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1. Project Description 

This 2012 Master Plan for Altis at Mammoth Lakes (“2012 Master Plan”) creates a neighborhood of single-

family homes and duplex townhomes which comprise a maximum of 24 dwelling units (plus one amenity building) 

on a 3.21-acre parcel (the “Site”).  The Site is located within the Resort Zone and lies adjacent to a ski run at 

Mammoth Mountain Ski Area.  The Site contains two duplex townhomes (4 dwelling units) that were constructed 

pursuant to the Master Plan for Altis at Mammoth Lakes (“2008 Master Plan”), which was approved by the Planning 

Commission of the Town of Mammoth Lakes (“Town”) on May 28, 2008 (Resolution No. PC-2008-07) and was 

approved by the Town Council of the Town on June 18, 2008 (Ordinance No. 08-07).   

The 2012 Master Plan proposes to permit the development of single-family homes at Altis, in addition to 

the currently-approved duplex townhomes, and to establish development standards for those single-family homes.  

Single-family homes are a permitted use within the Resort Zone.  Mammoth Lakes Municipal Code (the “Municipal 

Code”) Section 17.28.240 permits zoning changes within the Resort Zone.   

The Site is identified as the “Bridges Parcel” in the Development Agreement dated February 15, 2002 (the 

“Effective Date”) among the Town, Intrawest California Holdings, Inc. (“Intrawest”) and various Intrawest 

affiliates.  Therefore, an application to develop the Site is processed in accordance with the “Vested Rules”, which 

the Development Agreement defines as the “ordinances, resolutions, rules, regulations, requirements, and official 

policies of the Town in effect as of the Effective Date, whether set forth in the General Plan, the Municipal Code,  or 

otherwise…” 

The 1987 Mammoth Lakes General Plan (the “1987 General Plan”) was in effect on the Effective Date of 

the Development Agreement, and presents a vision for the future of Mammoth Lakes.  The Land Use Element of the 

1987 General Plan presents goals for development.  Goal number 3 is “to improve the economic stability of 

Mammoth Lakes by establishing the community as a year-round destination resort, while preserving the unique 

natural setting of the community and wildlife habitat which attracts both visitors and residents.”   

The 2012 Master Plan will provide a low-density mix of ski-in and ski-out single-family homes and duplex 

townhomes in a spectacular natural setting.  To maintain the natural character of the Site, structures will be 

positioned to maximize the preservation of existing trees and slopes, to integrate with the existing landscape, and to 

promote privacy and preserve views.    

This 2012 Master Plan includes text and diagrams that specify the requirements for development of Altis at 

Mammoth Lakes.   
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2.  Land Use Standards 

2.1 Introduction – Zoning and development standards not specifically noted shall be consistent with the 

Municipal Code.  Where not addressed in this 2012 Master Plan, Residential Single-Family (“RSF”) zoning 

and development standards shall apply to single-family homes, and Residential Multi-Family-2 (“RMF-2”) 

zoning and development standards shall apply to the duplex townhomes. 

2.2 Permitted and Conditional Uses   

2.2.1 Permitted Uses 

2.2.1.1 One single-family home on each lot   

2.2.1.2 One attached or detached guest unit on each single-family lot 

2.2.1.3 Transient rental of single-family homes, guest units, and duplex townhomes 

2.2.1.1 All single-family homes and guest units shall require an administrative design review 

permit. 

2.2.2 Conditional Uses 

2.2.2.1 Duplex (multi-family) townhomes with or without fractional ownership 

2.2.2.2 Amenity Building (private recreational facility directly related to primary use)  

The amenity building is required only if the total number of dwelling units exceeds 

twenty.  The amenity building may be constructed if fewer than twenty total dwelling 

units are constructed. 

2.2.2.3 Manager’s Unit 

3.  Property Development Standards  

3.1 Minimum Lot Sizes 

3.1.1 Single-Family Homes: 

3.1.1.1 Minimum Gross Lot Area shall be 8,500 square feet. 

3.1.1.2 Minimum Buildable Area shall be 2,000 square feet. 

3.1.1.3 Minimum Lot Width shall be 75 feet. 

3.1.1.4 Minimum Lot Depth shall be 80 feet. 
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3.1.2 Duplex Townhomes: 

 3.1.2.1 Minimum Gross Lot Area shall be 8,500 square feet. 

 3.1.2.2 Minimum Buildable Area shall be 2000 square feet. 

3.1.2.2 Minimum Lot Width shall be 75 feet. 

3.1.2.3 Minimum Lot Depth shall be 80 feet. 

3.2 Density - The maximum density on the Site shall be 24 dwelling units plus one amenity building.  The 

maximum number of single-family homes shall be nine.  In addition to a single-family home, each single-

family lot may contain one attached or detached guest unit, which may not exceed thirty percent of the 

floor area of the single-family home if attached or one thousand two hundred square feet if detached.  Any 

guest unit shall not be counted in the calculation of density for the Site.  

3.3 Setbacks and Separations - The minimum setbacks and separations for structures shall be as follows: 

3.3.1 Side Yard Setbacks 

3.3.1.1 Side Yards that do not border USFS lands/ski hill - 10 feet.   

3.3.1.2 Side Yards that border USFS lands/ski hill - 5 feet 

3.3.2 Private Setback from John Muir Way and/or Bridges Lane - 10 feet from edge of pavement 

3.3.3 Separations 

3.3.3.1 Minimum building separation shall be no less than 10 feet. 

3.3.3.2 Where building construction type requires greater separation per building codes, 

the building codes shall apply.  Minimum building separation is subject to Design 

Review for compliance with snow shedding requirements. 

