
 
 
 
 

Planning and Economic Development Commission Agenda
 

 

Wednesday, October 27, 2021, 2:00 p.m.
437 Old Mammoth Road, Suite Z, Mammoth Lakes

Members of the Planning and Economic Development Commission

Chair Michael Vanderhurst, Vice Chair Jen Burrows, Commissioner Paul Chang,
Commissioner Jessica Kennedy, Commissioner Greg Eckert

NOTE: In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the Town Clerk at (760) 965-3602. Notification 48 hours
prior to the meeting will enable the Town to make reasonable arrangements to ensure accessibility to
this meeting. (28 CFR 13.102-35.104 ADA Title II)
NOTE: Materials related to an item on this agenda submitted after distribution of the agenda packet
are available for public inspection in the Town Offices located at 437 Old Mammoth Road, Suite 230
during normal business hours. Such documents are also available on the Town of Mammoth Lakes
website at www.townofmammothlakes.ca.gov subject to staff’s ability to post the documents before
the meeting.
NOTE: All comments will be limited to a speaking time of five minutes.
 
NOTE: This meeting will be conducted pursuant to the provisions of Assembly Bill 361 which amends
certain requirements of the Ralph M. Brown Act. It is strongly encouraged that you watch the Planning
and Economic Development Commission meetings on the Town of Mammoth Lakes' website at
www.townofmammothlakes.ca.gov or on the local government cable channel 18. Public comments
can be submitted to the Town Clerk at clerk@townofmammothlakes.ca.gov before and during the
meeting.
 
ZOOM INFORMATION
Join from a PC, Mac, iPad, iPhone, or Android device:
Please click this URL to join. https://monocounty.zoom.us/s/94467884456
Or join by phone:
Dial (for higher quality, dial a number based on your current location):
US: +1 669 900 6833 or +1 253 215 8782 or +1 346 248 7799 or +1 312 626 6799 or +1 646 876
9923 or +1 301 715 8592
Callers - To Raise your hand press *9, To Unmute/Mute press *6
Webinar ID: 944 6788 4456
International numbers available: https://monocounty.zoom.us/u/aeHBYOcpOu
 
Public comments can also be given through Zoom by logging in or dialing in and raising your hand.



1. CALL TO ORDER

2. PLEDGE OF ALLEGIANCE

3. PUBLIC COMMENTS
The Public Comment portion of the agenda provides the public with an opportunity to
address the Planning and Economic Development Commission on matters not otherwise
listed on the agenda. Under California law the Planning and Economic Development
Commission is prohibited from generally discussing or taking action on items not included in
the agenda; however, the Commission may briefly respond to comments or questions from
members of the public. Therefore, the Commission will listen to all public comment, but will
not generally discuss the matter or take action on it. Requests for service from the Town
may also be made at the Town offices during regular business hours. Members of the public
desiring to speak on a matter appearing on the agenda should ask the Chair for the
opportunity to be heard when the item comes up for Commission consideration.

4. ASSEMBLY BILL (AB) 361 FINDINGS

4.1. Resolution making findings to allow the PEDC to meet virtually during the COVID-19
pandemic declared emergency

5. PUBLIC HEARINGS
Public Hearing Procedure: The Chair will open the public hearing and then: Statement and
presentation by staff. Statement and presentation by property owner or appellant. Questions
from the Planning and Economic Development Commission. Call for testimony from those
persons wishing to speak. Rebuttal to previous testimony by property owner or appellant.
Close the public hearing, terminating public testimony. The Commission will deliberate the
matter and arrive at a decision.

5.1. Public hearing and consideration of a District Zoning Amendment application (DZA
21-001) to amend the Clearwater Specific Plan (CSP) at 164, 202 and 248 Old
Mammoth Road. The application request also includes consideration of an
Addendum to the Clearwater
Specific Plan Environmental Impact Report (State Clearinghouse No. 2006062154),
including the Mitigation Monitoring and Reporting Program, and adopt CEQA
findings.

6. CONSENT AGENDA

6.1. Approve the minutes of the regular meeting of September 8, 2021.

6.2. Consider approval of Final Tract Map 19-001 for the construction of a six-unit multi-
family residential Planned Unit Development (PUD) located at 125 Lakeview Blvd.
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7. COMMISSIONER REPORTS
Informational reports from Commissioner representatives on committees, commissions, and
organizations; general reports on Commission activities.  Opportunity to add urgency items
pursuant to Government Code Section 54954.2(b)2, if necessary; and to remove items from
consent for separate discussion.

Design Committee - Paul Chang and Jennifer Burrows

Mobility Committee - Michael Vanderhurst and Jessica Kennedy

8. DIRECTORS REPORT
The Director's Report portion of the agenda provides the Director with an opportunity to
address the Planning and Economic Development Commission on Community and
Economic Development work items.

9. ADJOURNMENT
The Planning and Economic Development Commission will adjourn to a regular meeting to
be held on November 10, 2021.
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PLANNING AND ECONOMIC DEVELOPMENT COMMISSION 

STAFF REPORT 

 

Title:   Resolution making findings to allow the PEDC to meet virtually during 

the COVID-19 pandemic declared emergency  
 
Meeting Date: October 27, 2021 

 

Prepared by: Sandra Moberly, Community and Economic Development Director 

 

 

RECOMMENDATION: 
Adopt the attached resolution making findings to allow the Planning and Economic 

Development Commission to meet virtually during the COVID-19 pandemic declared 

emergency. 
 

BACKGROUND: 
On September 15, 2021, the Governor signed Assembly Bill (AB) 361, amending the Ralph 

M. Brown Act to allow local agencies to continue conducting public meetings remotely 

during a state of emergency, so long as certain requirements are met. 

 

Governor Newsom subsequently signed Executive Order N-15-21, which generally 

suspends the application of Assembly Bill (“AB”) 361 until October 1, 2021. AB 361 is 

urgency legislation amending the Brown Act to allow legislative bodies of local agencies 

to meet remotely with relaxed teleconferencing requirements during declared emergencies 

under certain conditions. These requirements are similar to the requirements the Town and 

many other agencies have been operating under during the COVID-19 pandemic, originally 

provided by Executive Order N-29-20 and extended by Paragraph 42 of Executive Order 

N-08-21. 

 

ANALYSIS: 

WHEN AB 361 APPLIES 

Under AB 361, a local agency may utilize the more “relaxed” Brown Act teleconferencing 

requirements in any of the following circumstances: 

 

 There is a proclaimed state of emergency, and state or local officials have imposed or 

recommended measures to promote social distancing; or 

 There is a proclaimed state of emergency, and the local agency’s meeting is for the 

purpose of determining, by majority vote, whether as a result of the emergency, 

meeting in person would present imminent risks to the health or safety of attendees; 

or 

 There is a proclaimed state of emergency, and the local agency has determined, by 

majority vote, that as a result of the emergency meeting in person would present an 

imminent risk to the health or safety of attendees. 
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AB 361 defines a “state of emergency” as a state of emergency proclaimed pursuant to 

Section 8625 of the California Emergency Services Act. This includes the current state of 

emergency proclaimed by the Governor due to the COVID-19 pandemic. 

To continue to rely on the relaxed teleconferencing provisions, the Planning and Economic 

Development Commission must reconsider the circumstances of the state of emergency 

and make the following findings by majority vote, every 30 days: 

 

 The state of emergency continues to directly impact the ability of the members to meet 
safely in person; or 

 State or local officials continue to impose or recommend measures to promote social 

distancing. 

Bryan Wheeler, Director of Public Health for Mono County, has issued the a letter 

recommending that physical/social distancing measures continue to be practiced 

throughout Mono County (See Attachment 1). This includes legislative bodies that are 

subject to the Brown Act. 

 

VIRTUAL MEETING REQUIREMENTS UNDER AB 361 

For all remote meetings held under AB 361, local agencies are required to meet the 

following public participation and notice requirements. Some of these requirements differ 

from what had been in place under the Governor’s executive orders: 

 

 Meeting agendas and notices must describe how members of the public may access the 

meeting and offer public comment and identify and include an opportunity for all 

persons to attend via a call-in option or an internet-based service option. 

 The public must have the opportunity to address the legislative body and comment in 

real time. The local agencies may still allow for the public to submit comments in 

advance of the meeting, but the local agency must also provide an option for the public 

to comment in real time. 

 If a timed public comment period is provided on an agenda, whether on a specific 

agenda item or in general, registration and the public comment period cannot close until 

the time has elapsed. If public comment is taken separately on each agenda item, the 

legislative body must allow a reasonable amount of time per item to allow members of 

the public the opportunity to provide public comment, register, or otherwise be 

recognized for the purpose of providing public comment. 

 Local agencies are permitted to use platforms which, incidental to their use and 

deployment, may require users to register for an account with that platform so long as 

the platform is not under the control of the local agency. 

 

If there is a disruption in the broadcast of a public meeting using the call-in option or the 

internet-based option, or there is a disruption within the agency’s control which prevents 

members of the public from offering comments, the agency must not take any action on 

items appearing on the agenda until full access is restored.  Meeting agendas are not 

required to be posted at all teleconference locations, and local agencies are not required to 
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make each teleconference location accessible to the public, as long as members of the 

public are given the opportunity to provide public comment remotely. 

 

The Planning and Economic Development Commission has expressed an interest in 

continuing to utilize the virtual meeting process. AB 361 creates statutory exemptions to 

the Brown Act that extend flexibility for remote public meetings during proclaimed 

emergencies, through January 1, 2024. Although AB 361 relaxes certain remote meeting 

requirements relating to member participation, agendas, and public accessibility at remote 

locations, the underlying aim of the Brown Act is still to ensure meetings of local agencies 

be open and public. 

 

The current process used for Commission meetings meets the requirements of AB 361. 

The process does allow for in-person comments at the Council chambers (437 Old 

Mammoth Road, Suite Z). Public comments generally and on specific items are allowed 

for in real time including via Zoom which may be accessed through a published link or 

phone number. The Commission continues to accept public comments in writing, or by 

email. Email comments are accepted during the Commission meeting as well as prior. 

The current hybrid process of allowing staff and Commissioners to be in-person may also 

continue. 
 

RECOMMENDATION 
Staff recommends that the Planning and Economic Development Commission adopt the 

attached resolution making findings to allow the Commission to meet virtually during the 

COVID-19 pandemic declared emergency. The Commission will need to reconsider the 

circumstances and need for remote meetings every 30 days so this item will be on the 

December 8, 2021 meeting for your consideration. This process will continue until the 

emergency is terminated or the Commission determines it is safe to reconvene in-person 

meetings and not utilize the flexibility provided under AB 361. 

 

ATTACHMENTS 

Attachment 1: Planning and Economic Development Commission Resolution  

Attachment 2: Memo from Brian Wheeler, Director of Public Health  
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Town of Mammoth Lakes 

Planning & Economic Development Commission Staff Report 

Meeting Date: October 27, 2021 

 

 

OBJECTIVE: 

1. Hear Staff presentations 

2. Planning & Economic Development Commission (PEDC) discussion 

3. PEDC action to: 

a. Adopt the attached resolution making findings to allow the Planning and Economic Development 

Commission to meet virtually during the COVID-19 pandemic declared emergency. 

 

On September 15, 2021, the Governor signed Assembly Bill (AB) 361, amending the Ralph M. Brown Act to allow 

local agencies to continue conducting public meetings remotely during a state of emergency, so long as certain 

requirements are met. 

 

Governor Newsom subsequently signed Executive Order N-15-21, which generally suspends the application of 

Assembly Bill (“AB”) 361 until October 1, 2021. AB 361 is urgency legislation amending the Brown Act to allow 

legislative bodies of local agencies to meet remotely with relaxed teleconferencing requirements during declared 

emergencies under certain conditions. These requirements are similar to the requirements the Town and many 

other agencies have been operating under during the COVID-19 pandemic, originally provided by Executive Order 

N-29-20 and extended by Paragraph 42 of Executive Order N-08-21. 

WHEN AB 361 APPLIES 

Under AB 361, a local agency may utilize the more “relaxed” Brown Act teleconferencing requirements in any 

of the following circumstances: 

 There is a proclaimed state of emergency, and state or local officials have imposed or recommended 
measures to promote social distancing; or 

AGENDA TITLE: Resolution making findings to allow the Planning and Economic Development Commission to 

meet virtually during the COVID-19 pandemic declared emergency. 

REQUESTING DEPARTMENT: 

Community & Economic Development 

Sandra Moberly, Director 

I. INTRODUCTION AND BACKGROUND 

II. ANALYSIS 
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 There is a proclaimed state of emergency, and the local agency’s meeting is for the purpose of 
determining, by majority vote, whether as a result of the emergency, meeting in person would present 
imminent risks to the health or safety of attendees; or 

 There is a proclaimed state of emergency, and the local agency has determined, by majority vote, that 

as a result of the emergency meeting in person would present an imminent risk to the health or safety 

of attendees. 

AB 361 defines a “state of emergency” as a state of emergency proclaimed pursuant to Section 8625 of the 

California Emergency Services Act. This includes the current state of emergency proclaimed by the Governor 

due to the COVID-19 pandemic. 

To continue to rely on the relaxed teleconferencing provisions, the Planning and Economic Development 

Commission must reconsider the circumstances of the state of emergency and make the following findings by 

majority vote, every 30 days: 

 The state of emergency continues to directly impact the ability of the members to meet safely in 
person; or 

 State or local officials continue to impose or recommend measures to promote social distancing. 

Bryan Wheeler, Director of Public Health for Mono County, has issued the a letter recommending that 

physical/social distancing measures continue to be practiced throughout Mono County (See Attachment 1). 

This includes legislative bodies that are subject to the Brown Act. 

VIRTUAL MEETING REQUIREMENTS UNDER AB 361 

For all remote meetings held under AB 361, local agencies are required to meet the following public 

participation and notice requirements. Some of these requirements differ from what had been in place under 

the Governor’s executive orders: 

 Meeting agendas and notices must describe how members of the public may access the meeting and 
offer public comment and identify and include an opportunity for all persons to attend via a call-in 
option or an internet-based service option. 

 The public must have the opportunity to address the legislative body and comment in real time. The 

local agencies may still allow for the public to submit comments in advance of the meeting, but the 

local agency must also provide an option for the public to comment in real time. 

 If a timed public comment period is provided on an agenda, whether on a specific agenda item or in 

general, registration and the public comment period cannot close until the time has elapsed. If public 

comment is taken separately on each agenda item, the legislative body must allow a reasonable 

amount of time per item to allow members of the public the opportunity to provide public comment, 

register, or otherwise be recognized for the purpose of providing public comment. 

 Local agencies are permitted to use platforms which, incidental to their use and deployment, may 
require users to register for an account with that platform so long as the platform is not under the 
control of the local agency. 

If there is a disruption in the broadcast of a public meeting using the call-in option or the internet-based option, 

or there is a disruption within the agency’s control which prevents members of the public from offering comments, 

the agency must not take any action on items appearing on the agenda until full access is restored. 

 Meeting agendas are not required to be posted at all teleconference locations, and local agencies are 
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not required to make each teleconference location accessible to the public, as long as members of the 
public are given the opportunity to provide public comment remotely. 

The Planning and Economic Development Commission has expressed an interest in continuing to utilize the 

virtual meeting process. AB 361 creates statutory exemptions to the Brown Act that extend flexibility for 

remote public meetings during proclaimed emergencies, through January 1, 2024. Although AB 361 relaxes 

certain remote meeting requirements relating to member participation, agendas, and public accessibility at 

remote locations, the underlying aim of the Brown Act is still to ensure meetings of local agencies be open and 

public. 

The current process used for Commission meetings meets the requirements of AB 361. The process does allow 

for in-person comments at the Council chambers (437 Old Mammoth Road, Suite Z). Public comments generally 

and on specific items are allowed for in real time including via Zoom which may be accessed through a 

published link or phone number. The Commission continues to accept public comments in writing, or by email. 

Email comments are accepted during the Commission meeting as well as prior. The current hybrid process of 

allowing staff and Commissioners to be in-person may also continue. 

RECOMMENDATION 

Staff recommends that the Planning and Economic Development Commission adopt the attached resolution 

making findings to allow the Commission to meet virtually during the COVID-19 pandemic declared emergency. 

The Commission will need to reconsider the circumstances and need for remote meetings every 30 days so this 

item will be on the December 8, 2021 meeting for your consideration. This process will continue until the 

emergency is terminated or the Commission determines it is safe to reconvene in-person meetings and not 

utilize the flexibility provided under AB 361. 

 

Attachments  

Attachment 1: Planning and Economic Development Commission Resolution  

Attachment 2: Memo from Brian Wheeler, Director of Public Health  
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RESOLUTION NO. 21- 
 

RESOLUTION OF THE PLANNING AND ECONOMIC 
DEVELOPMENT COMMISSION OF THE TOWN OF MAMMOTH 

LAKES, STATE OF CALIFORNIA, MAKING FINDINGS TO ALLOW 
THE PLANNING AND ECONOMIC DEVELOPMENT COMMISSION 

TO MEET VIRTUALLY DURING THE COVID-19 PANDEMIC 
DECLARED EMERGENCY 

 

WHEREAS, the Town of Mammoth Lakes supports transparency in 
government, and meetings of the Planning and Economic Development 
Commission and other legislative bodies of the Town are conducted in 
compliance with the Brown Act (Government Code Section 54950 et seq), so 
that members of the public may attend, observe, and participate; and 

 

WHEREAS, Government Code Section 54953(e) is a provision of the 
Brown Act establishing special rules that apply under specific circumstances to 
meetings of local government legislative bodies that are conducted remotely via 
teleconference; and 

 
WHEREAS, using the special rules will facilitate continuing to conduct 

meetings remotely during the COVID-19 pandemic; and 
 

WHEREAS, the Planning and Economic Development Commission does 
hereby find that allowing for conducting public meetings virtually will support 
social distancing and reduce the potential risk to the public, elected officials, 
and employees to be infected by or to spread COVID-19; and 

 
WHEREAS, a required condition for the use of the Section 54953(e) rules 

is the existence of a state of emergency declared by the Governor pursuant to 
Government Code Section 8625, proclaiming the existence of conditions of 
disaster or of extreme peril to the safety of persons and property within the State 
caused by conditions as described in Government Code Section 8558; and 

 
WHEREAS, an additional required condition is that state or local officials 

have imposed or recommended measures to promote social distancing, or, the 
legislative body meeting in person would present imminent risks to the health 
and safety of attendees; and 

 

WHEREAS, the Governor of California declared a Statewide state of 
emergency due to the COVID-19 virus on Wednesday, March 4; and 

 

WHEREAS, on March 15, 2020, the Mono County Health Officer declared 
a local health emergency, including finding “that there is an imminent and 
proximate threat to public health from the introduction of COVID-19 in Mono 
County;” and 

 
WHEREAS, the Mono County Director of Public Health has recently 

issued a memorandum recommending that social distancing be used as one 
means of reducing the spread of COVID-19; and 

 
WHEREAS, the Planning and Economic Development Commission does 

hereby find that the legislative bodies of the Town of Mammoth Lakes shall 
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Resolution No. 21- 
Page 2 
 

conduct their meetings without compliance with paragraph (3) of subdivision 
(b) of Government Code Section 54953, as authorized by subdivision (e) of 
Section 54953, and that such legislative bodies shall comply with the 
requirements to provide the public with access to the meetings as prescribed in 
paragraph (2) of subdivision (e) of Section 54953. 

 
NOW, THEREFORE, BE IT RESOLVED that the recitals set forth above 

are true and correct and are incorporated into this resolution by this reference; 
and 

 
IT IS FURTHER RESOLVED that the Planning and Economic 

Development Commission of the Town of Mammoth Lakes hereby declares a 
State and County emergency exists due to the existence or threatened existence 
of conditions of disaster or of extreme peril to the safety of persons and property 
within the Town of Mammoth Lakes due to the COVID- 19 virus; and 

 

IT IS FURTHER RESOLVED that the Mono County Director of Public 
Health has issued a memorandum recommending the continued use of social 
distancing as a means to reduce the spread of COVID-19, and that the COVID-
19 state of emergency impacts the ability of the Town Council to safely meet in 
person; and 

 
IT IS FURTHER RESOLVED that the Mammoth Lakes Planning and 

Economic Development Commission finds the use of virtual meetings, as 
provided for under AB 361 as approved by the State Legislature and signed by 
the Governor, is a prudent and safe means to conduct the Town’s business 
respecting the recommendation to use social distancing as a precaution to 
reduce the spread of COVID-19; and 

 
IT IS FURTHER RESOLVED that the Town staff and legislative bodies are 

hereby authorized and directed to take all actions necessary to carry out the 
intent and purpose of this Resolution including conducting open and public 
meetings in accordance with Government Code section 54953(e) and other 
applicable provisions of the Brown Act; and 

 
IT IS FURTHER RESOLVED that this Resolution shall take effect 

immediately upon its adoption and shall be effective until the earlier of (i) 
November 26, 2021, or such time the Town Council adopts a subsequent 
resolution in accordance with Government Code section 54953(e)(3) to extend 
the time during which the legislative bodies of the Town of Mammoth Lakes may 

continue to teleconference without compliance with paragraph (3) of subdivision 
(b) of section 54953. 

 

APPROVED AND ADOPTED THIS 27th day of October 2021. 
 

 

 
 

 

MICHAEL VANDERHURST, Chair 
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Resolution No. 21- 
Page 2 
 

ATTEST: 
 
 

 

JAMIE GRAY, Town Clerk 
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MONO COUNTY HEALTH DEPARTMENT               
Public Health 

                                 P.O. BOX 476, BRIDGEPORT, CA 93517 PHONE  (760) 932-5580 • FAX (760) 932-5284 
                                              P.O. BOX 3329, MAMMOTH LAKES, CA 93546  PHONE  (760) 924-1830 • FAX (760) 924-1831 

 
 
 
 
To: Board of Supervisors 
 
From:  Bryan Wheeler, Director of Public Health 
 
Re: Recommendation regarding Social Distancing and Virtual Meetings 
 
Both Mono County “covering” Health Officer Dr. Rick Johnson and I strongly 
recommend that physical/social distancing measures continue to be practiced 
throughout our Mono County communities, including at meetings of the Board of 
Supervisors and other County-related legislative bodies subject to the Brown Act, 
to minimize the spread of COVID-19.   
 
Whether vaccinated or not, positive individuals are contracting the Delta variant 
and infecting others in our communities. Social distancing and masking are crucial 
mitigation measure to prevent the disease’s spread. Virtual board meetings allow 
for the participation of the community, county staff, presenters, and board 
members in a safe environment, with no risk of contagion.  It is recommended 
that legislative bodies in Mono County implement fully-remote meetings to the 
extent possible.   
 
