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A. EXECUTIVE SUMMARY
1. Subject/Requested Actions
The Commission is requested to discuss the preliminary plans for a proposed amendment to the Old
Mammoth Place project1 . Staff is requesting the Commission to provide initial feedback at this
conceptual stage before a formal application is submitted.
2. Required Findings to Support Requested Actions
No required findings because this is a workshop item.
3. Report Summary
This workshop allows the Commission and public to provide early input on the preliminary plans for a
proposed amendment to the Old Mammoth Place project. This report includes a brief analysis based on
the conceptual plans provided. The plans consist of a conceptual reconfiguration that increases the
residential (condo-hotel) square footage through additional building height, expanded building footprints
and building mass, and elimination of on-site workforce housing.
After this workshop, the applicant will consider feedback received and may submit a formal application
(e.g., District Zoning Amendment, Tentative Tract Map, Use Permit, etc.) that incorporates that
feedback. Questions are posed in this report to facilitate the workshop discussion.
Report Prepared By:
Jen Daugherty, Senior Planner
1

Report Approved By:
Sandra Moberly, Planning Manager

The Old Mammoth Place project consists of District Zoning Amendment 09-001, Vesting Tentative Tract Map 09-003, Use
Permit 09-003, Design Review 09-005, and Adjustment 09-004.

4. Location Map

B. ANALYSIS
1. Purpose of a Concept Review Application
The concept review process provides an opportunity for a developer to receive feedback on preliminary
plans prior to preparing the detailed and comprehensive plans and information required for a formal
application submittal (e.g., District Zoning Amendment, Tentative Tract Map, Use Permit, etc.). At this
preliminary stage it is much easier to incorporate feedback into the project plans. Also, a concept review
typically results in a more streamlined formal application process since major issues are often identified
early and addressed by the time of a formal application submittal.
2. Background and Project History
Clearwater Specific Plan & North Old Mammoth Road District Special Study
The Clearwater Specific Plan (CSP) was adopted by the Town Council on January 7, 2009. The CSP
envisions a pedestrian-oriented mixed-use corridor along Old Mammoth Road and calls for a mix of
retail, condominium hotel, and conference uses, along with on-site workforce housing and public plaza
areas that provides a venue for a variety of community activities and events. The CSP was adopted after

an extensive and lengthy public process, including numerous public meetings and workshops, giving
ample opportunity to comment on the proposed plan prior to its adoption.
As part of the CSP adoption, the North Old Mammoth Road District Special Study (NOMRDSS) was
completed. The intent of the NOMRDSS was to reinforce the North Old Mammoth Road District as a
desirable place for residents as well as visitors to live, shop, and recreate while reducing the dependency
on the automobile. The NOMRDSS identifies goals and objectives for the District and recommends
development standards to help achieve those goals. Although the NOMRDSS has no regulating power, it
is an important reference document for the District. Most of the development standards recommended in
the NOMRDSS are included in the CSP (e.g., building setbacks, stepbacks, massing, and height).
The NOMRDSS and public comments contributed to a number of changes that were incorporated into
the CSP. The CSP established new zoning standards and is the regulating document for this site.
Building height was a very controversial aspect of the CSP. When Council adopted the CSP, Council
required that the proposed 65-foot maximum building height be reduced to 55 feet.
The following is Figure D of the CSP, which depicts allowable heights and the distances between the
height zones and from the site boundary.

Zone 1: 55 ft. Maximum Building Height
Zone 2: 45 ft. Maximum Building Height
Zone 3: 35 ft. Maximum Building Height
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Old Mammoth Place Project
In March 2010, the Planning and Economic Development Commission approved the Old Mammoth
Place (OMP) project (Attachment 2). An appeal was filed, but the Town Council rejected the appeal and
confirmed the Commission’s approval in May 2010 (Attachment 3). The OMP project is currently
entitled for this site (i.e., the owner could apply for construction permits to build the OMP project).
The approved OMP project is a condo-hotel, mixed-use project that includes the following components:



Up to 488 hotel rooms (80 rooms/acre)
8 units of workforce housing






Outdoor public plazas
A pool
An ice rink
Approximately 17,000 square feet of restaurant





Approximately 20,000 square feet of commercial/retail
Approximately 9,500 square feet of conference space
A spa and wellness center of approximately 4,500 square feet




An underground parking structure with a minimum of 619 parking spaces
A mid-block vehicular connector between Old Mammoth Road and Laurel Mountain Road

Building heights range from one to five stories and are sited to maximize sun exposure to the greatest
number of units possible as well as to the public plaza areas. Consistent with the CSP, building heights
along the perimeter of the site are approximately 35 feet or lower (1-3 floors), and building heights in
the center of the site are approximately 55 feet (5 floors). The following is the site massing view from
the OMP approved plans (Attachment 2, Sheet 26).
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3. Concept Review Proposal
The Concept Review proposal, CR 15-001, consists of a conceptual reconfiguration of the Old
Mammoth Place project that increases the residential (condo-hotel) square footage while maintaining a
room count consistent with the CSP (i.e., 80 rooms per acre). The additional square footage is proposed
to be achieved through additional building height, expanded building footprints and mass, and the
elimination of on-site workforce housing (Attachment 1). Some of the modifications are described
below:

2



A fourth floor is proposed on the entire building along Laurel Mountain Road. The current height
allowed is 38.5 feet2 (3 floors).



A fifth floor is proposed along the majority of the building facing Old Mammoth Place (midblock vehicular connector between Old Mammoth Road and Laurel Mountain Road). The
current height allowed is 45 feet (4 floors).



A six floor is proposed on the portion of the building in the interior of the site. The current height
allowed is 55 feet (5 floors).

An Adjustment was approved with the Old Mammoth Place project that allowed the 35-foot maximum height along Laurel
Mountain Road and Old Mammoth Road to be increased to 38.5 feet to provide architectural variation and enhanced
pedestrian spaces.
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Residential (condo-hotel) space would be added at the northeast corner of the site (along Old
Mammoth Road adjacent to Mammoth Mall) that would increase the height by one floor as the
building steps back.



The building footprint along Old Mammoth Road would be expanded to the south, reducing The
Grove area.



Residential (condo-hotel) space is proposed over the Zen Garden on the third, fourth, and fifth
floors, which would replace an area that was open to above.
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The building footprint along Laurel Mountain Road would be expanded to the north. An
additional unit would be added to this end of the building on the first through fourth floors.



The building footprint along Old Mammoth Place would be expanded to the north (towards Old
Mammoth Place).



The units along Old Mammoth Road have been expanded to the west, which would reduce the
retail space in the Market Hall. However, additional retail space has been added adjacent to the
Old Mammoth Square/Ice Rink, which would result in a net loss of approximately 585 square
feet of retail.



The on-site workforce housing units located at the southwest corner of the site would be replaced
with residential (condo-hotel) units. The proposal does not include any on-site workforce
housing.

