Agenda Item <5
June 4, 2906 .
File No._ /30 -0
AGENDA BILL
Subject: Shady Rest Neighborhood District Plan Framework (district

boundaries, element review/issue identification, and
guiding principles) and Consulting Agreement with Wallace
Roberts and Todd (WRT) to conduct the Shady Rest
Neighborhood District Plan in conjunction with the Hidden
Creek Crossing Project.

Initiated by: Mark Wardlaw, Community Development Director
Jen Daugherty, Associate Planner

BACKGROUND:

A district planning scope of work for the Shady Rest District was
previously prepared and placed on the December 18, 2007 Planning
Commission agenda, but was postponed to allow the Town Council to
complete their consideration of district planning policies (completed April
2, 2008). During that time, the applicant selected the planning
consultant, Wallace Roberts and Todd (WRT), to conduct the Shady Rest
District Planning process. In order to maintain a reasonable schedule,
the applicant authorized WRT to conduct initial background research for
the Shady Rest District Plan. The initial work done by WRT includes the
Study Area Understanding and the preparation of preliminary
alternatives or options. These tasks are comparable to Town Council's
Neighborhood District Planning process steps 2.a., development of
Framework and 3.b.i., Data Discovery. The scope of work for these
completed tasks is attached.

On June 20, 2007, the Town Council adopted a resolution establishing
policies for the processing of major land use development applications in
relationship to the 2007 General Plan. On April 2, 2008, the Town
revised district planning process. This policy also modified definitions
and procedures to prepare Neighborhood District Plans (NDPs) for major
land use development permit applications, including approval by both
Planning Commission and Town Council of the “Framework,” consisting
of the NDP boundary, sphere of influence, element review/issue
identification, and guiding principles.
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The Planning Commission held a public workshop with joint
Commissions on May 13, 2008 to discuss the Shady Rest NDP
Framework. On May 14, 2008 the Planning Commission recommended
approval of the Shady Rest NDP Framework to the Town Council. The
Planning Commission staff report from May 13 and 14, 2008 and
meeting notes are attached (Attachment 1 and 2).

The Shady Rest district planning effort has been initiated by the owner of
the Shady Rest Tract prior to the formal submittal of a project
application for the “Hidden Creek Crossing” project. The Shady Rest
Tract is a forested 25 acre parcel centrally located in Mammoth Lakes,
south of Center Street, east of Manzanita Road, and west of Laurel
Mountain Road. The Hidden Creek Crossing project will require adoption
of a new Master Plan, to replace the existing 1991 Master Plan for the
site. The existing 1991 Master Plan identifies the site for 172 affordable
housing units which were mitigation for The Trails subdivision
development.

A formal application has not been submitted for the Hidden Creek
Crossing project; however, the applicant has stated that the proposed
project is anticipated to include up to 405 affordable housing units with
a mix of studio and one- to four-bedroom units; a neighborhood
community/childcare center; a bus/shuttle stop; and an open
space/park of approximately seven acres. Building heights between 35
and 65 feet are anticipated to be proposed.

In conjunction with this application, the Town requires a NDP for the
Shady Rest District, as identified in the 2007 General Plan and Town
Council's Neighborhood District Planning Policy, adopted April 2, 2008.
WRT is the planning consultant that was selected by the applicant to
conduct the Shady Rest NDP; the Town agrees with the applicant’s
consultant selection.

The Hidden Creek Crossing project will be considered for adoption,
meaning that the accepted results of the NDP process will be
incorporated into a codified master plan. The NDP work effort will result
in a study that will be bound separately from the master plan. The Shady
Rest district planning effort will inform and complement the CEQA
analysis, housing demand/needs study, and the project evaluation
process.
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ANALYSIS/DISCUSSION:

Neighborhood District Plan Boundary and Sphere of Influence

Action 1: Approve the Shady Rest NDP boundary and sphere of influence.
The Planning Commission’s recommended NDP boundary and sphere of
influence are shown in Attachment 3. Consistent with Town Council’s
NDP policy, the proposed NDP boundary is coterminous with the Hidden
Creek Crossing Master Plan project boundary, which includes the 25-
acre parcel and an access parcel off Center Street.

The Planning Commission considered and modified the proposed sphere
of influence. The sphere of influence encompasses a more extensive area
for consideration in relationship to the site. The sphere of influence
includes regions in the vicinity that may have common issues or upon
which the district may have impacts. The Planning Commission
recommended sphere of influence extends to the north side of Main
Street/State Route 203, east to Old Mammoth Road, south to Meridian
Boulevard, and west to Joaquin Road.

Guiding Principles

Action 2: Approve the guiding principles for the Shady Rest NDP.

The guiding principles include the applicable Neighborhood and District
Character description in the 2007 General Plan and any other guiding
principle directions from the Planning Commission and/or Town Council.
The Planning Commission did not add or modify the guiding principles
from the Shady Rest Neighborhood and District Character description:

1. A livable in-town neighborhood for the workforce:
a. Not fractional, not second homes
b. Mechanisms to ensure units remain at determined rates in

perpetuity
c. Variety of unit size and scale

2. Preservation and restoration of unique site features, including wetlands

3. A community-oriented design:
a. Neighborhood context and connections:

(1) Pedestrian and auto connections to adjoining areas and
neighborhoods (e.g. Sierra Valley District, Tavern Road, Main
Street, and Center Street)

(2) Traffic calming and management with adjoining neighborhoods

(3) Trail and pedestrian emphasis

(4) Transit accessible

b. Integrated site planning and architectural design:

{1} Accessible wetlands and community park{s} connected to the
commurity
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(2) Significant tree preservation

(3) Unobtrusive, articulated buildings

(4) Minimum paving, maximum permeable surface
(5) High quality materials

(6) Parking

(7) Energy efficient design

(8) Innovative snow management

A future catalyst to surrounding commercial areas

Developed in phases:

a. High quality of living throughout (no disparity, grouping, or phasing
by income)

b. Reasonable product absorption rate

Long-term affordability:

a. Durability of materials and design

b. Designed for low operating and maintenance costs and energy
efficiency

c. Transit accessibility

Provision of key resident amenities such as:
a. Child care
b. Active and passive recreation

Element Review/Issues Identification

Action 3: Approve the elements/issues to be addressed in the NDP.

The element review/issues identification for the Shady Rest NDP will
include the items described in the Town Council's NDP process,
specifically Exhibits 4 and 5 that include the Model District Plan Content
and Organization, District Planning List of Topical Elements, and the
2007 General Plan Evaluation Template. Additional issues that were
emphasized or added by the Planning Commission are:

Develop an alternative of 172 units to express the 1991 Shady Rest
Master Plan.

Discuss appropriate scales (i.e. type, size and finish) of community
amenities and how community amenities relate to density.
Evaluate an appropriate amount, type, and location of retail uses,
if any.

Prepare a housing demand and needs analysis (Mammoth Lakes
Housing, Town and applicant - not part of Wallace Roberts and
Todd’s scope).

Analyze how the site should integrate with and impact the
surrounding neighborhoods, including the sphere of influence.
Discuss appropriate building mass, scale, setbacks, and
architecture.

Discuss traffic impacts and traffic calming techniques.
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e Prepare an expanded diagram to show feet-first connections to
destinations, such as VONSs, schools, and public lands (these
destinations will extend outside of sphere of influence).

e Prepare a transportation demand management study to evaluate
appropriate parking ratio(s) for affordable housing while balancing
needs and quality of life (Town’s consultant, Nelson Nygaard - not
part of Wallace Roberts and Todd’s scope).

e Analyze the potential for a public parking facility.

e Discuss wetlands and open space design, management, and
accessibility.

* Analyze options to incorporate sustainable design practices.
Evaluate adequate snow management (snow storage and removal)
techniques.

e Discuss ways to improve existing storm drains and provide
adequate storm drain systems.

The scope of work for the Shady Rest NDP has been revised to include
the above listed issues (Attachment 4).

Consulting Agreement

Action 4: Approve the Consulting Agreement for the Shady Rest NDP.
The applicant selected WRT to conduct the Shady Rest NDP. WRT's scope
of work and the Consulting Agreement are attached. WRT conducted the
North Old Mammoth Road District Study for the Clearwater project and
the Town was satisfied with WRT's work products, ability to facilitate
public workshops, and professionalism.

The attached scope of work from WRT is acceptable to Town staff and
was recommended for approval by the Planning Commission in
conjunction with the Framework for the Shady Rest NDP. In addition,
WRT's scope of work is consistent with and comparable to other district
plan scopes of work approved by the Town; however, this is the first
scope of work considered since Town Council adopted the NDP process
on April 2, 2008, and therefore it reflects the new policy.

