadow 
community during and following project construction.  The BMPs to be implemented shall be 
described in the site’s stormwater pollution prevention plan (SWPPP) and shall be installed 
according to the manufacturer’s specifications.   

• All fueling and maintenance of vehicles and other equipment and staging areas shall be at least 50 
ft (15 m) from sensitive habitats. 
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Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-2b  Sensitive Natural Communities 

To minimize establishment of invasive, non-native plant species on the site, the following measures shall 
be implemented.   

• A construction schedule shall be developed to closely coordinate activities such as clearing, 
grading, and reseeding, to ensure areas are not prematurely stripped of native vegetation and 
revegetation activities be conducted as soon as possible following development.   

• Vegetation disturbances shall be limited to those areas identified on construction plans and maps 
as slated for development or construction staging.   

• Native and compatible non-native plant species, especially drought resistant species, shall be used 
for revegetation.  Refer to the list of Plants that Thrive in Eastern Sierra Gardens’ prepared by 
Mono County and the Town of Mammoth Lakes.   

• Landscaping will not use invasive non-native plants that threaten wildlands according to the 
California Invasive Plant Inventory made available by the California Invasive Plant Council (Cal-
IPC). 

• Erosion and sediment control materials shall be certified as weed-free.   

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure BIO-3  Jurisdictional Resources 

Prior to the onset of construction activities, including concrete and riprap removal associated with the 
reduction of the stormwater retention in the existing golf course pond, and vegetation clearing and 
grubbing and grading associated with the creation of the stormwater control basins and vegetative swale, 
a Waste Discharge Requirement (WDR) permit application shall be submitted to RWQCB and a Lake or 
Streambed Alteration Notification shall be submitted to CDFG for impacts to the existing golf course 
pond, the northernmost retention basin, and the drainage/ditch connecting these features.  Mitigation 
measures associated with permits may include impact minimization measures such as implementation of 
best management practices (i.e., erosion and sediment control measures) and seasonal work restrictions, 
and possibly habitat compensation measures such as the restoration plantings in the vicinity.  Impacts to 
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potentially jurisdictional features shall not occur until the permits are received from the appropriate 
regulatory agencies, or correspondence is received from the agencies indicating that a permit is not 
required.   

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division/CDFG/ RWQCB 
Monitoring Agency Building Division 

Mitigation Measure BIO-4a  Wildlife Movement, Migration-Corridors, and Native Wildlife Nurseries 

To offset the loss of holding area deer habitat, the applicant shall purchase or contribute funds to purchase 
a conservation easement on property(ies) that contain important lands in the winter range, migration 
corridor, and/or holding area of the Round Valley mule deer herd or any other migratory mule deer herd 
within the Mammoth Lakes vicinity as  determined by the CDFG.  The amount of acreage to be 
purchased or made part of a conservation easement (“replacement land”) to offset the loss of mule deer 
habitat by this project shall be determined by the CDFG, and based upon the recommendation of a 
qualified biologist.  The location and quantity of replacement land shall be based upon the acreage of deer 
habitat affected by the development and the comparative benefits or value to the mule deer herd of the 
habitat being removed by this project to the area being acquired or protected.  Consequently, the CDFG 
shall not be required to utilize a simple removal to replacement ratio, but shall be permitted to consider 
other factors such as the quality and quantity of plant foraging material in the removal area and the 
replacement area and whether the replacement area land serves to protect important lands in the winter 
range, migration corridor and/or the holding area for the herd.  In lieu of providing for replacement land, 
the CDFG may approve other means recommended by a qualified biologist by which the applicant shall 
protect or enhance habitat for the Round Valley mule deer herd or any other migrating mule deer herd 
within the Mammoth Lakes vicinity, such as erecting fencing along U.S. Highway 395 to protect the deer 
herd from vehicular traffic, providing monetary contributions toward the construction of a deer 
undercrossing along U.S. Highway 395, or other means to enhance the herd’s habitat, or protect the herd, 
that is roughly proportional to the impact on the deer herd of the loss of deer herd habitat caused by the 
project (the “in lieu protection program”).   