If you have any questions regarding this recommendation, please do not hesitate 
to contact me.  We will continue to evaluate this recommendation on an ongoing 
basis and will communicate when there is no longer such a recommendation with 
respect to meetings for public bodies. 
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Planning and Economic Development Commission 
Agenda Action Sheet 

 

 

 

Title: Public hearing and consideration of a District Zoning Amendment application 

(DZA 21-001) to amend the Clearwater Specific Plan (CSP) at 164, 202 and 248 Old Mammoth 

Road. The application request also includes consideration of an Addendum to the Clearwater 

 

Commission Meeting Date: 10/27/2021     
 

Prepared by:  Gina Montecallo, Assistant Planner 

 

Recommended Motion:  Recommends to the Town Council adoption of the required Municipal 

Code findings, approval of District Zoning Amendment (DZA) 21-001, and adoption of the 

Addendum to the Clearwater Specific Plan Environmental Impact Report (State Clearinghouse 

No. 2006062154), including the Mitigation Monitoring and Reporting Program, and adopt 

CEQA findings. 

 

Summary: Public hearing and consideration of the proposed Amended Phase One of the 

Clearwater Specific Plan. The project is comprised of a 6.09-acre site located within the 

Clearwater Specific Plan zoning district at 164, 202 and 248 Old Mammoth Road. The project is 

reviewed under application number DZA 21-001. Pursuant to the California Environmental 

Quality Act (CEQA) Guidelines Section 15164, an Addendum to the approved Environmental 

Clearance Documentation adopted for the Clearwater Specific Plan (SCH# 2006062154) has 

been prepared and concludes that no new or increased significant environmental impacts would 

result from the proposed project. 

 

The proposed project consists of an amendment to the Clearwater Specific Plan (CSP) to allow 

for a less intensive interim “Phase One” development to be constructed at the 6.09-acre project 

site while preserving the existing CSP allowances for future redevelopment. The proposed 

interim development includes the construction of 30 new “tiny home” style hotel cabin units, 

improvements to the existing hotel and Rafters restaurant, expanded event/meeting space and a 

new outdoor park.  
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ATTACHMENT 1

PEDC Resolution 2021-09

Case No. DZA 21-001
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Resolution No. PEDC 2021-09 
Page 1 of 6 
 

 

Recording Requested by and ) 
When Recorded Mail To: ) 
 ) 
Town of Mammoth Lakes ) 
Community & Economic Development Department ) 
P.O. Box 1609 ) 
Mammoth Lakes, CA  93546 ) ________________________________________                                                                                                                                    

Recordation fee exempt per Government Code §27383 
Space Above for Recorder’s Use 

RESOLUTION NO. PEDC 2021-09 
A RESOLUTION OF THE MAMMOTH LAKES PLANNING AND ECONOMIC 

DEVELOPMENT COMMISSION RECOMMENDING TO THE TOWN 

COUNCIL ADOPTION OF THE ADDENDUM TO THE CLEARWATER 

SPECIFIC PLAN ENVIRONMENTAL IMPACT REPORT AND APPROVAL OF 

DISTRICT ZONING AMENDMENT 21-001 TO ALLOW FOR A PHASE ONE 

INTERIM PROJECT FOR PROPERTIES LOCATED AT 164, 202, AND 248 OLD 

MAMMOTH ROAD (APN(s): 035-230-005-000; 035-230-006-000; and 035-230-007-

000) 

 WHEREAS, a request for consideration of a district zoning amendment was filed by 
Matthew Mering on behalf of WH SN Mammoth, L.L.C. to amend the Clearwater Specific Plan to 
allow for an interim “Phase One” development to be constructed at the project site while preserving 
the existing CSP allowances for future redevelopment, in accordance with Chapter 17.116 (Specific 
Plans), of the Town of Mammoth Lakes Municipal Code and Section 10.0 of the Clearwater 
Specific Plan, for property located within the Clearwater Specific Plan Zoning District at 164, 202, 
and 248 Old Mammoth Road; and 

 WHEREAS, the Planning and Economic Development Commission conducted a noticed 
public hearing on October 27, 2021, at which time all those desiring to be heard were heard; and 

 WHEREAS, the Planning and Economic Development Commission considered, without 
limitation: 

1. The staff report to the Planning and Economic Development Commission with 
attachments; 

1. The 2007 General Plan, Clearwater Specific Plan and Municipal Code; 

2. Oral and written evidence submitted at the hearing;  

3. District Zoning Amendment Application DR 21-002 received by the Town of 
Mammoth Lakes on September 7, 2021. 

4. DZA 21-001: Amended Phase One of the Clearwater Specific Plan, consisting of 
a supplementary document to the Amended 2016 Clearwater Specific Plan, dated 
October 20, 2021, attached hereto as Exhibit C; 

5. Addendum to the Clearwater Specific Plan Environmental Impact Report (EIR) 
(State Clearinghouse No. 2006062154), attached hereto as Exhibit A; and 
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Resolution No. PEDC 2021-09 
Page 2 of 6 
 

 

NOW THEREFORE, THE PLANNING AND ECONOMIC DEVELOPMENT 
COMMISSION OF THE TOWN OF MAMMOTH LAKES DOES RESOLVE, 
DETERMINE, FIND AND ORDER AS FOLLOWS: 
 
SECTION 1. FINDINGS.  

1. CEQA.  
a. The Planning and Economic Development Commission considered the Addendum 

to the Clearwater Specific Plan Environmental Impact Report (EIR) (State 
Clearinghouse No. 2006062154) together with the Clearwater Specific Plan EIR, 
any comments received, pursuant to the CEQA Guidelines, and finds that on the 
basis of the whole record, there is no substantial evidence that the proposed district 
zoning amendment will result in any new significant effects or a substantial 
increase in the severity of previously identified significant effects. 
 

b. The Planning and Economic Development Commission finds that the Addendum 
to the Clearwater Specific Plan EIR has been completed in compliance with CEQA 
and reflects the lead agency’s independent judgment and analysis. 
 

c. An addendum is adequate because the Addendum demonstrates that the 
environmental analysis and impacts identified in the Clearwater Specific Plan EIR 
remain substantively unchanged by the proposed district zoning amendment and 
supports the finding that the proposed district zoning amendment does not result in 
any new environmental effects and does not exceed the level of impacts identified 
in the EIR. 

d. The custodian and location of the documents and other material which constitute 
the record of proceedings upon which this decision is based is the Town Clerk at 
the Town of Mammoth Lakes Offices, 437 Old Mammoth Road, Suite 230, 
Mammoth Lakes, California 93546. 

 
e. The Planning and Economic Development Commission finds that the proposed 

district zoning amendment will not result in a safety hazard or noise problem for 
persons using the Mammoth Yosemite Airport or for persons residing or working 
in the Project area because the Project site is located approximately seven miles 
from the Mammoth Yosemite Airport. 
 

f. A program for reporting on or monitoring the required mitigation measures has 
been adopted and mitigation measures have been slightly modified for clarification 
for the purpose of the Addendum. 
 

g. All mitigation measures shall be conditions of Project approval. 

FINDINGS FOR DISTRICT ZONING AMENDMENT 
(Municipal Code §17.116.070) 

a. The specific plan is consistent with all applicable sections of the General Plan 
and Title 17 and is consistent with other adopted goals and policies of the Town. 
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Resolution No. PEDC 2021-09 
Page 3 of 6 

The Staff has determined that the Amended Phase One of the Clearwater 
Specific Plan (CSP) maintains The CSP’s consistency with the General Plan 
and other adopted goals and policies of the Town. The proposed amendment, 
while reducing the scope of development anticipated for phase one of the CSP, 
still provides 30 new hotel units as well as enhanced site amenities and public 
activation along Old Mammoth Road, thereby aligning with several of the 
General Plan goals and policies used to guide the original CSP and the 2016 
CSP Amendment.  The following are goals of the 2007 General Plan with which 
the Amended Phase One of the CSP is consistent: 

i. The intent of the “Main Street, Old Mammoth Road and Shady Rest”
character districts is to “invite pedestrian activity and provide gathering
places and opportunities for interaction in a vibrant mix of retail,
commercial and workforce housing…Commercial corridors should be
walkable year-round, vibrant, colorful, and accessible” (D-3). Further,
the General Plan portrays the Old Mammoth Road corridor as a
“traditional small-scale mixed-use ‘Main Street’ development pattern”
(D-4).

The Amended Phase One of The CSP meets the above intent by
allowing for a mixed-use development that includes new, pedestrian
scale (1 to 2-story) hotel cabins, landscape improvements, expanded
restaurant and event space, and a new park/ public event space along
Old Mammoth Road. Along with the proposed Laurel Mountain Road
sidewalk improvements, the proposed mix of uses will greatly improve
pedestrian activity in the area while also providing new gathering places
and opportunities for interaction.   The addition of new cabin units, new
site amenities and significant public open space along Old Mammoth
Road will serve to re-activate the existing lodging and restaurant uses
while also allowing for new event programming and a more active
pedestrian environment consistent with the General Plan goals for the
Old Mammoth Road district.

ii. “New development should improve connectivity and circulation with
bike and pedestrian paths, sidewalks and roads.” (D-3).

The Amended Phase One of The CSP invites pedestrian activity into the
site by improving the frontage along Old Mammoth Road, adding
sidewalks on Laurel Mountain Road and increasing pedestrian
connections within the interior of the site. Additionally, the project will
provide space for outdoor café seating, planting areas, and other
pedestrian-scaled elements to encourage activity throughout the site.
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iii. Policy C.2.A:  Create well-designed and significant public spaces in 
resort/commercial developments to accommodate pedestrians and 
encourage social interaction and community activity 
 
The Amended Phase One of The CSP is consistent with this policy by 
creating mixed-use development that includes a variety of public 
outdoor spaces designed to accommodate a series of public events and 
uses at different scales. The project calls for a minimum of 73,000 
square feet of open space and 2,000 square feet of event space intended 
to hold a variety of community events. The public space and outdoor 
food and beverage options are proposed to complement each other to 
promote community interaction.  

 
iv. Policy L.3.D: Encourage outdoor dining in resort and commercial 

districts to increase street level animation. 
 
The Amended Phase One of the CSP accomplishes the policy of 
encouraging outdoor dining by expanding existing facilities as well as 
providing new options for dining on site.   The project proposes to 
expand the deck at the existing Rafters restaurant to increase outdoor 
dining capacity. Additionally, the project provides a landscaped area 
along the Old Mammoth Road frontage that accommodates a food truck 
venue along with a food and beverage garden with a variety of seating 
and dining options (final operating characteristics and event 
programming will be determined through the Use Permit process).   

 
v. Policy L.5.A: Encourage and support a range of visitor accommodations 

that include a variety of services and amenities. 
 
The Amended Phase One of The CSP is consistent with this policy by 
formulating an interim development phase to allow for an adaptive 
project that expands upon existing visitor accommodations. Expanded 
visitor accommodations include the addition of 30 resort cabins, which 
not only increases the hotel inventory, but the cabins also add new 
lodging options to the site that are family friendly. In addition, the 
project proposes several new guest amenities including social gathering 
areas with fire pits and hammocks, lawn games and hot tubs.  

 
vi. Policy L.5.D: Encourage rehabilitation and renovation of existing 

visitor accommodations. 
 
The Amended Phase One of The CSP creates the opportunity for 
renovating the project site’s existing facilities to fall more in line with 
the vision of the original CSP and the General Plan. The project 
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accomplishes this policy by improving the hotel’s arrival sequence, 
which entails the proposal of a porte-cochere at the vehicular entrance 
and an upgraded lobby area. Additional improvements include an 
upgraded pool area as well as improvements to the existing Rafters 
restaurant.  

 
Finally, the proposed Amended Phase One of the Clearwater Specific Plan 
maintains consistency with the intent of the Clearwater Specific Plan land use 
designation, which is to provide “for a pedestrian-oriented, mixed-use district 
for residents and visitors within the North Old Mammoth Road area. Permitted 
uses include hotel, condominium-hotel, workforce housing, street front retail 
along Old Mammoth Road, and a large public plaza intended for use as an event 
venue. The base density is forty (40) hotel rooms per acre with the potential for 
up to eighty (80) hotel rooms per acre. Pursuant to the Clearwater Specific Plan, 
significant community benefits are required to be provided. Workforce housing 
and commercial uses are exempt from density calculations.”  
The proposed Amended Phase One achieves many of the goals of the CSP land 
use designation, including providing new pedestrian-oriented mixed uses, new 
hotel units, and public benefits in the form of significant public event/ gathering 
space along Old Mammoth Road. The proposed amendment is within the 
maximum allowable density and provides 5 units of workforce housing on-site. 
Importantly, the amendment also maintains the existing allowances of the CSP 
for future redevelopment, thereby ensuring that any goals not met by the current 
development will still be met when the site redevelops in the future.  

b. That the specific plan is consistent with any applicable airport land use plan as 
required by Government Code Section 65302.3; and 
Not applicable, as there are no applicable airport land use plans that have an 
impact on the Clearwater Specific Plan. 

c. That the specific plan is in compliance with the provisions of the California 
Environmental Quality Act (CEQA). 
Pursuant to the California Environmental Quality Act (CEQA) Guidelines 
Section 15164, an Addendum to the approved Environmental Clearance 
Documentation adopted for the Clearwater Specific Plan (SCH# 2006062154) 
has been prepared. The addendum describes the proposed changes to the 
approved project and concludes that no new or increased significant 
environmental impacts would result from the proposed project. Therefore, the 
Specific Plan Amendment is in compliance with the provisions of the California 
Environmental Quality Act (CEQA). 
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SECTION 2. PLANNING AND ECONOMIC DEVELOPMENT COMMISSION 
ACTIONS. The Planning and Economic Development Commission hereby takes the 
following actions: 

1. Recommends to the Town Council adoption of the Addendum to the Clearwater 
Specific Plan Environmental Impact Report (State Clearinghouse No. 
2006062154), including the Mitigation Monitoring and Reporting Program, and 
adopt CEQA findings; 

2. Recommends to the Town Council adoption the required Municipal Code findings; 
and 

3. Recommends to the Town Council approval of District Zoning Amendment (DZA) 
21-001. 

 
PASSED AND ADOPTED this 27th day of October 2021, by the following vote, to wit: 
 
AYES:   

NAYS:  

ABSENT:  

ABSTAIN:  

 

ATTEST: 

 
 
________________________________ ________________________________ 
Sandra Moberly,  Michael Vanderhurst,  
Community and Economic  Chair of the Mammoth Lakes Planning                                       
Development Director and Economic Development  
 Commission 
 
NOTE: This action is subject to Chapter 17.104 of the Municipal Code, which specifies 
time limits for legal challenges. 
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1.0 INTRODUCTION 
 
The proposed project is located within an area covered by The Clearwater Specific Plan (Specific 
Plan). The Specific Plan was adopted by the Town of Mammoth Lakes (Town) on January 21, 
2009, for the development of a new, pedestrian oriented, mixed-use, resort destination development 
(herein referenced as the “Specific Plan Development Scenario”) located in the North Old Mammoth 
Road District of the Town. The Town, as the Lead Agency under the California Environmental 
Quality Act (CEQA), determined that an Environmental Impact Report (EIR) was required for the 
Specific Plan prior to adoption.  
 
Following approval of the Specific Plan and Specific Plan EIR, a Conditional Use Permit (CUP) was 
approved by the Town for the project site on March 10, 2010 (2009 Old Mammoth Place CUP). As 
part of this process, the Town’s Community and Economic Development Department prepared a 
CEQA Conformance Analysis to confirm if the proposed CUP was consistent with what was 
analyzed as part of the Specific Plan Final EIR. The 2009 Old Mammoth Place CUP included Use 
Permit Application (UPA) 09-003 and Vesting Tentative Tract Map (VTTM) 09-003.  

 
In 2016, the Applicant requested approval of modifications to the 2009 Old Mammoth Place CUP 
(the 2016 Old Mammoth Place CUP Amendment). At that time, a CEQA addendum to the 
Clearwater Specific Plan (2016 Addendum) was prepared to confirm if the proposed modifications 
were consistent with what was analyzed as part of the Specific Plan Final EIR. The Old Mammoth 
Place CUP Addendum was approved in 2016.  
 
Since that time, development of the project site, as anticipated in the Specific Plan and the 2016 
Old Mammoth Place CUP Amendment, has not occurred. At this time, the Applicant is requesting 
appropriate entitlements to allow for an interim development (“Amended Phase One”) to be 
constructed at the project site, while preserving the existing Specific Plan allowances for the 
potential future development per the approved 2016 Old Mammoth Place CUP Amendment. 
These changes for implementation of an Amended Phase One (referenced as the proposed 
Sierra Nevada Resort Amendment, or project) are the subject of this 2021 Addendum to The 
Clearwater Specific Plan EIR.   
 
1.1 PROJECT LOCATION AND EXISTING CONDITIONS 
 
The Town of Mammoth Lakes is located in the eastern portion of the Sierra Nevada Range, within 
southwestern Mono County, California; refer to Exhibit 1-1, Regional Vicinity. Regional access to 
the town is provided via U.S. Highway 395, which is approximately three miles east. Mammoth 
Lakes is served primarily by State Route 203, which acts as a connector to U.S. 395. 
 
The approximate 6.1-acre site is located to the west of Old Mammoth Road and is surrounded on 
the remaining three sides by Sierra Nevada Road to the south, Laurel Mountain Road to the west, 
and the Mammoth Mall and Krystal Villa East condominiums to the north; refer to Exhibit 1-2, Site 
Vicinity. The Specific Plan area consists of three parcels (Accessor Parcel Numbers [APN] 35-
230-05, 35-230-06, and 35-230-07). 
 
The site is currently developed with commercial uses, which include the Sierra Nevada Resort 
and Spa and Frosty’s Miniature Golf (both located at 202 Old Mammoth Road), Rafters 
Restaurant and Lounge (164 Old Mammoth Road), and a second restaurant building occupied by 
Red Lantern downstairs and Jimmy’s Taverna upstairs (248 Old Mammoth Road).  
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The Sierra Nevada Resort and Spa is an L-shaped building situated at the north and west sides 
of the project site. Two detached buildings owned and used by the hotel are located north of 
Frosty’s Miniature Golf, which occupies the center portion of the site. Rafters Restaurant and 
Lounge is located at the central east side of the site. The two-story wooden restaurant building 
occupied by Red Lantern (currently closed) and Jimmy’s Taverna (currently operating) is located 
at the southeastern corner of the site. Existing vegetation includes approximately 33 trees and 
ornamental landscaping around the perimeters of the site and buildings. The remainder of the site 
consists of a surface parking lot serving the hotel and restaurants.  
 
To the east of the project site, across Old Mammoth Road, is the Sierra Manor condominium 
project (zoning designation of Old Mammoth Road [OMR]). To the south, across Sierra Nevada 
Road, is the Sierra Park Villas condominiums (zoning designation of Residential Multi-Family 
[RMF-2]). Across Laurel Mountain Road to the west is the Laurel Mountain Professional Center, 
L‘Abri residential condos, an unnamed apartment building, and the Sierra Park Apartments 
(zoning designation of OMR). To the north of the site, are the Krystal Villa East condominiums 
(zoning designation of OMR) and the Mammoth Mall (zoning designation of Downtown [D]), which 
houses business offices and retail establishments. 
 
1.2 PREVIOUS ENVIRONMENTAL DOCUMENTS 
 
Clearwater Specific Plan and EIR 
 
The Clearwater Specific Plan was adopted by the Town on January 21, 2009, for the development 
of a new, pedestrian oriented, mixed-use resort destination development located in the North Old 
Mammoth Road District of the town. The Town, as the Lead Agency under the CEQA, determined 
that an EIR was required for the Specific Plan prior to adoption. The EIR was prepared in 
conformance with CEQA (California Public Resources Code [PRC] Section 21000 et seq.); CEQA 
Guidelines (California Code of Regulations [CCR], Title 14, Section 15000 et seq.); and the rules, 
regulations, and procedures for implementation of CEQA, as adopted by the Town. The purpose of 
the EIR was to review the existing conditions, analyze potential environmental impacts, and identify 
feasible mitigation measures to reduce potentially significant effects of the Specific Plan.  
 
The Draft Environmental Impact Report (Draft EIR) for the Specific Plan was distributed to 
responsible and trustee agencies, interested groups, and organizations. The Draft EIR (SCH# 
2006062154) was made available for public review and comment for a period of 45 days. The public 
review period for the Draft EIR established by the CEQA Guidelines commenced on December 15, 
2006 and ended January 29, 2007. A public scoping meeting for the Draft EIR was held on January 
24, 2007, at the Town Council Chambers, in order to gather information on concerns and issues 
that the general public may have regarding the Specific Plan and Draft EIR. 
 
The Draft EIR focused primarily on changes in the environment that would result from the Specific 
Plan. The Draft EIR identified potential impacts that would result from the construction and operation 
of the Specific Plan and provided measures to mitigate potential significant impacts. Those impacts 
that cannot be mitigated to less than significant levels were also identified.  
 
After publication of the Draft EIR, the project Applicant submitted minor modifications to the project, 
which were reflected in the Final EIR for the Specific Plan (Specific Plan Final EIR). The project 
modifications proposed considered a 308-unit (480 room) condominium hotel with 18,000 square 
feet of retail and restaurant commercial uses and 11,900 square feet of recreation uses and ranged 
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in height from 35-65 feet. The condominium hotel also included 32 dwelling units for workforce 
housing and 8,000 square feet for conference space; refer to Exhibit 1-3, Approved 2008 EIR CUP.  
 
Specific Plan Final EIR Section 2.0, Revisions to Information Presented in the Draft EIR, 
documented these project changes prior to certification of the Specific Plan Final EIR. Per this 
analysis, these revisions did not change the conclusions presented in the December 2006 Draft 
EIR. The revised Specific Plan Final EIR development scenario was determined to not create any 
new significant impacts or create the need for additional mitigation. On January 7, 2009, the Town 
Council adopted the Final Clearwater Specific Plan and certified the Specific Plan Final EIR. 
 
2009 Old Mammoth Place CUP and CEQA Conformance Review 
 
Following approval of the Final Clearwater Specific Plan and Specific Plan Final EIR, a CUP was 
approved by the Town on March 10, 2010 (2009 Old Mammoth Place CUP). The 2009 Old 
Mammoth Place CUP included a 332-unit (488 room) condominium hotel with 36,964 square feet 
of retail and restaurant commercial uses and 75,425 square feet of recreation uses. The 
condominium hotel also included 8 dwelling units for workforce housing and 9,582 square feet for 
conference space; refer to Exhibit 1-4, Approved 2009 Old Mammoth Place CUP, which illustrates 
the proposed development scenario under the 2009 Old Mammoth Place CUP. Prior to approval of 
the 2009 Old Mammoth Place CUP, the Town underwent a CEQA Conformance Review in 
February 2010, in order to verify if the proposed CUP was consistent with the analysis presented in 
the Specific Plan Final EIR, or if additional CEQA Clearance Documentation was necessary.  
 