WRT has been found to be capable of performing the proposed work and
the scope of work meets the requirements of the Town. The scope of work
includes a basic cost of $73,470 with an optional task of 88,580 for a
total amount of $82,050. The attached Consulting Agreement is for the
basic cost and optional task. Staff is requesting that the Town Council
authorize the Consulting Agreement as written with a contingency
amount of 20%. This contingency could be authorized for use, should the
need arise due to changes in scope of work, by the Town Manager
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without further Council authorization. This allows flexibility for
addressing unanticipated issues or comments, if needed, at an
administrative level. The full authorization by Town Council would be for
$98,460, $16,410 of which is the contingency amount. All costs are to
be borne by the applicant and an agreement to deposit funds will be
executed by the applicant.

OPTIONS ANALYSIS

Option A: Approve the Shady Rest Neighborhood District Plan
Framework as recommended by the Planning Commission,
consisting of:
Action 1: The NDP boundary and sphere of influence,
Action 2: The guiding principles, and
Action 3: The element/issues to be addressed in the NDP; and
Action 4: Authorize the Town Manager to execute the
Consulting Agreement with WRT.

Option B: Approve the Shady Rest Neighborhood District Plan
Framework as modified by the Town Council, consisting of:
Action 1: The NDP boundary and sphere of influence,
Action 2: The guiding principles, and
Action 3: The element/issues to be addressed in the NDP; and
Action 4: Authorize the Town Manager to execute the
Consulting Agreement with WRT.

Either option will enable Town staff to proceed with the Shady Rest
Neighborhood District Plan work effort, which is required to process a
formal application for the Hidden Creek Crossing project.

VISION CONSIDERATIONS:

Successful implementation of District Planning will implement the overall
vision and emphasize the goals of the General Plan by providing an
understanding of the contribution of each neighborhood and district
toward the social, economic, and environmental success of the entire
community.

FINANCIAL CONSIDERATIONS:

Consulting services will be paid for by the applicant for the Hidden Creek
Crossing project. The Consulting Agreement amount is 882,050 inclusive
of the optional task with an authorization for Town Manager approval of
a contingency amount not to exceed an additional $16,410. A deposit of
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the Consulting Agreement amount will be made by the applicant to the
Town prior to the initiation of work and is included in the attached
Consulting Agreement and scope of work.

ENVIRONMENTAL CONSIDERATIONS:

The Hidden Creek Crossing project will be reviewed through an
Environmental Impact Report (EIR}) pursuant to the California
Environmental Quality Act (CEQA). It is anticipated that the options
prepared in conjunction with the Shady Rest Neighborhood District Plan
may be used in or inform the EIR alternatives analysis.

LEGAL CONSIDERATIONS:

None.

RECOMMENDATION:

Therefore, it is recommended that the Town Council choose Option A
and approve the Shady Rest Neighborhood District Plan Framework as
recommended by the Planning Commission, consisting of the boundary,
sphere of influence, element review/issues identification, and guiding
principles; and authorize the Town Manager to execute the attached
Consulting Agreement with WRT and authorize a contingency amount
not to exceed $16,410 to be negotiated by the Town Manager if needed.

Attachments:

1. Planning Commission staff report May 13 and 14, 2008

2. Meeting notes from Planning Commission meetings and joint
Commission workshop May 13 and 14, 2008

3. Planning Commission’s recommended Shady Rest NDP boundaries
map

4. Planning Commission’s recommended scope of work for Shady
Rest NDP

5. Consulting Agreement

6. Contract for Part 1 of Shady Rest Neighborhood District Plan work
effort (previously executed)
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Agenda Item
Date: May 13, 2008 6-8pm
File No.

PLANNING COMMISSION,
MOBILITY COMMISSION,
PUBLIC ARTS COMMISSION, and
TOURISM AND RECREATION COMMISSION
STAFF REPORT

Subject: Shady Rest Neighborhood District Plan (NDP) Joint
Commission  Workshop  #1: Issues, Opportunities,

Constraints, Form, Function, Character, and Connection to
Town Wide Goals.

Initiated by: Mark Wardlaw, Community Development Director
Ellen Clark, Senior Planner
Jen Daugherty, Associate Planner

The purpose of this agenda item is to hold the first joint Commission
workshop for the Shady Rest Neighborhood District Plan (NDP) to gain
general public and Commissions input on issues, opportunities,
constraints, form, function, character and connection to town wide goals
for the Shady Rest NDP. This workshop will be facilitated by a third party
consultant, Wallace Roberts and Todd (WRT), and the results of this
workshop will inform the Planning Commission’s decision on the Shady
Rest NDP Framework at their May 14, 2008 meeting.

No action will be taken at this joint Commission workshop.

Please see the attached May 13-14, 2008 Planning Commission staff
report for additional information on the Shady Rest NDP and the Hidden
Creek Crossing project.

ATTACHMENT: May 13-14, 2008 Planning Commission staff report:
Approval of Shady Rest Neighborhood District Plan Framework in

Conjunction with the Application for the Hidden Creek Crossing Master
Plan.
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Agenda Item

Date: May 13 5-6pm and
May 14th, 2008 9am

File No.

PLANNING COMMISSION
STAFF REPORT

Subject: Business Matter : Approval of Shady Rest
Neighborhood District Plan Framework in Conjunction with
the Application for the Hidden Creek Crossing Master Plan.

Initiated by: Mark Wardlaw, Community Development Director
Ellen Clark, Senior Planner
Jen Daugherty, Associate Planner

BACKGROUND:

On June 20, 2007, the Town Council adopted a resolution establishing
policies for the processing of major land use development applications in
relationship to the 2007 General Plan. On April 2, 2008, the Town
Council amended this resolution to incorporate changes, including a
revised district planning process (Attachment 1). This policy established
modified definitions and procedures to prepare Neighborhood District
Plans (NDPs) for major land use development permit applications,
including approval by Planning Commission and Town Council of the
“Framework,” consisting of the NDP boundary, sphere of influence,
element review/issue identification, and guiding principles.

The purpose of this agenda item is to:

1) Recommend approval to the Town Council of the Framework for
the Shady Rest NDP at the regular Planning Commission meeting
on May 14, 2008 at 9am. This will allow the Framework and a
contract with Wallace Roberts and Todd (WRT) to be forwarded to
the Town Council for review and approval, and

2) Determine the extent of additional joint Commission workshop(s)
that are necessary, if any, based on the complexity of the issues
discussed at the May 13, 2008 joint Commission workshop.
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The steps for this Framework stage of the Shady Rest NDP process are:

1) May 13% 5-6pm: Planning Commission meeting to start the
discussion and review of the Shady Rest NDP Framework. No
decision on the Framework will be made by the Planning
Commission at this meeting.

2) May 13% 6-8pm: Planning Commission will hold a public input
workshop with joint Commissions facilitated by a third party
consultant, WRT. The purpose of this workshop is to gain general
public input on issues, opportunities, constraints, form, function,
character, and connection to town wide goals for the Shady Rest
NDP. The results of this workshop will inform the Planning
Commission’s decisions on the Shady Rest NDP Framework and
extent of additional joint Commission workshops needed at their
May 14, 2008 meeting. No decisions will be made at this workshop.

3) May 14t 9am: Regularly scheduled Planning Commission meeting.
The Shady Rest NDP Framework will be a Business Item on the
Planning Commission’s May 14, 2008 agenda. At this meeting, the
Planning Commission will conclude the Shady Rest NDP
Framework discussion and will make a decision on the Shady Rest
Framework, such as approve the Framework as proposed or with
modifications. The Planning Commission will also determine the
extent of additional joint Commission workshop(s) that are needed
based on the complexity of issues, if any. If no additional
workshop(s) are determined to be needed, then the preparation of
options would begin. The Planning Commission’s decisions will be
informed by the May 13, 2008 joint Commission workshop.

The Shady Rest district planning effort will inform and complement the
CEQA analysis, market study, and the project evaluation process for the
Hidden Creek Crossing project application.

SHADY REST NDP FRAMEWORK ANALYSIS/DISCUSSION:

This district planning effort has been initiated by a proposed project
application for “Hidden Creek Crossing,” a workforce neighborhood to be
developed on the Shady Rest Tract in central Mammoth. The Shady Rest
Tract has long been identified as a critical affordable/workforce housing
site for the town, distinguished by its size, central location, and
adjacency to existing development, services, and transportation. The
Hidden Creek Crossing project will require adoption of a new Master Plan
(referred to hereafter as the “Hidden Creek Crossing Master Plan”), to
replace the existing 1991 Master Plan for the site. The existing 1991
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Master Plan identifies the site for 172 affordable housing units which
were mitigation for The Trails subdivision development.

A formal application has not been submitted for the Hidden Creek
Crossing project; however, the applicant has stated that the proposed
Hidden Creek Crossing Master Plan is anticipated to include 405
affordable housing units with a mix of studio and one- to four-bedroom
units; a neighborhood community/childcare center; a bus/shuttle stop;
and an open space/park of approximately seven acres. Building heights
between 35-65 feet would be proposed. In conjunction with this
application, the Town requires a NDP for the Shady Rest District, as
identified in the 2007 General Plan.