4. Subject Property and Surrounding Land Uses
The Old Mammoth Place site is located within the Clearwater Specific Plan (CSP). It consists of three
parcels and is approximately 6.1 acres in size. Existing buildings on the property include the Sierra
Nevada Lodge, Rafters restaurant, and Red Lantern/Jimmy’s restaurants. Surface parking and a
miniature golf course also exist on site. Although the site appears generally flat, there is a grade change
of approximately 19 feet from the northwest to the northeast corner.
The project is zoned Clearwater Specific Plan (CSP) and the surrounding land uses include both
commercial and residential uses. Table 1 describes the surrounding land uses and zoning.
Table 1: Surrounding Land Uses and Zoning.
Location

Zoning*

Adjacent Streets

Land Use

North

D, OMR

N/A

Mammoth Mall (commercial),
Krystal Villas East (residential condos)

South

RMF-2

Sierra Nevada Road

Sierra Park Villas (residential condos)

East

OMR

Old Mammoth Road

Sierra Manor (residential condos)

West

OMR

Laurel Mountain Road

Commercial, apartments, and L’Abri
(residential condos)

*D = Downtown, OMR = Old Mammoth Road, RMF-2 = Residential Multi-Family 2

5. Clearwater Specific Plan (CSP) Consistency
Based on the Concept Review plans provided, the overall OMP project would remain consistent with
various elements of the CSP; however, the proposal would be inconsistent in terms of building height
and on-site workforce housing.
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A. Building Height
The CSP includes Objective 3.2.4: “To design building massing so that it is considerate of
neighbors and the pedestrian environment.” The policies and standards associated with this
objective are:


Taller structures shall step back from the perimeter of the site.



Design shall include varied building heights throughout the site and along street frontages
to provide visual interest.

Building height is proposed to exceed all height zones identified in the CSP by approximately 10
feet (1 floor). The height increases would require an amendment to the CSP.
B. On-Site Workforce Housing
The CSP goals include “to provide comfortable, livable, quality workforce housing, well
integrated with the neighborhood.” This goal reflects the Town’s General Plan, which states that
“the Main Street, Old Mammoth Road, and Shady Rest areas should invite pedestrian activity
and provide gathering places and opportunities for interaction in a vibrant mix of retail,
commercial, and workforce housing.”
The elimination of on-site workforce housing would require an amendment to the CSP (e.g.,
Vision and Goals (Section 1.1), Project Description (Section 3), Objective 5.1.6, etc.). An
amendment could allow the current Housing Ordinance, which does not mandate on-site
housing, to be applied to the site.
Any amendment to the CSP would be reviewed for conformance to the General Plan, CEQA, and would
be subject to Council approval.
6. General Plan Consistency
Based on the Concept Review plans provided, the overall OMP project would remain consistent with
various goals and policies of the General Plan; however, the proposal may not be consistent with the
following goals and policies:


Goal C.2: Design the man-made environment to complement, not dominate, the natural
environment.



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



Policy C.2.J: Be stewards in preserving public views of surrounding mountains, ridgelines and
knolls.



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

Additional information would be needed to determine whether or not the proposed modifications to the
OMP project would be consistent with these goals and policies of the General Plan.
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7. Community Benefits and Incentive Zoning (CBIZ) Policy
The OMP approval includes findings under the Community Benefits/Incentive Zoning (CBIZ) Policy.
The CBIZ Policy functioned as a tool to help the Town consider and evaluate requests for legislative and
discretionary amendments3 until district planning (e.g., North Old Mammoth Road District Special
Study (NOMRDSS)), the Trail System Master Plan, and the Parks and Recreation Master Plan were
completed. After these planning documents were completed, the CBIZ Policy was rescinded by Council
in 2014.
Although the CBIZ Policy has been rescinded, the General Plan and CSP both require that significant
community benefits be provided to achieve the maximum density of 80 rooms/acre (base density is 40
rooms/acre). Community benefits are defined in CSP Section 3.6, and the Concept Review proposal
would not eliminate the approved OMP community benefits (CSP Section 3.6.1 – outdoor plazas and
public open spaces, mid-block connector, retail/restaurant, conference space, etc.).
The CBIZ Policy allowed community benefits and incentive density (i.e., rooms above the base density
of 40 rooms/acre) to be exempt from the payment of development impact fees (DIF), public art fee and
program requirements, and workforce housing requirements. Therefore, the CSP incorporates this
provision, but also vests DIF and public art and workforce housing requirements as of November 4,
2009, which are higher and/or more burdensome than current requirements. After additional analysis
and as part of a formal application, the applicant may request to delete portions of the CSP that reflect
the CBIZ Policy.
8. Environmental Analysis
An Environmental Impact Report (EIR) was certified for the Clearwater Specific Plan (CSP). The EIR
evaluated building heights up to 65 feet with architectural features extending up to 97 feet. However,
Council approved the CSP with a maximum height of 55 feet instead of 65 feet with architectural
appurtenances extending two feet above the maximum height. An EIR conformance review was
prepared for the Old Mammoth Place (OMP) project since that project complied with the CSP
requirements for land uses, building setbacks, stepbacks, and massing.
The modifications proposed to the OMP project shown in the Concept Review plans would exceed the
building height analyzed in the EIR as follows:

Height
Height
Height
Height
Height

along Laurel Mountain Road
along Old Mammoth Place
at east end along Old Mammoth Place
at west end along Old Mammoth Place
north of Market Commons

Proposed Height
45 feet
55 feet
45 feet
55 feet
65 feet

EIR Height
35 feet
45 feet
35 feet
35 feet
35 feet

Difference
10 feet
10 feet
10 feet
20 feet
20 feet

Therefore, another CEQA document will be required before the revised project could be reviewed and
considered by the Commission and Council (e.g., Subsequent EIR, EIR Addendum, etc.). The scope of
that CEQA document would be determined after a formal application is submitted.

3

The CBIZ Policy refers to legislative amendments as those that include modifications to existing development standards and
require Council approval. The discretionary applications referred to are those that request to increase lodging density from 40
to 80 rooms per acre in Commercial Zones.
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9. Discussion Questions
The purpose of this workshop is to receive feedback from the Commission and public regarding
conceptual plans for an amendment to the OMP project. The discussion questions below are for
Commission consideration during the workshop. The Commission and/or the public may raise additional
questions for discussion.
A. Based on the conceptual information provided, do the proposed building height requests
appear reasonable?


The requested height includes 45-foot tall buildings facing Laurel Mountain Road and 55foot tall buildings facing Old Mammoth Place (mid-block connector). The properties
adjacent to the OMP site are in the Old Mammoth Road (OMR) or Downtown (D) zones.
The OMR and D zones only allow 20% of a building face along a street to be 45 feet tall
and require a 10-foot stepback from the floor below.



The requested height includes 65-foot tall buildings in the center of the site. The maximum
height allowed in the OMR Zone is 45 feet, and the maximum height allowed in the D
Zone is 55 feet. Also, the maximum height of the Residential Multi-Family 2 Zone is 35
feet (Sierra Park Villa Condos to the south). During the CSP approval, the Council reduced
the maximum height allowed in the CSP from 65 feet to 55 feet.



For reference, the Shilo Inn (D Zone) is approximately 43 feet tall with a rooftop cupola at
the north end that extends to approximately 58.5 feet tall.

B. Based on the conceptual information provided, do the proposed building footprint increases
appear reasonable?


Building footprint additions would reduce some of the open space and retail areas on the
OMP project site. These additions could impact solar access and overall project character.

C. Does it appear reasonable to eliminate the eight on-site workforce housing units?


The CSP goals include “to provide comfortable, livable, quality workforce housing, well
integrated with the neighborhood.” This goal reflects the Town’s General Plan, which
states that “the Main Street, Old Mammoth Road, and Shady Rest areas should invite
pedestrian activity and provide gathering places and opportunities for interaction in a
vibrant mix of retail, commercial, and workforce housing.”



The CSP project objectives listed in the CSP EIR include: “Encourage development of
employee housing and provide housing for employees on-site.”



According to the CSP (Section 5.2.3, Density) and the General Plan (Clearwater Specific
Plan, page 36), workforce housing units do not count toward total allowable density.
Therefore, if on-site workforce units are included, the number of market rate rooms
proposed (488 rooms) would not need to be reduced.



