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NOTICE OF PREPARATION 
 
 
 
 
Date:   June 2, 2016 
 
To:   Reviewing Agencies and Other Interested Parties 
 
Subject:  Notice of Preparation of a Draft Environmental Impact Report 
 
Project Title:  Mammoth Creek Park West New Community Multi-Use Facilities  
 
Project Applicant: Town of Mammoth Lakes 
 
Scoping Meeting: June 8, 2016 at 2:00 p.m. 
 
The purpose of this Notice of Preparation (NOP) is to notify potential Responsible Agencies (Agencies) that 
as the Lead Agency, the Town of Mammoth Lakes, plans to prepare an Environmental Impact Report (EIR) 
for the proposed Mammoth Creek Park West New Community Multi-Use Facilities (the project) and to solicit 
comments and suggestions regarding (1) the scope and content of the EIR and (2) the environmental issues 
and alternatives to be addressed in the EIR (California Environmental Quality Act [CEQA] Guidelines 
§15082).  This NOP also provides notice to interested parties, organizations, and individuals of the 
preparation of the EIR and requests comments on the scope and contents of the environmental document. 
 
The Town of Mammoth Lakes requests your careful review and consideration of this notice, and it invites any 
and all input and comments from interested Agencies, persons, and organizations regarding the preparation 
of the EIR.  Pursuant to CEQA §21080.4, Agencies must submit any comments in response to this notice no 
later than 30 days beginning June 2, 2016, and ending the close of business on July 1, 2016.  This NOP is 
available for view at: 
 

1. Town of Mammoth Lakes, Community and Economic Development Department, 437 Old Mammoth 
Road, Suite R, Mammoth Lakes. 

 
2. Mono County Library, 400 Sierra Park Road, Mammoth Lakes. 

 
3. Town of Mammoth Lakes website: http://www.townofmammothlakes.ca.gov/index.aspx?nid=158 

 
All comments or other responses to this notice should be submitted in writing to: 
 

Ms. Sandra Moberly, Community and Economic Development Manager 
Town of Mammoth Lakes 

437 Old Mammoth Road, Suite R  
Mammoth Lakes, California 93546 

smoberly@townofmammothlakes.ca.gov  
760.934.8989, ex. 251 

 

http://www.townofmammothlakes.ca.gov/index.aspx?nid=158
mailto:smoberly@townofmammothlakes.ca.gov
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The Town will conduct a public scoping meeting in conjunction with this NOP in order to present the project 
and the EIR process and to receive public comments and suggestions regarding the scope and content of 
the EIR.  The meeting will be held on June 8, 2016 at 2:00 p.m. at Town Council Chambers, located at 437 
Old Mammoth Road, Suite Z, Mammoth Lakes, California 93546. 
 
Project Location.  The Town of Mammoth Lakes (Town) is located in the southwest portion of Mono County, 
on the eastern side of the Sierra Nevada mountain range; refer to Exhibit 1, Regional Vicinity.  The project 
site is located at Mammoth Creek Park West (686 Old Mammoth Road) and is comprised of Assessor’s 
Parcel Numbers (APNs) 040-140-001-000 and 040-140-002-000.  The project site is approximately 4.9 acres 
and is bounded by multi-family residential uses and commercial uses to the north, Old Mammoth Road to the 
east, recreational open space to the south, and multi-family residential uses to the west; refer to Exhibit 2, 
Site Vicinity.  Vehicular access to the site is provided via Old Mammoth Road, and pedestrians/trail users 
can access the site via the Town Loop trail to the east and south.  The primary local roadway providing 
access through the project site is Old Mammoth Road.   
 
The Town’s existing community center (1000 Forest Trail) and Mammoth Ice Rink (416 Sierra Park Road) 
are located approximately 1.38 miles to the northwest, and 0.30-mile to the northeast of the project site, 
respectively.  The operations of the existing community center would continue.  However, the winter and 
summer operations of the Multi-Use Facility (Mammoth Ice Rink/Mammoth RecZone) would be relocated to 
Mammoth Creek Park west as part of the proposed project, as described below.  
 
Environmental Setting.  The project site is comprised of Mammoth Creek Park West; refer to Exhibit 2.  
Mammoth Creek Park West currently includes playground equipment, grass/open space, picnic areas, trail 
connections, and a surface parking lot for 44 vehicles.  Based on the Town of Mammoth Lakes General Plan 
2007 (General Plan) Land Use Map, the project site is designated OS (Open Space).  Based on the Town’s 
Zoning Map, the project site is zoned P-QP (Public and Quasi Public). 
 
Surrounding land uses include residential, commercial, office, and open space uses, which are further 
described as follows: 
 

• North:  Commercial/office uses, including The Stove restaurant and Mammoth Dental office, and 
multi-family residential uses (Chateau Blanc Condominiums) are located to the north of the project 
site.  
 

• East:  Open space/recreational trail uses (Town Loop trail), Mammoth Creek, Mammoth Creek Park 
East, and Old Mammoth Road are located to the east of the project site.   
 

• South:  The southern portion of Mammoth Creek Park West [owned by the United States Forest 
Service (USFS) and in part under a Special Use Permit to the Town], open space/recreational trail 
uses (Town Loop trail), and Mammoth Creek bound the project site to the south.  In addition, Old 
Mammoth Road is located further to the south.   
 

• West:  Multi-family residential uses (La Visa Blanc Condominiums) bound the project site to the west.   
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Background and History.   
 