The proposed land protection agreement or in lieu protection program shall be prepared by the applicant 
in close consultation with the Town, CDFG and directly affected parties (i.e., the seller(s) of the 
conservation easement or the recipients of the monetary contributions under the in lieu program).  Prior to 
the onset of construction activities associated with the development of the new golf course, located on 
those portions of the site that have historically been deer habitat (refer to areas labeled “I” on Figure III-
4), the Town shall receive a signed copy of the land protection agreement, executed by all directly 
affected parties as defined above, or obtain written confirmation from CDFG of CDFG’s approval of the 
in lieu protection program proposed by the applicant.  Construction activities include vegetation clearing 
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and grubbing and grading.  In all events, implementation of the approved land protection agreement or in 
lieu protection program shall be commenced to the CDFG’s satisfaction, prior to any grading of the 
approximately 46 acres of impacted deer habitat.  Implementation shall be completed in stages, to the 
satisfaction of the CDFG, so as to ensure that the mitigation occurs within a sufficiently short period of 
time after the impact has occurred, in order to minimize any possibility of an unmitigated impact.  The 
Town will reserve the option to delay the onset of construction activities in the event it determines that 
implementation of the proposed land protection agreement or in lieu protection program has been unduly 
delayed or obstructed by the applicant. 

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division/CDFG 
Monitoring Agency Planning Division 

Mitigation Measure BIO-4b  Wildlife Movement, Migration-Corridors, and Native Wildlife Nurseries 

Major construction activities (e.g., vegetation clearing and grubbing, and grading) within the development 
area south of Old Mammoth Road shall not occur when significant numbers of migrating deer are present 
in the Project vicinity (generally during the period from April 15 through June 1 and from October 1 
through November 15) to avoid potential adverse impacts to the Round Valley mule deer herd using the 
Sherwin holding area and Mammoth Rock migration route during the spring and fall migration periods. 
Because the actual dates of construction will be based on deer arrival at and departure from the Project 
vicinity, which will depend on weather and snow conditions, a monitoring program shall be developed 
and implemented, in coordination with CDFG and other appropriate agencies, to determine the presence 
of deer in the area.  All major construction activities shall be conducted during the interim periods 
between spring and fall migration periods only.   

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division/CDFG 
Monitoring Agency Planning Division 

Mitigation Measure BIO-4c  Wildlife Movement, Migration-Corridors, and Native Wildlife Nurseries  

In addition to the good wildlife management practices outlined in Mitigation Measure BIO-1e, the 
following habitat management practices shall be implemented:  

• No fences or other potential impediments to deer and other wildlife movement shall be installed 
along the outer edges of the Project site, particularly along the southern and eastern Project 
boundaries for deer. 
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• No depredation permits for controlling deer shall be requested.  The applicant recognizes that the 
development of lands within deer habitat contains associated risks of damage, which is 
acceptable.   

• Require management practices of landscapes treated with pesticides that minimize low-level 
exposures and sub-lethal effects to wildlife.  Herbicides, pesticides, and fungicide application 
records and other landscape and turfgrass management records shall be made available to the 
Town or CDFG at any time upon request.   

Monitoring Phase Pre-Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division/CDFG 
Monitoring Agency Planning Division 

CULTURAL RESOURCES 

Mitigation Measure CULT-1  Impacts to Known Cultural Resources 

The Revised Project Features propose no development of the portion of the Project site located north of 
Old Mammoth Road, including the CA-MNO-3 site.  The improvements proposed for the Natural 
Resources Interpretive area would not involve significant excavation and would not be sufficient to 
trigger the protocols specified in this measure.  In the event that this portion of the Project site is 
conveyed to another entity and proposed for development, then that portion shall be avoided or capped as 
determined by the Town based on the advice of the qualified archeologist in consultation with the Native 
American Monitors.  If the archeologist determines that the site should be capped, the archeologist and 
Native American Monitors shall be on site during any capping activities.  The archeologist and Native 
American Monitors shall be compensated for their services by the Project Applicant.  The archeologist 
and Native American Monitors shall be selected and designated as described below.   