A district planning scope for the Shady Rest district was placed on the
December 18, 2007 Planning Commission agenda, but was postponed to
allow the Town Council to complete their consideration of district
planning policies. The applicant has since selected the planning
consultant, WRT, to conduct the NDP process, and the Town agrees with
the applicant’s consultant selection. In order to maintain a reasonable
schedule, the applicant authorized WRT to conduct initial background
research for the Shady Rest NDP. The initial work done by WRT includes
the Study Area Understanding, which is a task comparable to Town
Council’s NDP process steps 2.a., development of Framework and 3.b.i.,
Data Discovery. WRT also prepared preliminary alternatives or options
consistent with NDP Framework step 2.b.i.c. The scope of work or
Framework for the rest of the Shady Rest NDP work effort is included as
Attachment 2.

WRT prepared a PowerPoint presentation that represents their initial
work on the Shady Rest NDP, which is included as Attachment 3. This
will be presented to the joint Commissions on May 13, 2008 at 6pm.

As stated in Town Council’'s NDP process, a NDP and a master
plan/specific plan, like the Hidden Creek Crossing Master Plan, will have
a coterminous boundary. The Hidden Creek Crossing Master Plan will be
considered for adoption, meaning that the accepted results of the NDP
process will be incorporated into the codified master plan. The NDP work
effort will result in a study that will be bound separately from the master
plan.

Neighborhood District Plan Boundary and Sphere of Influence

The recommended NDP boundary and sphere of influence are shown in

Attachment 4. The applicant and staff considered the Town Council’s

adopted NDP Process, the boundaries of the proposed Hidden Creek
rossing Master Plan, the “Neighborhood Character Map” in the 2007
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General Plan, and the boundaries of the adjacent North Old Mammoth
Road District Plan area to determine a boundary for this NDP. Consistent
with Town Council’s NDP policy, the proposed NDP boundary is
coterminous with the Hidden Creek Crossing Master Plan project
boundary, which includes the 25-acre parcel and an access parcel off
Center Street.

The proposed “sphere of influence” for the Shady Rest NDP encompasses
a more extensive area for consideration in relationship to the site. The
sphere of influence includes regions in the vicinity that may have
common issues or upon which the district may have impacts. It extends
to the north side of Main Street (up to Forest Trail), east to Old Mammoth
Road, south to Meridian Boulevard and west to Lupin Street.

Guiding Principles

The “guiding principles” identified in the Town Council’s NDP process
include the applicable Neighborhood and District Character description
in the 2007 General Plan and any other guiding principle directions from
the Planning Commission and/or Town Council. The Neighborhood and
District Character description for Shady Rest identifies a series of
characteristics that should be reflected in any future development of the
Shady Rest District; both as a district and as a component of the “Special
Study Area” defined in the General Plan encompassing Main Street, Old
Mammoth “oad and Shady Rest.! Below are the guiding principles for
the Shady Rest NDP:

1. Alivable in-town neighborhood for the workforce:
a. Not fractional, not second homes
b, Mechanisms to ensure units remain at determined rates in perpetuity
¢. Variety of unit size and scale

2. Preservation and restoration of unique site features, including wetlands

3. A community-oriented design:
a. Neighborhood context and connections:

(1) Pedestrian and auto connections to adjoining areas and
neighborhoods (e.g. Sierra Valley District, Tavern Road, Main
Street, and Center Street)

(2) Traffic calming and management with adjoining neighborhoods

(3) Trail and pedestrian emphasis

(4} Transit accessible

b. Integrated site planning and architectural design:

! The Shady Rest NDP's recommended sphere of influence would encompass portions of
this special study area.
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(1) Accessible wetlands and community park(s) connected to the
comununity

Significant tree preservation

Unobtrusive, articulated buildings

Minimum paving, maximum permeable surface

High quality materials

Parking

Energy efficient design

Innovative snow management

ESCIGESIERS

4. A future catalyst to surrounding commercial areas

5. Developed in phases:
a. High quality of living throughout (no disparity, grouping, or phasing
by income)
b. Reasonable product absorption rate

6. Long-term affordability:
a. Durability of materials and design
b. Designed for low operating and maintenance costs and energy
efficiency
c. Transit accessibility

7. Provision of key resident amenities such as:
a. Child care
b. Active and passive recreation

Because these characteristics are the guiding principles for the Shady
Rest NDP and the Hidden Creek Crossing Master Plan, they are also
incorporated into the element review/issues identification section that
follows.

Element Review/Issues Identification

The element review/issues identification for the Shady Rest NDP will
include the items described in the Town Council’'s NDP process,
specifically Exhibits 4 and 5 that include the Model District Plan Content
and Organization, District Planning List of Topical Elements, and the
2007 General Plan Evaluation Template. The 2007 General Plan
Evaluation Template for the Shady Rest NDP/Hidden Creek Crossing
project is included as Attachment 5 and will be a work in progress
throughout the NDP process, CEQA analysis and project evaluation. A
detailed list of these elements and issues for the Shady Rest NDP is
included in the scope of work (Attachment 2). A synopsis of some of these
elements and issues is presented below.

A Livable In-town Neighborhood for the Workforce
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Concepts of livability will be an integral part of the Shady Rest NDP.
Although definitions of livability can vary, it generally encompasses a
range of aspects related to overall quality of life, including design of
public and private spaces, equity, access, convenience, safety, and
economic opportunity. The concept of livability is particularly critical for
affordable and workforce housing (See Attachment 6 for more
information on affordable and high density housing).

The workforce housing needs of the community will also need to be
evaluated so that the Hidden Creek Crossing’s project provides an
appropriate mix of unit types and levels of affordability. The separately
required market study for the Hidden Creek Crossing project should
quantify workforce housing demand and absorption rates. The Shady
Rest NDP should help to define a program and standards for livability
and the workforce housing program in order to ensure that the Hidden
Creek Crossings development successfully functions as a viable,
attractive, sustainable, and community-focused neighborhood.

Density and Impacts to PAOT
The NDP shall consider total project densities in conjunction with the
Town’s PAOT policies, including an estimate of PAOT with project
buildout (2007 General Plan Policy L.1.A. limits PAOT to 52,000). The
Hidden Creek Crossing project is considering densities substantially in
excess of what was previously approved in the 1991 Master Plan (405
versus 172 units). .
e The Shady Rest Master Plan assigns 172 affordable housing units
to the site, which is more restrictive than the General Plan land
use designation for the site, HDR-1.

¢ The underlying zoning for the site, RMF-1, and the General Plan’s
HDR-1 land use designation allows for up to 12 units per acre for a
maximum total of approximately 600 units on the site.

* Both the Shady Rest Master Plan and the General Plan densities
designated for the site can be modified by State Density Bonus
Law.

Careful consideration of how desired densities might be most
appropriately accommodated through site planning, clustering and
building design, and the tying of increased density to the relative
community benefits associated with provision of affordable/workforce
housing units, will be needed.

Land Use and Sphere of Influence
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Other land use components within the Shady Rest NDP should be
carefully defined, including:

e Uses that will contribute to a healthy workforce neighborhood for
the Hidden Creek Crossing project, such as potential commercial
uses, public/community uses, and open space, in conjunction
with proposed housing.

e Land use transitions from the project site to commercial areas
along Main Street, Laurel Mountain Road, Tavern Road, Old
Mammoth Road, and Center Street. All of these are visualized as
thriving, pedestrian oriented commercial zones, which could both
energize, and be energized by the presence of the Hidden Creek
workforce neighborhood.

e Land uses should be compatible and transition to nearby
residential areas, including homes along Shady Rest Road,
Chaparral Road, and in the Sierra Valley Sites.

Character and Mobility

The interrelated aspects of community character, community design, and
mobility will need to be considered in the Shady Rest NDP. A number of
General Plan policies are particularly relevant to the Shady Rest NDP,
including policies that reinforce unique district character and centers,
support transit and pedestrian use; allow for connectivity within and
between commercial areas; provide for high quality architecture; support
livability and provision of desired community amenities; provide high
quality, interconnected and usable open space; and support goals for
environmental preservation and sustainability.

Connectivity and access within and through the Shady Rest District will
be an important consideration of the NDP. The Hidden Creek Crossing
project site should be well connected by all transportation modes,
reflecting the Town’s commitment to “feet first” transportation, and key
vehicular, pedestrian, bicycle, and other connections envisioned in
various relevant planning and policy documents.