The 2009 Old Mammoth Place CUP proposed only minor differences compared to the project 
described in the Specific Plan Final EIR. Further, the proposed amendment to the Specific Plan 
included minor administrative changes to clarify definitions presented in the Specific Plan. As such, 
the CEQA Conformance Review determined that the 2009 Old Mammoth Place CUP would result 
in similar impacts to land use and relevant planning, aesthetics/light and glare, traffic and circulation, 
air quality, noise, utilities service systems, as well as long-term implications. Mitigation measures 
recommended within the CEQA Conformance Review are the same as those presented in the Final 
EIR. Based on the findings presented in the CEQA Conformance Review, it was concluded that the 
2009 Old Mammoth Place CUP project would not result in substantial changes compared to the 
development scenario analyzed in the Specific Plan Final EIR.  
 
2016 Old Mammoth Place CUP Amendment and Addendum to the Clearwater Specific Plan 
 
In 2016, the Applicant requested approval of modifications to the approved CUP (2016 Old 
Mammoth Place CUP Amendment), which required discretionary action by the Town; Exhibit 1-5, 
Approved 2016 Old Mammoth Place CUP Amendment. Discretionary action included approval of 
a CEQA addendum to the Specific Plan Final EIR to confirm if the proposed modifications were 
consistent with what was analyzed as part of the EIR. Proposed changes included amendments to 
the Specific Plan to increase the allowed building heights and removal of on-site workforce housing. 
The 2016 Old Mammoth Place CUP Amendment and CEQA Addendum were approved in 2016.  
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Source: The Landau Partnership; June 20, 2008.
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Source: Triad/Holmes Associates, February 2, 2010.
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Source: Triad/Holmes Associates, February 2, 2010.

Page 37 of 177



Sierra Nevada Resort Amendment 
Addendum to the Clearwater Specific Plan 

Environmental Impact Report  
 

 

 
 9 October 2021 

Sierra Nevada Resort Amendment and 2021 Addendum to the Clearwater Specific Plan 
 
Since that time, development of the project site, as anticipated in the Specific Plan and the 2016 
Old Mammoth Place CUP Amendment, has not occurred. At this time, the Applicant is requesting 
appropriate entitlements to allow for an interim development to be constructed at the project site, 
while preserving the existing Specific Plan allowances for the potential future development per 
the approved 2016 Old Mammoth Place CUP Amendment (the proposed Sierra Nevada Resort 
Amendment, or project). The Town has determined that an addendum to the Specific Plan Final 
EIR is required to allow for development of the Sierra Nevada Resort Amendment.  
 
For the purpose of the analysis presented in this 2021 Addendum to the Clearwater Specific Plan, 
the proposed project modifications are compared to the 2016 Old Mammoth Place CUP 
Amendment development scenario. 
 
2.0 DESCRIPTION OF PROJECT MODIFICATIONS 
 
2.1 ADDENDUM’S PURPOSE AND NEED  
 
When an EIR has been certified or a negative declaration adopted for a project, no subsequent 
or supplemental environmental review documentation shall be required unless one or more of the 
following events occurs: 
 

1) 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) 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) 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 
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effects on the environment, but the project proponents decline to adopt the 
mitigation measure or alternative. 
 

When none of the above events has occurred, yet minor technical changes or additions to the 
previously adopted EIR or negative declaration are necessary, an addendum may be prepared 
(State CEQA Guidelines Section 15164[b]). 
 
As discussed below, none of the conditions described in State CEQA Guidelines Section 15162 
calling for preparation of subsequent environmental review has occurred. This Addendum 
supports the conclusion that the proposed project modifications are minor technical changes that 
do not result in any new significant environmental effects or a substantial increase in the severity 
of previously identified significant effects. In addition, as discussed below, the proposed project 
modifications would not result in any new or substantially increased significant environmental 
impacts, new mitigation measures, or new alternatives that would substantially reduce significant 
impacts. As a result, an addendum is an appropriate CEQA document for analysis and 
consideration of the proposed project modifications. 
 
Circulation of an addendum for public review is not necessary (State CEQA Guidelines Section 
15164, subdivision (c)); however, the addendum must be considered in conjunction with the 
adopted Specific Plan Final EIR and 2016 Addendum by the decision-making body (State CEQA 
Guidelines Section 15164, subdivision (d)). 
 
2.2 LOCATION OF PROJECT MODIFICATIONS 
 
The proposed project modifications would apply to the same 6.1-acre project site identified and 
described in the Specific Plan Final EIR and 2016 Addendum. The project site is comprised of 
three parcels located at 164, 202, and 248 Old Mammoth Road, at the northwest corner of Old 
Mammoth Road and Sierra Nevada Road, in Mammoth Lakes, California. 
 
2.3 COMPONENTS OF PROJECT MODIFICATIONS  
 
The Applicant proposes to amend the Specific Plan in order to allow for the interim development 
(Amended Phase One) of 30 hotel cabins in the southern portion of the project site. Other 
improvements would include upgrades to the interior and exterior areas of the existing Sierra 
Nevada Resort and Spa and Rafters Restaurant and Lounge.  
 
The new interim development scenario would include the following components:  
 

• Demolition of the existing restaurant building at the southeast corner of the site and the 
construction of up to 30 new hotel lodging cabins, to be rented out by the existing hotel. 
The cabins would be “tiny home-style” cabins, up to 35 feet in height, situated in the central 
and southern portions of the project site. Specifically, single cabins would be up to 25 feet 
in height, and duplex, triplex, and four-plex cabins would be up to 35 feet in height.  
 

• Interior and exterior hotel amenity improvements would be constructed. Interior 
improvements would be made to the existing on-site Sierra Nevada Resort and Spa and 
Rafters Restaurant and Lounge. Exterior improvements would include a public open 
space/event area at the southeast corner of the site, relocation of the existing pool to the 
central portion of the project site, upgrades to amenity areas (including expanded outdoor 
seating and lawn game areas). Outdoor amenities may include casual gathering spaces 
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with fixed and/or flexible seating, a terraced lawn, hammocks, firepits, gazebo, volleyball 
court, cornhole, bocce ball, private pool, and spa amenities, etc. Exterior improvements 
would also include the creation of a public food garden corridor (dining area) along Old 
Mammoth Road, which could accommodate one or more food trucks on-site. 

 
• The proposed modifications would eliminate the southernmost driveway along Old 

Mammoth Road; and relocate the existing driveway along Sierra Nevada Road from its 
current location to the center of the site. Additionally, it is acknowledged that proposed 
sidewalk improvements along Laurel Mountain Road allowed per the existing Specific Plan 
would be required to be constructed as part of this Amended Phase One.  
 

Proposed landscaping would include the preservation of existing trees wherever possible, as well 
as the planting of new canopy, evergreen, and flowering trees throughout the site.  Understory 
planting would include a mix of native grasses, perennials, and shrubs that would complement 
the native ecology of the region.  

• Create a new public park and, potentially, an events pavilion at the corner of Old Mammoth 
Road and Sierra Nevada Road to accommodate community festivals and events; and 
 

• The project would also restripe the existing 225-space surface parking lot to accommodate 
182 parking spaces total.  
 

• Appropriate utility connections would be installed, connecting the new cabins to water, 
sewer, electrical, gas, and telecommunications. 
 

It is acknowledged that this analysis assumes that the Amended Phase One development and 
associated utilities would be demolished prior to developing the full development scenario outlined 
as part of the 2016 Old Mammoth Place CUP Amendment. 
 
3.0 ENVIRONMENTAL ASSESSMENT 
 
As discussed in Section 1.2, Previous Environmental Documents, for the purposes of this analysis, 
the proposed project modifications are compared to the certified Final EIR development scenario 
and/or the certified 2016 Old Mammoth Place CUP Amendment development scenario. Potential 
environmental impacts resulting from the proposed project, as compared to the development 
scenario presented in the certified Final EIR and Addendum for the Specific Plan, are presented 
below for each environmental topic area considered in the certified Final EIR. Implementation of 
the proposed project would not require any new mitigation measures compared to those 
recommended in the Final EIR and/or Addendum. Mitigation measures recommended within this 
analysis are the same as those presented in the Final EIR and only include those applicable to 
the proposed project modifications. 
 
3.1  LAND USE 
 
The Final EIR determined that potential impacts to land use and relevant planning would be 
significant and unavoidable due to conflict with policies in the 1987 Town of Mammoth Lakes 
General Plan related to the obstruction of existing views and exceedance of maximum site 
coverage. The 2016 Addendum concluded that the requested modifications to the project would 
not result in substantial changes compared to the development scenario analyzed in the Final 
EIR. 
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The project site is designated Clearwater Specific Plan (CSP) under the Town of Mammoth Lakes 
General Plan (General Plan) and zoned Clearwater Specific Plan under the Town’s Zoning Map. 
The revised project proposes an interim development of 30 hotel cabins in the southern portion 
of the project site and several other site improvements and amenities (Amended Phase One). 
This analysis assumes that all development associated with Amended Phase One would be 
demolished prior to developing the full development scenario outlined in the 2016 Old Mammoth 
Place CUP Amendment. As such, the revised project would require a Specific Plan Amendment 
to allow the proposed Amended Phase One.  
 
The proposed Specific Plan Amendment includes development standards specific to the 
Amended Phase One development scenario. As such, Amended Phase One would be required 
to comply with the proposed standards, including land use type (i.e., hotel cabins), building height, 
restaurant and event space square footage, minimum setbacks, minimum building separation 
distance, parking space requirements, minimum snow storage area, and minimum open 
space/landscaping. Although Amended Phase One would allow for an interim development not 
previously analyzed in the Final EIR or 2016 Addendum, the revised project would be consistent 
with the Town’s vision and goals for the project site as detailed in the Specific Plan. Specifically, 
the Amended Phase One would contribute towards creating a pedestrian-oriented mixed-use 
corridor along Old Mammoth Road, providing a blend of hotel, restaurant/event space, and a 
venue for a variety of community activities and events (i.e., the proposed public park, food and 
beverage garden, and food truck venue). The 30 additional hotel cabins would provide places to 
stay for Town visitors and the site improvements and amenities would revitalize the site’s existing 
character and enhance the Town’s overall character as a destination resort community. The 
Specific Plan would also be amended in various sections to allow the Amended Phase One 
development scenario. Thus, upon adoption by the Town, the project would be consistent with 
the Specific Plan, as amended.  
 
Overall, the revised project would not result in any additional land use impacts that were not 
previously considered and addressed in the Final EIR and 2016 Addendum. 

Mitigation Program 
 
No mitigation measures were found to be feasible in the Final EIR or 2016 Addendum for this 
topic area, and no new measures are feasible. 
 
3.2 AESTHETICS/LIGHT AND GLARE   
 
The certified Final EIR determined that despite the implementation of recommended mitigation 
measures, the previously analyzed project would result in significant and unavoidable 
construction impacts as the surrounding residential areas would be exposed to the visually related 
impacts of construction activities. Additionally, long-term visual/aesthetic impacts due to 
increased building heights, removed mature vegetation, increased hardscape features, and view 
obstruction would remain significant and unavoidable following implementation of recommended 
mitigation measures. Further, the 2016 Addendum concluded that the 2016 Old Mammoth Place 
CUP Amendment would be similar to those identified in the Final EIR. Similar to the Final EIR, 
shade/shadow impacts would remain significant and unavoidable. Construction of the project 
would involve demolition, site preparation, construction, and phasing similar to what was identified 
in the Final EIR. Thus, short-term construction impacts would not be increased, compared to that 
analyzed in the Final EIR. The Final EIR Mitigation Measures AES-1 through AES-15 would still 
be applicable to the 2016 Old Mammoth Place CUP Amendment. 
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Development of the Amended Phase One would include demolition of the existing restaurant 
located at the southeast corner of the site and the construction of 30 hotel cabins. The cabins 
would be “tiny home-style” cabins, up to 35 feet in height, situated in the central and southern 
portions of the project site. Specifically, single cabins would be up to 25 feet in height, and duplex, 
triplex, and four-plex cabins would be up to 35 feet in height. Interior and exterior improvements 
to hotel amenities are also proposed for the existing Sierra Nevada Resort and Spa and Rafters 
Restaurant and Lounge. Additionally, construction of an outdoor food garden (dining area) along 
Old Mammoth Road is proposed, which could accommodate one or more food trucks on-site. The 
Amended Phase One would create a new public park and, potentially, an events pavilion at the 
corner of Old Mammoth Road and Sierra Nevada Road to accommodate community festivals and 
events as well.  
 
The Amended Phase One would appear similar in character to the existing on-site hotel and 
surrounding community. Proposed cabins would range from 25 to 35 feet in height, similar to 
existing structures in the area. The 2016 CUP Amendment considered on-site building heights 
ranging from 35 to 65 feet in height. As such, the Amended Phase One development (up to 35 
feet in height) would not result in increased resultant view blockage to the surrounding mountains 
and hillsides, compared to that analyzed in the certified Final EIR and 2016 Addendum. Resultant 
shadow patterns would be similar in character to the existing surrounding community. 
Construction of the project would involve demolition, site preparation, and construction similar to 
the extent of what was identified in the certified Final EIR and 2016 Addendum. The Amended 
Phase One development would also include interior and exterior lighting for security, parking, 
signage, landscaping, street lighting, and interior lighting of the proposed structures, although to 
a lesser extent than the full development considered as part of the Specific Plan. Implementation 
of the Final EIR certified Mitigation Measures AES-13 and AES-14 (as amended in the 2016 
Addendum) would still be required in order to reduce light and glare impacts. As such, the intensity 
of operational lighting impacts would be reduced compared to that analyzed in the certified Final 
EIR and 2016 Addendum.  
 
Overall, the proposed project would result in fewer aesthetic/light and glare impacts, compared to 
that considered in the certified Final EIR and 2016 Addendum. Notwithstanding, the Amended 
Phase One would still be required to comply with the certified Mitigation Measures AES-1 through 
AES-14. With implementation of certified mitigation, the Amended Phase One would not result in 
any new or potentially adverse aesthetics/light and glare impacts not previously considered and 
addressed. 
 
Mitigation Program 
 
The Final EIR Mitigation Program, as amended by the 2016 Addendum, includes measures to 
reduce significant and unavoidable impacts associated with the previously approved project to 
the extent feasible. The following measures from the certified Final EIR and 2016 Addendum 
would also be applicable to the proposed project. Any modifications to the original measures are 
shown in strikethrough for deleted text and new, inserted text is underlined. 
 
Applicable Mitigation Measures 
 
AES-1  Construction equipment staging areas shall use appropriate screening (i.e., temporary 

fencing with opaque material) to buffer views of construction equipment and material, 
when feasible. Staging locations shall be indicated on Final Development Plans and 
Grading Plans. Old Mammoth Place Addendum, 2016. 
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AES-2 A grading plan shall be submitted concurrently with the development plans and shall 
be approved through the design review process by the Planning & Economic 
Development Commission. All grading and earthwork activities must be conducted in 
accordance with an approved construction grading plan and grading permit issued by 
the Mammoth Lakes Public Works Department. All grading plans must meet Lahontan 
Regional Water Quality Control Board standards for interim and permanent erosion 
control measures. Old Mammoth Place Addendum, 2016. 

 
AES-3 The applicant shall prepare and submit a construction hauling plan to be reviewed and 

approved by the Community & Economic Development Department prior to issuance 
of grading permit. The plan shall ensure that construction haul routes do not affect 
sensitive uses in the project vicinity. 

 
AES-4 All construction-related lighting shall be located and aimed away from adjacent 

residential areas and consist of the minimal wattage necessary to provide safety at the 
construction site. A construction safety lighting plan shall be submitted to the 
Community & Economic Development Department for review concurrent with grading 
permit application. Old Mammoth Place Addendum, 2016. 

 
AES-5 The overall color scheme shall be determined by the Town’s Design Guidelines and 

Town of Mammoth Lakes Advisory Design Panel, subject to approval by the Town of 
Mammoth Lakes Planning & Economic Development Commission. The color of 
exterior materials, whether applied or innate, shall reflect the appearance of the natural 
surroundings and not seem synthetic or man-made. Accent colors shall integrate with 
the overall color scheme and form of the building. Old Mammoth Place Addendum, 
2016. 

 
AES-6 All signs shall be in accordance with the general provisions, prohibitions, exemptions, 

and special purposes delineated in Chapter 17.4017.48 of the Town’s Municipal Code, 
the Clearwater Specific Plan, and the Clearwater Landscape Design Guidelines as 
established and adopted hereafter by the Town Planning & Economic Development 
Commission. Old Mammoth Place Addendum, 2016. 

 
AES-7 Landscape design shall be consistent with TOML Municipal Code Chapter 

17.20.04017.40, California Model Water Efficiency Landscape Ordinance (CA 
MWELO), property development standards, and the Clearwater Specific Plan 
Landscape Design Guidelines. The landscape shall enhance the character of the on-
site development and shall be compatible with, and complementary to, the natural 
environment in Mammoth Lakes and the surrounding region. Old Mammoth Place 
Addendum, 2016. 

 
AES-8 Flat roofs shall be designed to carry snow accumulations of a minimum of 161 pounds 

per square feet, and have a minimum slope of 3/12 for adequate drainage. A roof pitch 
of less than 3/12 is subject to the approval of the Building Official. Roofs shall be 
designed to not shed ice and snow onto adjacent properties, walkways, plaza, 
driveways, and decks. Old Mammoth Place Addendum, 2016 [modified for 
clarification]. 

 
AES-9 Roof appurtenances shall be integral parts of the architecture of the structure. Non-

functional roof ornamentation shall be avoided. Mechanical, electrical and roof access 
equipment, vents, and antennas shall be integrated into the roof design to avoid visual 
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impact on other properties. Skylights, solar collectors and clerestories shall be 
designed as masses at angles relating to the primary roof, and building architecture, 
not applied forms. Exposed chimney flues shall not be permitted. Old Mammoth Place 
Addendum, 2016. 

 
AES-10 All appurtenances (i.e., meters and electrical equipment, etc.) shall be integrated into 

the project design to avoid visual impact from pedestrians and other properties. These 
appurtenances shall be screened or placed in areas that are not highly visible, where 
possible. Old Mammoth Place Addendum, 2016. 

 
AES-11 Fencing and outdoor enclosures shall be compatible in material, color, and design to 

adjacent structures, and the neighborhood and regional character. Fences and 
enclosures shall be designed to withstand heavy snowfall conditions and snow 
removal operations. Fences, walls, and enclosures shall be no higher than necessary 
to perform the intended function. Landscape features, fences, and walls in dedicated 
snow slope areas shall be designed to accommodate snow storage and removal 
activities. Old Mammoth Place Addendum, 2016. 

 
AES-12 All outdoor furnishings shall complement adjacent building character and scale, and 

shall be appropriate to the project theme, allow for snow removal operations, and 
accessibility requirements. The treeTree grates shall be used in areas of high 
pedestrian activity and traffic. They shall be constructed of cast iron, metal, or 
concrete.  Old Mammoth Place Addendum, 2016. 

 
AES-13 The applicant shall prepare and submit an outdoor lighting plan pursuant to the Town’s 

Lighting Ordinance (Chapter Section 17.34.060030, Exterior LightingOutdoor Lighting 
Plans, of the Municipal Code) to the Community & Economic Development Director 
that includes a footcandle map illustrating the amount of light from the project site at 
adjacent light sensitive receptors. Old Mammoth Place Addendum, 2016. 

 
AES-14 Landscape lighting should be designed as an integral part of the project. Lighting levels 

shall respond to the type, intensity, and location of use. Safety and security for 
pedestrians and vehicular movements must be anticipated. Lighting fixture locations 
shall not interfere or impair snow storage or snow removal operations. Light fixtures 
shall have cut-off shields to prevent light spill and glare into adjacent areas. Old 
Mammoth Place Addendum, 2016. 

 
3.3 TRAFFIC AND CIRCULATION   
 
The certified Final EIR determined that after implementation of recommended mitigation 
measures, the previously analyzed project would result in less than significant impacts with the 
implementation of the recommended mitigation measures. Further, the 2016 Addendum found 
that the Old Mammoth Place CUP Amendment would not result in any new, different, or potentially 
adverse traffic and circulation impacts not previously considered and addressed. 
 
The Amended Phase One would result in the construction of 30 new hotel cabins and the removal 
of one on-site restaurant building (Jimmy’s Taverna and Red Lantern in the southeast corner). 
This change in land uses would result in a net decrease in daily trips (approximately 487 fewer 
daily trips) compared to existing condition. As such, the Amended Phase One would result in 
fewer traffic impacts, compared to that analyzed for full buildout of the Specific Plan; refer to 
Appendix A, VMT Assessment.  
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Transportation Policy Consistency Analysis  
 
The certified Final EIR acknowledged that the Town intends to make improvements of its existing 
pedestrian facility systems by increasing the connectivity and safety of existing bikeway, trail, and 
sidewalk networks per the Sidewalk Master Plan. Additionally, the Town of Mammoth Lakes Trail 
System Master Plan (MLTSMP) provides non-motorized facilities as alternate forms of 
transportation, including pedestrians, bicyclist, and cross country skiers. The Amended Phase 
One would initiate construction of a pedestrian walkway along Laurel Mountain Road, which was 
considered as part of the full buildout of the Specific Plan, in order to increase the pedestrian 
connectivity to the project site and surrounding area. The new pedestrian walkway would result 
in a near-term improvement, which would align with Town’s goals pursuant to the Sidewalk Master 
Plan and MLTSMP. As such, the addition of the new pedestrian walkway would not create any 
new impacts, not considered as part of the certified Final EIR, regarding pedestrian access. 
 
Implementation of the proposed Amended Phase One would not result in any 
changes/modifications to the existing bicycle or transit system. Less than significant impacts 
would result in this regard. 
 
Design Safety Hazard Analysis  
 
The Amended Phase One would alter the existing project site access, compared to that 
considered in the certified Final EIR. Project modifications would eliminate one of the two existing 
vehicular access driveways along Old Mammoth Road (the southernmost driveway) and move 
the vehicular access driveway along Sierra Nevada Road (from its current easterly location) to 
the center of the site. This change in access driveways would not create a design hazard for 
vehicles or pedestrians and would alleviate ingress/egress to the reconfigured hotel facility. Less 
than significant impacts would result in this regard. 
 
Vehicle Miles Traveled (VMT) Screening Analysis  
 
The certified Final EIR established 106,600 VMT as the threshold for projects within the Town. 
The 2016 Addendum determined that long-term operational impacts regarding VMT would result 
in approximately 6,270 daily trips and would be consistent with anticipated growth in the area. As 
such, the previously analyzed project would not exceed the Town’s VMT limits. 
 