The recently adopted Housing Ordinance does not mandate on-site housing and allows
developers to pay a fee to mitigate for a project’s workforce housing impacts. The
applicant could include an amendment request in the formal application to apply the
current Housing Ordinance to the project.
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10. Financial and Staffing Considerations
The applicant is paying for the staff time for the processing of this Concept Review application.
11. Process and Next Steps
After the July 30th workshop, the applicant will consider feedback received and may submit a formal
application (e.g., District Zoning Amendment, Tentative Tract Map, Use Permit, etc.) that incorporates
that feedback. A formal submittal would include additional information such as building elevations,
views of the project from public spaces and streets, shade/shadow analysis, a 3D fly-around to visualize
the proposed building envelopes, and justification for the amendments to the CSP (e.g., building height
and workforce housing amendments).
After a formal application is submitted, the required CEQA analysis would be completed, staff would
conduct a thorough analysis, and then public hearings would be scheduled. Since an amendment to the
CSP is proposed, the Commission would hold a public hearing to make a recommendation to the Town
Council, and the Council would make the final decision on the project. The formal application process is
estimated to take between six months and 16 months with the CEQA analysis being the critical path
item4 .
C. OPTIONS
This item is a workshop so no options are provided.
D. RECOMMENDATION
Staff recommends that the Planning and Economic Development Commission take public input, discuss
those questions identified in Section 9 of this report, and provide feedback to staff and the applicant.
Attachments
Attachment 1: Old Mammoth Place (OMP) Amendment Concept Review plans (CR 15-001)
Attachment 2: Approved OMP plans
Attachment 3: OMP Approvals (Ordinance 10-09, Council Resolution 10-17, and Commission
Resolution 10-05)
Attachment 4: Clearwater Specific Plan (available online
http://www.townofmammothlakes.ca.gov/DocumentCenter/Home/View/1518)
Attachment 5: North Old Mammoth Road District Study (available online
http://www.townofmammothlakes.ca.gov/DocumentCenter/Home/View/540 )
Attachment 6: Old Mammoth Place Advisory Design Panel plans and response memo, January 4, 2010
(available online http://www.ci.mammoth-lakes.ca.us/index.aspx?nid=141)

4

The Inn at the Village project, which also included an increase in building height and required a Subsequent EIR, was
processed in approximately 16 months.
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ORDINANCE NO. 10-09
AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF MAMMOTH
LAKES, STATE OF CALIFORNL^ ADOPTING DISTRICT ZONING AMENDMENT
10-002, AMENDING THE CLEARWATER SPECIFIC PLAN AND GRANTING FEE
WAIVERS TO THE OLD MAMMOTH PLACE DEVELOPMENT PROJECT
PURSUANT TO THE CB/IZ POLICY
THE TOWN COUNCIL OF THE TOWN OF MAMMOTH LAKES, STATE OF
CALIFORNL\, DOES ORDAIN AS FOLLOWS:
Section 1: PROCEDURAL FINDINGS. The Town Council makes the following
findings in connection with the adoption of this Ordinance:
A.
An application has been filed with the Town by Mark Carney on behalf of the
owner. Metric Mammoth LLC, ("Applicant") requesting an amendment to the Clearwater Specific
Plan (District Zoning Amendment DZA 10-002) to implement the Town's prior approval of
incentive density and community benefits by granting a waiver of Development Impact Fees,
Public Art Fee and Program requirements, and Workforce Housing Ordinance requirements for the
increment of incentive density and community benefits already approved by the Town pursuant to
the Town's Community Benefits/Incentive Zoning ("CB/IZ'O Policy. This application relates to a
mixed-use project that includes a maximum of 340 residential units with up to 488 lodging rooms
and 8 units of on-site workforce housing, outdoor public events plazas and associated amenities,
19,500 square feet of retail, 17,000 square feet restaurant space, 9,500 square feet of conference
space, a 4,500 square foot quality spa and wellness center, and subterranean parking capacity for
no fewer than 619 vehicles for property located within the Clearwater Specific Plan at 164, 202,
and 248 Old Mammoth Road.
B.
On January 7, 2009, the Town Council approved the Clearwater Specific Plan
("CSP"), and thereafter on April 21, 2010, the Town Council approved Vesting Tentative Tract
Map 09-003, Use Permit 09-003, Design Review 09-005, and Adjustment 09-004. On April 21,
2010, the Town Coimcil also gave second reading to and adopted District Zoning Amendment 09001. All of these actions operated to approve, with conditions, the Applicant's proposed Old
Mammoth Place development project
C.
On August 5, 2009, the Town Council adopted Resolution No. 09-55 adopting the
Town's CB/IZ Policy, which allows for discretionary development incentives in exchange for
community benefits and provides a policy directive by > ^ c h impact fees and requirements for
workforce housing, development impact fees and public art fee and requirements should not be
applied to square footage or density provided as incentive density or community benefits,
D.
The Town's CB/IZ Policy was intended to be a "bridge" fi-amework to be fiirther
implemented through changes in Town ordinances and that, because the CB/IZ policy was adopted
by resolution, it did not operate to amend or waive the textual requirements of Ae Town's Code as
pertains to development impact fees, public art fee and program requirements, and workforce
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housing requirements, thereby necessitating implementing amendments or waivers to those
applicable Town Code requirements.
E.
In connection with the Town's approval of the Old Mammoth Place development
project, the Town £^plied the Town's CB/IZ Policy to the project to allow increased density in
exchange for specified commimity benefits. As conditions of that approval (Conditions 3 and 102
of the project conditions), the Town provided that the waiver of Development Impact Fees, Public
Art Fee and Program requirements, and Workforce Housing Requirements for the increment of
incentive density and community benefits would not be effective unless and until revisions to the
Town's Ordinances were made to provide for those exemptions.
F.
The puipose and intent of the Applicant's request for District Zoning Amendment
10-002 is to provide for the waiver of the Development Impact Fees, Public Art Fee and Program
requirements, and Workforce Housing Requirements for the increment of incentive density and
community benefits contained in the approved development in advance of a generally applicable
Town Code Amendment
G.
District Zoning Amendment 10-002 would amend the approved text of the
Clearwater Specific Plan to include provisions that provide for the waiver of the Development
Impact Fees, Public Art Fee and Program requirements, and Workforce Housing Requirements for
the increment of incentive density and commimity benefits contained in the approved
development
H.
Also, District Zoning Amendment 10-002 would expressly grant the requested
waivers to the applicable provisions of the Town of Mammoth Lakes Town Code that is specific to
the approval of the Old Mammoth Place project only.
I.
An Environmental Impact Report (EIR) for the Clearwater Specific Plan (State
Clearinghouse #20066012041) was prepared pursuant to the California Environmental Quality Act
and the State CEQA Guidelines to address the environmental effects, mitigation measures, and
project alternatives associated with the Clearwater Project and actions related thereto.
J.
The EIR for the Clearwater Specific Plan was circulated for a 45-day review period
on December 14, 2006 and was certified by tiie Town Council on January 7,2009; and
K.
The Town Council adopted a Statement of Overriding Considerations as a part of its
certification of the EIR, which statement is incorporated hercby by this reference; and
L.
On April 21, 2010, the Town Coimcil approved a "Conformance Review"
document as an addendum to the EIR for the Clearwater Specific Plan, by which the Town Council
determined that the Old Mammoth Place development project was consistent with the project
evaluated in the EIR for the Clearwater Specific Plan.
M.
The Planning Commission conducted a noticed public hearing on the application
request on May 26, 2010, at which time all those desiring to be heard were heard, and following
the close of the public hearing adopted Resolution No. 2010-11 recommending ^proval of District
Zoning Amendment 10-002.
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The Town Council conducted a noticed public hearing on the q)plication request on
June 17, 2010, at which time all those desiring to be heard were heard and closed the public
hearing.
Section 2:
GENERAL FINDINGS. The Town Council makes the following findings
in connection with the adoption of this Onlinance:
A.
Consistent with the evidence contained within the staff report, environmental
conformance analysis, and provided at the pubhc hearing, the Town Council finds that the
proposed amendment to the Clearwater Specific Plan is consistent with the General Plan, the
Clearwater Specific Plan, and the Municipal Code because the project will:
1. Implement the Town's adopted Community Benefits/Incentive Zoning Policy by
allowing for a waiver of Development Impact Fees, Art Fee and Program
requirements and Workforce Housing Ordinance requirements for the increment
of incentive density and community benefits that are part of the approved Old
Mammoth Place development project approval;
2. Comply with the neighborhood and district character element of the General Plan
which seeks to achieve a more diversified economy and employment base, and
requires a vibrant mix of retail, commercial, and woridbrce housing;
3. Comply with the General Plan requirement that projects in this district maintain a
high level of design;
4. Ensure safe and attractive public spaces, including sidewalks, trails, parks and
streets, including creating well-designed and significant public spaces to
accommodate pedestrians and encourage social interaction and commimity
activity;
5. Attract a diversified labor force through a mix of housing types and housing
affordability and increase the supply of workforce housing;
6. Support development that contributes to destination resort visitation in Mammoth
Lakes and encourage adequate and appropriate commercial services for residents
and visitors; and
7. Maintain and improve safe and efficient movement of people, traffic, and goods
in a manner consistent with the feet first initiative and support transit ridership
and pedestrian activity by emphasizing district parking, sirred parking, mixed
use, and other strategies to achieve a more efficient use of land and facilities.
B.
Consistent with the evidence contained within the staff report, the environmental
conformance document, and provided at the public hearing, the Town Council finds that the
proposed Specific Plan amendment is consistent with the intent of the Town of Mammoth Lakes
Municipal Code, as interpreted and applied by the Town through the CB/IZ Policy because it
would allow for the development of community benefits in exchange for incentive densities by
providing for a fee waiver for the increment of incentive density and community benefits
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^proved by the Town pursuant to the Town's Community Benefits/Incentive Zoning ("CB/IZ")
Policy.
C.
Consistent with the evidence contained within the staff report, environmental
conformance document and provided at the public hearing, the Town Council finds that the
proposed Specific Plan amendment is consistent with the Town's Vision Statement because:
1. It would support the creation of an intensive mixed-use, infill development project
within the Town's Urban Growth Boundary, and within an area designated and
envisioned as a mixed use district including lodging, workforce housing, and
retail development;
2. Development of the project under the revised Specific Plan will create new
affordable housing and commercial that will help to house workers and provide
services in a central location that is near transit and other amenities; and
3. The amended Specific Plan will also help to realize the Community Vision of
becoming a premier destination resort, by allowing for the construction of several
hundred new rooms of transient lodging, which will be obligated, by policy, to
have the management and operational characteristics to ensure it provides true
hot-bed hotel lodging. The development of the Old Mammoth Place project
allowed for by the Specific Plan amendment would also contribute a significant
increment of visitor-oriented commercial development, sited so as to encourage
an animated, street level retail district within the North Old Mammoth Road
District.
D.
Consistent with the evidence contained within the staff report, environmental
conformance dociunent, and provided at the public hearing, the Town Council finds that the
requested amendment is in the interest of or will further the public health, safety, comfort,
convenience and welfare because the project is already conditioned to provide various public
amenities and to mitigate its impacts on the environment and its impact on public health, safety,
comfort, convenience and welfare of the community.
E.
Based upon all the evidence in the record, including the staff report,
environmental conformance document and public testimony provided at the public hearing, the
Town Council finds that the Specific Plan Amendment will not adversely affect the established
character of the surrounding neighborhood nor be detrimental to adjacent properties because the
amendment would not change the physical development of the site as previously approved and
the project would continue to be consistent with the desired character and land use objectives of
the North Old Mammoth Road District.
F.
Consistent with the evidence contained within the staff report, environmental
conformance document, and provided at the public hearing, the Town Council finds that with the
amendment, the neighborhood infi'astructure is adequate or will be modified to accommodate
any increase in intensity of land use if such would occur because the mitigation measures in the
EIR and implemented through the Mitigation and Monitoring Program will reduce the impacts of
the project, and along with conditions of approval, and will require new neighborhood
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infi-astructure including sidewalks, pedestrian connections through the project site, and transit
improvements.
Sections: CEQADETERMINATION.
Based on the findings contained in Section 1 and Exhibit 1 of this Ordinance, the Town
Coimcil finds that District Zoning Amendment 10-002 and the waiver of fees and requirements
contained in Section 5 axe consistent with the project evaluated in the EIR for the Clearwater
Specific Plan and that no additional environmental review is required in connection with the
approval of this Ordinance.
Section 4: ADOPTION OF DISTRICT ZONING AMENDMENT 10-002, AMENDING
THE CLEARWATER SPECIFIC PLAN.
Consistent with District Zoning Amendment 10-002, the Clearwater Specific Plan is
hereby revised and adopted as set forth on Exhibit 2 attached hereto and incorporated herein by
this reference.
Section 5:
POLICY.