Environment and Natural Resources

The Hidden Creek Crossing project site is currently notable for its dense,
forested character, and presence of wetlands and drainage courses that
occur on and beyond the project site boundaries. While it is
acknowledged that removal of many trees will be necessary to develop the
site, the retention of some degree of a natural and forested character,
with effort to preserve specimen trees and strategic tree clusters and
natural topography to the extent possible, should be a consideration for



site planning. The on-site wetland area is proposed to be preserved and
should be a key open space resource for the Hidden Creek Crossing
project and for the sphere of influence.

Options/Alternatives

As stated in the attached scope of work, preliminary alternatives have
been identified through WRT’s analysis of the study area understanding.
These preliminary alternatives were created based on the study area
understanding and respond to the 2007 General Plan. It is expected that
more refined alternatives (or options) will be formulated to address issues
based on public, Commissions, and Town Council’s input that will be
discussed at the joint Commission options workshop. These options will
include the applicant’s preferred project proposal. Then based on public,
Commissions, and Town Council input, a preferred option or synthesis of
options will be developed. The goal of the options analysis will be to
develop a reasonable range of options, likely to be differentiated by
alternative densities, planned buildout, site planning options, and range
of amenities. Other dimensions may inform the options, subject to the
outcome of the issues and opportunities analysis. The project options will
be formulated so as to be suitable for inclusion in the CEQA document.

NDP Process and Community Participation

One of the important purposes of district planning is to ensure that the
general public and key stakeholders of a district are involved throughout
the process. This process should allow for early discussion of issues,
opportunities, desires and ideas; discussion of the permit application
and plan options; and discussion of the selected preferred plan option.
The Shady Rest NDP process will include community meetings at the
following junctures:

¢ Planning Commission review and approval of the Shady Rest NDP
Framework (May 13-14, 2008).

e Joint Commission Workshop #1: Issues, Opportunities,
Constraints, Form, Function, Character, and Connection to Town
Wide Goals (May 13, 2008 6-8pm) (number of workshops will be
determined by Planning Commission based on the complexity of the
issues).

e Town Council approval of the Shady Rest NDP Framework as a
consent agenda item after Planning Commission has recommended
approval of the Framework (anticipated on June 4, 2008).

e Joint Commission Workshop #2: Issues, Opportunities,
Constraints, Form, Function, Character, and Connection to Town
Wide Goals continued discussion [(if needed, as determined by
Planning Commission).
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» Joint Commission Options Workshop #3: Public and Commissions
Provide Comments on Options.

e Planning Commission Public Hearing on Hidden Creek Crossing
Master Plan/Shady Rest NDP.

» Town Council Public Hearing on Hidden Creek Crossing Master
Plan/Shady Rest NDP.

In addition, a “Focus Group” will be convened, consisting of a small
group of property owners and residents to identify detailed opportunities
and constraints (Town Council policy Step 3.b.i.2.). This will likely
include representatives focused on specific issues, from both inside and
outside the NDP to be selected by the Town and the applicant.
Preliminarily, the Focus Group would include representatives from
surrounding residential neighborhoods, business owners along Center
Street, Main Street and/or North Old Mammoth Road District, and
others as appropriate. The first Focus Group meeting for the Shady Rest
NDP is anticipated on May 13, 2008, prior to the Planning Commission
meeting. If this date is held, Town staff will report the results of this
Focus Group meeting to the joint Commission at the May 13, 2008
workshop. Town staff will develop a community outreach strategy to
provide advance notification of meetings and ensure a broad and
inclusive public process.

Summary

The scope of work for the Shady Rest NDP, contained in Attachment 2,
includes the Framework and process described in the Town Council’s
NDP process. The applicant desires to use WRT as the planning
consultant to prepare, plan and facilitate the Shady Rest NDP public
process. The Town agrees with using WRT for this NDP and will use the
attached scope of work/Framework, as approved by Planning
Commission and Town Council, to prepare a contract with WRT for the
Shady Rest NDP.

OPTIONS ANALYSIS:

After conducting the joint Commission workshop on May 13, 2008, the
Planning Commission will have two decisions before them at their
regularly scheduled meeting on May 14, 2008 at 9am, as set forth below.

1. Shady Rest NDP Framework
Option a. Recommend approval to the Town Council of the
Shady Rest Neighborhood District Plan Framework,
consisting of the boundary, sphere of influence, element

Gof'll



review/issues identification and guiding principles as
proposed.

Option b.  Recommend approval to the Town Council of the
Shady Rest Neighborhood District Plan Framework,
consisting of the boundary, sphere of influence, element
review/issues identification and guiding principles as
modified by the Planning Commission.

Either of these options will allow the Framework and a contract with
Wallace Roberts and Todd (WRT) to be forwarded to the Town Council for
review and approval.

2. Additional Joint Commission Workshops on Shady Rest NDP
Option a.  Determine the extent of additional joint
Commission workshop(s) that are required to address the
complexity of the Shady Rest NDP issues, if any, prior to
options being prepared.

Option b.  Determine that no additional joint Commission
workshops are required to address the complexity of the
Shady Rest NDP issues, and direct Town staff to proceed
with NDP Step 3.d., prepare written report and options to
address identified issues.

Option 2.a. would allow for additional joint Commission workshop(s) and
provide more opportunities for the public and Commissions to discuss
Shady Rest NDP issues prior to the preparation of options. Option 2.b.
would not allow for additional joint Commission workshops to discuss
issues; the next public meeting on the Shady Rest NDP would be the
joint Commission options workshop.

VISION CONSIDERATIONS:

Successful implementation of District Planning will further emphasize
the goals of the General Plan and provide an understanding of the
contribution of each neighborhood and district toward the social,
economic, and environmental success of the entire community.

FINANCIAL CONSIDERATIONS:

The contract between the Town and WRT for the Shady Rest
Neighborhood District Plan will be funded by the applicant for the
Hidden Creek Crossing project.

ENVIRONMENTAL CONSIDERATIONS:
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The Hidden Creek Crossing project will be reviewed through an
Environmental Impact Report (EIR) pursuant to the California
Environmental Quality Act (CEQA). It is anticipated that the options
prepared in conjunction with the Shady Rest Neighborhood District Plan
may be used in or inform the EIR alternatives analysis.

RECOMMENDATION:

It is recommended that the Planning Commission choose Option la or
Option 1b and approve the Shady Rest Neighborhood District Plan
Framework, consisting of the boundary, sphere of influence, element
review/issues identification, and guiding principles, as proposed or as
modified by the Planning Commission.

It is further recommended that the Planning Commission determine
whether Option 2a or Option 2b is appropriate based on the results of
the May 13, 2008 joint Commission workshop on the Shady Rest
Neighborhood District Plan.

ATTACHMENTS:

1. Town Council Neighborhood District Planning Process (adopted
April 2, 2008)

2. Framework/Scope of Work for the Shady Rest NDP

3. WRT PowerPoint presentation (to be presented to joint
Commissions on May 13, 2008 at 6pm)

4. Proposed Neighborhood District Plan Boundary and Sphere of
Influence

5. 2007 General Plan Evaluation Template for the Shady Rest
NDP/Hidden Creek Crossing project

6. Myths and Facts About Affordable and High Density Housing
(California Department of Housing and Community Development)

1Tofll
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Agenda ltem_ 12
April 2, 2008
File No._ fo8 -

Yio .- 90

AGENDA BILL
Subject: Resolution to Revise Policies for the Processing of
Major Development Applications in Relationship to the
2007 General Plan

Initiated by: Karen C. Johnston, Assistant Town Manager

BACKGROUND:

The Town Council adopted Resolution 2007-40 to address the processing
of major land use applications in relationship to the 2007 General Plan
in June 2007. Preparing a District Plan is a requirement for any major
land use application that was not acted upon before April 8, 2007. The
General Plan included the District Planning concept identified in the
Resolution and describes the districts and the character of each district.
The General Plan requires “District Planning and focused studies for
special areas and sites within the community to aid in future planning.”
(Land Use Policy L.1. D) There are currently 3 District Plans underway
and 3 pending applications that will require a District Planning Process.

An update on the District Planning process was originally scheduled for
the regular Town Council Meeting of February 20, 2008. The agenda
item was in response to the Community Stakeholders Group’s concerns
that the Town had not addressed their understanding of the process as
outlined in their December 19, 2007 PowerPoint presentation. The
Council directed staff and a representative from the CSG to meet to
resolve their concerns regarding the District Planning process.

At the March 19% council meeting, the Town Council considered
revisions to the District Planning process and how those revisions would
affect ongoing land use applications, based upon the meetings between
the town and the CSG. This Agenda Bill proposes to adopt the accepted
revisions by resolution.

ANALYSIS/DISCUSSION:
Based on direction from the Town Council at the March 19" Council
meeting, the attached resolution modifies Resolution 07-40 as follows:
o Incorporates into the scope of work, or framework, the sphere of
influence, preliminary issues/elements to be analyzed and guiding
principles.
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o Provides for Town Council review of the scope of work, or
framework, of a future District Plan.

o Replaces the prior processing schedule with the revised processing
policy and the implementation framework for existing projects.

o Indicates that codification will occur as directed by the Town
Council, based upon available funding and resources.

a  Provides an outline of issues or elements that will be reviewed in
each District Plan.