Ice Rink 
 
The Town has been engaged in finding a permanent location for the Multi-Use Facility with a focus on the 
operation of an ice rink since 1998.  From 1999-2004 the Town operated a seasonal ice rink at the Mammoth 
RV Park that was well attended; however, escalating operating costs required the Town to find another 
location.  In 2007 the Town entered into a long-term agreement with the Mammoth Unified School District 
(MUSD) and the Mono County Office of Education (MCOE) to utilize two acres of land adjacent to the MUSD 
offices to construct and operate an ice rink.  The ice rink operated from 2007 to 2010 on a temporary basis 
and averaged over 6,000 skaters per winter.  In 2011, Measure R funds contributed to the installation of a 
permanent ice rink slab, and the Town has been operating the facility year-round since 2012 as an ice rink 
in winter and the Mammoth RecZone (inline/roller skating, skate ramps, volleyball, etc.) during the summer.  
The Town has determined the lease for this existing facility would not be extended past the end of 2017. 
 
Community Center  
 
The Town operates a year-round community center of approximately 2,500 square feet, located at 1000 
Forest Trail just east of Minaret Boulevard.  The facility has several deficiencies, including extensive building 
deterioration, on-going maintenance issues, and functional inefficiencies.  Currently, this facility does not 
meet the current or future desire or needs of the community and would require substantial investment to 
upgrade the structure.  While operations at the existing facility are anticipated to continue for the foreseeable 
future, rather than invest considerable funds to upgrade the existing facility, the Town intends to design and 
construct a new facility at the project site.  
 
Ice Rink/Community Center Site Selection 
 
Town Staff working in conjunction with representatives from Mammoth Lakes Recreation and the Recreation 
Commission were tasked to identify, evaluate, and recommend to Town Council appropriate sites for a Multi-
Use Facility that would include a new community center and ice rink, and complementary uses.  After an 
extensive review of available Town-owned properties/managed facilities, the following sites were considered 
for a new Multi-Use Facility:  
 

• Community Center Parcel; 
• Bell Shaped Parcel; 
• Mammoth Creek Park West; 
• Whitmore Park/Track;  
• Parcel at Tavern and Sierra Park Road; and  
• Civic Center Parcel.  

 
Ultimately, the Town’s ad hoc committee [i.e., the Recreation Commission, Mammoth Lakes Recreation 
(MLR) and members of the Ad Hoc Facility Task Force] recommended that the Multi-Use Facility be located 
at Mammoth Creek Park West with a complementary Community Center.  It is noted that the review of 
potential sites did not include Shady Rest Park or Mammoth Creek Park East as the current USFS Special 
Use Permits under which these two sites are managed do not allow the construction of this type of permanent 
facility.  
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Project Design/Programming Process 
 
On January 6, 2016, the Town Council authorized consultant services agreements related to the preliminary 
design and environmental documentation for the project at Mammoth Creek Park West.  Preliminary tasks 
focused on providing the desired community benefit while considering how best to mitigate potential impacts 
to the environment and neighboring land uses.  On January 11, the Town kicked off the site planning process 
with HMC Architects.  HMC reviewed available information, including previous staff reports, site information, 
historical data and comments to date from interested parties.  HMC began the development of three site plan 
alternatives that were posted and remain available on the Town website for this project at 
www.PlanMCP.com.  These were made available in advance of the initial public workshop on possible site 
plans held on January 29, 2016.  The workshop was well attended and resulted in a list of comments, 
questions, and ideas.  Questions received and preliminary responses were subsequently posted on the 
dedicated project website.   
 
Before moving forward to select and refine a preferred site plan, additional information was gathered from 
public comments, discussions with stakeholders and the first sessions of the programming efforts.  A 
preferred alternative was prepared that considered all input received.  A follow up public site planning 
workshop was held on March 18, 2016.  In advance of that meeting, an updated list of questions and 
responses was posted along with a preferred alternative.   
 
In parallel with the site planning/preliminary design workshops discussed above, a series of public 
programming workshops have also been conducted.  These six formal and facilitated workshops took place 
from February 22 through April 12, 2016.  There was also a specific hockey workshop held in March 2016 as 
well as a workshop with the Town/County Youth Advisory Committee (YAC).  The public was also invited to 
participate via an online survey tool available in both English and Spanish.  The collated and summarized 
programming information (i.e., the “Playbooks”) serve to inform the final site planning and preliminary design 
efforts, as well as final design.  
 
Project Description.  The project consists of constructing new Community Multi-Use Facilities at the project 
site, encompassing a maximum 100-foot by 200-foot ice rink (winter)/recreation/event area (RecZone) 
covered by a roof structure of approximately 30,000 square feet, a 13,000 square-foot complementary 
community center, reconfiguration and improvements to an existing playground to add accessible 
components, restroom improvements, and 107 additional surface parking spaces; refer to Exhibit 3, 
Conceptual Site Plan.  The project would also include an active outdoor recreation area to the west of the 
new Community Multi-Use Facilities.  Upon project completion, the existing Mammoth Ice Rink/RecZone 
(located at 416 Sierra Park Road) would be made inactive, and the existing community center (located at 
1000 Forest Trail) would remain under Town operation.  The proposed project components are described in 
more detail below.  
 