WAIVER OF FEES AND REQUIREMENTS PURSUANT TO CB/IZ

A.
Development Impact Mitigation Fees. Notwithstanding the requirements of
Article II (Development Impact Mitigation Fees) of Chapter 15.16 (Special Fees) of Title 15
(Building and Construction) of the Municipal Code of the Town of Mammoth Lakes, the Town
Council hereby waives the development impact mitigation fees on the increment of incentive
density and community benefits contained in Old Mammoth Place development project, as
approved by the Town pursuant to Vesting Tentative Map 09-003, Use Permit 09-003, Design
Review 09-005, and Adjustment 09-004.
B.
Public Arts Fee and Program Requirements. Notwithstanding the requirements of
Chapter 15.18 (Public Arts Fee and Program Requirements) of Title 15 (Building and
Construction) of the Municipal Code of the Town of Mammoth Lakes, the Town Coimcil hereby
waives the public arts fee and program reqiurements on the increment of incentive density and
community benefits contained in Old Mammoth Place development project, as approved by the
Town pursuant to Vesting Tentative Map 09-003, Use Permit 09-003, Design Review 09-005
and Adjustment 09-004.
C.
Workforce Housing Ordinance Requirements. Notwithstanding the requirements
of Chapter 17.36 (Housing) of Title 17 (Zoning) of the Municipal Code of the Town of
Mammoth Lakes, the Town Council hereby waives the workforce housing fee and requirements
on the increment of incentive density and community benefits contained in Old Mammoth Place
development project, as ^proved by the Town pursuant to Vesting Tentative Map 09-003, Use
Permit 09-003, Design Review 09-005, and Adjustment 09-004.
Section 6: EFFECTIVE DATE OF ORDINANCE
This Ordinance shall become effective and enforceable thirty (30) daysfiromand after the
date of its adoption.
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Section 7: POSTING
The Town Clerk shall, within fifteen (15) days after the passage of this Ordinance, cause
it to be posted at the duly designated posting places established by resolution of the Town
Council, published once in a newspaper of general circulation, and entered in the Book of
Ordinances of the Town.
Sections: SEVERABILITY
If any provision of this Ordinance or the application thereof to any person or
circumstance is held invalid, such invalidity shall not affect other provisions or applications, and
to this end the provisions of this Ordinance are declared to be severable.
The foregoing Ordinance was introduced on the 17th day of June, 2010, and PASSED,
APPROVED, AND ADOPTED on the 23rd day of June, 2010.