The certified Final EIR and 2016 Addendum did not specifically address VMT (pursuant to Senate 
Bill [SB] 743), as it was not required in the CEQA Guidelines at the time of certification. As such, 
a VMT Assessment for the Amended Phase One was prepared to analyze potentially significant 
transportation impacts based on VMT. The purpose of the VMT Assessment is to determine if the 
Amended Phase One meets the Town’s recently adopted SB743 Implementation Guidelines 
(Implementation Guidelines) screening thresholds for land use projects.  
 
The VMT Assessment (provided as Appendix A, VMT Assessment) found that the Amended 
Phase One would meet two of the Town’s Screening Criteria for land use projects (Map-Based 
Screening and Redevelopment Projects). According to these Screening Criteria, the development 
projects would have less than significant VMT impacts if: 1) a project is located within an area of 
development allowed by the screening map and would result in an average VMT below the 
allowed county average maximum value; or 2) would reduce daily VMT compared to existing 
conditions. 
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The proposed Amended Phase One is anticipated to result in a net decrease of 8,979 vehicle 
miles travelled (VMT) per day, based on the project’s total VMT of 2,797 and the existing 
restaurant’s total VMT of 11,776 (proposed to be removed). The proposed Amended Phase One 
would also be located within an area of development allowed by the Town’s screening map. As 
the project site is situated in an area of allowed development and would have net decrease in 
VMT (which would be below the allowed county average maximum value), the project meets the 
Town’s Map-Based Screening criteria. Additionally, the proposed Amended Phase One would 
reduce daily VMT compared to existing conditions, meeting the Town’s Redevelopment Projects 
criteria as well.  
 
As such, the Amended Phase One would be exempt from further VMT assessment and would 
result in a less than significant impact with regard to VMT. The Amended Phase One would not 
conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b). Less than 
significant impacts would result in this regard. 
 
Conclusion 
 
The Amended Phase One would result in substantially less development intensity than that 
considered for full buildout of the Specific Plan. This interim development would result in fewer 
daily trips, compared to the existing condition and buildout of the Specific Plan. As such, the 
certified Mitigation Measures would not apply to the Amended Phase One and impacts pertaining 
to transportation would be less than significant. The Amended Phase One would not result in any 
new or potentially adverse traffic and circulation impacts not previously considered and 
addressed. 
 
Mitigation Program 
 
The Final EIR Mitigation Program, as amended by the 2016 Addendum, includes measures to 
avoid potential adverse impacts associated with the previously approved project to maintain less 
than significant levels. However, the certified Mitigation Measures would not apply to the 
Amended Phase One.  
 
3.4 AIR QUALITY   
 
Air Quality 
 
The certified Final EIR determined upon implementation of recommended mitigation measures, 
development of the Specific Plan would not result in significant air quality impacts during project 
construction and operation in regard to project consistency with the Town of Mammoth Lakes Air 
Quality Management Plan (AQMP) or result in significant cumulative air quality impacts along with 
implementation of other development in the project area. Further, the 2016 Addendum concluded 
that the air quality impacts resulting from the 2016 Old Mammoth Place CUP Amendment would 
be similar to those identified for the Specific Plan in the certified Final EIR. 
 
For the proposed Amended Phase One, long-term operational impacts would be consistent with 
the anticipated growth within the project area, given this use is consistent with the existing land 
use conditions. The Amended Phase One is anticipated to generate approximately 152 daily trips, 
which is substantially lower than the number of trips forecast for buildout of the Specific Plan. 
Further, the proposed Amended Phase One is anticipated to result in a net decrease of 8,979 
VMT per day, based on the project’s total VMT of 2,797 and the existing restaurant’s total VMT 
of 11,776 (proposed to be removed). Consequently, operational air quality impacts related to 
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vehicle mileage would be substantially less than what was anticipated for buildout of the Specific 
Plan. In conclusion, the Amended Phase One would result in substantially fewer operational air 
quality emissions than those considered for full buildout of the Specific Plan.  
 
During project construction, the Amended Phase One would involve demolition of an existing 
restaurant at the southeast corner of the site, site preparation, and construction of 30 new cabins. 
The Amended Phase One would involve operating the new lodging cabins, available for rental 
through the existing on-site hotel facility. It is acknowledged that both project construction and 
operation would be significantly smaller in magnitude than what was assumed for full buildout of 
the Specific Plan. As a result, temporary construction-related air quality impacts resulting from the 
Amended Phase One would be substantially lower than those identified in the certified Final EIR 
and 2016 Addendum. Further, the certified Mitigation Measures AQ-1 through AQ-5 would still 
apply to the Amended Phase One. With implementation of certified mitigation, the Amended 
Phase One would not result in any new or potentially adverse air quality impacts not previously 
considered and addressed. 
 
Greenhouse Gas Emissions 
 
The Final EIR for the Specific Plan was certified in 2009, and the 2016 Old Mammoth Place CUP 
Amendment and associated Addendum were approved in 2016. The 2016 Addendum was 
prepared to confirm if the proposed modifications were consistent with what was analyzed as part 
of the certified Final EIR. Section 3.4, Air Quality, of the 2016 Addendum concluded that the 
certified Final EIR already contained mitigation measures to address sources of greenhouse gas 
(GHG) emissions; certified Mitigation Measures AQ-1 through AQ-5.  In addition, the 2016 Old 
Mammoth Place CUP Amendment was conditioned to achieve a Leadership in Energy and 
Environmental Design (LEED) Silver or equivalent certification as well as incorporate numerous 
water and energy efficiency programs during project construction and operation. As such, the 
2016 Addendum concluded that GHG emissions resulting from the 2016 Old Mammoth Place 
CUP Amendment would be reduced with the mitigation measures from the certified Final EIR and 
the LEED Silver (or equivalent) certification requirements, and there is no evidence that further 
mitigation is necessary to further demonstrate compliance with the State mandated GHG 
reduction targets.  
 
During project construction, the proposed Amended Phase One would involve demolition of an 
existing restaurant at the southeast corner of the site, site preparation, and construction of 30 new 
cabins. These new lodging cabins would be available for rental through the existing on-site hotel 
facility. It is acknowledged that both project construction and operation would be significantly 
smaller in magnitude than that considered for full buildout of the Specific Plan.  
 
Based on the magnitude of the proposed Amended Phase One (as compared to full buildout of 
the Specific Plan) and implementation of the certified mitigation measures that address sources 
of GHG emissions, GHG emissions associated with development of the Amended Phase One 
would be minimized and no further mitigation would be necessary to further demonstrate 
compliance with State mandated GHG reduction targets. With implementation of certified 
mitigation, the Amended Phase One would not result in any new or potentially adverse GHG 
emissions impacts not previously considered and addressed. 
 
Mitigation Program 
 
The Final EIR Mitigation Monitoring and Reporting Program includes measures to reduce 
potential impacts associated with the previously approved project to less than significant levels. 
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Subsequently, the 2016 Addendum provided minor, editorial modifications to application 
measures for the 2016 Old Mammoth Place CUP Amendment. The following measures from the 
certified Final EIR and/or the 2016 Addendum would be applicable to the proposed Amended 
Phase One. Any modifications to the original measures are shown in strikethrough for deleted 
text and underlined for new, inserted text.  
 
Applicable Mitigation Measures 
 
AQ-1 Prior to approval of the project plans and specifications, the Public Works Director, or 

his designee, shall confirm that the plans and specifications stipulate that, in 
compliance with GBUPACD Great Basin Unified Air Pollution Control District 
(GBUAPCD) Rule 401, excessive fugitive dust emissions shall be controlled by regular 
watering or other dust preventive measures, as specified in the GBUPACD GBUAPCD 
Rules and Regulations. In addition, GBUPACD GBUAPCD Rule 402 requires 
implementation of dust suppression techniques to prevent fugitive dust from creating 
a nuisance off-site. Implementation of the following measures would reduce short-term 
fugitive dust impacts on nearby sensitive receptors: 
 

• All active portions of the construction site shall be watered to prevent excessive 
amounts of dust;  

 
• On-site vehicles’ speed shall be limited to 15 miles per hour (mph); 

 
• All on-site roads shall be paved as soon as feasible or watered periodically or 

chemically stabilized; 
 

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

• If dust is visibly generated that travels beyond the site boundaries, clearing, 
grading, earth moving or excavation activities that are generating dust shall 
cease during periods of high winds (i.e., greater than 25 mph averaged over 
one hour) or during Stage 1 or Stage 2 episodes; and 
 

• All material transported off-site shall be either sufficiently watered or securely 
covered to prevent excessive amounts of dust.  

 
Old Mammoth Place Addendum, 2016. 

 
AQ-2 Under GBUAPCD Rule 200-A and 200B, the project applicant shall apply for a Permit 

to Construct prior to construction, which provides an orderly procedure for the review 
of new and modified sources of air pollution. Old Mammoth Place Addendum, 2016. 

 
AQ-3 Under GBUAPCD Rule 216-A (New Source Review Requirement for Determining 

Impact on Air Quality Secondary Sources), the project applicant shall complete the 
necessary permitting approvals prior to commencement of construction activities. Old 
Mammoth Place Addendum, 2016. 
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AQ-4 Prior to demolition activities, the applicant shall demonstrate to the GBUAPCD that the 
project is consistent with the Toxic Substance Control Act (TSCA), (15 U.S.C. Section 
2601 et. seq.) Title 2 - Asbestos Hazard Emergency Response for handling asbestos. 
Old Mammoth Place Addendum, 2016. 

 
AQ-5 Prior to approval of building plans, the applicant shall provide confirmation, to the 

satisfaction of the Town of Mammoth Lakes Town’s Community and Economic 
Development Department, that wood fired stoves or appliances would not be used on-
site. Old Mammoth Place Addendum, 2016. 

 
3.5 NOISE   
 
The certified Final EIR determined that after implementation of recommended mitigation 
measures, development of the Specific Plan would result in significant and unavoidable 
construction noise and cumulative construction noise impacts. The certified Final EIR concluded 
that implementation of Mitigation Measures N-1 through N-3 would significantly reduce noise 
impacts during project construction and operation. Despite implementation of the 
abovementioned mitigation measures, construction-related noise impacts and cumulative 
construction noise impacts were determined to remain significant and unavoidable due to the 
proximity of sensitive receptors to the project site. As such, a Statement of Overriding 
Considerations was adopted by the Town Council when the Final EIR was certified. Subsequently, 
the 2016 Addendum was prepared to confirm if the proposed modifications of the 2016 Old 
Mammoth Place CUP Amendment were consistent with what was analyzed as part of the certified 
Final EIR. Section 3.5, Noise, of the 2016 Addendum acknowledged that despite implementation 
of the Mitigation Measures N-1 through N-3, construction-related noise impacts and cumulative 
construction noise impacts resulting from the 2016 Old Mammoth Place CUP Amendment were 
determined to remain significant and unavoidable due to the proximity of sensitive receptors to 
the project site. As such, the 2016 Addendum concluded that construction-related noise impacts 
and cumulative construction noise impacts from the 2016 Old Mammoth Place CUP Amendment 
would remain significant and unavoidable.  
 
The Amended Phase One would involve demolition of an existing restaurant at the southeast 
corner of the site, site preparation, and construction of 30 new cabins. It is acknowledged that 
both project construction and operation would be significantly less in magnitude than full 
development of the Specific Plan. Similar to the Specific Plan and the 2016 Old Mammoth Place 
CUP Amendment (which proposed outdoor recreation uses at the pedestrian plaza/outdoor 
recreation areas), the proposed Amended Phase One would include outdoor recreational uses 
(although to a lesser extent), including activities at the proposed public open space/event area at 
the southeast corner of the site, relocated pool, outdoor food garden (dining area) along Old 
Mammoth Road, and other amenity areas (including expanded outdoor seating and lawn game 
areas). Outdoor activities potentially generating excessive noise (i.e., music and performances) 
would be subject to a Use Permit, which would regulate the hours of performances and 
amplification of equipment.  
 
Implementation of the certified Mitigation Measures N-1 through N-3 would significantly reduce 
noise impacts during construction and operation of the Amended Phase One. With 
implementation of certified mitigation, the proposed Amended Phase One would not result in any 
new, different, or potentially adverse construction-related noise impacts and cumulative 
construction noise impacts not previously considered and addressed.  
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Mitigation Program 
 
The Final EIR Mitigation Program, as amended by the 2016 Addendum, includes measures to 
reduce significant and unavoidable impacts associated with the previously approved project to 
the extent feasible. The following measures from the certified Final EIR and 2016 Addendum 
would also be applicable to the proposed project. Any modifications to the original measures are 
shown in strikethrough for deleted text and new, inserted text is underlined. 
 
Applicable Mitigation Measures 
 
N-1 Prior to Grading Permit issuance, the project shall demonstrate, to the satisfaction of 

the Town of Mammoth Lakes Town’s Community & Economic Development 
Department that the project complies with the following: 

 
• All construction equipment, fixed or mobile, shall be equipped with properly 

operating and maintained mufflers; 
 

• Construction noise reduction methods such as shutting off idling equipment, 
installing temporary acoustic barriers around stationary construction noise 
sources, maximizing the distance between construction equipment staging 
areas and occupied residential areas, and use of electric air compressors and 
similar power tools, rather than diesel equipment, shall be used where feasible; 
 

• During construction, stationary construction equipment shall be placed such 
that emitted noise is directed away from sensitive noise receivers; 
 

• During construction, stockpiling and vehicle staging areas shall be located as 
far as practical from noise sensitive receptors; 
 

• Operate earthmoving equipment on the construction site as far away from 
vibration sensitive sites as possible; and 
 

• Construction hours, allowable workdays, and the phone number of the job 
superintendent shall be clearly posted at all construction entrances to allow for 
surrounding owners and residents to contact the job superintendent. If the 
Town or the job superintendent receives a complaint, the superintendent shall 
investigate, take appropriate corrective action, and report the action taken to 
the reporting party. 

 
Old Mammoth Place Addendum, 2016. 
 

N-2 The proposed project shall be required to adhere to Chapter 8.80.090Section 8.16.090 
(Prohibited Acts) of the Municipal Code, which prohibits loading activities between the 
hours of 10:00 p.m. and 7:00 a.m. Old Mammoth Place Addendum, 2016. 

 
N-3 Mechanical equipment shall be placed as far as practicable from sensitive receptors. 

Additionally, the following shall be considered prior to HVAC installation: proper 
selection and sizing of equipment, installation of equipment with proper acoustical 
shielding, and incorporating the use of parapets into the building design. Old Mammoth 
Place Addendum, 2016. 
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3.6 UTILITIES AND SERVICE SYSTEMS   
 
The certified Final EIR determined that development of the Specific Plan would create increased 
demand on utilities and service systems serving the project area; however, impacts would be less 
than significant. Further, the 2016 Addendum found that the Old Mammoth Place CUP 
Amendment would involve similar development and demand for public services and utilities to 
that identified in the certified Final EIR. 
 
The proposed Amended Phase One would result in a substantially reduced development, 
compared to that considered for full development of the Specific Plan. The proposed project would 
construct 30 hotel cabins. Project modifications would increase demand for public services and 
utilities compared to existing conditions, but would be less than those considered for the 
previously analyzed project. The proposed Amended Phase One would increase utility demands 
as follows: 
 

• Electrical amperage to the property would increase an additional 2055 amps per day.  

• Propane delivery to the site would increase by 440 gallons per day. 

• Water to the site would increase by 220 gallons per day 

• Sewerage from the site would increase 320 gallons per day 

The Amended Phase One proposes the installation of new on-site utility connections to serve the 
new cabins, including water, sewer, electrical, gas, and telecommunications. Electrical, gas 
(propane), water, and sewer utilities would all see an increase regarding on-site demand. Based 
on the certified Final EIR, there are no deficiencies in the water delivery system serving the project 
site. Additionally, the certified Final EIR concluded that there are sufficient existing facilities for 
water supply and wastewater treatment. Dry utilities would be available to serve the project site 
upon approval of all necessary permits from the Town and other agencies. As a result, the 
proposed Amended Phase One’s demand for public services and utilities is anticipated to be 
substantially less than that identified in the certified Final EIR and 2016 Addendum. The proposed 
Amended Phase One would not result in any new, different or potentially adverse public services 
and utilities impacts not previously considered and addressed in the certified Final EIR and 2016 
Addendum. Furthermore, the proposed project’s utilities and service systems would only be 
temporary, as they would be demolished, and reconstructed appropriately to service construction 
of full buildout of the Specific Plan.  
 
Mitigation Program 
 
The Final EIR Mitigation Program, as amended by the 2016 Addendum, includes measures to 
reduce potential impacts associated with the previously approved project to less than significant 
levels. The following measures from the certified Final EIR and 2016 Addendum would also be 
applicable to the proposed project. Any modifications to the original measures are shown in 
strikethrough for deleted text and new, inserted text is underlined. 
 
Applicable Mitigation Measures 
 
USS-1  The Applicant shall provide lateral sewer lines to the centerlinessewer main of the 

nearest adjacent roadways. The lateral sewer lines shall be constructed in accordance 
with Town and MCWD Mammoth Community Water District (MCWD) standards and 
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specifications, to the satisfaction of the Town of Mammoth Lakes. Old Mammoth Place 
Addendum, 2016 [modified for clarification]. 

 
3.7 ENERGY  
 
The Final EIR for the Specific Plan was certified in 2009, and the 2016 Addendum for the 2016 
Old Mammoth Place CUP Amendment was approved in 2016. Although not addressed in a 
standalone section in the EIR, energy considerations were analyzed in Section 6.1, Irreversible 
Environmental Changes That Would Be Involved In The Proposed Action Should It Be 
Implemented.   
 
The implementation of project design features and mitigation measures related to energy 
efficiency have also typically been incorporated into a project’s air quality and greenhouse gas 
analyses. As such, the certified Final EIR contained mitigation measures to address energy 
consumption, despite energy consumption reduction has not been specifically stated as reasoning 
for implementing these mitigation measures. These mitigation measures include mitigation of 
traffic and air quality impacts of the proposed development under the Specific Plan.  
 
Both construction and operation of Amended Phase One would be substantially less in magnitude 
compared to full buildout of the Specific Plan. Based on the magnitude of the Amended Phase 
One and implementation of the certified mitigation measures that address energy consumption, 
the Amended Phase One would not result in any new or potentially adverse energy impacts not 
previously considered and addressed. 
 
Mitigation Program 
 
The Final EIR Mitigation Program, as amended by the 2016 Addendum, includes measures to 
reduce potential impacts associated with the previously approved project to less than significant 
levels. The following measures from the certified Final EIR and 2016 Addendum would also be 
applicable to the proposed project. Any modifications to the original measures are shown in 
strikethrough for deleted text and new, inserted text is underlined. 
 
Applicable Mitigation Measures 
 
Refer to Mitigation Measures AQ-1 through AQ-5 above. 
 
3.8 WILDFIRE   
 
The certified Final EIR determined that the Town and surrounding area have been rated as having 
a very high fire potential. Further, the certified Final EIR determined the previously analyzed 
project would be subject to review by the Mammoth Lakes Fire Protection District (MLFPD) to 
ensure fire regulations are met. MLFPD review would include ensuring adequate clearance of 
flammable vegetation around individual structures to prevent the spread of fire between wildlands 
and structures. As such, compliance with applicable provisions and fire codes pertaining to fire 
control would result in less than significant impacts. 
 
According to the California Department of Forestry and Fire Protection Mono County Fire Hazard 
Severity Zones in LRA Map, the project site is not located within a State Responsibility Area (SRA) 
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nor is classified as a very high fire hazard severity zone.1 However, it is acknowledged that the 
site is situated within a Low fire hazard severity zone. The proposed Amended Phase One would 
not result in an adverse effect which could impede emergency evacuation routes serving the 
Town. Further, project modifications would be subject to review by MLFPD to ensure the project 
complies with fire requirements and emergency vehicle access. The Amended Phase One would 
also be subject to payment fees that are currently imposed by the Town and used to fund the 
required fire suppression equipment. Wildfire impacts resulting from the Amended Phase One 
would be less than those identified in the certified Final EIR and 2016 Addendum. Compliance 
with fire requirements, emergency vehicle access, and payment of required fees would reduce 
potential impacts associated with the Amended Phase One to less than significant levels. As such, 
impacts regarding wildfire would be less than significant. 
 
Mitigation Program 
 
The certified Final EIR and 2016 Addendum determined that potential wildfire impacts associated 
with the previously approved project were less than significant. As such, no certified mitigation 
measures apply for wildfire impacts and impacts in this regard would be less than significant. 
 
4.0 DETERMINATION/ADDENDUM CONCLUSION 
 
As detailed in the analysis presented above, this Addendum supports the conclusion that the 
proposed addition of the Amended Phase One to the Specific Plan would not result in any new 
significant environmental effects or a substantial increase in the severity of previously identified 
significant effects. No new information has become available and no substantial changes to the 
circumstances (under which the project was being undertaken) since the certification of the Final 
EIR and the 2016 Addendum has occurred. There are no new measures required and no new 
alternatives available that would substantially reduce the environmental effects beyond those 
previously described in the certified Final EIR and the 2016 Addendum.  
 
5.0 ADDENDUM PREPARATION SOURCES/REFERENCES 
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21000-21189. 
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TECHNICAL MEMORANDUM 
 
To: Amy Callanan, Town of Mammoth Lakes 
 
From: Robert Davis, Michael Baker International 
 Dawn Wilson, Michael Baker International 
 
CC: Kristen Bogue, Michael Baker International 
 
Date:  October 20, 2021 
 
Subject:  Sierra Nevada Resort Amendment VMT Assessment 

 
 

Introduction 
The purpose of this memorandum is to document the VMT assessment for the proposed Sierra Nevada Resort 
Amendment (Project) located in the Town of Mammoth Lakes, California. This memorandum has been prepared to 
support the Transportation component of the California Environmental Quality Act (CEQA) process. Table 1 provides key 
project information.  Exhibit 1 shows the location of the project. 
 
Table 1:  Project Information 

Item Description 

Project Title Sierra Nevada Resort Amendment 

Project Location 
248 Old Mammoth Road - Situated on the northwest corner of the intersection of Old Mammoth 

Road and Sierra Nevada Road (Town of Mammoth Lakes, Mono County, CA) 

Existing Use 
Restaurant building occupied by Red Lantern downstairs and Jimmy’s Taverna upstairs. Total 

existing restaurant floor area is approximately 5,700 square feet. 

Proposed Use 30 Hotel Room Units (Cabins) 

Area 6.1 acres 

 
The existing restaurant building would be replaced by the proposed 30 hotel units.  
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Exhibit 1:  Project Site Vicinity 
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Analysis Guidelines 
Per the direction of Town staff, the Town of Mammoth Lakes SB743 Implementation Guidelines November 24, 2020 was 
utilized as the primary resource in the development of this analysis. Resolution 20-94 of the Town Council was adopted 
on December 2, 2020 and establishes the “Vehicle Miles Traveled Thresholds of Significance for Purposes of Analyzing 
Transportation Impacts under the California Environmental Quality Act.” 
 