 
  

www.PlanMCP.com


Exhibit 3

Conceptual Site Plan
NOT TO SCALE
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Source:  HMC Architects, dated March 7, 2016.
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Community Center 
 
The proposed 13,000 square-foot complementary community center would include a maximum of two large 
rooms (1,500 to 3,000 square feet) adjacent to the multi-use facility, a 200 to 400 square-foot warming kitchen 
with concession space, approximately 400 square feet of office space, a 500 to 600 square-foot 
arts/crafts/play room, a 300 to 400 square-foot meeting room, a 600 to 800 square-foot multi-purpose room, 
two to four locker rooms (approximately 400 square feet each), Americans with Disabilities Act (ADA) 
accessible restrooms, a 400 to 600 square-foot storage room, mechanical room (including storage, cleaning 
supplies, phone, electrical, internet, etc.), and 20 to 40 wall lockers.   
 
The community center would host a number of community-based programs, events, classes, camps, 
meetings, community/social gatherings, and rental space for Town community members.  Such activities 
would include, but are not limited to, adult and youth introductory fitness classes (e.g., gymnastics/tumbling, 
yoga), arts and crafts programs/camps, training/certification courses (e.g., first-aid training), seasonal 
productions (theatre/rehearsal), senior programs, holiday celebrations, fairs/festivals, rotating art gallery, 
community variety/talent shows, and facility rentals for small events/conferences.  Community center 
operations would generally run between 6:00 a.m. and 10:00 p.m., Monday through Sunday, with occasional 
use from 10:00 p.m. to 12:00 a.m.  
 
Ice Rink 
 
The proposed ice rink would be open on two sides (to the south and east), oriented in an east-west direction, 
and would be up to 100-feet long by 200-feet wide.  The ice rink would include space for skate rental, 
concessions and/or vending machines, ADA accessible restrooms, a viewing area, bleachers, and lockers 
for personal items.  The ice rink would operate during the winter months (November to April), and would 
provide a number of recreational activities, including recreational skating, youth and adult hockey, as well as 
programs for ice skating, figure skating, and curling.  The ice rink would also host community events, hockey 
tournaments, private/special events, and professional/club/college/school rentals and events.  Ice rink 
operations would generally run between 9:00 a.m. and 10:00 p.m., Monday through Sunday, with occasional 
use from 6:00 a.m. to 9:00 a.m. or 10:00 p.m. to 12:00 a.m.   
 
Mammoth Recreation Zone 
 
In the summer months (mid-May to mid-October) the multi-use facility would operate as the summer 
Mammoth RecZone.  The Mammoth RecZone would be the home of Parks and Recreation Department 
summer camps and programs.  The facility would also offer youth, adult and senior court sports (drop-in and 
league play), a climbing wall, professional/club/college/school rental space, community gathering space, and 
would be home to community and special events.  Activities could include youth and adult recreational 
basketball, badminton, pickleball, cricket, handball, small-sided soccer (futsal), volleyball, street hockey, 
dodgeball, kickball, adaptive sports (wheelchair basketball, pickleball, etc.), summer sports camps 
(basketball, volleyball, soccer), roller/inline skating, farmers market, festivals, holiday events, and special 
events such as weddings, trade shows, birthday parties, etc.  Auxiliary equipment such as sport court flooring, 
wind screens, scoreboards, athletic equipment, tables, chairs, etc., would be required to operate the 
Mammoth RecZone.  Mammoth RecZone operations would generally run between 6:00 a.m. and 10:00 p.m., 
Monday through Sunday, with occasional use from 10:00 p.m. to 12:00 a.m.  The open area south of the 
Mammoth RecZone may also be used occasionally for access and seating for events. 
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Park Playground 
 
The square footage of the existing playground on the project site would remain the same.  However, some 
elements of the existing playground may be moved or new “inclusive” features may be added.  In addition, 
the existing bathroom at the Mammoth Creek Park West would be updated for year round use and to comply 
with ADA standards.  The existing rock garden in the southeast portion of the project site would remain 
unchanged.   
 
Active Outdoor Recreation Area 
 
The area to the west of the proposed Community Multi-Use Facility would be used as an active outdoor 
recreation area.  Possible activities for this portion of the project site include a dog park, a BMX bicycle dirt 
track (during summer months), sledding hill (during winter months), and/or a community garden.  
 
Parking  
 
The existing surface parking lot in the northeast portion of the project site would be expanded westward 
across the northern portion of the project site, and would provide 107 additional parking spaces (a total of 
151 parking spaces). 
 
Construction Phasing 
 
Construction of the proposed project would be phased and is anticipated to begin in June 2017 and conclude 
in June 2022.   
 
Required Approvals 
 
The project would require the following project approvals: 
 

• Environmental Review 
− Certification of the Environmental Impact Report  

 
• Discretionary Permits 

− Use Permit 
− Major Design Review 

o Site Plan Review 
o Architectural Review 

 
• Ministerial Permits 

− Grading Permit 
− Building Permit 

 
Environmental Analysis.  Due to the decision to prepare an EIR, an Initial Study was not prepared.  This 
option is permitted under CEQA Guidelines Section 15063(a), which states that if the Lead Agency 
determines an EIR will be required for a project, the Lead Agency may skip further initial review and begin 
work on the EIR.  The Draft EIR will focus on the following environmental issues: 
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• Aesthetics; 
• Agriculture and Forest Resources; 
• Air Quality; 
• Biological Resources; 
• Cultural Resources; 
• Geology and Soils; 
• Greenhouse Gas Emissions; 
• Hazards and Hazardous Materials; 
• Hydrology and Water Quality; 
• Land Use and Planning; 
• Mineral Resources; 
• Noise; 
• Population and Housing; 
• Public Services; 
• Recreation; 
• Transportation/Traffic; and 
• Utilities and Service Systems. 