3.4 Maximum Lot Coverage and Site Coverage – The maximum lot coverage for each lot is shown in the 

Plot Plans attached collectively as Exhibit C.  The maximum Site coverage, including all structures and 

paved or other impervious surfaces, shall be 52.5%. 

3.5 Maximum Building Height– Building Height is the average of the four outermost corners of the 

structure from natural grade to the topmost point of the building.  Chimneys and similar appurtenances may 

project a maximum of two feet above the maximum building height of any structure.  Building Face Height 

is the maximum height of the topmost point of the building to the lowest point of the natural grade within 

the buildable area of the lot.  The maximum allowable Building Height and Face Height shall be as follows: 
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3.5.1 Single-Family Homes.   

 3.5.1.1 Maximum Building Height:  Lots 1, 2, 3, 4, 5, 6, 7, and 8: 39 feet 

                            Lot 9: 44 feet 

 3.5.1.2 Maximum Face Height: Lots 1, 2, 3, 4, 7: 45 feet 

      Lots 5 and 6: 46 feet 

                   Lot 8: 48 feet 

             Lot 9: 51 feet 

3.5.2 Duplex Townhomes 

3.5.2.1 Maximum Building Height: Buildings 1A, 2A, 4A, 5A, 6B, 7B, 8C, 9C, 10B, 11B, 

12B: 39 feet 

                    Building 3A: 44 feet 

          3.5.2.2 Maximum Face Height:  Buildings 1A, 2A, 4A: 48 feet  

       Building 3A: 51 feet 

           Building 6B, 7B: 46 feet 

           Buildings 5A, 8C, 9C, 10B, 11B, 12B: 45 feet  

3.5.3 Amenity Building 

3.5.3.1 The maximum building height of the amenity building is 22 feet. 

3.6 Window Finishes - All buildings shall use tinted glass meeting the objective of minimizing reflectivity 

and transmittance levels on all windows, which shall include the sum total of HP Sun-2 or equivalent. 

4.  Access Roads and Parking Requirements 

4.1 Access Roads - Access roads shall be constructed to have a minimum paved surface of 24 feet, capable 

of supporting imposed emergency vehicle weights (60,000 pounds).  A minimum of 26 feet of right-of-way 

with ten foot easements for snow storage and utilities on either side for a total of 46 feet shall be provided. 
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4.2 Parking – Parking shall be provided as follows: 

4.2.1 Single-Family Homes - Each single-family home shall have an attached garage that holds a 

minimum of two cars.  In addition to the attached garage, each single-family home shall include at 

least one 20-foot by 10-foot parking space in its driveway.  Each guest unit will require one 

additional 20-foot by 10-foot on-site parking space. Parking requirements for single-family homes 

shall be consistent with Municipal Code 17.16.150.H.1 and 17.16.150.K where additional parking 

is required based on the home’s square footage exclusive of garages and decks:  

a.   0-2,999 s.f. – 3 parking spaces required. 

b.   3,000-4,999 s.f. – 4 parking spaces require 

c.   5,000-6,999 s.f. – 5 parking spaces required 

d.   7,000 s.f. and greater – 6 parking spaces required  

4.2.2 Duplex Townhomes – Each dwelling unit in each duplex townhome shall have an attached 

garage that holds a minimum of two cars.  Parking shall not be permitted in any driveway less than 

20 feet in length. Guest Parking is required for the duplex townhomes and shall conform to the 

provisions of Municipal Code Section 17.16.150. These spaces shall be designed to be available to 

guests and visitors and shall not be allocated to individual dwelling units.  Parking areas may be 

paved with asphalt, concrete, concrete pavers, turf stone, or other materials.   

4.3 Driveways 

4.3.1 Single-Family Homes - Only one driveway is permitted for each single-family home.  

Minimum driveway width shall be 20 feet  

4.3.2  Duplex Townhomes – Minimum driveway width shall be 20 feet. 

5.  Site Development Standards 

5.1 Grading and Clearing 

5.1.1 Grading operations will be carefully managed to avoid environmental damage to adjacent 

non-graded areas, to protect existing trees, and to avoid impacts upon nearby properties to the 

extent feasible. 

5.1.2 Grading will create natural-looking slopes where feasible, with varying gradients and 

profiles rather than the creation of uniform slopes.  Round and feather tops, toes and edges of 

slopes will blend naturally with adjacent grades.  Slope rounding may be limited or eliminated in 

areas where existing trees remain or project improvements are located.  For areas with extensive 
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grade change, vertical retaining walls may be necessary.  For retaining wall materials, see Walls 

and Fences, Section 5.4. 

5.1.3 All construction activities shall adhere to the current standards of the Town for erosion 

control.  All buildings shall have interim erosion control measures such as filter fabric fencing, 

straw wattles or hay bale fencing to contain silt runoff during construction activities. 

5.1.4 Each structure shall install a cobble-lined swale at the drip-line of the eaves.  The purpose of 

the swale is to mitigate potential erosion and provide percolation. 