1. The Native American Monitors shall be selected as follows:  The Town shall request, in 
writing, that the Interested Tribes self-designate a Native American Monitoring candidate 
to be considered for selection by the Project Applicant.  Interested Tribes as provided to 
the Town by the NAHC through the CEQA process shall include the following:  
Antelope Valley Paiute Tribe; Benton Paiute Reservation; Big Pine Band of Owens 
Valley; Bishop Paiute Tribe; Bridgeport Paiute Indian Colony; Mono Lake Indian 
Community; and the KutzadikaA Indian Community Cultural Preservation Association.  
The Town must maintain a record of proof of delivery of the request for a period of not 
less than three years after the Project has completed build-out.  The Interested Tribes 
shall present their individual Native American Monitoring candidate in writing, 
submitted to the Project Applicant within 25 days of Town’s request in order to be 
considered for selection.  
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The Project Applicant shall select and notify at least one − but not more than three − 
Native American Monitors for this Project from candidates provided in writing to the 
Project Applicant; this selection shall occur within 15 business days of the expiration of 
the previously mentioned 25 calendar day submittal period. Proof of delivery shall 
accompany the notification of selection distributed to the chosen Native American 
Monitors.   

There shall be no more than one Native American Monitor per construction crew.  A 
“construction crew” shall be defined as those workers assigned to a specific task of the 
Project’s construction. If the selected Native American Monitor(s) are not present at the 
designated work sites at the designated times as instructed by the Project Applicant, or 
selection of the Native American Monitors does not occur by the designated times 
identified above, construction shall proceed as scheduled under the sole monitoring of the 
qualified archeologist. 

2. The archeologist shall be selected as follows:  The Town shall prepare a list of at least 
three proposed qualified archeologists.  The Project Applicant shall select and notify one 
of the archeologists on the Town’s list within 25 calendar days after receipt of the list.  If 
the Project Applicant cannot select an archeologist within 25 calendar days of receipt of 
the list, the Town shall make the decision as to the identity of the archeologist.   

Phase  Pre-Construction 
Implementing Party Applicant or Property Owner at that time 
Enforcement Agency Community Development Department 
Monitoring Agency Community Development Department 

Mitigation Measure CULT-2a  Impacts to Unknown Cultural Resources 

A Mitigation Monitoring and Reporting Plan (MMRP) shall be prepared by a qualified archaeologist 
meeting the Secretary of the Interior’s Standards for Archaeology4 and the Native American Monitors as 
selected per requirements identified in Mitigation Measure CULT-1 prior to Project construction.  The 
MMRP shall outline the protocol for notification, temporary protection, documentation, and evaluation of 
previously unrecorded cultural resources encountered during construction, as well as mitigation of 
Project-related impacts to any such resources that are considered significant under CEQA, and the 
curation of any artifacts or samples collected in the field.  The MMRP shall include a sample data 
recovery plan and a curation agreement.  This document shall be completed prior to commencement of 
any ground-disturbing activity associated with the Project site (including clearing, brushing, grubbing, 

                                                      

4  National Park Service, ARCHEOLOGY AND HISTORIC PRESERVATION: Secretary of the Interior's Standards 
and Guidelines [As Amended and Annotated], website: http://www.nps.gov/history/local-law/arch_stnds_9.htm, 
November 18, 2007. 
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vegetation removal, disking, grading, trenching, excavation, and/or boring) and shall include a provision 
requiring cultural resources awareness training for all Project construction personnel prior to the initiation 
of ground-disturbing activities.  

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure CULT-2b  Impacts to Unknown Cultural Resources 

A qualified archaeologist and the Native American Monitor(s) as selected per requirements identified in 
Mitigation Measure CULT-1 shall monitor all ground-disturbing construction in native soils for the 
portion of the Project site north of Old Mammoth Road.  The archaeological and Native American 
monitor(s) shall be supplied with maps and site records for the previously recorded cultural resources 
within the Project site, so that she/he can distinguish new resources from those that have been previously 
recorded and evaluated.  The monitors shall prepare daily monitoring logs recording the type of work 
monitored, soil conditions, discoveries, and general observations.   