All other portions of the original policy remain the same. The proposed
Resolution is a written as a “redline” of the original Resolution so that
the Council can view the proposed changes. The recommendations
regarding the application of the proposed new policy to the six projects
currently in progress is also attached for confirmation.

OPTIONS ANALYSIS

1. Adopt the Resolution of the Town Council of the Town of Mammoth
Lakes, State of California, Revising Policies for the Processing of
Major Land Use Development Applications in Relationship to the
2007 General Plan as directed by the Town Council at the March
19, 2008 Town Council meeting, ;and confirm the application of the
process to the six existing projects.

2. Maodily the direction provided by the Town Council at the March
19, 2008 Town Council meeting and make any further revisions to
the policy, as necessary. Direct staff to prepare a revised
resolution.

3. Retain the existing policy, Resolution 07-40, without modifications.

VISION CONSIDERATIONS:

Successful implementation of District Planning will further emphasize
the goals of the General Plan and provide an understanding of the
contribution of each neighborhood toward the social, economic and
environmental success of the entire community.

FINANCIAL CONSIDERATIONS:

None.

ENVIRONMENTAL CONSIDERATIONS:

Once the process of District Planning is complete, the implementation of
the outcomes will require environmental review under the provisions of
the Califormia Environmental Quality Act.




LEGAL CONSIDERATIONS:
All projects are required to comply with the adopted policies of the Town.

RECOMMENDATION:
Therefore, it is recommended that the Town Council:

Approve Option 1:

Adopt the Resolution of the Town Council of the Town of Mammoth
Lakes, State of California, Revising Policies for the Processing of Major
Land Use Development Applications in Relationship to the 2007 General

Plan, and confirm the application of the process to the six existing
projects.



RESOLUTION NO.

RESOLUTION OF THE TOWN COUNCIL
OF THE TOWN OF MAMMOTH LAKES, STATE OF CALIFORNIA, REVISING
POLICIES FOR THE PROCESSING OF MAJOR LAND USE DEVELOPMENT
APPLICATIONS
IN RELATIONSHIP TO THE 2007 GENERAL PLAN

WHEREAS, the Town Council adopted Resolution 07-40 establishing
policies regarding the processing of major land use development permit
applications submitted concurrently with and following the General Plan
Update process; and

WHEREAS, the Town Council directed the Town Manager to review the
policies based on comments received from the Community Stakeholders
Group at the December 19: 2007 Town Council meeting;

NOW, THEREFORE, BE IT RESOLVED that the Town Council of
Mammoth Lakes does hereby affirm the attached Policy for Processing major
Land Use Development Permit Applications, and direct the Town Manager
and Planning Commission to evaluate permit application in accordance with
the adopted policy.

APPROVED AND ADOPTED THIS 2n¢ day of April, 2008.

SKIP HARVEY, Mayor
ATTEST:

ANITA HATTER, Town Clerk



Resolution No.

Page 2

Town Council of the Town of Mammoth Lakes

Policies for the Processing of Major Land Use Development Applications

in Relationship to the 2007 General Plan
Revised 4-2-08

The following policies shall apply to the processing, consideration, and
approval or disapproval of land use and development permit applications.
When taking action to approve or deny a major land use and development
permit application, the review authority shall make the findings that the
approval of the application is consistent with these policies.

1.

2.

The Town of Mammoth Lakes will use its best judgment in evaluating
all new development proposals.

a. The GPU Vision applies to the whole community, which means
that an individual project does not have to meet every element of
the Vision statement.

b. Town discretionary density bonuses and increases are not a
given.

¢. Discretionary decision evaluations will be influenced by the
thirteen (13) resource documents and public input, and other
information.

A *Major Land Use Development Permit Application” (“Permit
Application”) shall be defined as an application for a tentative map, use
permit, master plan, or specific plan that requests or requires an
amendment(s) to the Town of Mammoth Lakes Zoning Code, adopted
General Plan, and any proposed development agreement or significant
amendment to an existing development agreement. “Applicant” shall be
the person or entity of record filing the Permit Application with the
Town. A Major Land Use Development Permit Application shall not
include tentative map or use permit applications that request now-
permitted discretionary actions, such as additional density.

An Applicant that has filed a Major Land Use Development Permit with
the Town of Mammoth Lakes that has not been acted upon by the Town
Council as of April 18, 2007, shall have prepared a “District Plan.” The
District Plan, in conjunction with other appheation information
described in Section 7, will be used by the Town of Mammoth Lakes in
considering approval, approval with modifications. or denial of the
Permit Application.
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Resolution No.

Page 3

4.

“District Planning” shall be defined as the analysis and planning of a
larger geographic area_or neighborhood-surreunding a-Permit
Apphieation. District Planning Areas will be defined as_those shown on
Figure 3 of the 2007 General Plan and will include a sphere of influence
describing areund-a-Permit-Application-to-analyze-the context of
surrounding areas and neighborhoods that can be reasonably
determined to be related to, and be affected by, the subject application
through aesthetics, land use, density, population, mobility, or public
service infrastructure. The Community Development Director will
recommend, and the Planning Commission shall establish, the
boundaries of District Planning Areas, the sphere of influence, the
preliminary issues/elements to be analyzed and the guiding principles
Exhibit 1, “District Planning Areas” includes a “District Map” and the
“Physical Development Diagram” that provide guidance in defining
District Planning Areas. The Town Council shall confirm the
boundaries, sphere of influence, preliminary issues/elements to be
analvzed and the guiding principles.

“District Planning Process,” shown in Exhibit 2, describes the major
steps, sequence of events, and participants involved in preparing
District Plans. This process allows thorough understanding of issues,
opportunities, and constraints; analysis of relevant information;
exploration of plan alternatives; and extensive community participation.
Exhibit 3, “Major-Land-Use-Permit-Application-& Model-Distriet
P;&?%mgﬁpif{}b@%&NQl;ﬂthl”}'lOf}d District Planning Process,” provides a
more detailed outline that illustrates the general timing and
relationship of District Planning with current major permit
applications.

District Planning may result in a three types of documents: 1. Special
Study, 2. Master Plan, or 3. Specific Plan. In general, special studies
are not enacted by the Town of Mammoth Lakes, are intended to
provide relevant information to inform decision-makers about a district
and the subject permit application, and have no regulatory authority.
Master plans may provide a similar level of information and are
intended to be enacted by ordinance for a specified area. A specific
plan may be enacted by ordinance or resolution and provides additional
information to describe specific actions, responsibilities, financing, and
phasing. For example, a specific plan may include infrastructure
improvements related to a requested development agreement. Master
plans and specific plans have regulatory authority. A Special Study
may be codified, as directed by the Town Council, based upon available
funding and resources,

Fxhibit ”§ “Model Dist E"iil t Plan Organization J o describes 1 1 g’f’i‘i"&%??‘i%?
content  and  or 54

of a district plan. The Community
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Resolution No.
Page 4

Development Director will recommend, and the Planning Commission
shall establish, the required content of each District Plan. Community
benefits and _a PAOT discussion shall be incorporated into District
Plans and shall not compromise the Town’s vision or planning. Exhibit
o describes the specific_issues/elements that will be addressed during
the district planning process.

8. The Town of Mammoth Lakes will evaluate Permit Applications and
approve, approve with modifications, or deny the Permit Application
only after thoroughly evaluating the Permit Application with the
following information:

a. Adopted plans, ordinances, and guidelines of the Town of
Mammoth Lakes.

b. The following thirteen (13) resource documents:
i. The Town of Mammoth Lakes 1987 General Plan, as
amended,

ii. The Vision Statement, dated December, 1992 and amended
May 1998,

iil. Physical Development & Mobility Study, accepted August 6,
2006,

iv. “Town of Mammoth Lakes Community Stakeholders: Vision
for the Future,” PowerPoint presentation, dated August,
2006,

v. UCSB Report to the Town of Mammoth Lakes, dated
September, 2006,

vi. Peer Resort Tour Reports, August, 1999 and December 6,
2006,

vii. Community benefits reports and presentations, dated,
November 1, 2006 (two), December 13, 2006, and January
24, 2007,

viil. Mammoth Lakes Trails and Public Access Trail Inventory,
January 12, 2007,

ix. Town Council General Plan Update Policy Issues report,
January 31, 2006,

x. Draft General Plan Update, dated May, 2007,

xi. Town of Mammoth Lakes Market and Strategy Study for
the Town of Mammoth Lakes, by Economic Research
Associates, {in progress),

xi. Draft Term Sheets (in progress), and
xui. Town of Mammoth Lakes Parks and Recreation Master
Plan, (in progress).

oo “District Plans” as deseribed above.
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Resolution No.
Page 5

d. Additional information reasonably determined by the Town of
Mammoth Lakes necessary to evaluate the permit application,
such as:

i. Required permit application information,

ii. Appropriate environmental impact analyses,
iii. Market, fiscal impact, and project pro forma analysis, and
v. Written and oral public comments.