 
The EIR will particularly focus on the following topical areas: 
 

• Aesthetics.  The proposed project could result in visual impacts due to potential public view 
blockage/effects from the proposed Community Multi-Use Facility building, as well as the change in 
character/quality of the project area.  Other impacts that could result include introduced lighting from 
both interior and exterior lighting sources as well as increased vehicle headlights entering and exiting 
the project site.   

 
• Agriculture and Forest Resources.  As the project area is not designated for agricultural production, 

impacts in this regard are not anticipated.  The project site is located within an area known for its 
forestland, and the adjoining parcel to the south is owned by the USFS.  However, the project site is 
not zoned or used for forestland resource production.  The Draft EIR will confirm that the project 
would not create impacts related to agriculture and forest resources.   

 
• Air Quality.  The project may result in air quality impacts due to temporary construction-related 

emissions, as well as long-term air emissions from project operations associated with daily 
automobile traffic and energy consumption.  Short-term construction air quality impacts that may 
occur include dust generation, construction vehicle emissions, and possible odors.  Future 
development within the project area may result in long-term air quality impacts within the Great Basin 
Valleys Air Basin (GBVAB).  These issues will be addressed in the Draft EIR, including project 
consistency with regional air quality planning programs. 

 
• Biological Resources.  Given the undeveloped nature of the project site and proximity to Mammoth 

Creek, biological impacts to sensitive species or habitat could occur at the project site.  The Draft 
EIR will include a Habitat Assessment/Field Investigation to document baseline conditions from 
which to evaluate the sites potential to support special-status species, sensitive habitat types, or 
jurisdictional drainages.  The Habitat Assessment/Field Investigation will be used in the Draft EIR to 
analyze impacts to biological resources as a result of the proposed project.   
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• Cultural Resources.  Culturally significant resources are known to exist in the project area.  As such, 
the potential exists for future construction activities at the planning site to encounter known or 
unknown prehistoric and historic resources.  As part of the Draft EIR, a Cultural Resources Technical 
Report will be prepared.  The Cultural Resources Technical Report will supplement the Draft EIR 
analysis of impacts on cultural resources and address potential cultural and historic resource impacts 
as a result of the proposed project in the Draft EIR.  

 
• Geology and Soils.  The Town and surrounding area is situated within a seismically active region, 

capable of producing surface rupture, ground motion, liquefaction, or soil settlement of sufficient 
magnitude to damage buildings or structures during an earthquake.  The Draft EIR will utilize the 
Town of Mammoth Lakes 2005 General Plan Update Final Program Environmental Impact Report 
(General Plan EIR), or any updates thereto, to evaluate seismicity of the local area, presence of 
existing fault lines and effect on development, the potential for erosion of site soils, soil stability, and 
expansive characteristics of project area soils.   

 
• Greenhouse Gas Emissions.  Development at the project site could increase greenhouse gas 

emissions both during construction and operations of the proposed Community Multi-Use Facility.  
The Draft EIR will analyze short-term construction activities and long-term operations, buildings, and 
transportation as these activities pertain to greenhouse gas emissions.   

 
• Hazards and Hazardous Materials.  Operations at the project site may involve limited amounts of 

hazardous materials such as cleaning and degreasing solvents, fertilizers, pesticides, and other 
materials used in the regular maintenance of buildings and landscaping.  The Draft EIR will address 
the potential that a significant hazard to the public may be created through the transport, use, or 
disposal of hazard materials, as well as the potential for reasonably foreseeable upset or accident 
conditions involving the release of hazardous materials into the environment.  The Draft EIR will 
identify whether or not the project would emit hazardous materials and/or interfere with any 
emergency response plans.  Potential impacts to nearby residents and schools, if applicable, will 
also be evaluated.   

 
• Hydrology and Water Quality.  According to flood hazard maps published by the Federal Emergency 

Management Agency, portions of the project site are located within Special Flood Hazard Areas 
(SFHAs).  As part of the Draft EIR, Hydrology/Water Quality Analysis will be conducted.  The Draft 
EIR will address the potential that project implementation could place future development and within 
SFHAs that would impede or redirect flood flows.  The project could generate pollutants typical of 
urban development, which may adversely impact receiving waters.  The Draft EIR will analyze short-
term temporary construction-related effects on hydrology and water quality; long-term project-related 
water quality; permanent changes to stormwater drainage and/or flooding; project-related impacts to 
groundwater quantity and quality; and off-site hydrology and water quality impacts.  

 
• Land Use and Planning.  The project is not anticipated to require a General Plan Amendment or 

Zone Change.  The proposed project will be evaluated in regards to consistency with the existing 
policies and standards of the General Plan, Mammoth Lakes Municipal Code (Municipal Code), and 
Town of Mammoth Lakes Parks and Recreation Master Plan (Parks and Recreation Master Plan).  
The project’s potential adverse impacts to adjacent land uses would also be evaluated through an 
analysis of short-term construction activities and long-term operations.  
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• Mineral Resources.  According to the Town’s General Plan EIR, no known mineral resources are 
known to occur in the project area.  The Draft EIR will confirm that there is no effect on the loss of 
availability of a known mineral resource that would be of value to the region and the residents of the 
state.  

