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TITLE: Workshop on the proposed Mammoth Hillside Project Amendment (Concept Review 15-002).

A. EXECUTIVE SUMMARY

1. Subject/Requested Actions

The Commission is requested to discuss the proposed amendment to the Mammoth Hillside Project1 and
provide feedback before a formal application to amend the project is submitted.

2. Required Findings to Support Requested Actions

There are no required findings because this is a workshop.

3. Report Summary

The purpose of this workshop is to allow the Commission and public an opportunity to discuss and
provide feedback on the proposed amendment to the Mammoth Hillside Project, which was originally
approved in 2006. This report includes a summary of the project history and an analysis of the proposed
amendment based on the application submitted. The amendment proposes to revise the conditions of the
approved resolutions (Resolutions No. PC 2006-01, PC 2007-22, and PC 2008-02) in order to address

1 The Mammoth Hillside Project consists of Tentative Tract Map 36-235, Use Permit 2005-09, Use Permit 2007-11, and Use
Permit 2007-14.



current market conditions. No changes to the approved maps, site plan, or building design are proposed
as a part of this Concept Review application. At the conclusion of this report, questions are included to
facilitate the workshop discussion.

After this workshop, the applicant will consider the comments and questions received by the
Commission and may submit a formal application (e.g., Tentative Tract Map, Use Permit Amendment,
etc.) that incorporates that feedback.

4. Location Map

B. ANALYSIS

1. Purpose of a Concept Review

The Concept Review process provides an opportunity for an applicant to receive feedback on
preliminary plans prior to preparing the comprehensive plans and information required for a formal
application submittal (e.g. Tentative Tract Map, Use Permit, etc.). During the process, staff informs the
applicant of the Town requirements as they apply to the proposed development project, presents the
project to the Planning and Economic Development Commission, and staff and the Commission discuss
issues that may be of concern during formal application review and suggest possible modifications to the



project based on identified development standards and other adopted policies. A concept review
typically results in a more streamlined formal application process since major issues are often identified
early and addressed by the time of the formal application submittal.

2. Background and Project History

a. Tentative Tract Map 36-325 and Use Permit 2005-09 (Resolution No. PC 2006-01)

The Planning and Economic Development Commission approved Tentative Tract Map 36-235 and Use
Permit 2005-09 on January 12, 2006, which authorized the two-phase Mammoth Hillside Project. Phase
I was approved for a 193-unit (325 bedrooms) condominium hotel with understructure parking for 259
vehicles and three check-in surface parking spaces with full-time valet parking services, spa, pool and
patio facilities, meeting facilities, restaurant/bar, and associated landscape improvements on five parcels
of land consisting of approximately seven acres. Phase II was proposed as a town-home development
with 41 units (107 bedrooms). Phase II was not entitled by Resolution No. PC 2006-11 and requires a
separate Tentative Tract Map and Use Permit application.

The applicant proposed an additional 36 bedrooms of affordable housing to be allocated to both Phase I
and II. Of the 36 bedrooms, 27 were required by the North Village Specific Plan for affordable housing
mitigation. The additional nine units qualified the project for a 35% state density bonus. The 27 rooms
required for mitigation are exempted from the overall density calculations, pursuant to the North Village
Specific Plan’s Housing Element.

After the project was approved, it was discovered that the property was 0.07 acres smaller than
originally calculated. The result was a reduction in the overall property density of five bedrooms. Thus,
the total allowable density of the Mammoth Hillside Project, Phase I and II, is 427 rooms (previously
432 rooms). The affordable housing mitigation required for the 35% state density bonus was also
reduced, to 35 bedrooms.

An appeal of the Commission’s decision to approve Tentative Tract Map 36-235 and Use Permit 2005-
09 was reviewed by the Town Council on February 15, 2006. The Town Council voted to uphold the
approval.

b. Use Permit 2007-11 (Resolution No. PC 2007-22)

On February 13, 2007, Use Permit 2007-11 was approved by the Planning and Economic Development
Commission. The Use Permit was requested to allow tandem parking and mechanical parking lifts
within the Mammoth Hillside Project’s underground parking garage. At the time of the original project
approval, the garage layout included parking spaces and drive aisles that did not meet the Town’s
standards. However, pursuant to Ordinance 2006-11, approved in December 2006, tandem parking and
mechanical parking lifts were allowed through a use permit process.