Attachiment |



Exhibit 1
District Planning Areas

The boundaries of District Plans should be established after consulting the following
illustrations, the District Map and the Physical Development Diagram.

District Map
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Town of Mammoth Lakes
Neighborhood District Planning Process
Revised by Action of the Town Council on 4/2/08

Purpose: The updated Neighborhood District Planning (NDP) Process revises the existing
District Policy and has been confirmed by the Community Stakeholders Group. The goal of
district planning remains the same: to determine the specific form, function and character of an
area regardless of any pending applications for development. However, there are six existing
projects that would be affected by the changes in the proposed Revised NDP Process. The Town
Council has determined that the six projects each require individual consideration with respect to
NDP planning in order to acknowledge the best faith efforts of the developer to proceed with
project approval as well as to meet the community's intent in regard to the creation of NDPs.
The expeditious and timely processing of these NDPs will take approximately 3 months (for
areas without significant issues, potentially longer for areas with complex issues) and will remain a

priority of The Community Development Department now that the General Plan Update has
been adopted.

3 Types of Neighborhood District Plans (NDP)
) Master/Specific NDP
a) NDP and MP/SP have a coterminous boundary, not including the sphere of influence.
Final adopted document will be the MP/SP. The work effort, including the
documentation of issues and considered options, will be bound separately.
by E.g. Shady Rest, North Village, Snowcreek, Sierra Star
2) Residential NDP
a)  Multiple individual property owners, general character similarities
by E.g. Sierra Valley, Old Mammoth, Mammoth Slopes, Knolls, Meridian, Majestic Pines
3y Hybrid NDP
ay  Generally mixed use development areas which may include one or more MP/SPs within
the NDP boundary. MP/SPs may precede the NDP but a unified document for the
entire district will be the ultimate final product.
b) E.g. Old Mammoth Road (North and South), Main Street, Gateway, juniper Ridge

NDP Planning Process (Meetings are noted in italics)
1}y Process Inidation: Trigger
a) i aNDP is not in place, any project requiring a major legislative change will trigger and
fund the creation of a NDP.
b} A NDP can also be initiated by a 3" party such as the Town Council, subject to budget
allocation, or community group at its own expense.
2y Determine Framework: Planning Commission and Town Council
a) Staff and applicant will develop the framework for presentation to Planning Commission
and Council
b} Planning Commission will hold a public meeting to determine the framework to include
Boundary Determination, Sphere of Influence, Element Review/ Issue Identification and
Guiding Principles:
iy Boundary Determination and Sphere of Influence
{1y Boundary will follow the GP District Boundary (Figure 3}
{2y Wehe staff or proponent is suggesting a boundary different from the GP Figure 3,
a clear and compelling argument shall be made for deliberation




{3) Sphere of Influence will include regions in the vicinity that may have common
issues or upon which the district may have impacts
i) Element Review/ Issue ldentification
(1) All elements will be reviewed and preliminary issues identified for analysis
(a) A NDP will describe all potential issue areas and evaluate conformity
(b) I an analysis is not needed on an element the finding will read n/a and give
the reason
{¢) Preliminary alternatives will be klentified
i) Guiding Principles
(1) Review the Neighborhood Character description identified in the GPU and make
any other guiding principle directions
¢} Planning Commission recommendation will be transmitted to Town Council at the Council’s
next meeting for confirmation or modification
3y Plan Preparation Sequence
a}  Planning Consultant will be agreed upon by Initiator and Town Staff to prepare, plan and
facilitate the public process
by Data Discovery & Analysis of all Elements and lssues
i)y Data Discovery
(1) Background information developed from Town, Consultant and Applicant (may
require special studies per prior policy adopted by Planning Commission)
(2) District Focus Group Formed - selection by staff and applicant
(a) Consists of small group of property owners and residents to identify detailed
opportunities and constraints
(by Focus Group meets throughout the process to help prepare for Public
Workshops ~ meetings supplement and conform to Commissions’
Workshop schedule (usually held on the same day as a workshop)
¢} Public Input Workshop(s) hosted by joint Commissions { the number to be determined by the
complexity of the issues)
(1Y The agenda for the public workshop(s) is designed, based on data discovery and
focus group input ~ consultant facilitates meeting
(2) Commissions hold public workshop(s} to gain general public input on issues,
apportunities, constraints, form, function, character and the connection to town
wide goals
dy Consultant and Staff prepare written report and options to address identified issues
e} Options Workshop - hosted by joint Commissions
iy Public provides comment on Options
iy Commissions provide comment on Options
i Assemble into Final NDF Document
4y Plan Acceprance and Adoption Process
a)  Planning Commission meeting to moke recommendation to Council on Preferred Option and
to accept and/or adopt NDFP
it Inthe case where NDP has had a full CEQA analyses, NDP will be able to be
recommended for acceptance or adoption simultaneously with project, as may be
the case with a MP/SP NDP
iy In the case of NDPs that have not had 2 CEQA analysis, depending on the level of
detail, further CEQA analyses may be neaded in order to be adopted
{1y WNDP is accepted but not yer adopted, Staff advises Commission as to
additional CEQA steps required for adoption




(2) While in adoption process, NDP accepted concepts will be used to review
subsequent project proposals and may be in the form of:
{(a) include in MP/SP document
(b) include in all project reviews within the Boundary
(¢) include follow-up actions
(3) Project approval and project CEQA process may oceur any time after NDP
acceptance meeting- regardless of outcome
b)  Town Council meeting to accept and/or adopt NDP
i} Same process as above
i) NDP becomes codified and may include:
(}) EIR mitigation measures
(2) Master Plan, Specific Plan, Land Use Zoning
(3) GPU update
(4) Design Guidelines
(5) Informative in Staff review documents



Town of Mammoth Lakes
Neighborhood District Planning Process:

Recommended Implementation Strategy for Existing Projects Already in Process

1)

2)

Adopted by the Town Council 4/2/08

Shady Rest - Master Plan Amendment

Shady Rest District has an existing Master Plan in which the project
applicant is proposing an amendment. The project applicant has initiated
site specific EIR analyses and has retained a consultant to facilitate the
district planning process. The project would be in phase 2b (framework
has been drafted) of the revised NDP process.

Sierra Star - Master Plan Amendment

The Sierra Star District has an existing Master Plan in which the project
applicant is proposing an amendment. The proponent has filed a Master
Plan Amendment and has completed, but not certified, an EIR. Given
the amount of prior involvement in the proposal, the project will start
with a Planning Commission special meeting that combines Step 2 b,
framework provisions, with Step 3¢, Planning Commission
Meeting/Public Workshop, to receive input on element, issues,
opportunities and constraints, boundaries, and guiding principles. The
results of that meeting will be forwarded to the Town Council at their
next available meeting and placed on the consent calendar for review
and/or consideration.

At the Planning Commission Meeting/Public Workshop, the Commission
will first address the requirements of the district planning process
identified in step 2b. When the Planning Commission is comfortable
with the establishment of the framework, the Commission will host a
public participation session as identified in step 3¢ of the district
planning policy.

At the same meeting, after the extent of comments is known, the
Commission will direct the extent to which future Commission
Meetings/Public Workshops are necessary, based upon the complexity of
the issues, and identify whether options are required to address the
issues. The project will then follow steps 3d, 3e, and 3f as described in
the district planning policy, as required by the Planning Commission. If
additional Commission Meetings/Public Workshops are not necessary,
the project will move through the Planning Commission approval
process, Step 4a, and then on to the Town Council, Step 4b, in a timely
and orderly manner.

North Village District Plan Amendment

The Mammoth Crossing project is requesting a specific plan amendment

to the North Village District. A project EIR is in process regarding the
specific plan amendment only. The project applicant has retained a



4)

6)

consultant to facilitate the district planning process and is in phase 3 of
the revised NDP process.

North Old Mammoth Road Neighborhood District Plan (NOMR NDP)
The Clearwater project is requesting the creation of a Specific Plan in the
NOMR District. The project applicant has completed a NOMR District
Study under the previous district planning process. The Planning
Commission must forward their recommendation to the Town Council.
The NOMR NDP is in phase 4 of the revised NDP process. The Clearwater
project has submitted a proposed Specific Plan and staff must complete
the responses to comments to complete the project EIR. The Town Staff
will provide a PAOT analysis, in connection with its review of the Specific
Plan. The proposed Specific Plan will be considered by the Planning
Commission and Town Council. Later codification of comprehensive
NOMR NDP will incorporate SP conclusions and PAOT analysis, as
directed by the Town Council.