Monitoring Phase Construction 
Implementing Party Applicant 
Enforcement Agency Community Development Department 
Monitoring Agency Community Development Department 

Mitigation Measure CULT-2c  Impacts to Unknown Cultural Resources 

Previously unknown cultural resources identified during Project construction shall be protected through 
temporary redirection of work and possibly other methods such as fencing (to be outlined in the MMRP) 
until formally evaluated for significance under CEQA.  In the event that previously unrecorded cultural 
resources are exposed during construction, the qualified archaeological monitor and the Native American 
Monitor(s) as selected per requirements identified in Mitigation Measure CULT-1 shall be empowered to 
temporarily halt construction in the immediate vicinity of the discovery while it is documented and 
evaluated for significance.  The monitors shall provide consultation when resources are found to 
determine how the resources shall be handled.  If the selected Native American Monitor(s) and the 
applicant cannot agree upon the proper treatment, the qualified archeologist monitoring the ground 
disturbing activities shall make the decision.  Construction activities may continue in other areas.  If the 
discovery is evaluated as significant under CEQA, additional work such as data recovery excavation may 
be warranted to mitigate Project-related impacts to a less-than-significant level if preservation is not 
possible.  
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Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Community Development Department 
Monitoring Agency Community Development Department 

Mitigation Measure CULT-2d  Impacts to Unknown Cultural Resources 

Procedures of conduct following the discovery of human remains have been mandated by Health and 
Safety Code Section 7050.5, Public Resources Code Section §5097.98 and the California Code of 
Regulations Section 15064.5(e) (CEQA).  According to the provisions in CEQA, if human remains are 
encountered at the site, all work in the immediate vicinity of the discovery shall cease and necessary steps 
to ensure the integrity of the immediate area shall be taken.  The Mono County Coroner shall be notified 
immediately.  The Coroner shall then determine whether the remains are Native American.  If the Coroner 
determines the remains are Native American, the Coroner shall notify the NAHC within 24 hours, who 
will, in turn, notify the person the NAHC identifies as the most likely descendent (MLD) of any human 
remains.  Further actions shall be determined, in part, by the desires of the MLD.  The MLD has 48 hours 
to make recommendations regarding the disposition of the remains following notification from the NAHC 
of the discovery.  If the MLD does not make recommendations within 48 hours, the owner shall, with 
appropriate dignity, re-intern the remains in an area of the property secure from further disturbance.  
Alternatively, if the owner does not accept the MLD’s recommendations, the owner or the descendent 
may request mediation by the NAHC. 

Monitoring Phase Construction 
Implementing Party Applicant/Mono County Coroner 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure CULT-2e  Impacts to Unknown Cultural Resources 

A monitoring report shall be prepared upon completion of construction monitoring, summarizing the 
results of the monitoring effort by both the qualified archaeological monitor and the Native American 
Monitor(s) as selected per requirements identified in Mitigation Measure CULT-1.  Site records for any 
newly recorded or updated cultural resources shall be appended to the monitoring report.   

Monitoring Phase Operation 
Implementing Party Applicant/Archaeologist 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 
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Mitigation Measure CULT-2f  Impacts to Unknown Cultural Resources 

Artifacts or samples collected during the course of construction monitoring and any testing or data 
recovery associated with newly discovered resources by both the qualified archaeological monitor and the 
Native American Monitor(s) as selected per requirements identified in Mitigation Measure CULT-1 shall 
be curated in perpetuity in an appropriate facility upon completion of analysis and processing.   

Monitoring Phase Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

GEOLOGY/SOILS 

Mitigation Measure GEO-3a  Liquefaction and Soil Instabilities 

Prior to issuance of building permits and grading activities, a design level geotechnical report shall be 
prepared and all recommendations in the report shall be adhered to.  The design-level geotechnical report 
shall evaluate the potential for localized liquefaction by performing supplemental subsurface exploration 
(to evaluate the thickness, in place density, fines content of the underlying loose to medium soil and 
gradation), laboratory testing, and engineering analysis.  

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure GEO-3b  Liquefaction and Soil Instabilities 

Implement all recommendations contained within these site-specific geotechnical reports, including those 
pertaining to site preparation, excavation, fill placement and compaction; foundations; concrete slabs-on-
grade; pavement design; lateral earth pressures and resistance; and surface drainage control.   

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 
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Mitigation Measure GEO-3c  Liquefaction and Soil Instabilities 

The final grading, drainage, and foundation plans and specifications shall be prepared and/or reviewed 
and approved by a Registered Geotechnical Engineer and Registered Engineering Geologist.  In addition, 
upon completion of construction activities, the Project applicant shall provide a final statement indicating 
whether the work was performed in accordance with Project plans and specifications and with the 
recommendations of the Registered Geotechnical Engineer and Registered Engineering Geologist. 