Project Trip Generation Analysis 
The number of Project site trips was estimated using the Institute of Transportation Engineers’ (ITE) Trip Generation 
Manual (10th Edition). Table 2 shows the ITE trip generation rates used for this analysis and Table 3 shows the estimated 
trips generated by the Project and by the existing restaurant use that will be replaced (redeveloped) by the Project. 
 
Table 2:  Trip Generation Rates 

Land Use 
ITE 

Code 
Daily Trip Rate 

AM Peak Hour PM Peak Hour 

Rate In Out Rate In Out 

High-Turnover (Sit-
Down) Restaurant 

932 112.18 / KSF (1) 9.94 55% 45% 9.77 62% 38% 

All Suites Hotel 311 4.46 / Room 0.34 53% 47% 0.36 48% 52% 

Notes: 
1) KSF = Thousand Square Feet 

  
Table 3:  Estimated Project Trips and Existing Restaurant Trips 

Land Use 
ITE 

Code 
Intensity 

Daily 
Trips 

AM Peak Hour PM Peak Hour 

Trips In Out Trips In Out 

Existing:   
High-Turnover (Sit-

  

932 5.7 KSF(1) 639 57 31 26 56 35 21 

Proposed: 
All Suites Hotel 

311 30 Rooms 134 10 5 5 11 5 6 

Net Difference (Proposed – Existing) (2) -505 -47 -26 -21 -45 -30 -15 

Notes: 
1) KSF = Thousand Square Feet 
2) Values may vary slightly due to rounding. 
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Screening Criteria 
Land use projects that meet the screening thresholds identified in Table 4 are assumed to result in a less than 
significant transportation impact under CEQA and do not require a detailed quantitative VMT assessment. The project 
meets two of the Screening Criteria for land use projects which would allow a determination of a less than 
significant impact on VMT, thus a detailed project-specific VMT assessment is not required. Criteria for both the 
Map-Based Screening and the Redevelopment Project categories are met by the proposed Project. 
 
Table 4:  Screening Criteria for Land Use Projects Presumed to Cause a Less Than Significant Impact 

Project Type Town Recommended Screening Criteria Project Evaluation Result 

Small Projects 

Project generation is less than 110 trips per day per the 
ITE Manual or other acceptable source determined by 

Town of Mammoth Lakes.  Unless: 
It is inconsistent with the General Plan as determined by 

the Town of Mammoth Lakes. 

Project is anticipated to generate 
approximately 134 daily trips, 

which exceeds the Small Project 
trip generation threshold.  

Does Not 
Meet Criteria 

Local Serving 
Retail 

No single store on-site exceeds 50,000 square feet; and 
Project is local-serving as determined by the Town of 

Mammoth Lakes.  Unless: 
The nature of the service is regionally focused as 

determined by the Town of Mammoth Lakes. 

Not applicable since Project is not 
retail development. 

Does Not 
Meet Criteria 

Affordable 
Housing 

A high percentage of affordable housing is provided as 
determined by the Town of Mammoth Lakes.  Unless:  

The percentage of affordable housing is determined by 
the Town of Mammoth Lakes to not be high in relation 

to the residential element of a project. 

Not applicable since Project does 
not contain affordable housing 

development. 

Does Not 
Meet Criteria 

Local Essential 
Service 

Building is less than 50,000 square feet: and Land Use is:  
• Day care center; or 

• Public K-12 School; or 
• Police or Fire facility; or 

• Medical/Dental office building; or 
• Government offices (in-person services such as post 

office, library, and utilities) 
 

Unless:  The nature of the service is regionally focused as 
determined by the Town of Mammoth Lakes. 

Not applicable since Project is not 
retail or essential services 

development. 

Does Not 
Meet Criteria 

Map-Based 
Screening  

Area of development is under threshold as shown on 
screening map as allowed by the Town of Mammoth 
Lakes. Note that screening maps for residential and 

employment based VMT projects are provided in 
Appendix B of the Town of Mammoth Lakes SB 743 

Implementation Guidelines.  Unless: 
The project represents significant growth as to 
substantially change regional travel patterns as 
determined by the Town of Mammoth Lakes. 

Project is located Hex ID 588 and 
this zone is designated as “green” 

in the Appendix B Screening 
Maps and having a non-

residential average VMT that is 
15% or more below the Mono 

County Average. 

Meets 
Criteria 

Redevelopment 
Projects 

Project replaces an existing VMT-generating land use 
and does not result in a net overall increase in VMT 

Unless: The project replaces an existing VMT-generating 
land use and results in a net overall increase in VMT. 

The existing restaurant use has a 
daily VMT of 11,776. The proposed 
hotel units would have a daily VMT 

of 2,466 which represents a net 
reduction in VMT. 

Meets 
Criteria 
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Redevelopment Project VMT Assessment 
The VMT Screening Tool results are shown in Table 6 and screenshots of the screening tool results are attached to this 
memo. The Project is estimated to generate a daily total (Production-Attraction, PA) of 134 trips. The average trip length 
for the Project is 18.4 miles. The resulting Total VMT is 2,466 (134 trips x 18.4 miles per trip). A comparison of the average 
trip length for the Project (18.4 miles) to the Mono County average trip length (27.4) shows an average trip length that is 
32.8% lower than the County’s average trip length.  
 
A comparison of the Project total VMT (2,466) to the existing restaurant use total VMT (11,776) shows that the Project is 
anticipated to result in a net decrease of 9,310 VMT per day. Therefore, the project is determined to have less than 
significant impact.  
 
 
Table 5:  VMT Summary 

Category 
Project Comparison 

Mono County Existing Restaurant Project 

Daily Trips N.A. 640 134 

Average Trip Length (miles) 27.4 18.4 18.4 

Total VMT N.A. 11,776 2,466 

 
Mitigation Measures 
Since the project is projected to result in a less than significant impact, mitigation measures are not required.   

 
Conclusions 
The Project VMT assessment for the Sierra Nevada Resort Amendment located in the Town of Mammoth Lakes shows 
that the Project meets two of the Town Screening Criteria and is therefore determined to have a less than significant 
impact.  While a detailed VMT assessment is not required, an evaluation of the Project condition was conducted to 
demonstrate that redevelopment of the site results in a reduction in trips generated and a greater that 15% reduction in 
average trip length. As such, the Project results in a net reduction in VMT compared to the existing use. Based on this 
assessment, the project is determined to have a less than significant impact and no mitigation is required.   
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MITIGATION MONITORING AND REPORTING PROGRAM 
 
The California Environmental Quality Act (CEQA) requires that when a public agency completes an 
environmental document which includes measures to mitigate or avoid significant environmental effects, the 
public agency must adopt a reporting or monitoring plan. This requirement ensures that environmental 
impacts found to be significant will be mitigated. The reporting or monitoring plan must be designed to ensure 
compliance during project implementation (Public Resources Code Section 21081.6). 
 
In compliance with Public Resources Code Section 21081.6, Table 1, Mitigation Monitoring and Reporting 
Checklist, has been prepared for the Sierra Nevada Resort Amendment (the “project”). Applicable Mitigation 
Measures for the project are derived from the 2016 Old Mammoth Place CUP Amendment for the existing 
Specific Plan. These changes for implementation of an Amended Phase One (referenced as the proposed 
Sierra Nevada Resort Amendment, or project) are the subject of this 2021 Addendum to The Clearwater 
Specific Plan EIR. This Mitigation Monitoring and Reporting Checklist is intended to provide verification that 
all applicable Conditions of Approval relative to significant environmental impacts are monitored and reported. 
Monitoring will include: 1) verification that each mitigation measure has been implemented; 2) recordation of 
the actions taken to implement each mitigation; and 3) retention of records in the Sierra Nevada Resort 
Amendment file. 
 
This Mitigation Monitoring and Reporting Program (MMRP) delineates responsibilities for monitoring the 
project, but also allows the Town flexibility and discretion in determining how best to monitor implementation.  
Monitoring procedures will vary according to the type of mitigation measure. Adequate monitoring consists 
of demonstrating that monitoring procedures took place and that mitigation measures were implemented. 
This includes the review of all monitoring reports, enforcement actions, and document disposition, unless 
otherwise noted in the Mitigation Monitoring and Reporting Checklist (Table 1). If an adopted mitigation 
measure is not being properly implemented, the designated monitoring personnel shall require corrective 
actions to ensure adequate implementation. 
 
Reporting consists of establishing a record that a mitigation measure is being implemented, and generally 
involves the following steps: 
 

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

• Departments/agencies with reporting responsibilities will review the Amendment, which provides 
general background information on the reasons for including specified mitigation measures. 

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

 
• Periodic meetings may be held during project implementation to report on compliance of mitigation 

measures. 
 

• Responsible parties provide the Town with verification that monitoring has been conducted and 
ensure, as applicable, that mitigation measures have been implemented. Monitoring compliance may 
be documented through existing review and approval programs such as field inspection reports and 
plan review. 
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• The Town prepares a reporting form periodically during the construction phase and an annual report 
summarizing all project mitigation monitoring efforts. 

 
• Appropriate mitigation measures will be included in construction documents and/or conditions of 

permits/approvals. 
 
Minor changes to the MMRP, if required, would be made in accordance with CEQA and would be permitted 
after further review and approval by the Town. Such changes could include reassignment of monitoring and 
reporting responsibilities, plan redesign to make any appropriate improvements, and/or modification, 
substitution or deletion of mitigation measures subject to conditions described in CEQA Guidelines Section 
15162. No change will be permitted unless the MMRP continues to satisfy the requirements of Public 
Resources Code Section 21081.6. 
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Table 1 
Mitigation Monitoring and Reporting Checklist 

 
Mitigation 
Number Mitigation Measure 

Monitoring and 
Reporting 
Process 

Monitoring 
Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

AESTHETICS/LIGHT AND GLARE 

AES-1 

Construction equipment staging areas 
shall use appropriate screening (i.e., 
temporary fencing with opaque material) 
to buffer views of construction 
equipment and material, when feasible. 
Staging locations shall be indicated on 
Final Development Plans and Grading 
Plans.  
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Final 
Development 

Plans and 
Grading Plans; 

Building and 
Engineering 
Inspections 

Prior to 
Construction; 

Ongoing 
During 

Construction 

Town 
Community & 

Economic 
Development 
Department 
and Public 

Works 
Department 

   

AES-2 

A grading plan shall be submitted 
concurrently with the development plans 
and shall be approved through the 
design review process by the Planning 
& Economic Development Commission. 
All grading and earthwork activities must 
be conducted in accordance with an 
approved construction grading plan and 
grading permit issued by the Mammoth 
Lakes Public Works Department. All 
grading plans must meet Lahontan 
Regional Water Quality Control Board 
standards for interim and permanent 
erosion control measures.  
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Grading Plan 
and 

Development 
Plans; Building 

and Engineering 
Inspections 

Prior to 
Construction; 

Ongoing 
During 

Construction 

Town 
Community & 

Economic 
Development 
Department 
and Public 

Works 
Department 

   

AES-3 The applicant shall prepare and submit 
a construction hauling plan to be 

Review and 
Approval of 

Prior to 
Issuance of 

Town 
Community &    
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Mitigation 
Number Mitigation Measure 

Monitoring and 
Reporting 
Process 

Monitoring 
Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

reviewed and approved by the 
Community & Economic Development 
Department prior to issuance of grading 
permit. The plan shall ensure that 
construction haul routes do not affect 
sensitive uses in the project vicinity. 
Old Mammoth Place Addendum, 2016. 

Construction 
Hauling Plan; 
Building and 
Engineering 
Inspections 

Grading 
Permit; During 
Construction 

Economic 
Development 
Department 
and Public 

Works 
Department 

AES-4 

All construction-related lighting shall be 
located and aimed away from adjacent 
residential areas and consist of the 
minimal wattage necessary to provide 
safety at the construction site. A 
construction safety lighting plan shall be 
submitted to the Community & 
Economic Development Department for 
review concurrent with Grading Permit 
application. 
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of  a 
Construction 

Safety Lighting 
Plan; Building 

and Engineering 
Inspections 

Prior to 
Issuance of 

Grading 
Permit; 

Ongoing 
During 

Construction 

Town 
Community & 

Economic 
Development 
Department 
and Public 

Works 
Department 

   

AES-5 

The overall color scheme shall be 
determined by the Town Design 
Guidelines and Town of Mammoth 
Lakes Advisory Design Panel, subject to 
approval by the Planning & Economic 
Development Commission. The color of 
exterior materials, whether applied or 
innate, shall reflect the appearance of 
the natural surroundings and not seem 
synthetic or man-made. Accent colors 
shall integrate with the overall color 
scheme and form of the building. 
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Building Color 
Scheme 

Prior to 
Approval of 
Use Permit 
and Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 

   

Page 67 of 177



Sierra Nevada Resort Amendment 
Addendum to the Clearwater Specific Plan  

Environmental Impact Report 
  

Table 1, Mitigation Monitoring and Reporting Checklist, continued 

 
October 2021 5 Mitigation Monitoring and Reporting Program 

Mitigation 
Number Mitigation Measure 

Monitoring and 
Reporting 
Process 

Monitoring 
Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

AES-6 

All signs shall be in accordance with 
general provisions, prohibitions, 
exemptions, and special purposes 
delineated in Chapter 17.48 of the 
Town’s Municipal Code, the Clearwater 
Specific Plan, and the Clearwater 
Landscape Design Guidelines as 
established and adopted hereafter by 
the Planning & Economic Development 
Commission. 
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Development 
Plans 

Prior to 
Approval of all 
Sign Permits 

Town 
Community & 

Economic 
Development 
Department 

   

AES-7 

Landscape design shall be consistent 
with Municipal Code Chapter 17.40, 
California Model Water Efficiency 
Landscape Ordinance (CA MWELO), 
property development standards, and 
the Clearwater Specific Plan Landscape 
Design Guidelines. The landscape shall 
enhance the character of the on-site 
development and shall be compatible 
with, and complementary to, the natural 
environment in Mammoth Lakes and the 
surrounding region. 
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 
Landscape 

Design Plans 

Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 

   

AES-8 

Flat roofs shall be designed to carry 
snow accumulations of a minimum of 
161 pounds per square foot, and have a 
minimum slope 3/12 for adequate 
drainage. A roof pitch of less than 3/12 
is subject to the approval of the Building 
Official.  Roofs shall be designed to not 
shed ice and snow onto adjacent 

Review and 
Approval of 

Development 
Plans 

Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 
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Mitigation 
Number Mitigation Measure 

Monitoring and 
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Monitoring 
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Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

properties, walkways, plaza, driveways, 
and decks.  
Old Mammoth Place Addendum, 2016 [modified 
for clarification]. 

AES-9 

Roof appurtenances shall be integral 
parts of the architecture of the structure. 
Non-functional roof ornamentation shall 
be avoided. Mechanical, electrical and 
roof access equipments, vents, and 
antennas shall be integrated into the 
roof design to avoid visual impact on 
other properties. Skylights, solar 
collectors and clerestories shall be 
designed as masses at angles relating 
to the primary roof, and building 
architecture, not applied forms. Exposed 
chimney flues shall not be permitted.   
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Development 
Plans 

Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 

   

AES-10 

All appurtenances (i.e., meters and 
electrical equipment, etc.) shall be 
integrated into the project design to 
avoid visual impact from pedestrians 
and other properties. These 
appurtenances shall be screened or 
places in areas that are not highly 
visible, where possible.  
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Project Design 

Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 

   

AES-11 

Fencing and outdoor enclosures shall 
be compatible in material, color, and 
design to adjacent structures, and the 
neighborhood and regional character. 
Fences and enclosures shall be 

Review and 
Approval of 

Development 
Plans 

Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 
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Monitoring and 
Reporting 
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Monitoring 
Milestones 
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Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

designed to withstand heavy snowfall 
conditions and snow removal 
operations. Fences, walls, and 
enclosures shall be no higher than 
necessary to perform the intended 
function. Landscape features, fences, 
and walls in dedicated snow slope areas 
shall be designed to accommodate 
snow storage and removal activities.  
Old Mammoth Place Addendum, 2016. 

AES-12 

All outdoor furnishings shall 
complement adjacent building character 
and scale, and shall be appropriate to 
the project theme, allow for snow 
removal operations, and accessibility 
requirements. Tree grates shall be used 
in areas of high pedestrian activity and 
traffic. They shall be constructed of cast 
iron, metal, or concrete.  
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Development 
Plans 

Prior to 
Issuance of 

Grading 
Permits 

Town 
Community & 

Economic 
Development 
Department 
and Public 

Works 
Department 

   

AES-13 

The Applicant shall prepare and submit 
an outdoor lighting plan pursuant to the 
Town’s Lighting Ordinance (Chapter 
17.34.030, Exterior Lighting, of the 
Municipal Code) to the Community & 
Economic Development Director that 
includes a footcandle map illustrating 
the amount of light from the project site 
at adjacent light sensitive receptors.  
Old Mammoth Place Addendum, 2016. 
 

Review and 
Approval of 

Outdoor 
Lighting Plan 

Prior to 
Issuance of 

Building 
Permits 

Town 
Community & 

Economic 
Development 
Department 
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Mitigation 
Number Mitigation Measure 

Monitoring and 
Reporting 
Process 

Monitoring 
Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

AES-14 

Landscape lighting should be designed 
as an integral part of the project. 
Lighting levels shall respond to the type, 
intensity, and location of use. Safety 
and security for pedestrians and 
vehicular movements must be 
anticipated. Lighting fixture locations 
shall not interfere or impair snow 
storage or snow removal operations. 
Light fixtures shall have cut-off shields 
to prevent light spill and glare into 
adjacent areas.  
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Landscaping 
Plans 

Prior to 
Approval of 

Development 
Plans; Prior to 

Issuance of 
Grading 

Permit; Prior 
to Issuance of 

Building 
Permit 

Town 
Community & 

Economic 
Development 
Department 
and Public 

Works 
Department 

   

AIR QUALITY 

AQ-1 

Prior to approval of the project plans 
and specifications, the Public Works 
Director, or his designee, shall confirm 
that the plans and specifications 
stipulate that, in compliance with Great 
Basin Unified Air Pollution Control 
District (GBUAPCD) Rule 401, 
excessive fugitive dust emissions shall 
be controlled by regular watering or 
other dust preventive measures, as 
specified in the GBUAPCD Rules and 
Regulations. In addition, GBUAPCD 
Rule 402 requires implementation of 
dust suppression techniques to prevent 
fugitive dust from creating a nuisance 
off-site. Implementation of the following 
measures would reduce short-term 

Review and 
Approval of 

Project Plans 
and 

Specifications; 
Building and 
Engineering 

Field 
Inspections 

Prior to 
Issuance of 

Grading 
Permit; 

Ongoing 
During 

Construction 

Town Public 
Works 

Department or 
Director 
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Mitigation 
Number Mitigation Measure 

Monitoring and 
Reporting 
Process 

Monitoring 
Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

fugitive dust impacts on nearby 
sensitive receptors: 
 

• All active portions of the 
construction site shall be 
watered to prevent excessive 
amounts of dust;  

 
• On-site vehicles’ speed shall 

be limited to 15 miles per hour 
(mph); 

 
• All on-site roads shall be paved 

as soon as feasible or watered 
periodically or chemically 
stabilized; 

 
• All material excavated or 

graded shall be sufficiently 
watered to prevent excessive 
amounts of dust; watering, with 
complete coverage, shall occur 
at least twice daily, preferably 
in the late morning and after 
work is done for the day; 

 
• If dust is visibly generated that 

travels beyond the site 
boundaries, clearing, grading, 
earth moving or excavation 
activities that are generating 
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Mitigation 
Number Mitigation Measure 
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Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

dust shall cease during periods 
of high winds (i.e., greater than 
25 mph averaged over one 
hour) or during Stage 1 or 
Stage 2 episodes; and 

 
• All material transported off-site 

shall be either sufficiently 
watered or securely covered to 
prevent excessive amounts of 
dust.  

Old Mammoth Place Addendum, 2016. 

AQ-2 

Under GBUAPCD Rule 200-A and 
200B, the project applicant shall apply 
for a Permit to Construct prior to 
construction, which provides an orderly 
procedure for the review of new and 
modified sources of air pollution. 
Old Mammoth Place Addendum, 2016. 

Review and 
Approval for 

Grading Permit 

Prior to 
Issuance of 

Grading 
Permit 

GBUAPCD; 
Town Public 

Works 
Department 

   

AQ-3 

Under GBUAPCD Rule 216-A (New 
Source Review Requirement for 
Determining Impact on Air Quality 
Secondary Sources), the project 
applicant shall complete the necessary 
permitting approvals prior to 
commencement of construction 
activities. 
Old Mammoth Place Addendum, 2016. 

Consistency 
with GBUAPCD 

Rule 216-A 

Prior to 
Issuance of 

Grading 
Permit 

GBUAPCD; 
Town Public 

Works 
Department 

   

AQ-4 
Prior to demolition activities, the 
applicant shall demonstrate to the 
GBUAPCD that the project is consistent 
with the Toxic Substance Control Act 

Review and 
Consistency 

with the Toxic 

Prior to 
Issuance of 
Demolition 

Permit 

GBUAPCD; 
Town Building 

Official 
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Mitigation 
Number Mitigation Measure 
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Process 
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Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

(TSCA), (15 U.S.C. Section 2601 et. 
seq.) Title 2 - Asbestos Hazard 
Emergency Response for handling 
asbestos. 
Old Mammoth Place Addendum, 2016. 

Substance 
Control Act 

AQ-5 

Prior to approval of building plans, the 
applicant shall provide confirmation, to 
the satisfaction of the Town’s 
Community and Economic Development 
Department, that wood fired stoves or 
appliances would not be used on-site. 
Old Mammoth Place Addendum, 2016. 

Review and 
Approval of 

Building Plans 

Prior to 
Issuance of 

Building 
Permit 

Town 
Community & 

Economic 
Development 
Department 

   

NOISE 

N-1 

Prior to Grading Permit issuance, the 
project shall demonstrate, to the 
satisfaction of the Town’s Community & 
Economic Development Department 
that the project complies with the 
following:  
 

• All construction equipment, 
fixed or mobile, shall be 
equipped with properly 
operating and maintained 
mufflers; 

 
• Construction noise reduction 

methods such as shutting off 
idling equipment, installing 
temporary acoustic barriers 
around stationary construction 
noise sources, maximizing the 

Review and 
Approval of 

Construction 
Equipment; 
Building and 
Engineering 
Inspections 

Prior to 
Issuance of 

Grading 
Permit; 

Ongoing 
During 

Construction 

Town Public 
Works 

Department 
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Mitigation 
Number Mitigation Measure 

Monitoring and 
Reporting 
Process 
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Milestones 

Party 
Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

distance between construction 
equipment staging areas and 
occupied residential areas, and 
use of electric air compressors 
and similar power tools, rather 
than diesel equipment, shall be 
used where feasible; 

 
• During construction, stationary 

construction equipment shall 
be placed such that emitted 
noise is directed away from 
sensitive noise receivers; 

 
• During construction, stockpiling 

and vehicle staging areas shall 
be located as far as practical 
from noise sensitive receptors; 

 
• Operate earthmoving 

equipment on the construction 
site as far away from vibration 
sensitive sites as possible; and 

 
• Construction hours, allowable 

workdays, and the phone 
number of the job 
superintendent shall be clearly 
posted at all construction 
entrances to allow for 
surrounding owners and 
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Milestones 
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Responsible 

for Monitoring 

Verification of Compliance 
Initials Date Remarks 

residents to contact the job 
superintendent. If the Town or 
the job superintendent receives 
a complaint, the 
superintendent shall 
investigate, take appropriate 
corrective action, and report 
the action taken to the 
reporting party. 