Mammoth Creek East Open Space Stream Corridor Neighborhood
District Plan (MCEOSSC NDP)

The Sherwin project started the MCEOSSC Special Study under the
previous district planning process and was considered part of the
Snowcreek District. The Sherwin project has applied for a zoning code
amendment, use permit, and tract map. The project is currently in phase
3d of the revised NDP process. Under the revised NDP policy, the project
applicant, with the cooperation of Snowcreek, may propose the creation
of a new district, the MCEOSSC NDP. A NDP follow-up meeting will be
required to approve a new GP district boundary.

Snowcreek- Master Plan Amendment

The Snowcreek District has an existing Master Plan in which the project
applicant is proposing an amendment. The proponent has filed Master a
Plan Amendment and has completed, but not certified, an EIR. Given
the amount of prior involvement in the proposal, the project will start
with a Planning Commission special meeting that combines Step 2 b,
framework provisions, with Step 3c, Planning Commission
Meeting/Public Workshop, to receive input on element, issues,
opportunities and constraints, boundaries, and guiding principles. The
results of that meeting will be forwarded to the Town Council at their
next available meeting and placed on the consent calendar for review
and/or consideration.

At the Planning Commission Meeting/Public Workshop, the Commission
will first address the requirements of the district planning process
identified in step 2b. When the Planning Commission is comfortahle
with the establishment of the framework, the Commission will host a
public participation session as identified in step 3e of the district
planning policy.



At the same meeting, after the extent of comments is known, the
Commission will direct the extent to which future Commission
Meetings/Public Workshops are necessary, based upon the complexity of
the issues, and identify whether options are required to address the
issues. The project will then follow steps 3d, 3e, and 3f as described in
the district planning policy, as required by the Planning Commission. If
additional Commission Meetings/Public Workshops are not necessary,
the project will move through the Planning Commission approval

process, Step 4a, and then on to the Town Council, Step 4b, in a timely
and orderly manner.



Exhibit 4
Model District Plan Content and Organization

L Introductory Plan Information

A. Title Page
b, Name of the plan
2. Name of local agency (project propenent and/or public agency)
3. Date of adoption

B. Credits, acknowledgments and participants

C. Table of Contents

D. List of Tables

k. List of diagrams and maps

b, Copy of date of acceptance, or adopting resolution and/or ordinance

Il Summary
A. Purpose statement and range of issues
B. Location
C. Acreage
D. Summary of preparation process and participation of citizens and agencies

1L Introduction
A. Detailed district plan purposes and objectives
B. Development and conservation issues addressed in the plan
C. Project location(s), including influencing jurisdictions
L. Written description
2. Regional location map
3. Vicinity map
4. Site Location Map(s)
1>. Planning area information and environmental description
k. Statement of whether the document is an informational study, or proposed to
be enacted by policy or regulatory by application (If the plan is both policy and
regulatory by design, explain the relationship between the policies and
regulations.) The types of District Plan are as follows:
L. Special Study  (not enacted)
2. Master Plan (enacted by ordinance)
3. Specific Plan (enacted by ordinance or resolution)
F. Statement of how the plan policies and/or regulations accomplish the objectives
of the plan.
G Relationship of the district plan o the general plan.
H. Relationship of the district plan to neighboring plans and those of other
Jurisdictions, regional agencies, and the state.
LA Tist of projects required by law (o be consistent with the district plan (e.g.
rezonings. tentative subdivision maps and public works projects).
IV, District Plan Analvsis
A. Description of proposed major land use development permit application(s)
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1. Project location(s)
2. Summary project description(s)
B. District description and assessment
1. Description of setting and context
a. Neighborhood and district character summary
b. Existing land uses, density, and population
¢. Location and description of housing stock
2. Physical conditions
a. Topography
b. Soils and soils engineering
¢. Dirainage
d. Trees and vegetation
¢. Biology
f. Archeology and paleontology
g¢. Natural hazards
3. Property information
a. Property ownership
b. Easements and rights-of-way
4. Public service infrastructure (overhead, underground, vaults, and
associated easements)
a. Blectric
b. Cable
¢. Gas
d. Water
¢. Storm Drain
f. Sewer
5. Physical development
a. Relationship to adjoining and surrounding areas
1. Boundaries, edges, and barriers
2. Landscape and open space connections
3. Summary mobility connections
b. View Assessment
1. Public vistas
2. Public view corridors
3. Public views and vistas of and through area
¢. Pattern and form analvsis
b Transect description
2. Block and figure ground pattern
3. Building form. scale and pattern
4. Strectscape desipgn and conditions

. “xiwh‘i%ii}
a. Way hnding
b, Gondola or similar access

s

¢. Pedestrian plazas, paths, sidewalks. crosswalks and amenitics

w

d. Paved and unpaved tails
¢. Bievele
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t. Paths and trails
2. Storage and cyelist accommodations
f. Transit routes, stops and shelters
g. Streets and mid-block connectors
h. Traffic control
i. Parking
I Public and private parking
2. On- and offsite
i Maintenance and operations
1. Service and delivery access and operations
2. Snow management
3. Emergency access

V. Planning and Regulatory Provisions
A. The plan - a statement of development policies (opportunities, issues, and
analysis of data) pertaining to the district. The plan should be arranged
substantially similar to the 2007 General Plan content and include: economy: arts,
culture, heritage. and natural history: community design; neighborhood and
district character; land use: mobility: parks. open space. and recreation: resource
management and conversation: public health and safety. The plan should consist
of:
1. Objectives
2. Policies
3. Programs
4. Plan proposals
a. Diagram and written description of planned land uses.
b. Characteristics of each land use designation (e.g. single family
residential, neighborhood commercial, open space for
conservation),
I, Development Standards
2. Standards for conservation, development, and utilization
of natural resources.
B. Land use regulations
I. Statement of purpose or intent
2. Applicability
a. Statement of applicability of the regulations to the planning arca
and designations on the district land use plan diagram.
b. Effective date of the reguladons
3. Statement of relationship between the district plan regulations and the
zoning, subdivision, and other focal ordinances.
4. Development standards.
5. Statement of relationship between the district plan build-out population
and the General Plan.

C. Design standards
b Building design, massing & heighi

fong

an Chrganizatan Page Lol 6



2. Parking location & orientation
3. Garage door size & type
4. Entrances, access, & on-site circulation

V1. The Infrastructure Plan
A. Mobility: Development policies pertaining to the planned distribution,
focation, extent and intensity of public and private transportation consisting of:
I, Objectives
2. Policies
3. Discussion of the relationship between the objectives, policies and how
they are implemented through the individual plan proposals.
4. Plan proposals
a. Diagram(s) and written description of proposed circulation and
trapsportation components, including improvements that support
the planned land uses.
b. Development standards for the primary components of public
and private infrastructure (strect cross-sections and material
requirementsy.
B. Public service infrastructure (water, sewer, and storm drainage): Development
policies pertaining to the planned distribution, location, extent, and intensity of
water, sewer, and storm drainage consisting of:
1. Objectives

2. Policies
3. Discussion of the relationship between the objectives, policies and how

they are implemented through the individual plan proposals.
4. Plan proposals
a. Diagram(s) and written description of proposed water, sewer,
and drainage svstems, including the improvements which support
the planned fand uses,
b. Development standards for the primary components of public
infrastructure.
€. Solid waste disposal: Development policies pertaining to the planned
distribution, location, extent, and intensity of solid waste disposal facilities and
services consisting off
. Objectives
2. Policies
3. Plan Proposals
a. Description of the type and location of proposed solid wasie
disposal facilities and serving necessary to support the planned
fand uses,

b. Description of the proposed facilities and services 1o be
provided (e.g., transtormation station and recveling).
D Erergy: Development policies pertaining o the planned distribution, location,
extent, and intensity of energy facilitics and services consisting of
. Obiectives

7 Policies
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3. Plan proposals

a. Description of the type and location of proposed energy
facilities, transmission lines, and easements necessary to support
the planned land uses,
b. Description of the proposed facilities and services to be
provided (e.g.. distribution of natural gas and the regulation of
pressure).

E. Other essential facilities necessary to support the proposed land uses (e.g..,

schools, fire stations, street lighting and landscaping).

VIL Program of Implementation Measures
A. Description of the regulations and ordinances which will implement the district
plan.
B. Capital improvement program
1. Estimated cost of capital projects identified in the district plan’s
infrastructure plan.
2. The measures by which each capital project will be financed.
3. Identification of parties responsible completing each proposed
improvement,
C. Financing measures necessary for implementation of each of the district plan’s
proposals other than capital improvements.
L. List and description of projects needing financing.
. Cost estimates
. The measures by which each district plan proposal will be financed.
- Identification of parties responsible for completing each proposal.
. Phasing plan for the district plan proposal including capital improvements.
k. Subsequent development entitlements
F. Other Programs

fod Pod

A,

VL Relationship of the Plan’s Environmental Document to Subsequent
Discretionary Projects
A. Projects that will be exempt from additional environmental documentation
based on the plan’s EIR.
B. Projects that will require additional environmental documentation.