5.1.5 Existing trees shall be preserved in groups or as individual trees in grading design. 

5.1.5.1 A tree designated for preservation shall not have the soil grade altered within its 

drip-line or within 8’ from the trunk, whichever is less.  The grade may be raised or 

lowered if a certified arborist, with the concurrence of the Town, determines that the 

impact of raising or lowering the grade will not adversely affect the health of the tree.  

Appropriate barricades and fencing shall be installed at the drip-line or within 8 feet from 

the trunk, whichever is less, to protect preserved trees during grading and construction 

operations. 

5.1.5.2 No impervious surfaces, fill, excavation, or storage of construction materials shall 

be permitted within the drip-line area described above. 

5.2 Snow Shedding and Storage Standards 

5.2.1 An area equal to a minimum of seventy-five percent of all uncovered required parking and 

driveway areas shall be provided for the storage of snow.  All designated snow storage areas shall 

be at least ten feet wide and deep in the smallest dimension and shall be readily accessible and 

usable.  These areas shall be unpaved and shall be substantially free and clear of obstructions.  

There shall be no parking in snow storage areas. 

5.2.2 Roof forms are to be designed in coordination with the pedestrian areas at the base of 

buildings.  Snow falling from roofs shall be directed to landscape areas at the base of the 

buildings.  Snow will not be permitted to shed freely into active pedestrian areas. 

5.3 Planting and Tree Preservation 

5.3.1 The planted landscape shall incorporate trees and shrubs to revegetate disturbed areas, to 

buffer or frame views, to allow summertime shading of outdoor places, to allow transition in scale 

and to soften building massing, and to introduce variety into outdoor use areas. 
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5.3.2 Measures shall be implemented to minimize impacts upon adjacent areas of undisturbed 

vegetation and to protect nearby trees.  These measures shall include installation of temporary 

fencing at the limits of clearing.  

5.3.3 Plant materials in general will emphasize the use of native plants and appropriate compatible 

plant materials with low water requirements as recommended in the Town’s Municipal Code and 

Design Guidelines.  The selection of plant material shall be based upon the type of plant material 

removed and that of the material adjacent and within the areas to be revegetated.  Plant material 

shall be a combination of conifers, deciduous trees and shrubs planted in informal masses rather 

than uniformly spaced.  Lawn areas are discouraged, but may be used for small outdoor areas that 

support resident and guest activities. 

5.3.4 Irrigation will be installed in all landscape areas only as required for initial establishment and 

maintenance.  Drip irrigation shall be used where possible.  Irrigation overspray and runoff shall 

be minimized by the use of low flow nozzles in spray appliances. 

5.3.5 All plant materials shall be maintained until established.  During the establishment period all 

dead and dying plants shall be replaced as soon as practical.  Selective weed removal shall also be 

included during the plant establishment period, especially for the removal of invasive, non-native 

plant species. 

5.3.6 Irrigation systems shall be maintained throughout the plant establishment period.  Once plant 

materials are well established and self-sustaining, irrigation systems shall be phased out where 

possible. 

5.3.7 All construction shall maximize tree preservation to the extent practical.  The design and 

siting of single-family residences and driveways shall prioritize tree preservation as shown on the 

Plot Plans for each single-family home attached collectively as Exhibit C.  The buildable areas 

shown on the Plot Plans shall not be expanded or modified if the expansion or modification would 

result in the removal of additional trees. 

5.4 Walls and Fences 

5.4.1 Walls and fences shall be consistent with traditional and appropriate design for the region, 

and will address current needs, codes, regulations and environmental considerations. 

5.4.2 Landscape walls shall complement and extend the character of adjacent building bases, and 

the adjacent natural forms. 
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5.4.3 Retaining walls may have a core of reinforced poured concrete or masonry blocks, but the 

surfaces shall not be exposed except in areas with little or no visibility from public areas.  Walls 

shall be finished with stone, architecturally finished concrete or cultured stone veneer.  

“Keystone” type wall systems are also acceptable. 

5.4.4 Fencing materials shall consist of cedar, redwood, natural rock or logs.  Stain and colors 

shall be consistent with the building architecture. 

5.5 Setbacks 

 5.5.1 Minimum building setback of 5 feet from edge of adjacent driveway surfaces. 

6. Exhibits 

Exhibit A – Vicinity Map  

Exhibit B – Site Plans:  

 B-1 Single-Family Lots 

 B-2 Duplex Townhomes 

Exhibit C – Single-Family Plot Plans 

Exhibit D – CEQA Documents 

                    D-1 Mitigation Measures & Mitigated Negative Declaration with Addendum 

                    D-2 Addendum II-Storied Places/Altis Project Initial Study/Mitigated Negative Declaration 

                                D-3 Addendum II-Storied Places/Altis Project Initial Study/Mitigated Negative Declaration                 
                                      Mitigation Monitoring and Reporting Program 
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1. Project Description 

This 2012 Master Plan for Altis at Mammoth Lakes is (“2012 Master Plan”) creates a proposed 

developmentneighborhood of 12 side-by-side single-family homes and duplex townhomes which comprise a 

maximum of 24 dwelling units comprising 24 residences with an associated(plus one amenity building to be 

constructed ) on a 3.21-acre parcel.  The entire 3.21 acres is  (the “Site”).  The Site is located within the Resort Zone 

and lies adjacent to a ski run at Mammoth Mountain Ski Area.  The Site contains two duplex townhomes (4 dwelling 

units) that were constructed pursuant to the Master Plan for Altis at Mammoth Lakes (“2008 Master Plan”), which 

was approved by the Planning Commission of the Town of Mammoth Lakes (“Town”) on May 28, 2008 (Resolution 

No. PC-2008-07) and was approved by the Town Council of the Town on June 18, 2008 (Ordinance No. 08-07).   