 
• Noise.  Development at the project site may result in short-term construction noise and long-term 

changes in noise levels in the area due to traffic volume changes along area roadways and on-site 
project operations.  The Draft EIR will describe these potential construction and operational noise 
impacts and will compare these impacts to applicable noise thresholds.  The Draft EIR will evaluate 
these potential noise-related issues as well as address the noise/land use compatibility of the 
proposed project with existing and future expected noise levels.   

 
• Population and Housing.  The Draft EIR will present existing population, housing, and employment 

figures for the project site and the projected changes in these variables as a result of project 
implementation.  The population analysis will compare the amount and type of growth anticipated 
under the proposed project with estimates from the General Plan, the U.S. Census Bureau, the 
California Department of Finance, and other adopted planning documents.   

 
• Public Services.  Potentially affected agencies such as fire and law enforcement protection will be 

contacted to confirm relevant existing conditions, project impacts, and recommended mitigation 
measures.  The discussion will focus on the potential alteration of existing facilities, extension, or 
expansion of new facilities, and the increased demand on services based on the proposed land uses.  
The Draft EIR will evaluate the ability of the project to receive adequate service based on applicable 
Town standards and, where adequate services are not available, will identify the effects of 
inadequate service, and recommended mitigation measures if necessary.   

 
• Recreation.  The Draft EIR will analyze the potential for increased use of or substantial degradation 

of existing local and regional parks.  The Draft EIR will also evaluate potential impacts on construction 
or expansion of recreational facilities based on the proposed land uses.   

 
• Transportation/Traffic.  Potential impacts associated with construction-related traffic, project-related 

operational traffic on local and regional transportation facilities, internal circulation, and emergency 
access of the project may occur.  Development of the proposed project could include on-site and off-
site circulation improvements, which may affect access, and/or traffic volumes.  As such, a 
Transportation Impact Memorandum will be conducted.  The Draft EIR will summarize the results of 
the Transportation Impact Memorandum addressing these issues and will analyze effects on public 
transit, as well as public transit needs and alternative modes of transportation.  

 
• Utilities and Service Systems.  Potentially affected agencies such as water service, wastewater 

treatment, and solid waste providers will be contacted to confirm relevant existing conditions, project 
impacts, and recommended mitigation measures.  The discussion will focus on the potential 
development requiring the construction of new facilities, expansion of existing facilities, and the 
increased demand on services based on the proposed land uses.  The Draft EIR will evaluate the 
ability of the project to receive adequate service based on applicable Town standards and, where 
adequate services are not available, will identify the effects of inadequate service, and recommended 
mitigation measures.   
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• Cumulative Impacts.  Consistent with Section 15130 of the CEQA Guidelines, the Draft EIR will 
discuss cumulative impacts of the proposed project, addressing each topic covered in the 
environmental analysis.  

 
• Effects Not Found to be Significant.  This section will discuss those environmental issues found not 

to have an impact as a result of the proposed project. 
 

• Significant and Unavoidable Environmental Effects.  This section will describe any significant and 
unavoidable impacts on the environment that cannot be avoided or reduced to a less than significant 
level with the application of mitigation measures.   

 
• Growth Inducing Effects.  As a required discussion according to CEQA Section 15126.2(d), the Draft 

EIR will include a discussion of growth inducing effects.  The anticipated growth conditions in the 
project area and parameters for consideration of any secondary impacts from growth will be 
discussed.  The section will evaluate the potential for the proposed project to generate additional 
growth in the area using standard growth analysis criteria, such as the project’s potential to foster 
economic or population growth or its potential to remove obstacles to population growth through 
extension of infrastructure. 

 
• Project Alternatives.  Under CEQA, environmental documentation must include an analysis of a 

reasonable range of alternatives to the project, including the “No Project” alternative.  Each 
alternative will be contrasted with the proposed project in terms of the extent to which project’s 
objectives are met and a reduction in adverse impacts is achieved.  The environmentally superior 
alternative will be identified.   
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Bogue, Kristen

From: Sandra Moberly <smoberly@townofmammothlakes.ca.gov>
Sent: Friday, July 01, 2016 8:44 AM
To: Torres, Eddie; Bogue, Kristen
Cc: Stuart Brown; Grady Dutton
Subject: FW: Comments: Scope of EIR for MUF at Mammoth Creek Park West

FYI 
 
From: Lesley B [mailto:lestravel@hotmail.com]  
Sent: Thursday, June 30, 2016 10:07 PM 
To: Sandra Moberly 
Subject: Comments: Scope of EIR for MUF at Mammoth Creek Park West 
 
smoberly@townofmammothlakes.ca.gov 
 
Dear Ms. Moberly, 
 
As someone who has called Mammoth Lakes home for nearly twenty years, and as one who treasures our 
natural environment (along with most other residents and visitors), I urge our town government to use the 
utmost care in preparing EIR documents for the Multi-Use Facility at Mammoth Creek Park West. 
 
Of primary importance is retaining the viability of the riparian corridor along Mammoth Creek. This section of 
creek is home to a variety of birds and mammals and is a stop for migrant birds. Removal of natural vegetation - 
including significant stands of Jeffrey Pines - will degrade this habitat and needs to be accurately documented in 
the EIR.  
 
Ice rink operations carry a risk of leaking contaminants which could further endanger local wildlife. This should 
be addressed by the EIR along with possible impacts to groundwater. 
 