Monitoring Phase Pre-Construction/Pre-Occupancy 
Implementing Party Applicant 
Enforcement Agency Building Division 
Monitoring Agency Building Division 

Mitigation Measure GEO-6  Volcanic Activity 

The Project applicant shall prepare an emergency evacuation plan in consultation with the Town in order 
to provide for the orderly evacuation of the Project site in case the potential for volcanic hazards increases 
and residents need to vacate the Project site. 

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Mammoth Lakes Fire Protection District 

Mitigation Measure GEO-8  Soil Erosion/Loss of Topsoil 

The following measures shall be implemented to prevent soil erosion and loss of topsoil: 

• A Storm Water Pollution Prevention Plan (SWPPP) shall be prepared with the grading plans to 
fulfill regulatory requirements. 

• Permanent erosion control measures shall be placed on all graded slopes.  No graded areas shall 
be left unstabilized between October 15th and April 15th. 

• Finish grading for all building areas shall allow for all drainage water from the building area to 
drain away from building foundations (two percent minimum grade on soil or sod for a distance 
of five feet).  Ponding of water shall not be permitted.   

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 
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HYDROLOGY & WATER QUALITY 

Mitigation Measure HYD-1a  Water Quality Standards 

The golf course expansion (Areas E2, E4, and F) area may be irrigated with reclaimed or potable water. 
At this time, mitigation requirements for the use of reclaimed water have not been determined.  However, 
if reclaimed water is used for irrigation, options shall be explored to prevent reclaimed water from 
entering Mammoth Creek.  These measures could include: 

• Irrigate all retention basins and the swale from the retention basins (located to the west of 
Sherwin Creek Road) using potable water or reclaimed water with controls to prohibit application 
during stormwater runoff events. 

• Irrigate any landscaping within or directly tributary to these features which requires irrigation 
using potable water or reclaimed water with controls to the satisfaction of the RWQCB.  

• Grade southeasterly limits of the golf course expansion area in some locations to minimize 
tributary drainage from the south and direct it east toward Sherwin Creek Road. 

At this stage, it is unknown if it will be required to limit reclaimed water from entering the tributary area 
that flows toward Mammoth Creek.  The final determination of outflow conditions if reclaimed water is 
used will be made during the final design in coordination with the RWQCB and other applicable 
agencies.  In the event that reclaimed water is used, the above mitigation measures will be implemented to 
the satisfaction of the RWQCB to minimize any impacts to the water quality of Mammoth Creek. 
Furthermore, the Project shall comply with all water recycling requirements duly adopted and enforceable 
by the Lahontan RWQCB. 

In consultation with the Town, the Project applicant shall identify and implement a suite of stormwater 
quality BMPs designed to address the most likely sources of stormwater pollutants resulting from 
operation of the proposed development projects within the proposed Project area.  Pollutant sources and 
pathways to be addressed by these BMPs include, but are not necessarily limited to, parking lots, 
maintenance areas, trash storage locations, rooftops, interior public and private roadways, the golf course, 
and storm drain inlets.  These BMPs shall include detention and sedimentation basins as well as 
infiltration devices designed to filter runoff from paved areas on the Project site.  The design and location 
of these BMPs will be subject to review and comment by the Town but shall generally adhere to the 
standards associated with the Phase II NPDES stormwater permit program.   

Implementation of these BMPs shall be assured by the Community Development Director and Town 
Engineer prior to the issuance of Grading or Building Permits.  Compliance with these mitigation 
measures and applicable regulatory requirements would reduce potential impacts resulting from Project 
operation on receiving water quality in Mammoth Creek to a less-than-significant level.  
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Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division/Community Development Department 
Monitoring Agency Planning Division/Community Development Department 

Mitigation Measure HYD-1b  Water Quality Standards 

Capacity of on-site retention basins for the golf course areas irrigated with recycled water shall include 
retention capacity for a 24-hour storm of an intensity established by the RWQCB in order to limit 
recycled water from entering Mammoth Creek and sufficient to limit recycled water from entering 
Mammoth Creek to levels consistent with RWQCB standards. 