The 2012 Master Plan proposes to permit the development of single-family homes at Altis, in addition to 

the currently zoned Residential Multiple Family-2 (RMF-2)-approved duplex townhomes, and isto establish 

development standards for those single-family homes.  Single-family homes are a permitted use within athe Resort 

Zone Overlay.  The Town of.  Mammoth Lakes Municipal Code (the “Municipal Code”) Section 17.28.240 allows 

for land use and permits zoning changes to permit the development of resort zone properties.within the Resort Zone.   

The Site is identified as the “Bridges Parcel” in the Development Agreement dated February 15, 2002 (the 

“Effective Date”) among the Town, Intrawest California Holdings, Inc. (“Intrawest”) and various Intrawest 

affiliates.  Therefore, an application to develop the Site is processed in accordance with the “Vested Rules”, which 

the Development Agreement defines as the “ordinances, resolutions, rules, regulations, requirements, and official 

policies of the Town in effect as of the Effective Date, whether set forth in the General Plan, the Municipal Code,  or 

otherwise…” 

The 1987 Mammoth Lakes General Plan (the “1987 General Plan”) was in effect on the Effective Date of the 

Development Agreement, and presents a vision for the future of the Town of Mammoth Lakes.  Altis at Mammoth 

Lakes will remain consistent with the Town’s goals for future development.  The objective of the project is to 

provide well built, beautifully designed homes and amenities nestled within the spectacular natural setting.   

Mammoth Lakes.  The Land Use Element of the 1987 General Plan presents goals for development;.  Goal 

number 3 is “to improve the economic stability of Mammoth Lakes by establishing the community as a year-round 

destination resort, while preserving the unique natural setting of the community and wildlife habitat which attracts 

both visitors and residents.”  To that end, the Altis at Mammoth Lakes project has been designed to reflect the 

unique history, culture, local flavors, geography, and natural attributes of Mammoth Lakes. 

The 2012 Master Plan will provide a low-density mix of ski-in and ski-out single-family homes and duplex 

townhomes in a spectacular natural setting.  To maintain the natural character of the site, tree preservation and siting 

in conjunction with a workable forestry fire protection defensible space plan will be a priority.  Minimal site walls 
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will be used to retain the slopes, and each building will be carefully sited to save trees.  New supplemental landscape 

will be of indigenous plant species. 

Structures will be nestled among the existing trees and Site, structures will be positioned to 

minimizemaximize the impact on the site. The proposed units will be situated to preserve thepreservation of existing 

slopetrees and slopes, to integrate with the existing landscape. They are positioned, and to promote privacy and 

preserve views.    

All parking for the residential units is provided in individual attached two-car garages.  Nine guest parking spaces 

are located on site, including one disabled parking space adjacent to the amenity building.  The amenity building 

contains a lounge and exercise facility. 

The project architecture is influenced by the High Sierras: contemporary with strong lines casting dramatic shadows. 

From each home at Altis at Mammoth Lakes, the views across to the Sherwins are dramatic and panoramic. They 

will be framed within large glass areas, expressed in a direct and simple manner.  The strong natural light guides the 

architecture. The architecture reflects the environment. These individual structures form a cohesive development 

with a bold structure and a crisp material hierarchy. 

This document2012 Master Plan includes both text and diagrams that specify the requirements for 

development of the Altis at Mammoth Lakes project.   
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2.  Land Use & Development Standards 

2.1 Introduction -- Although the Altis at Mammoth Lakes project largely complies with zoning standards 

for RMF-2 development within a Resort Zone Overlay, this Master Plan was created to allow modifications 

to existing requirements for Building Heights and Setbacks.  Development – Zoning and development 

standards not specifically noted shall be consistent with the Town of Mammoth Lakes Municipal Code.   

2.2 Permitted & Conditional Uses -- Within the project area, the permitted and conditional uses Where not 

addressed in this 2012 Master Plan, Residential Single-Family (“RSF”) zoning and development standards 

shall be consistent with RMF-2/Resort Zone Overlay land use andapply to single-family homes, and 

Residential Multi-Family-2 (“RMF-2”) zoning and development standards as follows:  shall apply to the 

duplex townhomes. 

2.2 Permitted and Conditional Uses   

2.2.1 Permitted Uses 

2.2.1.1 Multiple dwellingsOne single-family home on the sameeach lot   

2.2.1.2 One attached or detached guest unit on each single-family lot 

2.2.1.3 Transient rental of single-family homes, guest units, and duplex townhomes 

2.2.1.1 All single-family homes and guest units shall require an administrative design review 

permit. 

2.2.2 Conditional Uses 

2.2.2.1 Duplex (multi-family) dwelling units townhomes with or without Fractional 

Ownershipfractional ownership 

2.2.2.2 Amenity Building (private recreational facility directly related to the primary use)  

The amenity building is required only if the total number of dwelling units exceeds 

twenty.  The amenity building may be constructed if fewer than twenty total dwelling 

units are constructed. 