The large parking lot will encourage vehicular travel and is inconsistent with town’s plan to encourage a “feet 
first” community. Added car trips will increase pollutants. 
 
Noise and light pollution will cause a significant impact, especially if the MUF is developed as an open air 
structure. It’s vital that the EIR looks at these issues carefully and notes the degradation of quality of life to 
nearby residents resulting from added noise and glare. Also, we should be following our town’s “dark skies” 
guidelines. 
 
It is my hope that the EIR document will present a fair assessment of the environmental consequences of siting 
an industrial-style facility in a relatively natural area. It is my fear that the document will minimize 
environmental impacts in order to expedite development.  
 
Sincerely, 
Lesley Bruns 
818 424-5552 (lesleybruns@outlook.com) 
 
P.S. I can’t resist sharing this link which details numerous failed ice rink projects and notes some undesirable 
environmental consequences: http://iceskatingresources.org/ClosedOrFailingIceRinks.html 

mailto:smoberly@townofmammothlakes.ca.gov
mailto:lestravel@hotmail.com
mailto:smoberly@townofmammothlakes.ca.gov
mailto:lesleybruns@outlook.com
http://iceskatingresources.org/ClosedOrFailingIceRinks.html
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396 HAYES STREET, SAN FRANCISCO, CA 94102 CATHERINE C. ENGBERG

T: (415) 552-7272 F: (415) 552-5816 Attorney

www.smwlaw.com engberg@smwlaw.com

October 21, 2015

Mayor Michael Raimondo
Mammoth Lakes Town Council
Town of Mammoth Lakes
P.O. Box 1609
Mammoth Lakes, CA 93546

Re: Comments on Agenda Item 11—Proposed Community Multi-Use
Recreation Facility at Mammoth Creek Park West

Dear Mayor Raimondo and Members of the Town Council:

On behalf of our clients, La Vista Blanc Homeowners’ Association,
Mammoth Creek Homeowners’ Association, Sunrise Homeowners’ Association, and
Chateau Blanc Homeowners’ Association (“the Homeowners’ Associations”), we are
writing to provide comments on the proposed relocation of the Mammoth Ice Rink from
its current location on Mammoth Unified School District property to a Community Multi-
Use Recreation Facility at Mammoth Creek Park West (“the Facility”).

The Mammoth Creek Park West site poses severe and likely
insurmountable development challenges. While the Town has not released a detailed
project description, it appears that the Facility would replace a five acre park, currently
used as open space, with a full-sized hockey and ice skating rink and mixed summer uses,
and would also include a 10,000 square foot community center and a concessions trailer
that could sell alcohol. The co-location of these facilities is meant to reduce costs for the
Town, but crowding in so many different uses on such a small site will concentrate
negative impacts on the surrounding residential community and those who enjoy
Mammoth Creek Park for its current recreational amenities. The proposed relocation will
bring permanent changes to the surrounding residential community, a beloved and well
used park, riparian habitat within Mammoth Creek Park, and Mammoth Lakes as a
whole. The Town must therefore carefully analyze the impacts of the Facility and ensure
rigorous public involvement in the decision-making process.

In light of the Facility’s significant environmental impacts, we concur with
staff’s recommendation that an “Environmental Impact Report be considered as the
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appropriate environmental review document for this project.” October 21, 2015 Staff
Report at 3. The Homeowners’ Associations are particularly concerned with the Facility’s
impacts to noise levels, parking and traffic, light and aesthetics, land use compatibility,
air and water quality, and public safety. Because “it can be fairly argued on the basis of
substantial evidence that the project may have significant environmental impact[s],” if the
Town decides to move forward with the Facility, compliance with the California
Environmental Quality Act (“CEQA”) will require the completion of an Environmental
Impact Report (“EIR”), including thorough analysis of alternative sites. No Oil, Inc. v.
City ofLos Angeles (1974) 13 Cal.3d 68, 75. CEQA prohibits the Town from approving
the Facility if the project’s significant environmental effects could be substantially
lessened through use of a project alternative that accomplishes the project’s goals or
through feasible mitigation. Pub. Res. Code §~ 21000 et seq.; CEQA Guidelines, Cal.
Code Regs., tit. 14, §~ 15000, et seq.; Kings County Farm Bureau v. City ofHanford
(1990) 221 Cal.App.3d 692, 731.

The Homeowners’ Associations urge the Town to take this opportunity to
either abandon Mammoth Creek Park West as the preferred project location and/or to
prepare an EIR that thoroughly analyzes potential impacts of the Facility and project
alternatives, including those described below.