As a part of the Use Permit application, the parking structure was redesigned to meet the requirements of
the Ordinance. The applicant also proposed a revised mix of units that reduced the number of parking
spaces required and proposed to accommodate the 50 parking spaces for the 8050 Residence Club
(required by a private agreement) within the parking garage. The proposed number of units for Phase I
was reduced to 127 units (291 rooms). The number of units constructed under the original approval
(Resolution No. PC 2006-01) may be limited by the available parking designed under this application.



c. Use Permit 2007-14 (Resolution No. PC 2008-02)

Later in 2007, the applicant submitted a Use Permit application for the approval of an alternative
housing mitigation plan. The alternative housing mitigation plan proposed to pay an in-lieu fee for the
35 bedrooms of affordable housing instead of constructing the affordable housing on site. The findings
provided by staff in Resolution 2008-02 noted that the applicant would pay an addition 30% on top of
the established in-lieu fee. The total in-lieu mitigation fee agreed upon was $5,586,000. It was
determined that the mitigation plan resulted in a greater community benefit and that 35% state density
bonus would remain.

The Use Permit was approved by the Planning and Economic Development Commission on February
13, 2008. An appeal of the approval was heard by the Town Council on April 2, 2008. The Town
Council voted to affirm the Commission’s approval with the condition that Mammoth Lakes Housing
complete the units required for mitigation in the low or moderate range within five years.

d. Summary of Project Extensions and Expiration

Pursuant to the California Subdivision Map Act, tentative maps typically expire after 24 months.
However, due to challenging economic conditions, four statutory extensions for maps have been enacted
since 2008 (SB 1185, AB 333, AB 208, and AB 116). The most recent, AB 116, approved July 11,
2013, extends the expiration of the Mammoth Hillside Project tentative map to January 12, 2016. The
use permits were automatically extended as well, pursuant to Zoning Code Section 17.64.060.A.3. The
applicant may submit a Time Extension Request for an additional time extension of up to five years
which would extend the expiration of the permits until January 12, 2021.

3. Development Proposal

The Concept Review application, CR 15-002, was submitted on June 29, 2015 and proposed a review of
the Mammoth Hillside Project entitlement conditions. In the application, it was noted that several of the
existing conditions were “barriers to development and financing” and that if those were amended or
removed, where appropriate, that it might facilitate progress on the project. No re-design of the building
or site is proposed at this time.

The current Mammoth Hillside Project entitlements are Tentative Tract Map 36-235 and Use Permit
2005-09 (Resolution No. PC 2006-01) and associated Use Permits 2007-11 (Resolution No. PC 2007-
22) and 2007-14 (Resolution No. PC 2008-02).

The Concept Review application was discussed and routed to applicable staff and agencies at the
Development Review Committee on July 7, 2015. There was consensus among staff that some of the
conditions identified by the applicant were either no longer relevant or should be changed to reflect the
most current conditions as standardized by the Town. It was also recommended that if the three
resolutions were to be amended, that they be combined into one resolution to simplify and clarify the
conditions.

Following the Development Review Committee discussion, staff and agencies reviewed and provided
comments on four primary issue areas, described in detail below:

a) Four or five star hotel operator – Condition 2 of Resolution No. PC 2006-01 requires that the
project have a contract with a four or five star hotel operator prior to the issuance of a Certificate
of Occupancy. The applicant has noted that any product yielding Transient Occupancy Tax at
this location may meet the anticipated objective.

Staff researched this condition and determined that it was included because it was proposed on
the original application dated June 29, 2005. It is recommended that this condition be removed if



it is a barrier to development and the applicant no longer has a preference for a four or five star
hotel operator.

b) Pedestrian Bridge – Condition 10 of Resolution No. PC 2006-01 references a pedestrian bridge
over Canyon Boulevard to connect the project site to the Gondola Building and the Village
Plaza.

Staff researched this condition and determined that the pedestrian bridge is not required by the
Town or by the North Village Specific Plan, and may be removed. However, it is recommended
that the condition be revised to indicate that if the bridge is required as a part of a private
agreement, that the developer comply with the terms of that agreement. The condition may also
indicate that should the bridge be constructed, that it requires Design Review approval. The
applicant has noted that if the bridge is constructed, that partnership financing options may be
pursued.

c) 8050 Residence Club 50 parking spaces – Resolution No. PC 2007-22 references a private
parking agreement with the owners of the 8050 Residence Club (Mammoth 8050, LLC), which
requires that the Mammoth Hillside Project provide 50 parking spaces within the underground
parking garage.