2.2.2.3 Manager’s Unit 

2.3 Minimum Lot Size -- The minimum Lot Size shall be consistent with RMF-2/Resort Zone Overlay land 

use and zoning standards as follows: 

2.3.1 3.  Property Development Standards  
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3.1 Minimum Lot Sizes 

3.1.1 Single-Family Homes: 

3.1.1.1 Minimum Gross Lot Area = 40shall be 8,500 square feet. 

3.1.1.2 Minimum Buildable Area shall be 2,000 square feet. 

2.3.21.1.3 Minimum Lot Width = 150shall be 75 feet. 

2.3.31.1.4 Minimum Lot Depth = 150shall be 80 feet. 
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3.1.2 Duplex Townhomes: 

 3.1.2.1 Minimum Gross Lot Area shall be 8,500 square feet. 

 3.1.2.2 Minimum Buildable Area shall be 2000 square feet. 

3.1.2.42 Minimum Lot Width shall be 75 feet. 

3.1.2.3 Minimum Lot Depth shall be 80 feet. 

3.2 Density --- The maximum density or yield of developmenton the Site shall be 24 dwelling units plus 

1one amenity building.  Note: This is fewer than the 25.68 units (8 units/acre) allowed under RMF-2/Resort 

Overlay standards.The maximum number of single-family homes shall be nine.  In addition to a single-

family home, each single-family lot may contain one attached or detached guest unit, which may not 

exceed thirty percent of the floor area of the single-family home if attached or one thousand two hundred 

square feet if detached.  Any guest unit shall not be counted in the calculation of density for the Site.  
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2.53.3 Setbacks &and Separations --- The minimum setbacks and separations for structures shall be as 

follows: 

2.53.3.1 Side Yard Setbacks 

2.53.3.1.1 Side Yards that do not border USFS lands/ski hill =- 10 feet.  Note: This is the 

same as that allowed under RMF-2/Resort Overlay standards. 

2.53.3.1.2 Side Yards that border USFS lands/ski hill =- 5 feet 

2.53.3.2 Private Street Setback from John Muir Way =and/or Bridges Lane - 10 feet from edge of 

pavement 

2.53.3.3 Separations 

2.53.3.3.1 Minimum building separation is toshall be no less than 10 feet. 

2.5.3.13.3.2 Where building construction type requires greater separation per building 

codes, the building codes shall apply.  Minimum building separation is subject to Design 

Review for compliance with snow shedding requirements. 

2.63.4 Maximum Lot Coverage and Site Coverage – The maximum sitelot coverage for each lot is shown 

in the Plot Plans attached collectively as Exhibit C.  The maximum Site coverage, including all structures 

and paved or other impervious surfaces, shall be 52.5%. 

2.73.5 Maximum Building Height -- The maximum allowable Building Height shall be as follows: 

2.7.1 Duplex Dwellings 

Buildings 1A, 2A, 4A, 5A, 6B, 7B, 8C, 9C, 10B, 11B, 12B: 39 feet 

Building 3A: 44 feet 

2.7.2 Amenity Building = 22 feet 

2.7.3– Building Height is the average of the four outermost corners of the structure from natural grade to 

the topmost point of the building.  Chimneys and similar appurtenances may project a maximum of two 

feet above the maximum building height of any structure.  Building Face Height is the maximum height of 

the topmost point of the building to the lowest point of the natural grade within the buildable area of the lot.  

The maximum allowable Building Height and Face Height shall be as follows: 

2.7.43.5.1 Single-Family Homes.   

 3.5.1.1 Maximum Building Face HeightsHeight:  Lots 1, 2, 3, 4, 5, 6, 7, and 8: 39 feet 
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2.7.4.1 Building Face Height is the maximum height of the tallest building wall from 

average natural grade to the top of the wall at the roof. 

                            Lot 9: 44 feet 

 3.5.1.2 Maximum Face Height: Lots 1, 2, 3, 4, 7: 45 feet 

      Lots 5 and 6: 46 feet 

                   Lot 8: 48 feet 

             Lot 9: 51 feet 

3.5.2 Duplex Townhomes 

3.5.2.1 Maximum Building Height: Buildings 1A, 2A, 4A: 48 feet  

Building 3A: 51 feet 

Building, 5A, 6B, 7B: 46 feet 

Buildings 5A, 8C, 9C, 10B, 11B, 12B: 4539 feet 

                    Building 3A: 44 feet 

          3.5.2.2 Maximum Face Height:  Buildings 1A, 2A, 4A: 48 feet  

       Building 3A: 51 feet 

           Building 6B, 7B: 46 feet 

           Buildings 5A, 8C, 9C, 10B, 11B, 12B: 45 feet  

3.5.3 Amenity Building: 22 feet 

2.83.5.3.1 The maximum building height of the amenity building is 22 feet. 

3.6 Window Finishes - All windowsbuildings shall use tinted HP Sun-2 glass,  meeting the objective of 

minimizing reflectivity and transmittance levels on all windows, which shall include the sum total of HP 

Sun-2 or equivalent. 

34.  Access Drive &Roads and Parking Requirements 

34.1 Access drives -- Interior access drivesRoads - Access roads shall be constructed to have a minimum 

paved surface at least as wide as the roads leading to them orof 24 feet, whichever is less, capable of 

supporting imposed emergency vehicle weights (60,000 pounds), and shall meet the standards).  A 

minimum of 26 feet of right-of-way with ten foot easements for private residential streets of the Town of 
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Mammoth Lakes Engineering Divisionsnow storage and utilities on either side for a total of 46 feet shall be 

provided. 