I. The Facility Will Result in Significant Noise Impacts.

The project must fully comply with noise control requirements of CEQA,
the Mammoth Lakes General Plan, and the Noise Ordinance of the Mammoth Lakes
Municipal Code. CEQA requires lead agencies, such as the Town, to “[t]ake all action
necessary to provide the people.. .with freedom from excessive noise,” and the defines
the potential to “increase substantially the ambient noise levels for adjoining areas” to be
a significant environmental effect. Lewis v. Seventeenth Dist. Agricultural Assn. (1985)
165 Cal.App.3d 823, 829 fn. 7 (quoting CEQA Guidelines Appendix G); Pub. Res. Code
§ 21001(b). Residential developments like those surrounding the proposed project site are
identified in the Mammoth Lakes General Plan as a noise-sensitive use, and the Noise
Ordinance sets detailed standards for acceptable decibel levels in residential zones at
different times throughout the day. Mammoth Lakes General Plan, Noise Element § 1.1;
Mammoth Lakes Municipal Code §~ 8.16.010 et seq.). As a part of environmental
review, the Town should analyze all of the noise producing elements discussed below
individually and cumulatively for their compatibility with both the daytime and nighttime
noise thresholds of the Noise Ordinance. Pub. Res. Code § 21083(b)(2) (requiring
identification of significant cumulative impacts).
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If the Facility is placed at Mammoth Creek Park West, removal of snow
from the ice rink, ice resurfacing machines, and ice cooling units will contribute
substantial ambient daytime noise to the adjacent quiet residential community. Noise
impacts would be heightened during hockey game times through crowd noise, public
address system announcements, increased traffic, and game play noises like referee
whistles and hockey pucks hitting dasher boards. Game noise would be particularly
detrimental to the peace of the surrounding residential community if night games are
allowed at the Facility. Even without scheduled nighttime games, however, noise impacts
could run around the clock if the ice cooling units run at all hours, maintenance such as
snow removal and resurfacing occurs afterhours, or if the site is not well-patrolled for
illicit afterhours use. Additionally, grading and construction will also create temporary
noise impacts that will be a nuisance to surrounding residents and recreational users of
the park.

II. The Facility Will Result in Significant Parking and Traffic Impacts.

Currently, Mammoth Creek Park West is served by a lot with only 44
parking spaces. Town of Mammoth Lakes, Conceptual Site Plan: Mammoth Creek Park
West, http://www.ci.mammoth-lakes.ca.us/DocumentCenter/View/5299. Forty-four
spaces will most certainly be insufficient for a development of this scale. Adverse
impacts to parking are a significant effect on the environment for CEQA purposes. See
Taxpayers for Accountable School Bond Spending v. San Diego Unified School District
(2013) 215 Cal.App.4th 1013, 1050, reh’g denied (Apr. 25, 2013), review denied (July
31, 2013) (invalidating school district’s mitigated negative declaration of proposed field
lighting at football stadium based on fair argument that significant parking impacts would
occur). A failure to provide additional parking for Facility users will lead to parking
overflow into adjacent private lots that will burden area residents, and effective
enforcement against illegal parkers would take up valuable police resources. Minimizing
parking impacts through converting more undeveloped land into parking, however, will
in turn increase open space loss.

Old Mammoth Road provides the only vehicular access to Mammoth Creek
Park. Significant, unmitigated impacts to traffic requires preparation of an EIR. Mejia v.
City ofLos Angeles (2005) 130 Cal.App.4th 322, 342. The additional trips the project will
generate on this two-lane roadway will create congestion that could reduce access to local
businesses and residences during peak use times. Congestion at the bend in Old
Mammoth Road approaching the park could create dangerous roadway conditions, as
visibility is limited there.
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III. The Facility Will Result in Significant Light and Aesthetic Impacts.

The Facility will introduce new light sources into the project area that will
produce glare and spill lighting on the surrounding residential area. Particularly if the
design includes sports lighting typical of major recreational facilities, light intensity from
the Facility could exceed levels permitted under the Town’s Exterior Lighting Ordinance.
Mammoth Lakes Municipal Code § 17.36.030 (requiring that “[o]utdoor lighting
installations shall be designed to avoid harsh contrasts in lighting levels between the
project site and the adjacent properties” and prohibiting the installation of lights that
cause glare or spillover onto neighboring properties). Unless effectively mitigated, light
impacts from the project will contribute to a loss of night sky observation and will
interfere with sleep and health of nearby residents. Substantial adverse effects on human
beings, such as negative health impacts, are significant environmental effects for the
purposes of CEQA. Pub. Res. Code § 21083(b)(3).

Furthermore, the addition of Facility buildings to the site will detrimentally
modify views from neighboring residential properties and from within the park.
“[A]esthetic issues, such as public and private views, are properly studied in an EIR to
assess the impacts of a project.” Mira Mar Mobile Community v. City of Oceanside
(2004) 119 Cal.App.4th 477, 492, as modified (July 13, 2004). CEQA requires review of
the Facility’s impact on residents who will lose their views of Mammoth Lakes’ dramatic
mountain vistas. Even with careful design review, such aesthetic impacts will be very
difficult to mitigate, whereas the selection of an alternative project site that is not
adjacent to residential development would avoid these impacts altogether.

IV. The Facility Will Cause Significant Impacts Related to Land Use
Compatibility.

The Facility’s proposed intensive and dense use of the site must be
analyzed for consistency with current land uses both on the park itself and in the
surrounding area.

Currently, Mammoth Creek Park is heavily used for recreation purposes,
including fishing in the stream, dog walking, and creek access. Parents and their young
children who frequent the park’s playground make up a particularly large segment of
users. Diverse recreational uses that are desirable in their own right are not necessarily
compatible in a shared site. The transformation of Mammoth Creek Park into a multi-use
sports facility and community center will entail the removal of vegetation, grading, and
changes in land use that will lead to permanent loss of a beloved open space for
community residents, and will result in a space ill-suited for its present passive
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recreational uses. The segments of the populace served will also shift. A boisterous
hockey rink can be expected to primarily benefit adults and teens, forcing out young
families and senior citizens who enjoy the park’s quiet, safe, and contemplative
atmosphere.