Old Mammoth Place Addendum, 2016. 

N-2 

The proposed project shall be required 
to adhere to Section 8.16.090 
(Prohibited Acts) of the Municipal Code, 
which prohibits loading activities 
between the hours of 10:00 p.m. and 
7:00 a.m. 
Old Mammoth Place Addendum, 2016. 

Building and 
Engineering 
Inspections 

Ongoing 
During 

Construction 

Town 
Community & 

Economic 
Development 
Department; 
Town Police 
Department 

   

N-3 

Mechanical equipment shall be placed 
as far as practicable from sensitive 
receptors. Additionally, the following 
shall be considered prior to HVAC 
installation: proper selection and sizing 
of equipment, installation of equipment 
with proper acoustical shielding, and 
incorporating the use of parapets into 
the building design. 
Old Mammoth Place Addendum, 2016. 

Building and 
Engineering 
Inspections 

Ongoing 
During 

Construction 

Town 
Community & 

Economic 
Development 
Department 

   

UTILITIES SERVICE SYSTEMS 

USS-1 
The Applicant shall provide lateral 
sewer lines to the centerlinessewer 
main of the nearest adjacent roadways. 
The lateral sewer lines shall be 

Review and 
Approval of 
Sewer Plan 

Prior to 
Issuance of 

Grading 
Permit 

Town Public 
Works 

Department 
and MCWD 
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Verification of Compliance 
Initials Date Remarks 

constructed in accordance with Town 
and Mammoth Community Water 
District (MCWD) standards and 
specifications, to the satisfaction of the 
Town of Mammoth Lakes.  
Old Mammoth Place Addendum, 2016 [modified 
for clarification]. 
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DZA 21-001: Amended Phase One of the Clearwater Specific Plan 
 

October 20, 2021 
 
I. Background. 
 
In April 2009, the Town Council adopted the Clearwater Specific Plan ("CSP").  In March 
2010, in compliance with CSP, the Planning and Economic Development Commission 
approved a vesting tentative tract map, conditional use permit, and design review for a 
mixed-use project called "Old Mammoth Place."   The Old Mammoth Place entitlements 
include up to 340 residential units with up to 488 lodging rooms, eight on-site workforce 
housing units, multiple outdoor public events plazas, approximately 20,000 square feet 
of commercial/retail space, approximately 17,000 square feet of restaurant space, 9,500 
square feet of conference space, a 4,500 square-foot spa and wellness center, an ice rink, 
a pool, and an underground parking garage covering the entire site.    
 
Throughout the first six years after the approval of Old Mammoth Place, there proved to 
be no financing available to construct the project and no market for the sale of 
condominium hotel rooms.  In August 2016, in order to improve the economic viability 
and marketability of the project, the owner obtained approval of amendments to the CSP 
and the Old Mammoth Place entitlements, which included a 10-foot increase in building 
height, an increase in net residential square footage, and the elimination of an on-site 
workforce housing requirement.   
 
Nonetheless, 12 years since the adoption of the CSP, there is still no indication that a 
project on the scale of Old Mammoth Place can be financed and developed in the near 
term.   Meanwhile, the current hotel and amenities fall short of meeting the vision and 
goals of the General Plan and the CSP, and do not meet the needs and standards of 
Mammoth's target visitors and families.  The site includes the original hotel and 
restaurant buildings, large paved parking areas, a concrete miniature golf course, and 
limited vegetation.   
 
II. The Goal of this Amendment (DZA 21-001). 
 
The goal of this Amendment is to establish interim development standards and project 
requirements for the site that will:  (1) accommodate the interim development of a less 
tall and less dense expansion and upgrade of the hotel, restaurant, and public spaces than 
is envisioned by the CSP and Old Mammoth Place (the "Amended Phase One of the CSP"); 
(2) enhance and expand upon the lodging, food and beverage, and event/meeting space 
options on the site; (3) provide a new and vibrant outdoor venue and park for community 
activities and events; (4) animate and activate the Old Mammoth Road streetscape; and 
(5) allow for and accommodate the future development of the Old Mammoth Place 
project consistent with the CSP's long-term vision and goals, if and when market 
conditions allow.   
 
III. Amended Phase One of the CSP Project Description. 
 
The goal of the Amended Phase One of the CSP is to transform the site into a fully 
upgraded, full-service family hotel and public events venue that will serve to increase 
hotel occupancies and revitalize the Old Mammoth Road streetscape.  The proposed 
redevelopment of the site would be the first major renovation of a hospitality project in 
Mammoth in decades, and would make significant strides toward achieving the Town's 

Page 79 of 177



2 
 

vision and goals for the Old Mammoth Road corridor as set forth in the General Plan and 
the CSP.  To that end, the owner will seek the Town's approval to:   

• Upgrade and enhance all of the hotel's entryways, lobby areas, public 
spaces, and accommodations;  

• Upgrade and increase the capacity of the event and meeting space at the 
Rafters Restaurant and Lounge and in the current lobby; 

• Upgrade the pool and add hot tubs; 
• Create multiple landscaped social and amenity areas to include a gazebo, 

a volleyball court, lawn games, fire pits, and hammocks; 
• Add 30 family-friendly resort cabins to the site and hotel inventory; 
• Provide on-site workforce housing for a minimum of five hotel employees; 
• Demolish the Jimmy’s Taverna and Red Lantern building; 
• Demolish the miniature golf course; 
• Expand the Rafters deck; 
• Create a landscaped food and beverage garden and food truck venue south 

along Old Mammoth Road from the Rafters deck to a new public park;  
• Create a new public park and events pavilion at the corner of Old 

Mammoth Road and Sierra Nevada Road to accommodate community 
festivals and events; and 

• Provide new public restaurants to support the public's use of the new food 
and beverage garden and public park.  

 
IV. The Town's Vision and Goals for the Site. 

The Town's vision and goals for the site are encompassed in the following quotes from 
the CSP: 

 
"These guidelines and standards provide a framework for 

development of a cohesive, mixed-use, pedestrian-oriented … hotel 
opportunity that will significantly contribute to the revitalization of the Old 
Mammoth Road corridor.” 

 
“The hotel will provide a contemporary and enjoyable place to stay 

for Mammoth visitors, central to the multitude of recreational 
opportunities available in and around the Town of Mammoth Lakes.” 

 
“The overall goal of the Specific Plan is to create an attractive, hotel 

opportunity that shall serve to revitalize the economy of the core of the 
North Old Mammoth Road District area.” 

 
"A project shall provide additional transient occupancy options to 

the Town of Mammoth Lakes” and shall "contribute to the overall 
revitalization of the Old Mammoth Road corridor.”  

 
"To support the needs of the Town of Mammoth Lakes as a premier 

destination resort community … a project shall provide additional 'hot 
beds' and additional transient occupancy options to the Town." 

 
The proposed Amended Phase One of the CSP will include 30 resort cabins that will 
provide additional hot beds and amenities, without any condominium component.  The 
resort cabins are designed for families, will add to the lodging options offered within the 
community, and have the capacity to increase TOT generation though higher occupancies 
and average daily rates.  The expansion of indoor and outdoor event and meeting space, 
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the creation of a food and beverage garden, and the development of a public park and 
events pavilion will provide benefits to the community and animate the Old Mammoth 
Road streetscape. 
 
V. Development Standards. 

 
The following development standards will apply to the Amended Phase One of the CSP: 

 

DEVELOPMENT STANDARD Proposed 

Total Project Site Size: 6.09 acres 

Number of existing hotel rooms: 149 rooms 

Number of additional resort 
cabin rooms: 30 rooms 

Maximum Building Height – 
Cabins: 35 feet 

Restaurant square feet:  10,000 square feet  

Event space square feet: 2,000 square feet 

Minimum Building Separation  5 feet 

Setbacks - Old Mammoth Road 
Frontage 5 feet 

Setbacks – Sierra Nevada 10 feet 

Setbacks – Laurel Mountain 3 feet 

Maximum Lot Coverage 70% 

Total parking spaces:  182 spaces 

Minimum Snow Storage 53,300 square feet 

Minimum Open Space/ 
Landscaped Area 

73,000 square feet  
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VI. Proposed Modifications to CSP Standards. 
 

The following table describes the requested modifications to the 2016 CSP requirements 
to accommodate the proposed Amended Phase One of the CSP. These standards shall 
only apply to the Amended Phase One project, and any future redevelopment of the site 
following completion of the Amended Phase One project shall be subject the standards 
found in the 2016 Amendment to the Clearwater Specific Plan. 
 

 
Section Title Proposed Changes to the Clearwater Specific Plan 
1.0 Introduction None. 
2.0 Existing Setting and 

Conditions 
None. 

3.0 Project Description 
of the Specific Plan 

• The Project Description for the Amended Phase One of 
the CSP is included under Section III above. The project 
description for the Old Mammoth Place project as 
detailed in the 2016 CSP Amendment shall not apply to 
the Amended Phase One project.   

3.1 Conceptual Plan •  The Conceptual Plan for the Amended Phase One of 
the CSP is for illustrative purposes only and does not 
constitute a formal approval of any site or building 
design. Final site and architectural plans must be 
approved through the Design Review process.   

3.2 Design Objectives • The Amended Phase One of the CSP shall not require:   
o the construction of any commercial retail space 

along Old Mammoth Road; 
o improvement of the transit stop or 

construction of a bus shelter on Old Mammoth 
Road; 

o regular shuttle service to MMSA, the airport, 
the golf courses, and Vons (shuttle service shall 
be on-demand); or 

o on-site changing rooms and lockers for 
employees of the resort who choose to walk or 
bike to work. 

3.3 Sustainability 
Guidelines 

• Improvements constructed for the Amended Phase 
One of the CSP shall not require LEED certification. 

3.4 Operations • The Amended Phase One of the CSP shall not include 
any "condominium hotel" units, any units that "will be 
sold fully furnished with standardized furniture, 
fixtures and equipment at the time of initial sale," any 
"homeowner association," or any "space for a rental 
management operation."  

• Although the Amended Phase One of the CSP shall 
contain event space and meeting space, it need not 
include conference space. 

3.5.1 Traffic Mitigation • No offsite traffic improvements shall be required.  
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3.5.2 Site Access • The Amended Phase One of the CSP may be accessed 
from Sierra Nevada Road even though it will not 
include underground parking. 

3.5.3 Transit 
Improvements 

• No transit improvements shall be required. 

3.5.4 Street 
Improvements 

• The Amended Phase One of the CSP shall include curb, 
gutter, and sidewalk improvements along Laurel 
Mountain Road. 

• The east-west vehicular connector: 
o need not have a 40-foot right-of-way offered 

for dedication to the Town for use as a public 
road; 

o need not be named; 
o need not be improved with curb and gutter; 

and 
o need not contain sidewalks or heat tracing. 

• The north-south pedestrian connector in the Amended 
Phase One of the CSP will provide access from Sierra 
Nevada Road to the hotel pool complex, but will not 
connect to the northern property boundary. 

3.5.5 Storm Drainage • The project will meet Town drainage standards and 
requirements.  

3.5.6 Sewer and Water • The project will meet all applicable Mammoth 
Community Water District standards and 
requirements as determined through the construction 
permit process. 

3.5.7 Dry Utilities • Undergrounding of on-site overhead utilities serving 
the site shall not be required. 

3.5.8 Phasing • The Amended Phase One of the CSP shall be 
constructed in one phase, as determined by the owner 
after consultation with the Town. 

3.5.9 Public Facilities • The food and beverage garden along Old Mammoth 
Road need not be hardscaped. 

3.6 Community 
Benefits 

• The community benefits required by the CSP will not 
be provided as part of Amended Phase One but may 
be required upon future redevelopment of the site.  

4.1 Consistency with 
the 2007 General 
Plan 

None. 

4.2 Consistency with 
the NOMR District 
Study 

None. 

4.3 Consistency with 
the Municipal Code 

None. 

5.1 Land Use 
Objectives, Policies, 
and Standards 

• No underground parking is required. 
• No residential units (other than workforce housing) 

are required. 
• The north-south pedestrian connector need not 

connect to the northern property boundary. 
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5.2 Development 
Standards 

• See the Development Standards Table for Details. 

5.2.1  Land Use 
Designations 

• The location and description of the uses shall not apply 
to the Amended Phase One of the CSP. 

5.2.2 Permitted Uses • Permitted uses for hotel operations may include the 
construction or placement of 30 resort cabins that are 
affixed to foundations. 

5.2.3 Density None. 
5.2.4 Site Coverage None. 
5.2.5 Building Separation None. 

5.2.6 Building Height • The maximum building height for resort cabins shall be 
35 feet. 

5.2.7 Setbacks • Setbacks for buildings and vehicles are set forth in the 
Development Standards table above.   

5.2.8 Parking • The Amended Phase One of the CSP shall not require: 
o Any underground parking; and 
o On-site parking for restaurant, event/meeting 

space, workforce housing, or buses. 
• Valet parking services or other parking demand 

measures may be utilized during times of high parking 
demand to maximize capacity of on-site spaces. A 
Parking Management Plan will be required as part of 
the Use Permit process.  

5.2.9 Snow Storage and 
Removal 

None. 

5.2.10 Signage None. 
5.2.11 Lighting None. 
5.2.12 Public Art • No specific requirements for public art 

5.2.13 Additional 
Standards and 
Requirements 

None. 

6.0 Design Guidelines • Final design of the cabins and site amenities will be 
determined through the Design Review process. 

7.0 Housing • The Amended Phase One of the CSP shall provide on-
site workforce housing for a minimum of five hotel 
employees and shall otherwise comply with the 
Town's Housing Ordinance.  No parking shall be 
required for on-site workforce housing units.   

8.1 Recreation None. 

8.2 Conservation and 
Open Space 

None. 

8.3 Noise None. 
8.4 Safety None. 
9.1 Maintenance • The hotel owner/operator shall maintain the hotel 

property and improvements. 
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9.2 Construction and 
Drainage 

• No off-site drainage systems shall be required. 

9.3 Site Utilities • The project will meet all applicable utility 
requirements as determined during the construction 
permit process. 

10.0 Administrative 
Procedures 

• Use Permit and Design Review approval shall be 
required prior to construction of the Amended Phase 
One project.   
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Town of Mammoth Lakes 

Planning & Economic Development Commission 
Staff Report 

Meeting Date: October 27, 2021 

 

 

  

 

 

OBJECTIVE: 
1. Hear Staff and Applicant presentations 
2. Hold Public Hearing 
3. Planning & Economic Development Commission (PEDC) discussion 
4. PEDC action to: 

a. Adopt the attached Planning and Economic Development Commission Resolution, making the 
required CEQA and Municipal Code findings, and recommend to the Town Council approval of 
District Zoning Amendment 21-001 as recommended by staff; 

b. Adopt the Resolution with modifications; or 
c. Deny the Resolution  

 
SUMMARY: 
Proposal:  The proposed project consists of an amendment to the Clearwater Specific Plan 

(CSP) to allow for an interim “Phase One” development to be constructed at the 
project site while preserving the existing CSP allowances for future 
redevelopment. The proposed interim development includes the construction of 
30 new “tiny home” style hotel cabin units, improvements to the existing hotel 
and Rafters restaurant, expanded event/meeting space and a new outdoor park.  

Project Name:    Amended Phase One of the Clearwater Specific Plan 

AGENDA TITLE: Public hearing and consideration of a District Zoning Amendment application (DZA 21-001) to 
amend the Clearwater Specific Plan (CSP) at 164, 202 and 248 Old Mammoth Road.  The proposed 
amendment to the CSP would allow for an interim “Phase One” development to be constructed at the 
project site while preserving the existing CSP allowances for future redevelopment. The proposed interim 
development standards would allow for the construction of 30 new “tiny home” style hotel cabin units, 
improvements to the existing hotel and Rafters restaurant, expanded event/meeting space, and enhanced 
site amenities including a new outdoor park along Old Mammoth Road. The application request also includes 
consideration of an Addendum to the Clearwater Specific Plan Environmental Impact Report. 

Applicant/ Property Owner: WH SN Mammoth, L.L.C.  

REQUESTING DEPARTMENT: 
Planning & Economic Development 
Sandra Moberly, Director 
Gina Montecallo, Assistant Planner  
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Location:   164, 202 and 248 Old Mammoth Road 
Size of Property:  6.09 acres 
Zoning:    Clearwater Specific Plan  
General Plan:   Clearwater Specific Plan  
Environmental Review: Pursuant to the California Environmental Quality Act (CEQA) Guidelines Section 

15164, an Addendum to the approved Environmental Clearance Documentation 
adopted for the Clearwater Specific Plan (SCH# 2006062154) has been prepared 
and concludes that no new or increased significant environmental impacts would 
result from the proposed project. 

KEY ISSUES:   

1. Can the findings be made for approval of a District Zoning Amendment pursuant to Municipal Code (MC) 
Chapter 17.116.070?  

2. Is the proposed project consistent with the California Environmental Quality Act (CEQA)?  
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The Clearwater Specific Plan (CSP) was adopted by the Town of Mammoth Lakes on January 21, 2009, for the 
development of a new, pedestrian oriented, mixed-use, resort destination development (herein referenced as the 
“Specific Plan Development Scenario”) located in the North Old Mammoth Road District of the Town.  

In March 2010, in compliance with CSP, the Planning and Economic Development Commission approved a vesting 
tentative tract map, conditional use permit, and design review for a mixed-use project called "Old Mammoth 
Place."  The Old Mammoth Place entitlements include up to 340 residential units with up to 488 lodging rooms, 
eight on-site workforce housing units, multiple outdoor public events plazas, approximately 20,000 square feet of 
commercial/retail space, approximately 17,000 square feet of restaurant space, 9,500 square feet of conference 
space, a 4,500 square-foot spa and wellness center, an ice rink, a pool, and an underground parking garage 
covering the entire site (the original CSP approval documents can be found at the following link: 
https://www.townofmammothlakes.ca.gov/142/Clearwater-Specific-Plan). Approval of the project entitlements 
included approval of a Final EIR (SCH# 2006062154). 

Throughout the first six years after the approval of Old Mammoth Place, there proved to be no financing available 
to construct the project and no market for the sale of condominium hotel rooms.  In August 2016, in order to 
improve the economic viability and marketability of the project, the owner obtained approval of amendments to 
the CSP and the Old Mammoth Place entitlements, which included a 10-foot increase in building height, an 
increase in net residential square footage, and the elimination of an on-site workforce housing requirement.  At 
this time, a CEQA addendum to the Clearwater Specific Plan (Old Mammoth Place CUP Addendum (SCH# 
2006062154) was prepared to confirm that the proposed modifications were consistent with what was analyzed 
as part of the Specific Plan Final EIR. This Addendum was approved in 2016.  

Since that time, development of the project site as anticipated in the CSP and the 2016 Old Mammoth Place CSP 
Amendment has not occurred. The Applicant is now requesting a new amendment to the CSP to allow for an 
interim development to be constructed at the project site while preserving the existing Specific Plan allowances 
for the potential future development per the approved 2016 Old Mammoth Place CUP Amendment.  

Project Proposal: 

The Amended Phase One of The CSP project consists of a request to amend the Clearwater Specific Plan, which 
currently applies to the project site, in order to allow for interim development standards to serve as zoning for 
Phase One of the CSP. The proposed interim development standards would accommodate a less intensive 
expansion and upgrade of the hotel, restaurant, and public spaces than is envisioned by the CSP/ Old Mammoth 
Place entitlements while still allowing for the future development of the Old Mammoth Place project consistent 
with The CSP's long-term vision and goals.  Specifically, the Amended Phase One of The CSP enhances and expands 
upon the existing hotel with the addition of 30 new “tiny home” style hotel cabin units as well as upgrades to the 
hotel, restaurant and event space. In addition, new outdoor hotel amenities would be permitted that include a 
volleyball court, outdoor gathering spaces and pool/ spa facilities. Additional site improvements include removal 
of the existing Jimmy’s Tavern building, consolidation of vehicular access points, a new sidewalk along Laurel 
Mountain Rd, new parking lot landscaping, and a new outdoor park/ event space along the Old Mammoth Rd 
frontage. Under the proposed development standards, the Amended Phase One project would consist of a total 

I. INTRODUCTION AND BACKGROUND 
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of 179 hotel units, 10,000 square feet of indoor restaurant space, 2,000 square feet of event space, and a total of 
182 parking spaces. See Figure 1 for a conceptual site plan provided by the applicant which shows the 
development and improvements that the Amended Phase One of the CSP would allow (the site plan is intended 
for illustrative purposes only and will likely be subject to change during future entitlement processes).  

Figure 1: Amended Phase One Conceptual Site Plan 

The approved CSP included a broad range of uses including hotel, retail, residential, condominium and restaurant. 
The Phase One project provides some of the uses, but the project is not required to provide condominium or 
residential units other than five units within the existing hotel building proposed to be converted to workforce 
housing.  Other components of the original CSP that are not required in the Amended Phase One include 
understructure parking, a new pedestrian and vehicular mid-block connector, Old Mammoth Road Street 
improvements, retail, and public art. Please see Table 1 below for the proposed development standards included 
in the amendment. 

Table 1: Development Standards Table 

DEVELOPMENT STANDARD Proposed 

Total Project Site Size: 6.09 acres 

Number of existing hotel rooms: 149 rooms 
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Number of additional resort cabin rooms: 30 rooms 

Maximum Building Height – Cabins: 35 feet 

Maximum Restaurant square feet:  10,000 square feet  

Maximum Event space square feet: 2,000 square feet 

Minimum Building Separation  5 feet 

Minimum Setbacks - Old Mammoth Road Frontage 5 feet  

Minimum Setbacks – Sierra Nevada 10 feet  

Minimum Setbacks – Laurel Mountain 3 feet  

Maximum Lot Coverage 70% 

Total parking spaces:  182 spaces 

Minimum Snow Storage 53,300 square feet 

Minimum Open Space/ Landscaped Area 73,000 square feet  

 

Existing Site and Surrounding Land Uses 

The 6.1-acre project site is located in the North Old Mammoth Road district and is bounded by Old Mammoth 
Road to the east, Laurel Mountain Road to the west, and Sierra Nevada Road to the south, with an alley on the 
north side of the site. There are currently vehicular access points on all sides of the property. Existing buildings on 
the property include the Sierra Nevada Lodge, Rafters restaurant, and Red Lantern/Jimmy’s restaurants. A large 
surface parking area and a miniature golf course also exist on site, with minimal landscaping except for a few 
Jeffery Pine trees on the west side of the building. Although the site appears generally flat, there is a grade change 
of approximately 19 feet from the northwest to the northeast corner. Please see Figure 2 below for an aerial view 
of the existing site. 
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The project is zoned Clearwater Specific Plan (CSP) and the surrounding land uses include both commercial and 
residential uses. Table 2 describes the surrounding land uses and zoning.   