3
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4.2 Parking – Parking shall be provided consistent with RMF-2/Resort Zone Overlay land use and zoning 

standards as follows: 

3.2.1 Duplex Dwellings -- Each three-bedroom residential unit (one-half of a side-by-side duplex) 

will have an attached two-car garage. 

3.2.24.2.1 Single-Family Homes - Each single-family home shall have an attached garage that 

holds a minimum of two cars.  In addition to the attached garage, each single-family home shall 

include at least one 20-foot by 10-foot parking space in its driveway.  Each guest unit will require 

one additional 20-foot by 10-foot on-site parking space. Parking requirements for single-family 

homes shall be consistent with Municipal Code 17.16.150.H.1 and 17.16.150.K where additional 

parking is required based on the home’s square footage exclusive of garages and decks:  

a.   0-2,999 s.f. – 3 parking spaces required. 

b.   3,000-4,999 s.f. – 4 parking spaces require 

c.   5,000-6,999 s.f. – 5 parking spaces required 

d.   7,000 s.f. and greater – 6 parking spaces required  

4.2.2 Duplex Townhomes – Each dwelling unit in each duplex townhome shall have an attached 

garage that holds a minimum of two cars.  Parking shall not be permitted in any driveway less than 

20 feet in length. Guest Parking -- Nine uncovered guest parking spaces will be provided on site 

per the requirements is required for the duplex townhomes and shall conform to the provisions of 

Municipal Code Section 17.16.150, including one disabled space adjacent to the amenity building. 

. These spaces shall be designed to be available to guests and visitors and shall not be allocated to 

individual dwelling units.  Parking areas may be paved with asphalt, concrete, concrete pavers, 

turf stone, or other materials.   

44.3 Driveways 

4.3.1 Single-Family Homes - Only one driveway is permitted for each single-family home.  

Minimum driveway width shall be 20 feet  

4.3.2  Duplex Townhomes – Minimum driveway width shall be 20 feet. 

5.  Site Development Standards 

45.1 Grading and Clearing 

4.1.1 Grading will be necessary on the Altis at Mammoth Lakes site. 5.1.1 Grading operations will 

be carefully managed to avoid environmental damage to adjacent non-graded areas, to protect 

existing trees, and to avoid impacts upon nearby properties to the extent feasible. 
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45.1.2 Grading will create natural-looking slopes where feasible, with varying gradients and 

profiles rather than the creation of uniform slopes.  Round and feather tops, toes and edges of 

slopes will blend naturally with adjacent grades.  Slope rounding may be limited or eliminated in 

areas where existing trees remain or project improvements are located.  For areas with extensive 

grade change, vertical retaining walls may be necessary.  For retaining wall materials, see Walls 

and Fences, Section 45.4. 

45.1.3 All construction activities shall adhere to the current standards of the Town of Mammoth 

Lakes for erosion control.  All buildings shall have interim erosion control measures such as filter 

fabric fencing, straw wattles or hay bale fencing to contain silt runoff during construction 

activities. 

45.1.4 Each structure shall install a cobble-lined swale at the drip-line of the eaves.  The purpose 

of the swale is to mitigate potential erosion and provide percolation. 

45.1.5 Existing trees shall be preserved in groups or as individual trees in grading design. 

45.1.5.1 A tree designated for preservation shall not have the soil grade altered within its 

drip-line or within 8’ from the trunk, whichever is less.  The grade may be raised or 

lowered if a certified arborist, with the concurrence of the Town of Mammoth Lakes, 

determines that the impact of raising or lowering the grade will not adversely affect the 

health of the tree.  Appropriate barricades and fencing shall be installed at the drip-line or 

within 8 feet from the trunk, whichever is less, to protect preserved trees during grading 

and construction operations. 

45.1.5.2 No impervious surfaces, fill, excavation, or storage of construction materials 

shall be permitted within the drip-line area defineddescribed above. 

45.2 Snow Shedding &and Storage Standards 

45.2.1 An area equal to a minimum of seventy-five percent of all uncovered required parking and 

driveway areas shall be provided for the storage of snow.  All designated snow storage areas shall 

be at least ten feet wide and deep in the smallest dimension and shall be readily accessible and 

usable.  These areas shall be unpaved and shall be substantially free and clear of obstructions.  

There shall be no parking in snow storage areas. 

45.2.2 Roof forms are to be designed in coordination with the pedestrian areas at the base of 

buildings.  Snow falling from roofs shall be directed to landscape areas at the base of the 

buildings.  Snow will not be permitted to shed freely into active pedestrian areas. 
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45.3 Planting &and Tree Preservation 

45.3.1 The planted landscape shall incorporate trees and shrubs to revegetate disturbed areas, to 

buffer or frame views, to allow summertime shading of outdoor places, to allow transition in scale 

and to soften building massing, and to introduce variety into outdoor use areas. 

45.3.2 Measures shall be implemented to minimize impacts upon adjacent areas of undisturbed 

vegetation and to protect nearby trees.  These measures shall include installation of temporary 

fencing at the limits of clearing.  