The Mammoth Lakes General Plan includes a goal to “[pireserve and
enhance the exceptional natural, scenic and recreational value of Mammoth Creek,” and
policies to “protect stream-bank vegetation” and “[m]anage all properties held by the
Town of Mammoth Lakes along the Mammoth Creek corridor for open space, habitat
preservation and passive recreation.” Mammoth Lakes General Plan, Resource
Management and Conservation Element, R. 3-3.B. The Facility’s necessary destruction of
open space along the Mammoth Creek corridor is directly inconsistent with these
provisions of the General Plan.

Use of Mammoth Creek Park West to develop a crowded multi-use facility
is also incompatible with the surrounding use, which is overwhelming residential. There
are a number of condo developments to the south, west, and north of the park.
Community residents depend on Mammoth Creek Park as a place for peaceful recreation.
As the diversity of possible impacts discussed herein attests to, residents can expect the
incompatibility of existing uses and the Facility’s uses to be highly disruptive to their
community.

V. The Facility Will Cause Significant Air and Water Quality Impacts.

Environmental review must analyze the risk of pollution from the Facility’s
construction, use, and maintenance impacting to air quality, water quality, and biological
resources in the park’s creekside riparian habitat.

The Facility poses a risk of doing irreparable harm to Mammoth Creek, an
invaluable natural resource. Construction runoff, vehicle fuel, and chemicals used by ice-
chilling devices could pollute and permanently degrade the creek and groundwater
resources. Given the importance of the creek as a biological resource, analysis of plans
for stormwater collection and treatment, soil erosion control, and spill cleanup for fuel
used on-site are all of heightened importance in the environmental review process.

Environmental review must also analyze the potential for increased traffic,
idling of vehicles, and use of gasoline-fueled ice resurfacing machines or ice chillers to
degrade air quality below requirements set in the Mammoth Lakes Air Quality
Management Plan. (Air Quality Management Plan for the Town of Mammoth Lakes,
Nov. 30, 1990).
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VI. The Facility Will Result in Significant Public Safety Impacts.

Public safety risks created by the Facility could put new demands on police
and fire services. Possible impacts of the Facility that require review include afterhours
vandalism and increases in crime in the area if alcohol is available through the
concessionaire. The sale of alcohol on-site would also exacerbate traffic safety hazards
created by congestion at the blind bend in Old Mammoth Road. Insufficient mitigation
for pedestrian safety could particularly threaten young children and elderly persons
accessing the park and Facility on foot.

VII. The EIR Must Contain a Robust Alternatives Analysis.

Finally, as a part of the EIR, the Town will need to conduct thorough
evaluation of alternative locations and designs for the Facility. An EIR must describe a
range of alternatives to the proposed project, and to its location, that would feasibly attain
the project’s basic objectives while avoiding or substantially lessening the project’s
significant impacts. Pub. Res. Code § 21 100(b)(4); CEQA Guidelines § 15 126.6(a). A
proper analysis of alternatives is essential for the Town to comply with CEQA’s mandate
that significant environmental damage be avoided or substantially lessened where
feasible. Pub. Res. Code § 21002; CEQA Guidelines §~ 15002(a)(3), 15021(a)(2),
15 126.6(a). The Town has already acknowledged that it considers the Mammoth Creek
Park East alternative “to have less direct impact on any residential areas.” Town of
Mammoth Lakes, Proposed Ice Rink Relocation Project, http://www.ci.mammoth
lakes.ca.us/index.aspx?NID=659. In addition to analysis of the Mammoth Park East
alternative, the EIR should analyze a no-relocation alternative, other Town-owned sites
(such as Community Center Park, Bell Shaped Parcel, Trails End Park, and Whitmore
Park Complex), and a less intensive design option in order to identify the project
alternative that will best achieve project goals while minimizing environmental impacts.

Mammoth Creek Park West is not the only viable project site, and it
appears several of the alternative sites would result in reduced impacts. Mammoth Lakes
Multi-Use Facility, Task Force Due Diligence Progress, September 4, 2015, at 1-3. For
example, Trails End Park is rejected because of likely interference with some existing
amenities. However, the Trails End Park site would likely result in less inference with
existing recreation opportunities; The area includes only minimal residential development
that would be impacted by light, noise, and traffic from the project, there is no sensitive
creek habitat, and the site already includes a skate park, creating an excellent opportunity
for co-location of compatible uses. The Town must also seriously reconsider the no
relocation alternative in light of public comments and analysis of likely impacts discussed
herein. The no-relocation alternative would have no effect on residential areas and would
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keep the ice rink where it makes the most sense—near the middle school, high school,
and community college. While the Town claims that the lease costs over twenty years
would be similar to the cost of relocation, this analysis likely fails to take into account the
high risk of cost overruns for this sort of project, or the cost of necessary environmental
remediation at the current site. July 10, 2015 Staff Report at 3.

VIII. Conclusion

We respectfully request that the Town consider all of the above mentioned
issues before committing to a preferred project location and commencing the EIR
process. This information is required to provide the basis for a comprehensive analysis of
environmental impacts and the identification of feasible mitigation measures and project
alternatives.

We appreciate the opportunity to provide these comments. Please keep us
informed of all notices, hearings, staff reports, briefings, meetings, and other events
related to the Facility.

Very truly yours,

SHUTE, MIHALY & WEINBERGER LLP

Catherine C. Engberg

cc: Andrew Morris, Town Attorney
Stuart Brown, Recreation Manager

718233.2
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