NEIL MCCARROLL, MAYOR
ATTEST:
J^yiME GRAY, Towrt Clerk
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Exhibit 1
Additional CEQA Findings
The Town of Mammoth Lakes prepared an environmental conformance analysis for the Old
Mammoth Place project, as an addendum to the EIR, and determined that the previously certiiied
Clearwater Specific Plan EIR (State Clearinghouse #2006012041) sufficiently analyzed the Old
Mammoth Place project and further environmental review was not necessary pursuant to CEQA
Guidelines Section 15162(a). The following findings were made:
1. No substantial changes are proposed in the project which will require major revisions of
the previous EIR due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects;
2. No substantial changes occur with respect to the circumstances imder ^ ^ c h the project is
undertaken which will require major revisions of the previous EIR due to the
involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; and
3. No new information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR was
certified as complete, shows any of the following:
A.

The project will have one or more significant effects not discussed in the
previous EIR;

B.

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

C.

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

D.

Mitigation measures or alternatives which are considerably different fi*om
those analyzed in the previous EIR would not substantially reduce one or
more significant effects on the environment, but the project proponents
decline to adopt the mitigation measure or alternative.
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Exhibit 2
Amendments to Clearwater Speciiic Plan
DZA 2010-002
1. A new subpart 3.6.1 (Community Benefits for Old Mammoth Place Project) of Subsection
3.6 (Community Benefits) of Section 3.0 (Project Description) of the Clearwater Specific Plan is
hereby added to read as follows:
''3.6.1 Community Benefits for Old Mammoth Place Project.
For the Old Mammoth Place project only, as that project was approved by Vesting Tentative
Tract M ^ 09-003, Use Permit 09-003, Design Review 09-005, Adjustment 09-004 and District
Zoning Amendment 09-001, the portion of the project that qualifies as community benefits are as
follows:
•

Outdoor plazas and public open spaces (Old Mammoth Square, Market Commons,
The Grove and Cascade Park but excluding the River Terrace).

•

Mid-block connector and widening of Old Mammoth Road.

•

Retail/Restaurant Space (32,000 of the total 40,000 square feet of such area is
regarded as a community benefit.)

•

Meeting/Conference Space (6,400 of the total 9,500 square feet of such area is
regardwi as a community benefit.)

•

Portions of the underground parking spaces. Specifically, 100% of the parking spaces
for the commercial and restaurant areas, 50% of the parking spaces for the hotel and
residential areas, and none of the parking spaces for the workforce housing, are
counted as community benefits.

The portion of development within the Specific Plan that is approved as either incentive density
or as a community benefit, as defined in this Section, by the Planning Commission or the Town
Council pursuant to the Town's "Community Benefits/Incentive Zoning (CB/IZ) Policy*' shall be
exempt fi:om the payment of Development Impact Fees, Public Art Fee and Program
requirements, and Workforce Housing Ordinance requirements. The portions of the development
within the Specific Plan that are proposed as part of the base density or as square footage that
does not qualify as a community benefit shall be subject to the appUcable Development Impact
Fees, Public Art Fee and Program requirements, and Workforce Housing Ordinance
requirements. For the Old Mammodi Place project only, as that project was approved by Vesting
Tentative Tract Map 09-003, Use Permit 09-003, Design Review 09-005 and Adjustment 09004, the amount of the fee or requirement shall be based upon the formulas in effect when the
above-mentioned development applications were deemed complete (November 9, 2009), or if the
formulas are adjusted downward between November 9,2009 and one year after the development
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project was approved (April 21, 2011), then the fees and requirements applicable to the
development shall be based upon the formulas in effect on April 21,2011.*'
2. Subpart 5.2.12 (Public Art) of Subsection 5.2 (Development Standards) of Section 5.0 (Land
Use) of the Clearwater Specific Plan is hereby amended to add a new paragraph at the end of the
subpart to read as follows:
"The portion of development within the Specific Plan that is approved as either incentive density
or as a community benefit (see Section 3.6.1) by the Planning Commission or the Town Coimcil
pursuant to the Town's "Community Benefits/Incentive Zoning (CB/IZ) Policy" shall be exempt
from the Public Art Fee and Program requirements. The portions of the development within the
Specific Plan that are proposed as part of the base density or as square footage that does not
qualify as a community benefit shall be subject to the applicable Public Art Fee and Program
requirements. The Public Art Program requirement shall be satisfied by the installation of art
within the Specific Plan area and not by the payment of an in lieu fee, unless otherwise approved
by the Community Development Director. For the Old Mammoth Place project only, as that
project was approved by Vesting Tentative Tract Map 09-003, Use Permit 09-003, Design
Review 09-005 and Adjustment 09-004, the public art requirement shall be based upon the
formula in effect w^en the above-mentioned development applications were deemed complete
(November 4,2009), or if the formula is adjusted downward between November 4,2009 and one
year after the development project is approved (April 21, 2011), then the public art program
requirement applicable to the development shall be based upon the formula in effect on April 21,
2011."
3. Subpart 5.2.3 (Density) of Subsection 5.2 (Development Standards) of Section 5 (Land Use)
of the Clearwater Specific Plan is hereby amended to add a new paragraph at the end of the
subpart to read as follows:
'The portion of development within the Specific Plan that is approved as either incentive density
or as a community benefit (see Section 3.6.1) by the Planning Commission or the Town Council
pursuant to the Town's "Community Benefits/Incentive Zoning (CB/IZ) Policy" shall be exempt
fi-om the payment of Development Impact Fees, Public Art Fee and Program requirements, and
Workforce Housing Ordinance requirements. The portions of the development within the
Specific Plan that are proposed as part of the base density or as square footage that does not
qualify as a community benefit shall be subject to the applicable Development Impact Fees,
Public Art Fee and Program requirements, and Workforce Housing Ordinance requirements. For
the Old Mammoth Place project only, as that project was approved by Vesting Tentative Tract
Map 09-003, Use Permit 09-003, Design Review 09-005 and Adjustment 09-004, the amount of
the fee or requirement shall be based upon the formulas in effect v/hen the above-mentioned
development applications were deemed complete (November 4, 2009), or if the formulas are
adjusted downward between November 4, 2009 and one year after the development project was
approved (April 21,2011), then the fees and requirements appUcable to the development shall be
based upon the formulas in effect on April 21,2011."
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4. Subsection 7.2 (Housing Mitigation Plan) of Section 7.0 (Housing) of the Clearwater
Specific Plan is hereby amended to add a new paragraph at the end of the introductory portion of
that subsection to read as follows:
'^Notwithstanding the requirements of Table 17.36.030-1 of the Town of Mammoth Lakes
Municipal Code and any other applicable housing standard in place, the portion of development
within the Specific Plan that is ^proved as either incentive density or as a community benefit
(see Section 3.6.1) by the Planning Commission or the Town Council pursuant to the Town's
"Community Benefits/hicentive Zoning (CB/IZ) Policy" shall be exempt fi*om the Workforce
Housing Ordinance requirements. The portions of the development within the Specific Plan that
are proposed as part of the base density or as square footage that does not qualify as a
community benefit shall be subject to the applicable Workforce Housing Ordinance
requirements. For the Old Mammoth Place project only, as that project was approved by Vesting
Tentative Tract M ^ 09-003, Use Pennit 09-003, Design Review 09-005 and Adjustment 09004. the amoimt of the fee or requirement shall be based upon the formula in eifect when the
above-mentioned development j^lications were deemed complete (November 4,2009), or if the
formula is adjusted downward between November 4, 2009 and one year after the development
project was approved (April 21, 2011), then the fees and requirements applicable to the
development shall be based upon the formula in effect on April 21,2011."
5. Subpart 7.2.3 (Description of Type, Number & Size of Workforce Units) of Subsection 7.2
(Housing Mitigation Plan) of Section 7.0 (Housing) of the Clearwater Specific Plan is hereby
amended to add a new pan^raph at the end of that subpart to read as follows:
'The portion of development within the Specific Plan that is approved as either incentive density
or as a community benefit (see Section 3.6.1) by the Planning Commission or the Town Council
pursuant to the Town's "Community Benefits/Incentive Zoning (CB/IZ) Policy" shall be exempt
fit)m the Workforce Housing Ordinance requirements. The portions of the development within
the Specific Plan that are proposed as part of the base density or as square footage that does not
qualify as a community benefit shall be subject to the applicable Workforce Housing Ordinance
requirements. For the Old Mammoth Place project only, as that project was approved by Vesting
Tentative Tract M ^ 09-003, Use Permit 09-003, Design Review 09-005 and Adjustment 09004, the amount of the fee or requirement shall be based upon the formula in effect when the
above-mentioned development applications were deemed complete (November 4,2009), or if the
formula is adjusted downward between November 4, 2009 and one year after the development
project was approved (April 21, 2011), then the fees and requirements applicable to the
development shall be based upon the formula in effect on April 21,2011."
6. Section 10 (Administrative Procedures) of the Clearwater Specific Plan is hereby amended to
add a new subsection 10.5 to read as follows:
"As noted in prior sections of this Specific Plan, the portion of development within the Specific
Plan that is approved as either incentive density or as a community benefit (see Section 3.6.1) by
the Plaiming Commission or the Town Council pursuant to the Town's "Community
Benefits/Incentive Zoning (CB/IZ) Policy" shall be exempt fix)m the payment of Development
Impact Fees, Public Art Fee and Program requirements, and Workforce Housing Ordinance
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requirements. The portions of the development within the Specific Plan that are proposed as part
of the base density or as square footage that does not qualify as a community benefit shall be
subject to the applicable Development Impact Fees, Public Art Fee and Program requirements,
and Workforce Housing Ordinance requirements. These exemptions shall be applied at the time
the required fees or requirements are to be paid or satisfied. For the Old Mammoth Place project
only, as that project was approved by Vesting Tentative Tract Map 09-003, Use Permit 09-003,
Design Review 09-005 and Adjustment 09-004, the amount of the fee or requirement shall be
based upon the formulas in effect when the above-mentioned development applications were
deemed complete (November 4, 2009), or if the formulas are adjusted downward between
November 4, 2009 and one year after the development project was approved (April 21, 2011),
then the fees and requirements applicable to the development shall be based upon the formulas in
effect on April 21,2011."