Staff recommends that the conditions in Resolution No. PC 2007-22 be clarified to indicate
acknowledgement, but not requirement, of the private parking agreement. It should also be
recognized in the conditions that if the private agreement is amended or terminated in such a way
that the Mammoth Hillside Project is no longer a part, that it will not affect the associated
approvals.

d) Fees – There are references throughout the three resolutions, Resolutions No. PC 2006-01, PC
2007-22, and PC 2008-02, to required affordable housing mitigation fees and development
impacts fees. In the resolutions, these conditions reference specific fee amounts (e.g. $5,586,000
for in-lieu housing mitigation fees).

Staff recommends that these be revised to require the applicant to pay the affordable housing
mitigation fees and development impact fees in place at the time of building permit issuance.
This is in accordance with conditions applied to current development projects. It is important to
note, however, that payment of the standard affordable housing mitigation fees will result in the
loss of the 35% state density bonus. Staff also recommends the removal of Condition 27 of
Resolution No. PC 2006-01, which requires a payment of $386,000 for parkland. This condition
is no longer relevant as current development impact fees include a fee for parks and recreation.

In addition, the Public Works Department has requested a revision to Condition 23 of Resolution No. PC
2006-01, which requires creation of an area of interest for pedestrians at the Canyon Boulevard Bridge
location and the intersection of Canyon Boulevard and Lake Mary Road. It has been suggested by
Engineering staff that a transit shelter be considered to fulfill the requirement for the area of interest.

Staff also recommends that in addition to the specific issue areas described above, that all conditions be
reviewed and amended as necessary to reflect current standards and best practices in the Planning and
Public Works Departments. For example, conditions regarding landscaping should be revised to
reference the Water Efficient Landscape Ordinance, adopted as a part of the Zoning Code Update in
2014.



4. Environmental Analysis

Environmental analysis was completed for the Mammoth Hillside Project by staff as a part of Use
Permit 2005-09. At that time, the project was reviewed and considered to be in conformance with the
Subsequent Program Environmental Impact Report for the North Village Specific Plan Amendment
(State Clearinghouse No. 99-092082). The NVSP EIR analyzed a potential of 730 rooms for the project
area and an additional 80 bedrooms for workforce housing when assessing environmental impacts. The
total project area, including Phases I and II, proposed a maximum of 427 rooms and 35 workforce
housing rooms, which is significantly less than analyzed by the EIR. An Addendum to the Subsequent
Program EIR was also submitted in association with Use Permit 2007-14.

5. Process and Next Steps

After this workshop, the applicant will consider the feedback received and may submit a formal
application (e.g., Tentative Tract Map, Use Permit Amendment, etc.) that incorporates the comments
received from staff and the Commission. Once a formal application is submitted, staff will conduct a
thorough analysis and then schedule a public hearing with the Commission to make a final decision on
the proposed amendments to the Mammoth Hillside Project. The formal application process is estimated
to take between two and three months.

C. OPTIONS

There are no options because this is a workshop.

D. RECOMMENDATION

Staff recommends that the Planning and Economic Development Commission evaluate and discuss the
proposed Concept Review application and provide comments and feedback to the applicant and staff.
Some specific areas for comment include:

 Recommended revisions to the resolution conditions, as outlined in Section 3.

 Questions or input regarding the existing entitled Mammoth Hillside Project and future project
plans.

Attachments

Attachment 1: Application narrative

Attachment 2: Mammoth Hillside Project plans

Attachment 3: Resolutions No. PC 2006-01, PC 2007-22, and PC 2008-02

Attachment 4: Density calculations

Attachment 5: Current Development Impact Fees and Affordable Housing Mitigation Fees

Attachment 6: North Village Specific Plan (available online:

http://ca-mammothlakes.civicplus.com/index.aspx?nid=650)

http://ca-mammothlakes.civicplus.com/index.aspx?nid=650
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Attachment 4

Density calculations



Mammoth Hillside Project Density Calculations

As Entitled by Resolutions No. PC 2006-01, PC 2007-22, and PC 2008-02

Allowable Rooms by North Village Specific Plan Area

North Village
Specific Plan
Area

Size (acres) Allowable
rooms / acre

Rooms* Density
transfer**

35% state
density
bonus

Total rooms

Specialty
Lodging (SL)

4.09 48 196.32 0 68.71 265.03

Lake Mary
Right-of-Way
(within SL)

0.54 48 25.92 0 9.07 34.99

Plaza Resort
(PR)

2.27 80 181.60 (-87.04) 33.10 127.66

Total 6.90 48 – 80 403.84 (-87.04) 110.88 427.68***

* For the purposes of development area calculations, 1 “room” equals 1 hotel room, 1 bedroom, loft or other

sleeping area in residential uses, or 450 square feet of commercial or restaurant space (NVSP, page 35).