Table 2: Surrounding Land Uses and Zoning 

Location Zoning* Land Use Special Considerations 

North D; OMR 
 Mammoth Mall (commercial); 

Krystal Villa East (residential condos) 

Because the site is surrounded by 
primarily residential uses, noise, 
traffic safety, visual impacts and 
operating characteristics are all 
factors that should be considered. A 
Use Permit will be required as part of 
the entitlement package that will 
ensure each of these issues is 
addressed. 

South RMF-2 Sierra Park Villas (residential condos) 

East OMR  Sierra Manor (residential condos) 

West OMR 
 Commercial, apartments, L’Abri 

(residential condos) 

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

Site Zoning 

As discussed above, the site is subject to the Clearwater Specific Plan as amended in 2016. The existing zoning was 
essentially designed to accommodate one specific project consisting of up to 340 residential units with up to 488 
lodging rooms, workforce housing that is consistent with the Town’s Housing Ordinance, multiple outdoor public 
events plazas, approximately 20,000 square feet of commercial/retail space, approximately 17,000 square feet of 
restaurant space, 9,500 square feet of conference space, a 4,500 square-foot spa and wellness center, an ice rink, 

Project Site: 164, 202 and 
248 Old Mammoth Road 

Figure 2: Aerial Image of Existing Site and Surrounding Area 

Sierra Nevada Rd. 
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a pool, and an underground parking garage covering the entire site (the original CSP approval documents can be 
found at the following link: [https://www.townofmammothlakes.ca.gov/141/Old-Mammoth-Place-Information]. 
Approval of the project entitlements included approval of a Final EIR (SCH# 2006062154).  

The proposed amendment would modify the zoning allowances to accommodate a new Phase One project that is 
outside of the scope of the existing zoning while preserving the existing zoning allowances for future 
redevelopment.  

Consistency with existing Specific Plan: 

The Amended Phase One of the Clearwater Specific Plan upholds the overall intent and goals of the Clearwater 
Specific Plan; however, there are differences with the applicable zoning requirements of the Clearwater Specific 
Plan (CSP) that result in a lower density project that is smaller in scope. Table 3, Existing and Proposed 
Development Standards Table, compares the proposed standards with the existing CSP standards to highlight the 
differences between the interim phase development and the full build-out of the CSP.  

Table 3: Existing and Proposed Development Standards Table 

DEVELOPMENT STANDARD EXISTING CSP STANDARDS 
PROPOSED AMENDED PHASE 

ONE STANDARDS 

Total Project Site Size: 6.09 acres 6.09 acres 

Number of existing hotel 
rooms: 

149 rooms 149 rooms 

Number of additional resort 
rooms: 

339 hotel rooms 30 cabin hotel rooms 

Maximum Building Height: 35-65 ft 35 ft (applicable to cabins only) 

Restaurant Square Footage: 16,000 sq ft 10,000 sq ft 

Retail Square Footage: 21,000 sq ft 0 sq ft 

Residential Square Footage: 308,000 sq ft 0 sq ft 

Event Space Square 
Footage: 

14,500 sq ft 2,000 sq ft 

Minimum Building 
Separation 

In accordance with the 
California Building Code 

5 ft 

Setbacks - Old Mammoth 
Road Frontage 

0 ft from sidewalk 5 ft from sidewalk 

Setbacks – Sierra Nevada 10 ft 10 ft 

Setbacks – Laurel Mountain 10 ft 3 ft 
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Setbacks – Other Properties 10 ft 10 ft 

Maximum Lot Coverage 70% 70% 

Total parking spaces: 597 spaces 182 spaces1 

Bus Parking 2 spaces 0 

Bicycle Parking 187 spaces 10  

Guest Parking 24 0 

Management Parking 2 0 

Retail and Commercial 29 0 

Restaurant 54 0 

Minimum Snow Storage 
Snow Management Plan 

required. 
53,300 sq ft 

Minimum Open Space/ 
Landscaped Area 

47,300 sq ft 73,000 sq ft 

Old Mammoth Road Street 
Improvements 

Wider sidewalk, new transit 
shelter, expanded bus pull-out 

area, mid-block connector. 
none 

Workforce Housing 
Consistent with the Town’s 

Housing Ordinance. 
Housing for 5 hotel employees  

Public Art 
Fee will be paid at building 

permit issuance. 
Not required. 

1 A parking management plan will be required as part of the Use Permit.  

 

General Plan  

The site is located within the Clearwater Specific Plan land use designation in the 2007 General Plan. The intent of 
the CSP designation is to provide “for a pedestrian-oriented, mixed-use district for residents and visitors within 
the North Old Mammoth Road area. Permitted uses include hotel, condominium-hotel, workforce housing, street 
front retail along Old Mammoth Road, and a large public plaza intended for use as an event venue. The base 
density is forty (40) hotel rooms per acre with the potential for up to eighty (80) hotel rooms per acre. Pursuant 
to the Clearwater Specific Plan, significant community benefits are required to be provided. Workforce housing 
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and commercial uses are exempt from density calculations.” Please see Key Issue #1 below for staff’s analysis of 
the project’s consistency with the General Plan. 

Public Notice 

A Public Notice for the October 27, 2021, Planning and Economic Development Commission hearing and a project 
description was mailed to 279 property owners within 300 feet of the subject property on October 15, 2021 and 
was published in The Sheet on October 16, 2021 and October 23, 2021. A future Public Notice will be mailed to 
the same 279 property owners on November 5, 2021, and will be published in The Sheet on November 6, 2021 
and November 13, 2021 for the November 17th, 2021 Town Council hearing.  

No public comments were received at the time this staff report was published. 

 

1. Key Issue #1: Can the findings be made for adoption of a Specific Plan Amendment pursuant to Municipal 
Code (MC) Chapter 17.116.070?  

Pursuant to Section 17.116.070.C.1, “an adopted specific plan may be amended through the same procedure 
specified by this chapter for the adoption of a specific plan.” Therefore, the proposed amendment to the 
Clearwater Specific Plan must meet the required findings for adoption of a Specific Plan as set forth in MC 
Section 17.116.060.  Staff has determined that the required findings can be made for approval of a Specific 
Plan pursuant to Chapter 17.116.060 of the Town of Mammoth Lakes Municipal Code. Specifically, staff finds 
that by allowing for an amended “phase one” to be constructed on the project site while preserving the 
existing CSP allowances for future redevelopment, the proposed Amendment maintains consistency with 
several of the General Plan goals included in the original CSP. In addition, staff finds that by providing an 
Addendum to the approved Environmental Clearance Documentation adopted for the Clearwater Specific 
Plan (see Attachment 1, Exhibit A), the proposed project is in compliance with the provisions of the California 
Environmental Quality Act (CEQA). Staff’s analysis of the Specific Plan approval criteria is included below.    

Section 17.116.060, Findings and Decision - The Council may adopt a specific plan, with or without 
conditions, only after all of the following findings are made: 

A. That the specific plan is consistent with the General Plan and other adopted goals and policies of the 
Town; 
Staff has determined that the Amended Phase One of the Clearwater Specific Plan (CSP) maintains the 
CSP’s consistency with the General Plan and other adopted goals and policies of the Town. The proposed 
amendment, while reducing the scope of development anticipated for phase one of the CSP, still provides 
30 new hotel units as well as enhanced site amenities and public activation along Old Mammoth Road, 
thereby aligning with several of the General Plan goals and policies used to guide the original CSP and the 
2016 CSP Amendment.  The following are goals of the 2007 General Plan with which the Amended Phase 
One of the CSP is consistent: 
 

i. The intent of the “Main Street, Old Mammoth Road and Shady Rest” character districts is to “invite 
pedestrian activity and provide gathering places and opportunities for interaction in a vibrant mix 
of retail, commercial and workforce housing…Commercial corridors should be walkable year-

ANALYSIS OF KEY ISSUES: 
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round, vibrant, colorful, and accessible” (D-3). Further, the General Plan portrays the Old 
Mammoth Road corridor as a “traditional small-scale mixed-use ‘Main Street’ development 
pattern” (D-4). 
 
The Amended Phase One of The CSP meets the above intent by allowing for a mixed-use 
development that includes new, pedestrian scale (1 to 2-story) hotel cabins, landscape 
improvements, expanded restaurant and event space, and a new park/ public event space along 
Old Mammoth Road. Along with the proposed Laurel Mountain Road sidewalk improvements, the 
proposed mix of uses will greatly improve pedestrian activity in the area while also providing new 
gathering places and opportunities for interaction.  The addition of new cabin units, new site 
amenities and significant public open space along Old Mammoth Road will serve to re-activate 
the existing lodging and restaurant uses while also allowing for new event programming and a 
more active pedestrian environment consistent with the General Plan goals for the Old Mammoth 
Road district.  
 

ii. “New development should improve connectivity and circulation with bike and pedestrian paths, 
sidewalks and roads.” (D-3).  
 
The Amended Phase One of The CSP invites pedestrian activity into the site by improving the 
frontage along Old Mammoth Road, adding sidewalks on Laurel Mountain Road and increasing 
pedestrian connections within the interior of the site. Additionally, the project will provide space 
for outdoor café seating, planting areas, and other pedestrian-scaled elements to encourage 
activity throughout the site.  
 

iii. Policy C.2.A:  Create well-designed and significant public spaces in resort/commercial 
developments to accommodate pedestrians and encourage social interaction and community 
activity 
 
The Amended Phase One of The CSP is consistent with this policy by creating mixed-use 
development that includes a variety of public outdoor spaces designed to accommodate a series 
of public events and uses at different scales. The project calls for a minimum of 73,000 square 
feet of open space and 2,000 square feet of event space intended to hold a variety of community 
events. The public space and outdoor food and beverage options are proposed to complement 
each other to promote community interaction.  
 

iv. Policy L.3.D: Encourage outdoor dining in resort and commercial districts to increase street level 
animation. 
 
The Amended Phase One of the CSP accomplishes the policy of encouraging outdoor dining by 
expanding existing facilities as well as providing new options for dining on site.  The project 
proposes to expand the deck at the existing Rafters restaurant to increase outdoor dining 
capacity. Additionally, the project provides a landscaped area along the Old Mammoth Road 
frontage that accommodates a food truck venue along with a food and beverage garden with a 
variety of seating and dining options (final operating characteristics and event programming will 
be determined through the Use Permit process).   
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v. Policy L.5.A: Encourage and support a range of visitor accommodations that include a variety of 
services and amenities. 
 
The Amended Phase One of The CSP is consistent with this policy by formulating an interim 
development phase to allow for an adaptive project that expands upon existing visitor 
accommodations. Expanded visitor accommodations include the addition of 30 resort cabins, 
which not only increases the hotel inventory, but the cabins also add new lodging options to the 
site that are family friendly. In addition, the project proposes several new guest amenities 
including social gathering areas with fire pits and hammocks, lawn games and hot tubs.  
 

vi. Policy L.5.D: Encourage rehabilitation and renovation of existing visitor accommodations. 
 
The Amended Phase One of The CSP creates the opportunity for renovating the project site’s 
existing facilities to fall more in line with the vision of the original CSP and the General Plan. The 
project accomplishes this policy by improving the hotel’s arrival sequence, which entails the 
proposal of a porte-cochere at the vehicular entrance and an upgraded lobby area. Additional 
improvements include an upgraded pool area as well as improvements to the existing Rafters 
restaurant.  
 

Finally, the proposed Amended Phase One of the Clearwater Specific Plan maintains consistency with the 
intent of the Clearwater Specific Plan land use designation, which is to provide “for a pedestrian-oriented, 
mixed-use district for residents and visitors within the North Old Mammoth Road area. Permitted uses 
include hotel, condominium-hotel, workforce housing, street front retail along Old Mammoth Road, and 
a large public plaza intended for use as an event venue. The base density is forty (40) hotel rooms per acre 
with the potential for up to eighty (80) hotel rooms per acre. Pursuant to the Clearwater Specific Plan, 
significant community benefits are required to be provided. Workforce housing and commercial uses are 
exempt from density calculations.”  
 
The proposed Amended Phase One achieves many of the goals of the CSP land use designation, including 
providing new pedestrian-oriented mixed uses, new hotel units, and public benefits in the form of 
significant public event/ gathering space along Old Mammoth Road. The proposed amendment is within 
the maximum allowable density and provides 5 units of workforce housing on-site. Importantly, the 
amendment also maintains the existing allowances of the CSP for future redevelopment, thereby ensuring 
that any goals not met by the current development will still be met when the site redevelops in the future.  

 
B. That the specific plan is consistent with any applicable airport land use plan as required by Government 

Code Section 65302.3; and 
Not applicable, as there are no applicable airport land use plans that have an impact on the Clearwater 
Specific Plan.  
 

C. That the specific plan is in compliance with the provisions of the California Environmental Quality Act 
(CEQA). 
Pursuant to the California Environmental Quality Act (CEQA) Guidelines Section 15164, an Addendum to 
the approved Environmental Clearance Documentation adopted for the Clearwater Specific Plan (SCH# 
2006062154) has been prepared. The addendum describes the proposed changes to the approved project 
and concludes that no new or increased significant environmental impacts would result from the 
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proposed project. Therefore, the Specific Plan Amendment is in compliance with the provisions of the 
California Environmental Quality Act (CEQA). 

Other Applicable Standards and Requirements: 

As mentioned above, following adoption of the proposed District Zoning Amendment, PEDC approval of a 
Tentative Tract Map, Design Review and Use Permit will be required. In addition, the existing 2016 entitlements, 
which include a TTM, Design Review and Use Permit for the Old Mammoth Place project, will need to be revoked. 
The Phase One of The CSP will be required to comply with all applicable Public Works and California Building Code 
standards.  

 

2. Key Issue #2: Is the proposed project consistent with the California Environmental Quality Act (CEQA)? 

Staff determined that an addendum to the Environmental Clearance Documentation adopted for the Clearwater 
Specific Plan is appropriate because the addendum demonstrates that the environmental analysis and impacts 
identified in the Environmental Clearance Documentation are applicable to the project and remain substantively 
unchanged by the proposed District Zoning Amendment application. The Addendum supports the finding that the 
proposed project does not result in any new environmental effects and does not exceed the level of impacts 
identified in the Environmental Clearance Documentation. Therefore, the proposed project is in compliance with 
the provisions of the California Environmental Quality Act (CEQA). The CEQA Addendum is included as (see 
Attachment 1, Exhibit A).  

Agency/Public Comments 

Staff has been working closely with various local agencies throughout the planning process. The Phase One of The 
CSP has incorporated comments from local utilities and emergency service providers.  The project was routed to 
Mammoth Community Water District, Mammoth Lakes Fire District, and Amerigas. The Conditions of Approval 
included with the PEDC Resolution (Attachment 1) require compliance with all applicable local agency 
requirements. 

In addition, notice of the public hearing including a project description was mailed to 279 property owners within 
300 feet of the subject property and a Public Notice was published in The Sheet on October 16th and October 
23rd. No public comments were received at the time this staff report was published. 

 

Staff finds that the proposed project meets the applicable requirements and recommends that the Planning and 
Economic Development Commission adopt the attached Planning and Economic Development Commission 
Resolution, making the required CEQA and Municipal Code findings, and recommend to the Town Council approval 
of District Zoning Amendment 21-001 as recommended by staff. 

Attachments  

Attachment 1: Planning and Economic Development Commission Resolution  

Exhibit A: Addendum to the Clearwater Specific Plan Environmental Impact Report 

II. STAFF FINDINGS AND RECOMMENDATION 
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Exhibit B: DZA 21-001: Amended Phase One of the Clearwater Specific Plan  

Attachment 2: Amended 2016 Clearwater Specific Plan  
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Amended Phase One of the Clearwater 
Specific Plan (DZA 21-001)

Planning and Economic Development Commission

October 27, 2020
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AGENDA

1. Hear Staff and Applicant presentations

2. Hold Public Hearing

3. Planning & Economic Development Commission (PEDC) discussion

4. PEDC action to:

a. Adopt the attached Planning and Economic Development Commission Resolution, 
making the required CEQA and Municipal Code findings, and recommend to the 
Town Council approval of District Zoning Amendment 21-001 as recommended by 
staff; 

b. Adopt the Resolution with modifications; or 

c. Deny the Resolution 
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DISTRICT ZONING AMENDMENT (DZA) 21-001

• The purpose is to amend the Clearwater Specific Plan (CSP) to 

allow for an interim “Phase One” development to be constructed at 

the project site while preserving the existing CSP allowances for 

future redevelopment. The proposed phase one development 

includes the construction of 30 new “tiny home” style hotel cabin 

units, improvements to the existing hotel and Rafters restaurant, 

expanded event/meeting space and improved site amenities, 

including a new outdoor park.  
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BACKGROUND 
• 2009 – The Clearwater Specific Plan (CSP) was adopted for the site to allow for 

the development of a new, pedestrian oriented, mixed-use, resort destination 
development

• 2010 – A vesting tentative tract map, use permit, and design review for the mixed-
use project known as "Old Mammoth Place” were approved for the site.  

• 2016 – Amendments to the CSP and the Old Mammoth Place entitlements, which 
included a 10-foot increase in building height, an increase in net residential 
square footage, and the elimination of an on-site workforce housing requirement 
were approved. 

• 2021 – Development of the project site as anticipated in the CSP and the 2016 
Old Mammoth Place CSP Amendment has not occurred due to lack of financing. 
An amendment to the CSP to allow for interim development is proposed. 
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EXISTING SITE CONDITIONS

= 6.09 acres 
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PROJECT GOALS

• Create zoning that will accommodate the interim development of a less tall 
and less dense expansion and upgrade of the hotel, restaurant, and public 
spaces than is envisioned by the CSP and Old Mammoth Place;

• Enhance and expand upon the lodging, food and beverage, and 
event/meeting space options on the site; 

• Provide a new and vibrant outdoor venue and park for community 
activities and events; 

• Animate and activate the Old Mammoth Road streetscape; 

• Allow for the future development of the Old Mammoth Place project 
consistent with the CSP's long-term vision and goals, if and when market 
conditions allow. 
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DZA 21-001 DEVELOPMENT STANDARDS
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DZA 21-001 DEVELOPMENT STANDARDS
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CONCEPTUAL SITE PLAN

• Note: The conceptual site plan is for illustration 

purposes only and will be subject to change 

during the Design Review process. The purpose 

of the Specific Plan Amendment is to approve 

the zoning and development standards for the 

site rather than a specific project. The proposed 

development standards would allow for:
• 30 hotel cabin units

• Site improvements, including enhanced landscaping, 

improved outdoor guest amenities and a new outdoor 

park/ public event space on Old Mammoth Rd.

• Improved site access

• New sidewalk improvements on Laurel Mountain Rd.

• Expanded restaurant and event space
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OLD MAMMOTH ROAD ACTIVATION
• Through the Use Permit 

process, staff will create 

requirements to ensure 

animation and event 

programming. The final 

Operations and Management 

Plan will require PEDC 

approval.
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PARKING REQUIREMENTS

• Current proposal requests a total of 182 parking spaces for the project and states 
that “on-site parking for restaurant, event/meeting space, workforce housing, or 
buses” shall not be required.

• Under the existing CSP parking standards, an additional 66 parking spaces would 
be required for the proposed restaurant use.  

• In order to ensure that the Town has the ability to require ongoing parking 
management measures, staff recommends that the Development Standards be 
modified to require the proposed project to comply with the 2016 Clearwater Specific 
Plan Sparking requirements unless a Parking Reduction is approved pursuant to MC 
Section 17.44.040 (through the Use Permit process).

• Potential management strategies include but are not limited to: valet parking 
services, shared parking agreements, and use of public parking facilities.
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HOUSING MITIGATION
• The Amended Phase One currently states: “The Amended Phase One of the CSP 

shall provide onsite workforce housing for a minimum of five hotel employees and 
shall otherwise comply with the Town's Housing Ordinance.”

• MC Section 17.136.090 requires a Rental Regulatory Agreement, which will set forth 
the requirements for the proposed rental workforce housing units.
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SNOW STORAGE
• Amended Phase One currently proposes to provide a minimum of 53,300 

square feet of snow storage

• Final snow storage requirements will be determined during Design Review

• Project will be required to meet all applicable Town standards as a 
condition of approval

• Staff finds current Amendment language to be appropriate
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CEQA  FINDINGS 
• Pursuant to the California Environmental Quality Act (CEQA) Guidelines 

Section 15164, an Addendum to the approved Environmental Clearance 
Documentation adopted for the Clearwater Specific Plan (SCH# 
2006062154) has been prepared and concludes that no new or increased 
significant environmental impacts would result from the proposed project. 

• An updated Mitigation Monitoring and Reporting Program has been 
prepared 

• Therefore, the project is found to comply with CEQA requirements
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KEY ISSUES
1. Can the findings be made for approval of a District Zoning Amendment 

pursuant to Municipal Code (MC) Chapter 17.116.070? 

2. Is the project consistent with the California Environmental Quality Act 

(CEQA)? 
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Key Issue # 1: Zoning Code Amendment 
Findings (MC §17.112.060)

The following are goals of the 2007 General Plan with which the Amended Phase One of 
the CSP is consistent: 

1. “Invite pedestrian activity and provide gathering places and opportunities for 
interaction in a vibrant mix of retail, commercial and workforce housing…Commercial 
corridors should be walkable year-round, vibrant, colorful, and accessible” 

• The addition of new cabin units, new site amenities and significant public open 
space along Old Mammoth Road will serve to re-activate the existing lodging and 
restaurant uses while also allowing for new event programming and a more active 
pedestrian environment consistent with the General Plan goals for the Old Mammoth 
Road district. 

• Provide space for outdoor café seating, planting areas, and other pedestrian-scaled 
elements to encourage activity throughout the site. 
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Zoning Code Amendment Findings(Continued)

2. “New development should improve connectivity and circulation with bike and 
pedestrian paths, sidewalks and roads.” 

• Invite pedestrian activity into the site by improving the frontage along Old Mammoth 
Road, adding sidewalks on Laurel Mountain Road and increasing pedestrian 
connections within the interior of the site. 