45.3.3 Plant materials in general will emphasize the use of native plants and appropriate 

compatible plant materials with low water requirements as recommended in the Town of 

Mammoth LakesTown’s Municipal Code and Design Guidelines.  The selection of plant material 

shall be based upon the type of plant material removed and that of the material adjacent and within 

the areas to be revegetated.  Plant material shall be a combination of conifers, deciduous trees and 

shrubs planted in informal masses rather than uniformly spaced.  Lawn areas are discouraged, but 

may be used for small outdoor areas that support resident and guest activities. 

45.3.4 Irrigation will be installed in all landscape areas only as required for initial establishment 

and maintenance.  Drip irrigation shall be used where possible.  Irrigation overspray and runoff 

shall be minimized by the use of low flow nozzles in spray appliances. 

45.3.5 All plant materials shall be maintained until established.  During the establishment period 

all dead and dying plants shall be replaced as soon as practical.  Selective weed removal shall also 

be included during the plant establishment period, especially for the removal of invasive, non-

native plant species. 

45.3.6 Irrigation systems shall be maintained throughout the plant establishment period.  Once 

plant materials are well established and self-sustaining, irrigation systems shall be phased out 

where possible. 

45.3.7 All construction shall maximize tree preservation to the extent practical.  The design and 

siting of single-family residences and driveways shall prioritize tree preservation as shown on the 

Plot Plans for each single-family home attached collectively as Exhibit C.  The buildable areas 

shown on the Plot Plans shall not be expanded or modified if the expansion or modification would 

result in the removal of additional trees. 

5.4 Walls &and Fences 
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45.4.1 Walls and fences shall be consistent with traditional and appropriate design for the region, 

and will address current needs, codes, regulations and environmental considerations. 

45.4.2 Landscape walls shall complement and extend the character of adjacent building bases, and 

the adjacent natural forms. 

45.4.3 Retaining walls may have a core of reinforced poured concrete or masonry blocks, but the 

surfaces shall not be exposed except in areas with little or no visibility from public areas.  Walls 

shall be finished with stone, architecturally finished concrete or cultured stone veneer.  

“Keystone” type wall systems are also acceptable. 

45.4.4 Fencing materials shall consist of cedar, redwood, natural rock or logs.  Stain and colors 

shall be consistent with the building architecture. 

45.5 Setbacks 

 45.5.1 Minimum building setback of 5 feet from edge of adjacent driveway surfaces. 

 

56. Exhibits 

Exhibit A – Vicinity Map  

Exhibit B – Site PlanPlans:  

 B-1 Single-Family Lots 

 B-2 Duplex Townhomes 

Exhibit C – Single-Family Plot Plans 

Exhibit D – CEQA Documents 

                    D-1 Mitigation Measures & Mitigated Negative Declaration with Addendum 

                    D-2 Addendum II-Storied Places/Altis Project Initial Study/Mitigated Negative Declaration 

                                D-3 Addendum II-Storied Places/Altis Project Initial Study/Mitigated Negative Declaration                 
                                      Mitigation Monitoring and Reporting Program 
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1. MAXIMUM BUILDING HEIGHT FOR EACH BUILDING ENVELOPE HAS
BEEN CALCULATED PER THE METHOD DESCRIBED IN
17.16.040.F.2 FOR STRUCTURES ON LOTS HAVING AN
AVERAGE SLOPE OF 10% OR GREATER. THIS SECTION STATES
THAT BUILDING HEIGHT IS CALCULATED BY MEASURING THE
HEIGHT AT THE FOUR OUTERMOST CORNERS OF THE
STRUCTURE FROM NATURAL GRADE TO A HORIZONTAL PLANE
WHICH INTERSECTS THE TOPMOST POINT OF THE BUILDING
AND DIVIDING THAT TOTAL BY FOUR.

2. CALCULATIONS ON THIS SHEET DEMONSTRATE BUILDING HEIGHT
BY NOTING NATURAL GRADE AT THE FOUR OUTERMOST
CORNERS OF THE BUILDING ENVELOPE (C1, C2, C3 & C4)
AND DIVIDING BY FOUR. THE MAXIMUM BUILDING HEIGHT FOR
LOTS 1, 2, 3, 4 5, 6, 7 AND 8 IS 39 FEET. THE MAXIMUM
BUILDING HEIGHT FOR LOT 9 IS 44 FEET.

3. THE IMAGE ON THIS SHEET ILLUSTRATES BUILDING HEIGHT BY
TAKING THE AVERAGE NATURAL GRADE OF THE FOUR
OUTERMOST CORNERS OF THE FOUNDATION AND ADDING 39'.
THE RESULT IS GREEN VOLUME THAT REPRESENTS THE
MAXIMUM ALLOWABLE BUILDING HEIGHT UNDER EXISTING
CONDITIONS.