** Density transfers are allowed under specific conditions within the North Village Specific Plan area (NVSP,

page 36). In 2004, a density transfer of 87.04 rooms from the Plaza Resort portion of the property to the East

Village was completed.

*** The total rooms exclude the 27 rooms required by the North Village Specific Plan for affordable housing

mitigation. UPA 2007-14 (Resolution No. PC 2008-02) approved an in-lieu fee to be paid instead of on-site

housing.



Attachment 5

Current Development Impact Fees and Affordable Housing

Mitigation Fees



Developmental Impact Fee Schedule
Refer to the Municipal Code Section 15. 16. Article II and Resolution 15 -32 for Details

Adopted by Town Council July 1, 2015

Development Impact Fee for Other Districts

e

Library Fees S2, 001 340

Pe ni o ( Pe Peii` j e S ad a o• i er as

Child Care Fees 374 624 374 374 624

Fire District Fees 51, 182

a

1, 182 745

Police 143 122 149 287 0.99 0. 39 0.25 0.54

Vehicle 253 132 176 158 0. 55 0. 21 0. 14 0.30
Circulation

Multi -Modal 1, 325 694 925 831 2. 87 1. 12 0. 71 1. 57

Circulation

Storm Drainage 806 438 558 417 0.08 0.08 0. 26 0. 31

General

Facilities & 674 574 705 412 0.63 0.63 0. 26 0. 34

Equipment

Parkland and 680 579 711 508 0.00 0.00 0. 00 0. 00

Recreation

Airport 0 0 0 0 0. 00 0.00 0. 00 0. 00

Subtotal Town 3, 881 2,539 3,224 2, 613 5. 12 2.43 1. 62 3. 06

Fees

Development Impact Fee for Other Districts

Page 5 of 6

Library Fees S2, 001 340 1, 721 1, 721 340

Child Care Fees 374 624 374 374 624

Fire District Fees 51, 182 1, 560 1, 182 745 1, 561 2,022 993

Subtotal Other Fees 53, 557 2,524 3,277 2, 840 2, 525 2, 022 993
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HOUSING IMPACT MITIGATION FEE SCHEDULE

The Housing Impact Mitigation Fee Schedule set forth below is established pursuant to Municipal Code
Chapter 17. 136, Housing ( Ordinance 15 -03). Housing Impact Mitigation Fees apply to new
development, non - residential additions, and conversions of uses that are not exempt pursuant to
Section 17. 136. 100. Credit for housing mitigation may be applied consistent with Section 17. 136.030.B. 
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r' ° '. 
Additional Infor
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Residential Single family homes, multi- 5,700 per Exemptions include additions, 

family (MF) units unit RMF -1 Zone MF projects of 4

or fewer units where average
habitable s.f. does not exceed
1, 300 per unit'", legal

secondary units, and
apartments

Lodging Hotels, motels 3,700 per Room = a hotel or motel key
room

Fee includes accessory uses
in a lodging project (e.g., retail, 
restaurant, conference, etc. 

Retail/ General retail, bars, cafes, 2 per gross Any non - residential
Restaurants restaurants, coffee shops square foot development that would not

contribute new demand forOffice Offices providing accounting, 2 per gross

advertising, architectural, square foot employment or housing ( e.g., 
counseling, research, graphic replacement of an existing use
design, interior design, legal, or addition on non - habitable

and /or similar services s. f.) or would generate no

more than one total newLight Manufacturing, recycling 1 per gross

Industrial facility square foot employee is exempt

Service Banks, day care centers, 2 per gross

Uses maintenance services, medical square foot

services, ersonal services

Use types identify examples included within each use category. Use types do not list every type of
development or use that would be included within each use category. The Community and Economic
Development Director shall determine the appropriate use category( ies) for a project ( Section 17. 136. 040. 13). 

Fees shall be paid at time of building permit issuance. However, applicants for residential projects shall be
allowed to pay at time of final inspection ( prior to issuance of any certificate of occupancy) if a contract to pay
the housing impact mitigation fee at time of final inspection is executed pursuant to Government Code 66007. 

Instead of paying the fee, housing mitigation can be satisfied through the provision of on -site or off -site
housing, conveyance of land, or an alternate housing mitigation plan in accordance with Chapter 17. 136. 
v This exemption applies to mobile homes located in the Mobile Home Park Zone. 
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