TOWN OF MAMMOTH LAKES

Notice is hereby given that on June 17,2010 the Town Council introduced an Ordinance entitled:

AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF MAMMOTH LAKES,
STATE OF CALIFORNL\. ADOPTING DISTRICT ZONING AMENDMENT 10-002,
AMENDING THE CLEARWATER SPECIHC PLAN AND GRANTING FEE WAIVERS TO
THE OLD MAMMOTH PLACE DEVELOPMENT PROJECT
PURSUANT TO CB/IZ POUCY.

A copy of the complete text of the Ordinance is posted and may be read at the Town OfQces,
Minaret Mall, Old Mammoth Road, Mammoth Lakes, and/or a copy may be obtained &om the
ofiice of the Town Cleric at a nominal charge.

Dated: June 21,2010

J A W p GRAY, TowiuClerk
Town of Mammoth Lakes

TOWN OF MAMMOTH LAKES
Notice is hereby given that on June 23,2010 the Town Council adopted an Ordinance entitled:
ORDINANCE NO. 10-09

AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF MAMMOTH LAKES,
STATE OF CALIFORNL\, ADOPTING DISTRICT ZONING AMENDMENT 10-002,
AMENDING THE CLEARWATER SPECIFIC PLAN AND GRANTING FEE WAIVERS TO
THE OLD MAMMOTH PLACE DEVELOPMENT PROJECT
PURSUANT TO CB/IZ POLICY.

by the following vote:
AYES:

Councilmember Sugimura, Mayor Pro Tem Eastman, and Mayor McCarroU

NOES:

Councilmember Harvey

ABSENT: None
ABSTAIN: Councilmember Bacon
DISQUALIFICATION: None

A certified copy of the complete text of the Ordinance is posted and may be read at the Town
Offices, Minaret Mall, Old Mammoth Road, Mammoth Lakes, and /or a copy may be obtained
from the office of the Town Cleric at a nominal charge.
Dated: June 29,2010

JAMm GRAY, TownJ21erk
Town of Mammoth Lakes

STATE OF CALIFORNU
)
COUNTY OF MONO
)
TOWN OF MAMMOTH LAKES)

ss.

I. JAMIE GRAY, Town Cleik of the Town of Mammoth Lakes, DO HEREBY CERTIFY under penahy of perjury
that the foregoing is a true and correct copy of Ordinance No. 10-09, which was introduced at a meeting of the Town
Council of tiie Town of Mammoth Lakes, California, held on June 17, 2010 and adopted at a meeting of the Town
Council on June 23,2010 by the following vote:
AYES:

Councihnember Sugimura, Mayor Pro Tern Eastman, and Mayor McCairoll

NOBS;

Councilmember Harvey

ABSENT:

None

DISQUALIFICATION:

Councihnember Bacon

JAMIEfeRAY, Town Gliik

STATE OF CALIFORNL\
)
COUNTY OF MONO
)
TOWN OF MAMMOTH LAKES)

ss.

AFFIDAVIT
OF PUBLISHING
AND POSTING

JAMIE GRAY, being first duly sworn, deposes and says: That she is the duly appomted Town Clerk of the
Town of Mammoth Lakes; that m compliance with State laws of the State of California, Ordinance No. 10-09, being:
AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF MAMMOTH LAKES, STATE OF
CALIFORNIA, ADOPTING DISTRICT ZONING AMENDMENT 10-002, AMENDING THE CLEARWATER
SPECIFIC PLAN AND GRANTING FEE WAIVERS TO THE OLD MAMMOTH PLACE DEVELOPMENT
PROJECT PURSUANT TO CB/IZ POLICY.
was published in summary in The Sheet newspqier on June 25 and July 2, 2010 and was posted at ihe Town
Administrative Offices.

JAi^

GRAY, Town Cle/k

RESOLUTION NO. 10-17
RESOLUTION OF THE TOWN COUNCIL
OF THE TOWN OF MAMMOTH LAKES, STATE OF CALIFORNIA,
REJECTING THE APPEAL AND CONFIRMING THE PLANNING
COMMISSION'S APPROVAL O F VESTING TENTATIVE TRACT
MAP 0 9 - 0 0 3 , USE PERMIT 0 9 - 0 0 3 , DESIGN REVIEW 0 9 - 0 0 5 ,
AND ADJUSTMENT 0 9 - 0 0 4
TO ALLOW A MIXED-USE PROJECT FOR PROPERTY
LOCATED AT 164, 2 0 2 , & 2 4 8 OLD MAMMOTH ROAD
(APN: 0 3 5 - 2 3 0 - 0 0 5 , -006, -007)
WHEREAS, a request for consideration of a Permit was filed by
Severy Realty group on behalf of the owner. Metric Mammoth LLC, to allow
a mixed-use project that includes 340 residential units with u p to 488
lodging rooms and 8 units of on-site workforce housing, outdoor public
events plazas and associated amenities, 19,500 square feet of retail,
17,000 square feet restaurant space, 9,500 square feet of conference
space, a 4,500 square foot quality spa and wellness center, and
subterranean parking capacity for no fewer than 619 vehicles, in
accordance with Section 10.0 of the Clearwater Specific Plan, for property
located within the Clearwater Specific Plan at 164, 202, and 248 Old
Mammoth Road.
WHEREAS, An Environmental Impact Report (EIR) for the
Clearwater Specific Plan (State C l e a r i n ^ o u s e #20066012041) was
prepared pursuant to the California Environmental Quality Act and the
State CEQA Guidelines to address the environmental effects, mitigation
measures, and project alternatives associated with the Clearwater Project
and actions related thereto; and
WHEREAS, The EIR for the Clearwater Specific Plan was circulated
for a 45-day review period on December 14, 2006 and was certified by
the Town Council on J a n u a r y 7, 2009; and
WHEREAS, The Town Council adopted a Statement of Overriding
Considerations as a part of the EIR which is incorporated by reference;
and
WHEREAS, the Planning Commission conducted a Noticed Public
Hearing on the application request on March 10, 2010, at which time all
those desiring to be heard were heard; and
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WHEREAS,
limitation:

the

Planning

Commission

considered,

without

1.