5. THE VEGETATION SHOWN IN IMAGE REPRESENTS ONLY EXISTING
TREES ON SITE FOR CLARITY.

NOTES:

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

NATURAL GRADE
C4 = 8510.61 NATURAL GRADE

C3 = 8507.68

NATURAL GRADE
C2 = 8499.81NATURAL GRADE

C1 = 8498.80

39.00
8504.23
8543.23

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

39.00
8509.80
8548.30

39.00
8498.74
8537.74

39.00
8486.40
8525.40

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

39.00
8465.31
8504.31

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

39.00
8465.21
8504.21

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

39.00
8466.20
8505.20

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

39.00
8468.13
8507.13

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
Maximum Building Height
Average Natural Grade
Maximum Allowable Roof Elevation

44.00
8470.00
8514.00

NATURAL GRADE
C1 = 8502.94

NATURAL GRADE
C2 = 8505.53

NATURAL GRADE
C3 = 8514.21

NATURAL GRADE
C4 = 8516.50

NATURAL GRADE
C1 = 8489.70

NATURAL GRADE
C2 = 8491.76

NATURAL GRADE
C3 = 8514.16

NATURAL GRADE
C4 = 8499.32

NATURAL GRADE
C2 = 8476.38

NATURAL GRADE
C3 = 8487.56

NATURAL GRADE
C4 = 8497.63

NATURAL GRADE
C1 = 8484.04

NATURAL GRADE
C1 = 8463.57 NATURAL GRADE

C2 = 8458.27

NATURAL GRADE
C3 = 8465.72

NATURAL GRADE
C4 = 8473.67

NATURAL GRADE
C1 = 8454.72 NATURAL GRADE

C2 = 8456.24

NATURAL GRADE
C3 = 8475.71

NATURAL GRADE
C4 = 8474.15

NATURAL GRADE
C1 = 8457.98

NATURAL GRADE
C2 = 8454.99

NATURAL GRADE
C3 = 8476.79

NATURAL GRADE
C4 = 8475.03

NATURAL GRADE
C4 = 8477.10

NATURAL GRADE
C1 = 8458.58 NATURAL GRADE

C2 = 8458.34

NATURAL GRADE
C3 = 8478.57

NATURAL GRADE
C4 = 8478.02

NATURAL GRADE
C1 = 8461.24

NATURAL GRADE
C2 = 8461.75

NATURAL GRADE
C3 = 8479.00

Altis at Mammoth
Allowable Building Height

July 14, 2012
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INTRASTAR

1. MAXIMUM BUILDING HEIGHT FOR EACH BUILDING HAS BEEN

CALCULATED PER THE METHOD DESCRIBED IN 17.16.040.F.2

FOR STRUCTURES ON LOTS HAVING AN AVERAGE SLOPE OF

10% OR GREATER. THIS SECTION STATES THAT BUILDING

HEIGHT IS CALCULATED BY MEASURING THE HEIGHT AT THE

FOUR OUTERMOST CORNERS OF THE STRUCTURE FROM

NATURAL GRADE TO A HORIZONTAL PLANE WHICH

INTERSECTS THE TOPMOST POINT OF THE BUILDING AND

DIVIDING THAT TOTAL BY FOUR.

2. CALCULATIONS ON SHEETS L5.0 DEMONSTRATE BUILDING

HEIGHT BY NOTING NATURAL GRADE AT THE FOUR

OUTERMOST CORNERS OF THE BUILDING FOUNDATION (C1,

C2, C3 & C4) AND DIVIDING BY FOUR. THE DIFFERENCE

BETWEEN AVERAGE NATURAL GRADE AND THE FINISH FLOOR

HEIGHT (NOTED ON THE CIVIL GRADING SHEET) IS THEN

ADDED TO THE HEIGHT DIFFERENCE BETWEEN THE FINISH

FLOOR HEIGHT AND THE TOPMOST POINT OF THE BUILDING

TO FIGURE THE TOTAL BUILDING HEIGHT.

3. THE IMAGE ON THIS SHEET ILLUSTRATES BUILDING HEIGHT BY

TAKING THE AVERAGE NATURAL GRADE OF THE FOUR

OUTERMOST CORNERS OF THE FOUNDATION AND ADDING 39'.

THE RESULT IS A RED PLANE THAT REPRESENTS THE

MAXIMUM ALLOWABLE BUILDING HEIGHT UNDER EXISTING

CONDITIONS.

4. BUILDING FACE HEIGHT IS CALCULATED BY ADDING 13.08' TO

THE HIGHEST FINISH FLOOR AND SUBTRACTING AN AVERAGE

OF THE TWO LOWEST EXISTING GRADES AT THE FOUNDATION.

13.08' IS THE DISTANCE BETWEEN THE FINISHED FLOOR AND

THE UNDERSIDE OF THE ROOF.

5. THE VEGETATION SHOWN IN IMAGE REPRESENTS ONLY EXISTING

TREES ON SITE FOR CLARITY.

NOTES:

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
F.F. AT HIGH GARAGE 8477.95’

− AVERAGE NATURAL GRADE − 8492.38’

BUILDING HEIGHT 22.57’

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
F.F. AT HIGH GARAGE 8518.29’

− AVERAGE NATURAL GRADE − 8508.31’

BUILDING HEIGHT 35.56’

NATURAL GRADE
C1 = 8498

NATURAL GRADE
C1 = 8506

NATURAL GRADE
C2 = 8482

NATURAL GRADE
C2 = 8499.75

NATURAL GRADE
C3 = 8491.5

NATURAL GRADE
C3 = 8512

NATURAL GRADE
C3 = 8495.75

NATURAL GRADE
C4 = 8498

NATURAL GRADE
C4 = 8515.5

NATURAL GRADE
C4 = 8492.5

+ 37’ FROM GARAGE TO ROOF + 37’

+ 25.58’ FROM GARAGE TO ROOF + 25.58’

NATURAL GRADE
C3 = 8485

NATURAL GRADE
C4 = 8483

(C1+C2+C3+C4)/4=AVERAGE NATURAL GRADE
F.F. AT HIGH GARAGE 8516.79’
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