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

• Create development that includes a variety of public outdoor spaces designed to 
accommodate a series of public events and uses at different scales 

• The project calls for a minimum of 73,000 square feet of open space and 2,000 
square feet of event space.
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Zoning Code Amendment Findings (Continued)
4. Policy L.3.D: Encourage outdoor dining in resort and commercial districts to increase 

street level animation. 
• Old Mammoth Road frontage will accommodate a food truck venue along with a food and 

beverage garden (final operating characteristics and event programming will be 
determined through the Use Permit process). 

5. Policy L.5.A: Encourage and support a range of visitor accommodations that include a 
variety of services and amenities.
• The addition of 30 resort cabins add new lodging options to the site that are family 

friendly. In addition, the project proposes several new guest amenities including social 
gathering areas with fire pits and hammocks, lawn games and hot tubs. 

6. Policy L.5.D: Encourage rehabilitation and renovation of existing visitor accommodations. 
• Improve the hotel’s arrival sequence, which entails a porte-cochere at the vehicular 

entrance and an upgraded lobby area. Additional improvements include an upgraded 
pool area as well as improvements to the existing Rafters restaurant. 

Page 117 of 177



Key Issue #2: CEQA Consistency

1. Staff has determined that an addendum to the Environmental Clearance 
Documentation adopted for the Clearwater Specific Plan is appropriate 
because the addendum demonstrates that the environmental analysis and 
impacts identified in the Environmental Clearance Documentation are 
applicable to the project and remain substantively unchanged by the 
proposed District Zoning Amendment application. The Addendum 
supports the finding that the proposed project does not result in any new 
environmental effects and does not exceed the level of impacts identified 
in the Environmental Clearance Documentation. Therefore, the proposed 
project is in compliance with the provisions of the California Environmental 
Quality Act (CEQA). 
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PROCESS AND NEXT STEPS

1. DZA – Town Council, tentative date: November 17, 2021

2. Entitlement Package:
• Design Review (for site and building design)

• Use Permit (for Parking Reduction and Operations and Management Plan for outdoor 
event space)

• Tentative Tract Map 

3. Revocation of 2016 DR, UP and TTM (to be processed concurrently with 
entitlement package)
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Staff Findings and Recommendation

Staff finds that the proposed project meets the applicable 
requirements and recommends that the Planning and Economic 

Development Commission adopt the attached Planning and 
Economic Development Commission Resolution (the Resolution) 

making the required CEQA, and Zoning Code Amendment findings, 
and recommend to Town Council adoption of DZA 21-001.
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Questions/Discussion
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Staff Findings and Recommendation

Staff finds that the proposed project meets the applicable requirements and recommends that the 
Planning and Economic Development Commission adopt the attached Planning and Economic 
Development Commission Resolution, making the required CEQA and Municipal Code findings, and 
recommend to the Town Council approval of District Zoning Amendment 21-001 subject to the 
following additional modifications as proposed by staff:

1. Amend the Development Standards Table in Section V of the “Amended Phase One of the 
Clearwater Specific Plan,” included as Attachment A, Exhibit B, to remove reference to 182 parking 
spaces and state: “Parking shall meet the requirements set forth in the 2016 Clearwater Specific 
Plan unless a Parking Reduction is approved pursuant to MC Section 17.44.040.”

2. Amend the “Proposed Modifications to CSP Standards” Table in Section VI of the “Amended 
Phase One of the Clearwater Specific Plan,” included as Attachment A, Exhibit B, to remove the 
proposed modifications to Section 5.2.8, Parking, and state: “Parking shall meet the requirements 
set forth in the 2016 Clearwater Specific Plan unless a Parking Reduction is approved pursuant to 
MC Section 17.44.040. Underground parking shall not be required.”
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Investing in U.S. real estate since 1995 – we 
currently own and manage $7.6 billion in 
real estate assets including 22,000+ 
multifamily units, 657 senior living units 
and 597 hotel keys

Successfully managing capital over multiple economic 
cycles 

• 25+ years of established relationships and reputation in 
the marketplace

• Committed to a strategy of investing in older, 
underutilized hotel assets in outdoor oriented markets 
to reposition and bring new life into the project and 
community

• Current projects include a similar asset in Jackson 
Hole, WY and a project in Oakhurst, CA (Southern Gate 
of Yosemite)

• Philanthropically minded firm that is dedicated to the 
communities in which we are present

• Invest in our communities through Waterton’s Donor 
Advised Fund (“DAF”) -- created in 2017, and has since 
contributed over $3.4 million across communities and 
causes

• Employees encouraged to give back to our 
communities via service through our Volunteer Time Off 
(“VTO”) program

David Schwartz
CEO, Chairman & Co-
Founder

Waterton National Park

Matt Mering
EVP, Hospitality

John Daley
SVP, Design & 
Construction

Peg Blackall
VP, Design & 
Construction

Megan O’Malley Borus
VP, Hospitality Asset 
Management
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Our team has vast experience in 
positioning, branding and marketing 
hotels, multi-family, commercial, 
restaurants and other real estate 
developments locally and nationally. Our 
mission for each project is to create a 
differentiated brand that brings value to 
stakeholders, guests and ultimately the 
community.

The Sierra Nevada Resort maintains a 
sense of nostalgia and wonder–promising 
discovery for everyone who stays with us. 
Our mission is to champion the wild spirit 
of Mammoth Lakes while making The 
Sierra Nevada Resort a place to unwind, 
rejuvenate and launch new adventures.

Stephanie Leill
Account Manager

Eric Luoma
Co-Founder & Creative 
Lead

Keelan Campbell
Senior Designer

Nicole Knutson
Project Manager

Hilary Lund
Brand Strategist

Michael Seitz
Associate Creative 
Director

Jack Lewin
Designer

Lindsey Hart
Director of Client Services
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Springboard Hospitality is one of the 
leading independent managers of lifestyle 
hotel properties. 

With a headquarters in Los Angeles and 
over 36 properties under management, 
(many of which are located in resort and 
destination markets), Springboard is both 
excited and uniquely positioned to 
manage the new Sierra Nevada Resort.

Warm hospitality, inviting rooms and 
cabins, signature experiences for guests, 
and food and beverage venues that draw 
in locals and visitors alike—these will be 
some of the hallmarks of the new Sierra 
Nevada Resort.

Benjamin Rafter
CEO

Sean Williams
Chief Development Officer

Former president and CEO of 
Aqua Hospitality and president 
of Aston Hotels & Resorts.

Grew Aqua fivefold in under 
four years, from a small 
operator to the only manager 
on all six Hawaii tourism 
islands.

Executed more than 20 
renovations as well as new, 
ground-up developments.

Led acquisitions and management of 
$750mm of hotels at GreenOak, 
including three joint ventures with Ben 
Rafter.

Former Managing Director at Morgan 
Stanley and co-founder of Panorama 
Hospitality; led hotel and other 
acquisition and asset managed of over 
$5bn in assets.

Masters of Engineering, University of 
Tokyo. Bachelor of Science, Hotel 
Administration, Cornell University

33 YEARS OF HISTORY

37 PROPERTIES

1,500+ TEAM MEMBERS

11 STATES

2 HQ'S: LOS ANGELES & HONOLULU

5 HOTELS IN DEVELOPMENT
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Triad/Holmes Associates (THA) is a full-service civil engineering and land surveying 
firm that has been providing professional services in California for over 30 years with 
extensive experience in both land development and public works infrastructure 
projects.  THA’s services encompass all phases of project development including 
feasibility studies, civil design, construction support services, and all aspects of 
surveying and mapping.  The firm serves a broad range of private and public sector 
clients through three offices with a combined staff of over 30 employees.  Offices are 
presently located in the Eastern Sierra and the San Francisco Bay Area.

THA has been involved in the entitlement and civil design process on Snowcreek, 
Limelight Hotel, Sierra Star and YotelPad over the years in the Town of Mammoth 
Lakes.  Our staff has worked closely on Town projects as well including the Lake Mary 
Bikepath, Main St Sidewalks and Town CRC facility

Tom Platz
Principal  Engineer

Marie Pavlovsky
Principal Engineer

Matthew Petroni
Principal Engineer
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Grouparchitect designs consise 
architectural solutions for all scales of 
residential projects across the western 
United States. Our team has extensive 
experience with modular construction in 
locations ranging from high elevation to 
waterfront. We utilize a collaborative 
approach with owners, designers, 
shareholders and jurisdictions to bring 
thoughtful and local architecture to life. 

Our vision for the Sierra Nevada Resort 
includes providing a combination of 
intimate cabins and outdoor-oriented 
rentals to complement the existing hotel 
and promote the outdoor living within the
town center of Mammoth Lakes.  

Brian Palidar 
Principal 

R. Scott Labenz
Principal

Emily McNichols
Senior Project Architect

You Ree Hong
Project Designer

Julia Atkins
Project Designer

Laura Navarro
Project Designer
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Method Homes is a Seattle-based construction 
company focused on building precision-
engineered, beautiful, healthy, and sustainable 
prefab homes and commercial structures. 
Method Homes was founded with a mission of 
sustainability, taking thoughtful, sustainable 
design as a core value. Prefabrication allows 
Method to reduce construction timelines and 
control costs while building custom projects in a 
controlled environment, minimizing exposure and 
waste. As a result, Method can focus on 
sustainability and cutting-edge design. 

Since its inception, Method has launched eight 
lines of home designs with 5 architect partners, 
has built numerous custom projects with 
additional architecture firms and has a built vast 
portfolio of complex, architectural prefabricated 
projects throughout the US and Canada, 
including structures that meet LEED Platinum and 
other stringent environmental certifications. 
Method has been recognized as a leader and 
innovator in the prefab building industry.

Brian Abramson
Founder & CEO

Keith Knutson 
M.E.P Coordinator 

Darren Dickinson
Construction Manager 

Levi Markowski
Purchasing Manager 

Christy Beaver
Interiors & Specification 
Manager 

Ben Stanton 
Project 
Manager 

Michelle 
Shelton
Office Manager 

John Bacon
Sales & Design  
Manager 

Mitch Muscutt
Senior Estimator 
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We are a global strategy and design studio 
with a client list that includes renowned 
hoteliers, entrepreneurs, and signature 
chefs. As a collaborative team of 
architects, designers, and culinary 
strategists, we are united in our passion for 
creating dynamic design solutions with a 
strategic edge..

Looking back to the pioneer spirit of Dave
McCoy and the origins of alpine recreation
in the Sierras, our design concept for the
reimagined Sierra Nevada Resort
celebrates a new generation of Mammoth
dreamers with reverence for the sense of
place, and just the right amount of
irreverence that Dave McCoy might
approve.

Jennifer Johanson
President & CEO

Patrick O’Hare
Vice President

Akiko Hrovat
Design Director

Ray Gonzalez
Project Manager

Anh Vu
Director of Design Strategy

Pieter Stougaard
Director Creative Strategy

Matt Vuolo
Design Manager

Cecily Watson
Design Manager

Page 130 of 177



We practice with the belief that timeless 
architectural solutions are those that 
provide memorable, inspiring, and 
connected spaces for those that use them, 
and functional value for those that own 
them.

As experts in hospitality and resort design, 
we are thrilled for the opportunity to 
renovate a property with the immense 
history and iconic location that the Sierra 
Nevada Resort holds. We believe in the 
importance of making this planet a thriving 
place for future generations, and for us there 
is nothing more sustainable than rehabbing 
an existing property like the Sierra Nevada 
Resort to give it a new lease on life.

Rory Carroll
Principal in Charge

Photo

Matt Soisson
Project Manager

Ruairi O’Connell
Design Director

Katherine Bradley
Job Captain

Jennifer Fujishima
Job Captain

Farooq Khayyat
Designer

Page 131 of 177



Page 132 of 177



Page 133 of 177



Page 134 of 177



Page 135 of 177



Page 136 of 177



Page 137 of 177



 

Town of Mammoth Lakes Planning and Economic Development Commission 

Minutes of Regular Meeting 

 

September 8, 2021, 2:00 p.m. 

437 Old Mammoth Road, Suite Z, Mammoth Lakes 

 

Members Present: Chair Michael Vanderhurst, Vice Chair Jen Burrows, 

Commissioner Paul Chang, Commissioner Jessica Kennedy 

  

Members Absent: Commissioner Greg Eckert 

_____________________________________________________________________ 

 

1. CALL TO ORDER 

The Chair called the meeting to order at 2:00 p.m. in the Council Chamber, 437 

Old Mammoth Road, Suite Z, Mammoth Lakes. 

2. PLEDGE OF ALLEGIANCE 

Commissioner Kennedy led the flag salute.  

3. PUBLIC COMMENTS 

There were no public comments given at this time. 

4. PRESENTATION 

4.1 Update on Digital 395 and Broadband Access 

IT Director Nate Greenberg gave a presentation regarding the broadband 

update. There was discussion among members of the Commission and 

staff. 
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4.2 Presentation on Town Code Compliance Efforts 

Code Compliance Officers Jena Carter and Rick Bellis gave an update 

regarding current code compliance activities. There was discussion 

among members of the Commission and staff. 

4.3 Presentation on Capital Improvement Plan (CIP) Projects. 

Public Works Director Haislip Hayes gave a presentation regarding the 

Capital Improvement Plan (CIP). There was discussion among members 

of the Commission and staff. 

Chair Vanderhurst requested that a future event site be added to the CIP.  

5. PUBLIC HEARINGS 

5.1 Public hearing and consideration of a Tentative Tract Map (TTM), Use 

Permit (UPA), Design Review (DR), and Adjustment (ADJ), for the 

Obsidian II Subdivision, a proposed four-unit multi-family residential 

development located at the north end of Obsidian Place.  

This item was taken out of order. 

The Chair opened the public hearing at 2:02 p.m. 

Associate Planner Kim Cooke gave a presentation outlining the 

information in the staff report. There was discussion among members of 

the Commission, staff, and Mark Rafeh, applicant. 

PUBLIC COMMENT: 

Camille Miller, adjacent property owner, said that she supported the 

project but outlined her questions and concerns about the proposal. Mr. 

Rafeh and staff responded to Ms. Miller's questions. 

An email from Abe Mascarenas was read into the record outlining his 

concerns about drainage.   

The Chair closed the public hearing at 2:51 p.m. 

Moved by Commissioner Paul Chang 

Seconded by Vice Chair Jen Burrows 

Adopt the Planning and Economic Development Commission Resolution, 

making the required CEQA, State Subdivision Map Act findings, Municipal 

Code findings, and approving Tentative Tract Map #21-002, Use Permit 

#UPA 21-003, Design Review #DR 21-002 and Adjustment #ADJ 21-002 
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with conditions as recommended by staff, including adopting an 

Addendum to the Tallus Mitigated Negative Declaration. 

For (4): Chair Michael Vanderhurst, Vice Chair Jen Burrows, 

Commissioner Paul Chang, and Commissioner Jessica Kennedy 

Absent (1): Commissioner Greg Eckert 

Carried (4 to 0) 

 

6. BUSINESS MATTERS 

6.1 Consider Alternative Date for October 2021 PEDC Meeting 

Community and Economic Development Director Sandra Moberly outlined 

the information in the staff report. There was discussion among members 

of the Commission and staff. 

CONSENSUS: 

Direct staff to change the next regularly scheduled meeting from October 

13 to October 27. 

7. CONSENT AGENDA 

 CONSENSUS: 

Approve the Consent Agenda. 

7.1 Approve the minutes of the regular meeting of August 11, 2021. 

8. COMMISSIONER REPORTS 

There were no reports given at this time. 

9. DIRECTORS REPORT 

Community and Economic Development Director Sandra Moberly reported that 

the November meeting would be a joint meeting with the Town Council regarding 

mobility issues. She said that the The Parcel groundbreaking ceremony would 

occur later in the year. She reported that the Mammoth Main Lodge 

Redevelopment Group would bring forward their application for Main Lodge 

redevelopment and another joint meeting with the Town Council would be 

scheduled when that application is received. Ms. Moberly said that the 60 

Joaquin property site plan would go through with the design review. There was 

discussion among members of the Commission and staff. 
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Chair Vanderhurst requested updates regarding the toxic bloom in Crowley Lake 

and the Mammoth Donut project. 

 

10. ADJOURNMENT 

The Commission adjourned the meeting at 4:59 p.m. 

 

 

   

Jamie Gray, Town Clerk   
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Planning and Economic Development Commission 
Agenda Action Sheet 

 

 

 

Title: Consider approval of Final Tract Map 19-001 for the construction of a six-unit 

multi-family residential Planned Unit Development (PUD) located at 125 Lakeview Blvd. 

 

Commission Meeting Date: 10/27/2021     
 

Prepared by:  Amy Callanan, PE, Associate Engineer 

 

Recommended Motion: Find Final Tract Map 19-001 to be in accordance with the conditionally 

approved Tentative Tract Map and approve the Final Tract Map; find that all applicable 

conditions of approval of the Tentative Tract Map have been satisfied; and authorize recordation 

of Final Tract Map 19-001: 1. After payment of outstanding fees. 2. No less than ten calendar-

days after the approval of the Final Tract Map by the Planning and Economic Development 

Commission provided no appeal has been filed. The tenth day of appeals shall be a regular 

business day. The map may then record the next business day provided no appeal has been filed. 

 

Summary: The Lakeview Townhomes project is a six-unit multi-family planned unit development 

(PUD) currently being constructed on a vacant parcel located in the Specialty Lodging (SL) zone 

of the North Village Specific Plan area. Prior to issuance of a certificate of occupancy for any of 

the units, the Final Map, CC&Rs, and a PUD plan will require approval by staff and must be 

recorded on the property Title. 
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Town of Mammoth Lakes 

Planning & Economic Development Commission 
Staff Report 

Meeting Date: October 27, 2021 

 

 

  

 

 

OBJECTIVE: 
1. PEDC action to: 

a. Option 1: find Final Tract Map 19-001 to be in accordance with the conditionally approved 
Tentative Tract Map and approve the Final Tract Map; find that all applicable conditions of 
approval of the Tentative Tract Map have been satisfied; and authorize recordation of Final Tract 
Map 19-001: 

1. After payment of outstanding fees. 
2. No less than ten calendar-days after the approval of the Final Tract Map by the 

Planning and Economic Development Commission provided no appeal has been filed.  
The tenth day of appeals shall be a regular business day.  The map may then record 
the next business day provided no appeal has been filed. 

b. Option 2: Find that Final Tract Map 19-001 is not in accordance with the conditionally approved 
Tentative Tract Map and deny the Final Tract Map. 

 
 
SUMMARY: 
Proposal:  The Requested Action will allow for the recordation of the subject Final Map. A 

final map must be based upon a field survey and it must substantially conform to 
the approved Tentative Map, the applicable conditions as set forth in the 
tentative map resolution, and the conditions of all discretionary approvals 
associated with the project.  

 
Project Name:   Lakeview Townhomes 

AGENDA TITLE: Consider approval of Final Tract Map 19-001 for the construction of a six-unit multi-family 
residential Planned Unit Development (PUD) located at 125 Lakeview Blvd.  

Applicant/ Property Owner: Gray Bear LLC / John Hooper 

REQUESTING DEPARTMENT: 
Community & Economic Development 
Sandra Moberly, Director 
Amy Callanan, Associate Engineer 
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Location:   125 Lakeview Boulevard 
Size of Property:  0.46 acres (20,220 sq. ft.) 
Zoning:    Specialty Lodging (SL) 
General Plan:   North Village Specific Plan (NVSP) 

Environmental Review: Pursuant to CEQA Guidelines Section 15268, the approval of final subdivision maps is 
statutorily exempt from the requirements of CEQA since they are considered to be a ministerial project and no 
further action under CEQA is required. 

 
Location Map: 

  

KEY ISSUES:   

1. Is the Final Tract Map in accordance with the conditionally approved Tentative Tract Map? 
2. Have all applicable conditions of approval of the Tentative Tract Map been satisfied? 
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The Lakeview Townhomes project is a six-unit multi-family planned unit development (PUD) currently being 
constructed on a vacant parcel located in the Specialty Lodging (SL) zone of the North Village Specific Plan area. A 
Planned Unit Development is a category of common-interest development regulated under the Davis-Stirling 
Common Interest Development Act (California Civil Code §4000 Common Interest Developments). PUD ownership 
includes an individual interest in a parcel of land, usually a subdivision lot, and the structural improvements 
situated on the lot, as well as appurtenant rights to the use and enjoyment of common areas. Prior to issuance of 
a certificate of occupancy for any of the units, the Final Map, CC&Rs, and a PUD plan will require approval by staff 
and must be recorded on the property Title. 

Pursuant to the North Village Specific Plan requirements, a Use Permit was previously approved for PUD use in 
conjunction with a Tentative Tract Map, a Major Design Review and a Variance. The Variance was granted to allow 
a 40% reduction of the rear setback area (6 feet instead of 10 feet) and a 20% reduction of the north side yard 
setback (8 feet instead of 10 feet). 

Project Description: 

As described above, the Lakeview Townhomes project is a six-unit multi-family PUD. The six units are arranged in 
three duplex structures that are located along the north side of the property. A 24-foot-wide driveway provides 
two-way vehicular access from Lakeview Boulevard and extends through the southern portion of the site. All three 
duplex structures are three stories in height, and each unit features 3 bedrooms and 3 bathrooms. Units 1 and 2 
are approximately 1,420 square feet in size while Units 3 through 6 are approximately 1,500 square feet in size.  
Each of the six townhome units feature an oversized two-car garage and two unenclosed parking spaces within 
the driveway area directly in front of the garages, for a total of four parking spaces per unit. The garage units 
include an area provided for a forced air unit (FAU) and water heater as well as additional storage. 

The 40% rear setback reduction that was granted as part of the approval process was based on the anticipated 
preservation of a large Jeffrey Pine tree. However, during the ongoing course of construction, it was determined 
that the tree would not be able to be preserved, therefore the Variance for rear setback reduction was not 
exercised and the project conforms to the standard 10ft rear setback requirement.  

Environmental Analysis:   

Pursuant to CEQA Guidelines Section 15268, the approval of final subdivision maps is statutorily exempt from the 
requirements of CEQA since they are considered to be a ministerial project and no further action under CEQA is 
required. 

Staff Findings and Recommendation: 

1. Find Final Tract Map 19-001 to be in accordance with the conditionally approved Tentative Tract Map 
and approve the Final Tract Map;  

2. Find that all applicable conditions of approval of the Tentative Tract Map have been satisfied;  
3. Authorize recordation of Final Tract Map 19-001: 

a. After payment of outstanding fees. 

I. INTRODUCTION AND BACKGROUND 
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b. No less than ten calendar-days after the approval of the Final Tract Map by the Planning and 
Economic Development Commission provided no appeal has been filed. The tenth day of appeals 
shall be a regular business day. The map may then record the next business day provided no 
appeal has been filed. 

Attachments:  

Attachment 1: Final Tract Map 19-001 

Attachment 2: Planning and Economic Development Commission Resolution 2020-04 

Attachment 3: Approved Tentative Tract Map 19-001 
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