The staff report to the Planning Commission with exhibits;

2.

The State Map Act, Clearwater Specific Plan, General Plan,
Municipal Code, Design Guidelines, and associated land use
maps;

3.

Oral evidence submitted at the hearing;

4.

Written evidence submitted at the hearing;

5.

Project plan packet dated received by the Town of Mammoth
Lakes on February 8, 2010; and

WHEREAS, the Planning Commission approved the project and
made the following findings, and the Town Council affirms those findings,
pursuant to Section 17.60 of the Mammoth Lakes Municipal Code and
Sections 66474 and 66498.1 of the Subdivision Map Act:
(SEE EXHIBIT A-1 through A-6)
WHEREiAS, Kirk Stapp, a private citizen representing a group of
appellants, submitted an appeal of the Planning Commission's decision
pursuant to Municipal Code 17.68; and
WHEREAS, the Town Council conducted a Noticed Public Hearing
on the application request on April 2 1 , 2010, at which time all those
desiring to be heard were heard; and
WHERE^AS, the Town Council considered, without limitation:
1.

The staff report to the Planning Commission and agenda bill to
Town Council with exhibits;

2.

The State Map Act, Clearwater Specific Plan, General Plan,
Municipal Code, Design Guidelines, and associated land use
maps;

3.

Oral evidence submitted at the hearing;

4.

Written evidence submitted at the hearing;

5.

Project plan packet dated received by the Town of Mammoth
Lakes on February 8, 2010; and

NOW, THEREFORE, BE IT RESOLVED that the Town Council, in
its independent judgment, finds that this project is consistent with the
TO Resolution 10-17
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Clearwater Specific Plan Environmental Impact Report (EIR) pursuant to
the California Environmental Quality Act (CEQA) Guidelines.
BE IT FURTHER RESOLVED that the Town Council of the Town of
Mammoth Lakes hereby denies the appellant's request and upholds the
Planning Commission's approval of Vesting Tentative Tract Map 09-003,
Use Permit 09-003, Design Review 09-005, and Adjustment 09-004
subject to conditions as outlined in the Planning Commission Resolution.
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APPROVED AND ADOPTED THIS 5 * DAY of MAY, 2010

EIL MCCARROLL, Mayor

ATTEST:

AMIE GRAY, Town Clerk
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EXHIBIT A-1
Resolution No. TC-10VTTM 0 9 - 0 0 3 , UPA 09-003, ADJ 09-004, DR 0 9 - 0 0 3
FINDINGS FOR USB PERMIT
(Municipal Code Section 17.60.070)
1. Consistent with the evidence contained within the Agenda Report and
provided at the public hearing, the Town Council finds that the
proposed use is consistent with the General Plan because hotel,
condominium-hotel, workforce housing, street front retail along Old
Mammoth Road, and a large public plaza intended for use as an event
venue are allowed within the Clearwater Specific Plan designation in
accordance the goals and policies of the General Plan.
2. The Town Council finds that the proposed location of the uses are in
accord with the objectives and purpose of the zones in which they are
located because the Land Use Areas 1-3 of the Clearwater Specific
Plan are intended for hotel, condominium-hotel, workforce housing,
street front retail, public plazas, and conference space uses in
accordance with zoning objectives and purpose of the Clearwater
Specific Plan.
3. The Town Council finds that the proposed site is adequate in size and
shape and h a s adequate access for the proposed use because the
project meets lot coverage, setbacks, and access standards of the
Town.
4. The Town Council finds that the proposed use will be operated in a
way that will be compatible with surrounding uses and will not be
detrimental to the public hesdth, safety, and welfare nor be materially
injurious to properties or improvements in the vicinity because the
proposed project will comply with the mitigation measures required by
the EIR and will include street and sidewalk improvements,
pedestrian paths though the project site, a transit stop on Old
Mammoth Road, as well as other improvements that will ensure
compatibility with surrounding uses.
5. The Town Council finds that the proposed uses comply with the
applicable sections of the zoning regulations because the project
meets the Clearwater Specific plan requirements and standards in all
areas.
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EXHIBIT A-2
FINDINGS FOR VESTING TENTATIVE MAP APPROVAL
(State Map Act Section 66474 and 66498.1)
1. The proposed map is consistent with applicable general and specific
plains as specified in Section 66451 of the Subdivision Map Act
because the project conforms to the density standards for both the
General Plan and the Clearwater Specific Plan. The Council further
finds that the proposed mixed-use development complies with
Clearwater Specific Plan development standards and Town policies
that implement the General Plan and that all utilities and access
roadways can be improved a n d / o r extended to service the project
area.
2. The design amd improvements of the project are consistent with
General Plan standards since the project complies with the
development standards of the Clearwater Specific Plan and with all
other applicable Town Ordinances and applicable
agency
requirements in effect at the time the tentative map request was
submitted for review and considered by the Town Council.
3. The site is physicsdly suitable for the type of development because the
proposed buildings are situated on the site such that maximum solar
exposure is available to the public areas and the project is well below
the permitted lot coverage. The project will not adversely impact
significant natural landforms since no significant landforms were
identified on the property.
4. The site is physically suitable for the proposed density of development
because the proposed project is consistent with the density
requirements of the General Plan and the Clearwater Specific Plan
within buildings that only cover 42% of the total site area.
5. The design of the proposed improvements are not likely to cause
substantial environmental damage nor substantially injure fish or
wildlife or their habitat since the property is not located within an
environmentally sensitive area and since the project was found to be
consistent with the Clesinvater Environmental Impact Report,
pursuant to the California Environmental Quality Act (CEQA)
Guidelines.
6. The design improvements is not likely to cause serious public health
problems since the required mitigation measures reduce healthrelated impacts to a less than significant level and no evidence h a s
been submitted during the planning review process to indicate that
the development would cause any serious public health problems. All
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necessary public services are currendy provided, or can be extended
to, the site to assure health and safety for those individuals occupying
and using the site facilities.
7. That the design of the subdivision or the type of improvements will
not conflict with easements, acquired by the public at large, for access
through or use of, property within the proposed subdivision since the
property has access to three existing public streets with approved
street alignments eind widths, proposes a new public street, and will
grant a public access easement to the plaza areas on the site. All
utilities and their easements are currendy in place on, or can be
extended to the property and the proposed project will not impact
adjacent property easements and/or common areas shared among
condominium owners.
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EXHIBIT A-3
FINDINGS FOR DESIGN REVIEW PERflUT
(Municipal Code Section 17.32.120)
1. The design of the project is consistent with the goals, policies, and
objectives of the General Plan, the Clearwater Specific Plan, and the
provisions of the Municipal Code since it is a mixed-use, hotel project
designed with public plsiza areas and pedestrian-friendly street
frontages.
2. The project design is consistent with the Design Review Guidelines to
assure that colors, materials, illumination, £ind landscaping enheince
the image, attractiveness, and environmental qualities of the Town
since staff h a s reviewed the project against the Town's Design
Guidelines eind found that the project meets the Guidelines, as
conditioned, for all components of the project. Additionally, the site
plan has been composed to maximize sunlight into public spaces as
well as to provide southern exposure and natural light for the
buildings while placing the tallest portions of the building in the
center of the site so as to effectively screen the mass from adjacent
properties.
3. The project will not detract from the value or utility of adjoining
properties as a result of inappropriate, inharmonious, or inadequate
design since the site is currently run-down and the proposed project
will provide new uses and buildings on the site that are consistent
with what is intended for this site.
4. The project does not indiscriminately destroy trees or natured
vegetation, nor does it create excessive or unsightly grading,
indiscriminate desiring of the property, or the destruction of natural
significant landforms since the project proposes to save 16 of the 58
existing trees on the site, including a grove of five large trees at the
southeast comer of the site.
5. The project ensures an architectural design of structures, materials,
lighting, and colors which are appropriate to the function of the
project and are visually harmonious with surrounding development
and natural landforms, trees, and vegetation since the proposed
materials are natural or of a natural appearance, and because the
architecture is appropriate for a mountain resort environment.
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EXHIBIT A-4
FINDINGS FOR COMBSTnnTY BENEFITS/INCENTIVE ZONING
The proposal would result in a project whose proposed community
benefits and increment of development incentives fit the site and
relate appropriately to adjacent uses and structures because the
project will accommodate the proposed uses and community benefits
on site within the maximum development envelope approved in the
Clearwater Specific Plan and the project will serve to revitalize this
portion of Old Mammoth Road which may serve as a catalyst for other
commercial developments in the area. Additionally, the project has
been designed with the tallest portions of the building in the center of
the site so as to effectively screen the mass from adjacent properties.
The proposal will be consistent with the accepted list and
prioritization established in Section B.2 of the Community
Benefits/Incentive Zoning (CBIZ) Policy (adopted by the Town Council
on August 5, 2009 by Resolution No. 09-55) as adopted with the
Clearwater Specific Plan; and the proposed benefits would not
otherwise result through provisions of the Town's policies, Codes, and
other requirements. The project implements the General Plan Main
Street/Old Mammoth Road/Shady Rest District Character and is
consistent with the accepted community benefits list which is
contained within the Clearwater Specific Plan.
The Clearwater
Specific Plan outlines the following community benefits for the
proposed project, all of which are included in the Old Mammoth Place
project and have been the subject of financial analysis by KMA and a
peer review by EPS, incorporated into these findings by reference:
•