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division/Community Development Department 
Monitoring Agency Planning Division/Community Development Department 

Mitigation Measure HYD-2  Groundwater Depletion or Recharge 

All underground structures shall be designed with exterior wall drain board to a footing drain system as 
well as underslab subdrains.  Crawl spaces shall be protected with proper ventilation and subdrains.  The 
system shall be designed such that subdrains shall be designed with outlet systems that have maximum 
water surface elevations lower than the bottom of the subdrains to ensure that subdrains would not be 
inundated with stormwater when retention basins reach capacity.  Subdrain design shall be based on final 
Project design and shall be adequately sized so that retention basin capacity is maintained for stormwater 
retention purposes.  Implementation of this measure would reduce this impact to a less-than-significant 
level.   

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 
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Mitigation Measure HYD-4  Drainage System Capacity 

In consultation with the Town of Mammoth Lakes and RWQCB, and subject to Town approval, the 
Project applicant shall identify and implement a suite of storm drainage facilities designed to safely 
capture, treat, and convey runoff from the required design storms.  In addition, a detailed set of 
maintenance procedures necessary to assure that storm drainage facilities continue to work as designed 
shall be established and approved by the Town, in consultation with the RWQCB.  Particular items 
requiring maintenance include, but are not limited to, cleaning of grates, removal of foreign materials 
from storm drainage pipes, maintenance as necessary for outlet facilities and retention basins, and repairs 
as necessary to damaged facilities. 

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division/RWQCB 
Monitoring Agency Planning Division 

NOISE 

Mitigation Measure NOISE-1a  Exposure of Persons to Excessive Noise Levels 

Construction activities shall be limited to between the hours of 7 A.M. and 8 P.M., Monday through 
Saturday.  Work hours on Sundays and Town recognized holidays shall be limited to the hours between 9 
A.M. and 5 P.M., and shall be permitted only with the approval of the building official or designee. 

Monitoring Phase Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure NOISE-1b  Exposure of Persons to Excessive Noise Levels 

Project developers shall require by contract specifications that the following construction best 
management practices (BMPs) be implemented by contractors to reduce construction noise levels: 

• Provide advance notification of construction to the immediate surrounding land uses around a 
development site 

• Ensure that construction equipment is properly muffled according to industry standards 

• Place noise-generating construction equipment and locate construction staging areas away from 
residences, where feasible 
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• Schedule high noise-producing activities between the hours of 8 A.M. and 5 P.M. to minimize 
disruption on sensitive uses 

• Implement noise attenuation measures to the extent feasible, which may include, but are not 
limited to, noise barriers or noise blankets 

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant/Contractor 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure NOISE-1c  Exposure of Persons to Excessive Noise Levels 

Project developers shall require by contract specifications that construction staging areas within the 
Project site would be located as far away from vibration-sensitive sites as feasible.   

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

PUBLIC SERVICES 

Mitigation Measure PS-2a  Police Services (Cumulative) 

Bars and restaurants that cater to late night crowds will have trained security personnel in order to reduce 
demand on police services. 

Monitoring Phase Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 
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Mitigation Measure PS-2b  Police Services (Cumulative) 

Provide fair share of Developer Impact Fees to assist the MLPD in the construction of a public safety and 
dispatch facility and holding facilities as needed.   

Monitoring Phase Pre-Construction 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure PS-2c  Police Services (Cumulative) 

Provide private security within the site to patrol the non-residential complex in the evenings, if necessary, 
in order to reduce criminal behavior, and work in conjunction with law enforcement to solve crimes and 
crime problems. 

Monitoring Phase Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

TRAFFIC/CIRCULATION 

Mitigation Measure TRANS-2  Cumulative Plus Project Intersection LOS  

Evaluation of intersection LOS shows that the addition of the Project traffic to the cumulative traffic will 
significantly impact the Minaret Road/Main Street intersection in the cumulative plus Project scenario, 
according to the Town's criteria.  The following improvement would be required for the cumulative plus 
Project condition to mitigate the intersection to LOS D or better: 

• Minaret Road/Main Street. Provide protected northbound and southbound phasing.  This 
improvement shall be implemented when warranted.  Project may be required to construct the 
improvement based upon project phasing and available Developer Impact Fees (DIFs). Applicant 
costs to construct would be eligible for reimbursement pursuant to the provisions of the Town of 
Mammoth Lake’s Municipal Code.  This Project will also be required to contribute to a 
Townwide traffic monitoring program.  Implementation of this mitigation measure would reduce 
this impact to a less-than-significant level. 