Indoor meeting and conference space.

•

Outdoor public events plaza.

•

Commercial, retail, and restaurant uses along Old Mammoth Road.

•

Underground parking.

•

Pedestrian and vehicular mid-block connectors.

•

Dedication of property for the purpose of improving public rightsof-way and sidewalks and the achieving "complete streets."

•

Public access to the events plaza and mid-block connectors
secured through easements.
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3. The proposal reflects a fair financial balance of costs and benefits to
the applicant and the Town in that the financial analysis for the
project concluded that the financial value of the community benefits
(excluding fiscal/economic benefits) outweigh the projected economic
benefits to the developer by more than 10 times. The residual land
value increase associated with the density bonus is estimated at
approximately $2.5 million, whereas the value of the physical benefits
provided by the project is estimated at over $26 million. From this, it
can be concluded that the award of additional density will not result
in a disproportionate "windfall" to the developer. Further, the benefits
accruing to the community from the project's proposed features and
amenities have been determined to achieve community goals, as
defined in the General Plan, to a greater extent than would be
achieved through the payment of impact fees and other exactions that
may be foregone pursuant to CBIZ Policy A.4.
4. The project will not result in unacceptable environmental or other
impacts as assessed through CEQA and the People at One Time
(PAOT) and Impact Assessment.
An environmental compliance
analysis was completed for this project and it was determined that the
project will not result in any impacts above those analyzed in the EIR
for the project. The PAOT and Impact Assessment (adopted by the
Town Council on J u n e 17, 2009 by Resolution 09-34) show that the
proposed project will not result in unacceptable impacts.
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EXHIBIT A-5
FINDINGS FOR ADJUSTMENT
(Municipal Code Section 17.76)
1. The adjustment requests an increase of not more than 10% of the
permitted height of the buildings along Old Mammoth Road and
Laurel Mountain Road, resulting buildings with a height not to exceed
38.5 feet with two additional feet permitted for appurtenances. This
request is a permitted adjustment, pursuant to Municipal Code
section 17.76.010.B.2.
2. The adjustment contributes to a strong project design by providing
architectural variation along the street frontages, which contributes to
the oversdl character of the project and enhances the pedestricin
spaces along Old Mammoth Road and Laurel Mountain Road.
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EXHIBIT A-6
CEQA Findings

The Town of Mammoth Lakes prepared an environmental conformance
analysis for the Old Mammoth Place project and determined that the
previously certified Clearwater Specific Plan EIR (State Clearinghouse
#2006012041) sufficiently analyzed the Old Mammoth Place project and
further environmental review was not necessaiy p u r s u a n t to CEQA
Guidelines Section 15162(a), The following findings were made:
(1) No substantial changes are proposed in the project which will require
major revisions of the previous EIR or negative declaration due to the
involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects;
(2) No substantial changes occur with respect to the circumstances
under which the project is undertaken which will require major revisions
of the previous EIR or Negative Declaration due to the involvement of new
significant environmental effects or a substantial increase in the severity
of previously identified significant effects; or
(3) No new information of substantial importance, which was not known
and could not have been known with the exercise of reasonable diligence
at the time the previous EIR was certified as complete or the Negative
Declaration was adopted, shows any of the following:
(A) The project will have one or more significant effects not discussed in
the previous EIR or negative declaration;
(B) Significant effects previously examined will be substantially more
severe than shown in the previous EIR;
(C) Mitigation measures or alternatives previously found not to be
feasible would in fact be feasible, and would substantially reduce one or
more significant effects of the project, but the project proponents decline
to adopt the mitigation measure or alternative; or
(D) Mitigation measures or alternatives which are considerably different
from those analyzed in the previous EIR would substantially reduce one
or more significant effects on the environment, but the project
proponents decline to adopt the mitigation measure or alternative.
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STATE OF CALIFORNL^.
)
COUNTY OF MONO
)
TOWN OF MAMMOTH LAKES)

ss.

I, JAMIE GRAY, Town Clerk of the Town of Mammoth Lakes, DO HEREBY CERTIFY
under penalty of perjury that the foregoing is a true and correct copy of Resolution No. 10-17
adopted by the Town Council of the Town of Mammoth Lakes, California, at a meeting thereof
held on the 5th day of May, 2010, by the following vote:
AYES:

Councilmember Sugimura, Mayor Pro Tem Eastman, and Mayor
McCarroU

NOES:

Councilmember Harvey

ABSENT:

None

ABSTAIN:

None

DISQUALIFICATION:

Councihnember Bacon

GRAY, TowJ Clerk

BLANK PAGE

Attachment #4
Clearwater Specific Plan – available online:
http://www.townofmammothlakes.ca.gov/index.aspx?NID=142

Attachment #5
North Old Mammoth Road District Study – available online:
http://www.townofmammothlakes.ca.gov/index.aspx?NID=142

Attachment #6
Old Mammoth Place Advisory Design Panel plans and
response memo, January 4, 2010 – available online:
http://www.townofmammothlakes.ca.gov/index.aspx?NID=141