Monitoring Phase Pre-Construction/Construction 
Implementing Party Applicant 
Enforcement Agency Public Works/Planning Division 
Monitoring Agency Public Works/Planning Division 
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UTILITIES 

Mitigation Measure UTIL-5  Water Supply 

The applicant shall be subject to the provisions of a recycled water ordinance adopted by the Town 
pursuant to Article 10.9, beginning with Section 65601 of the Government Code, and titled Water 
Recycling in Landscaping Act (Act) at such time as the Town is notified by the Mammoth Community 
Water District (MCWD) of the future availability of recycled water, pursuant to an executed agreement 
between MCWD and the Project Applicant and consistent with allowed and prohibited uses of reclaimed 
water established by the Lahontan RWQCB.  In addition, the Snowcreek Master Plan shall include a 
provision that, for all projects constructed or approved prior to the notice, the applicant shall use their best 
efforts to use recycled water consistent with the Town, the Act, and water district policy.   

In addition to using recycled water, untreated well water may be used for irrigation of the golf course 
expansion (Areas E2, E4, and F) area.  At this time, mitigation requirements for the use of recycled water 
or untreated well water have not been determined.  However, if recycled water or untreated well water is 
used for irrigation, options shall be explored to limit recycled water or untreated well water from entering 
the tributary area that flows toward Mammoth Creek.  Mitigation measures for the use of reclaimed water 
or untreated well water are specifically described in Mitigation Measure HYD-1, but could include 
increasing the capacity of on-site retention for the Golf course areas irrigated with recycled water or well 
water to include capacity for a storm of 100-year intensity, on-site retention of snow-melt runoff, and 
grading southeasterly limits of the golf course expansion area in some locations to minimize tributary 
drainage from the south and direct it east toward Sherwin Creek Road. 

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 
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Mitigation Measure UTIL-7a  Cumulative Water Supply 

The Town shall not approve new development applications that would result in a water demand in excess 
of available supplies as determined by the Mammoth Community Water District.  The Town shall work 
with Mammoth Community Water District to ensure that development projects include phased demand 
increases so that the development of necessary additional water supply sources is established prior to 
respective development demand occurring.5   

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Planning Division 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure UTIL-7b  Cumulative Water Supply 

The applicant shall ensure that the landscape irrigation system be designed, installed and tested to provide 
uniform irrigation coverage.  Sprinkler head patterns shall be adjusted to minimize over spray onto 
walkways and streets.   

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Public Works/Planning Division/Building Division 
Monitoring Agency Public Works/Planning Division/Building Division 

Mitigation Measure UTIL-7c  Cumulative Water Supply 

The applicant shall install either a “smart sprinkler” system to provide irrigation for the landscaped areas 
or, at a minimum, set automatic irrigation timers to water landscaping during early morning or late 
evening hours to reduce water losses from evaporation.  Irrigation run times for all zones shall be adjusted 
seasonally, reducing water times and frequency in the cooler months (fall, winter, spring).  Sprinkler 
timer run times shall be adjusted to avoid water runoff, especially when irrigating sloped property. 

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Public Works/Planning Division 
Monitoring Agency Public Works/Planning Division 

                                                      

5  This mitigation measure was included in the General Plan Updated FPEIR May 2007, page 4-286 and was 
made a policy of the 2007 General Plan.   
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Mitigation Measure UTIL-7d  Cumulative Water Supply 

The applicant shall select and use drought-tolerant, low-water consuming plant varieties to reduce 
irrigation water consumption. 

Monitoring Phase Pre-Construction/Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure UTIL-7e  Cumulative Water Supply 

The applicant shall install low flush water toilets and urinals and shall limit the number of showerheads to 
one high efficiency fixture per stall, in new construction.  Low-flow faucet aerators shall be installed on 
all sink faucets.  These fixtures shall meet the U.S. EPA WaterSense standards or other comparable 
standard of water use efficiency.   

Monitoring Phase Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 

Mitigation Measure UTIL-7f  Water Supply 

The applicant shall install Energy Star dishwashers, clothes washers, and refrigerators. 

Monitoring Phase Construction/Operation 
Implementing Party Applicant 
Enforcement Agency Planning Division 
Monitoring Agency Planning Division 
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