IX. Plan Administration
AL Specific plan cost recovery fees authorized by §65456
B. District plan amendment procedures
L State requirements

2. Local requirements

X. Plan Enforcement

XL Appendices
AL Precise deseription of the district plan area boundary.
keround data and information.

B Swimmaries of key district plan back
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C. Glossary of district plan terms
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District Planning
List of Topical Elements

At the December 19 Town Council meeting, the CSG presented a list of topical clements
that they would like to see addressed consistently in a district plan. Staff has developed a
checklist template for evaluation of a project against General Plan goals, which will
cover, in a consistent and systematic way, the elements suggested by the CSG. This

evaluation summary is attached.

The following list reflects the elements suggested by the CSG. with some stight
modifications to more closely align with the General Plan-based evaluation described

above. The correspondence between the CSG list and the summary evaluation form is

shown in the table below.

_Element or Topic

General Plan
Summary Evaluation Item

. Tees €3 3
Density and Impacts to PAOT ° L‘“fd Use Goal L.1, L.3.
Land Use. (Mix and types of uses (housing, * {iand l’“ﬁ (”O_‘}l L.L, ["“: l‘“}‘}"‘? ‘md !;;'i” .
commercial, retail, etc.) and physical s Community Character Goal C.1,C.2, .3, C4
development characteristics: height, setbacks,
_massing) S
Character. (Architecture and sense of place) ¢ Neighborhood and District Character Goals,
as applicable by district,
» Community Character Goals C.1, C.2, C 4.
Sphere of Influence. (Transitions and s Neighborhood and District Character Goals,
consistency with adjoining areas) ““’ apphcgbte“ . L
Community Character Goals C.1, C.2, C 4.
Circulation, Mobility and Parking. (Feet-first, * ?ii‘)b*my Goals M. | Ef‘m%h M.7
park once, way-finding, trails and pedestrian Community Design Goal C.3
facilities) ) o
Recreation and Community Amenities s Parks, Open Space and Recreation Goals P.1,
. i o0 DY P Aand B A
(Recreational opportunities and facilities and P.2, PA4and P.5.
open space) S S
Feonomic Trade-Offs. (Contribution to a * Economy Goals E.1. E.2. and £.3.
_sustainable cconomy town-wide) B
Public Infrastructure and Facilities, * (‘,,nm‘wttmst? D&!%ﬂ Goal €3
(Emergency access and safety, snow removal, * ?“'h?%?fm}' Goal M. a ’ -
public services. utilities infrastructure) ¢ Public Health and Safety Goal S.1, 8.2, 8.3,
485 and 5.6,
Vg s Arts an : e (oal A
s Environment and natural resources (Tree e Artsand Culture Goal AL
-

preservation, wetlands and riparian habitat,
| semsitive natural resources)

Resource Management and Conservation
Goaals BT through BT




2007 General Plan Land Use Permit Application
Summary Evaluation Template
{insert application name|

Summary Evaluation

This form is used to present the summary evaluation of land use permit applications filed with the
Town of Mammoth Lakes; it will accompany staff reports to Town Commissions and Town
Council. The evaluation form is organized by the Community Visions and the Goals contained in
the adopted 2007 General Plan. As an umbrella summary, the findings and information placed in
this evaluation will be drawn from the relevant studies and determinations required of the project.
These include but are not limited to: California Environmental Quality Act analyses, traffic
studies, district planning studies, market studies, design review, master plans and guidelines, the
Municipal Code, and the General Plan,

This evaluation also provides a framework to address a number of topical issues that community
members have been concerned to see addressed in the project review process.

Triple Bottom Line

The values of the community also encompass making decisions that benefit the community’s
soctal, natural and economic capital - the triple bottom line. Decisions that enhance all three
aspects of community provide the greatest benefit; decisions that improve or conserve two forms
of capital without diminishing the third are also ideal. Decisions that only benefit one and
decrease the other two forms of capital are undesirable.

COMMUNITY VISION

Surrounded by uniquely spectacular scenery and diverse four-season recreational opportunities,
the community of Mammoth Lakes is committed to providing the very highest quality of life for
our residents and the highest quality of experience for our visitors. To achieve this vision.
Marmmoth Lakes places a high value on:

Statement Evaluation
1. Sustainability and continuity of our unique [insert deseription of conformance and
relationship with the natural environment. As exceptions though out.]

stewards, we support visitation and tourism as
appropriate means to educate and share our
abundant resources. We are committed to the
efficient use of energy and vontinuing development
_ot renewable res

2. Being a gre

diverse yet cohesive. small town community

supports families and imdividuals by providing a
stable economy, high quality educational facilities
and programs, a broad range of co

HIEY

servives and vernment,
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4. Being a premier year-round resort community
based on diverse outdoor recreation, multi-day
_events and an ambiance that attracis visitors.

5. Protecting the surrounding natural environment
and supporting our small town atmosphere by
limiting the urbanized area.

6. Exceptional standards for design and
development that complement and are appropriate
to the Eastern Sierra Nevada mountain seiting and
our sense of a “village in the trees™ with small
town charm,

7. Offering a variety of transportation options that
ermphasize connectivity, convenience, and
alternatives to use of personal vehicle with a strong
pedestrian emphasis,

COMMUNITY GOALS FOR EACH ELEMENT

ECONOMY

Goal

Evaluation

E.1. Be a premier destination community in order
to achieve a sustainable year-round economy.

E.2. Achieve sustainable tourism by building on
the area’s natural beauty, recreational, cultural,
and historic assets.

E.3. Achieve a more diversified cconomy and
employment  base consistent with  community
character.

ARTS, CULTURE, HERITAGE AND NATURAL HISTORY

- Goal

: Evaluation

Al Be stewards of Mammoth's unique natural
environment.

A Be a vibrant cultural center by weaving arts
and local heritage and the area’s unigue natural
history into evervday life,

A3, Encourage public art and cultural expression
throughout the community.

JTY DESIGN

character by requiring a high standard of design in

5
i Lakes,

- hmprove and enhance the community's unique

<

all development in Mammotl i
the man-made  environment 1o
complement,  not  dominate. the

environment,

Bitisd




including sidewalks, trails, parks and streets,

C.4. Be stewards of natural and scenic resources
essential to community image and character,

.5, Eliminate glare to improve public safety.
Minimize light pollution to preserve views of stars
and the night sky.

C.6. Enhance community character by minimizing
noise.

NEIGHBORHOOD AND DISTRICT CHARACTER

This element expands on Land use and Community design goals.
neighborhood and district character section relevant to the land use permit

North Village

Insert the

relevant
application, e.g.:

Characteristic Evaluation
1. Viewsheds to Sherwin Range and the Knolls are
preserved -
2. Landscape that recalls the Eastern Sierra and
establishes seale and street edge o
3. Create a sense of exploration using pedestrian-
oriented sidewalks, plazas and courtyards with
pedestrian comforts
4, Easy pedestrian access across main sireets B
5. Gateway intersection at Minaret Road and Main
Street/Lake Mary Road e
6. Visitor-oriented entertainment retail distriet ) )
7. Active day and evening through all four seasons,
designed to achieve a 2-3 hour visit -
8. Resort and resident activities, amenities and
services o
9. Animation with retail and significant businesses
oriented to the street
10, Retail and services in “storefront” setting
tocated at the sidewalk
LA variety of resort lodging supported by
meeting  facilities,  outdoor  activities  and
restaurants, arts, culture and entertainment i )
12, Create year-round non-vehicular links to ]
mountain portals -
13, Lake Mary Road connected to the North
Village District by trails o )
14, Shared and  pooled parking. convenient
structured parking and small-scale street adjacent
surface parking - e e}
15, Encourage living and  working  in close
_proximity to transit oriented development 5
LAND USE




Goal

L1 Be stewards of the community’s small town |

character and charm, compact form, spectacular
natural surroundings and access to public lands by
planning for and managing growth,

L.2. Substantially  increase housing  supply
available to the workforce.

L.3. Enhance livability by designing neighborhoods

and districts for walking through the arrangement
of land uses and development intensities.

L4, Be the symbolic and physical heart of the

FEastern  Sierra:  the  regional  economic, |

administrative, commercial, recreational,
educational and cultural center.

L.5. Provide an overall balance of uses, facilities
and services to further the town’s rele as a
destination resort cormmunity,

L.6. Maintain the Urban Growth Boundary to
ensure a compact urban form; protect natural and
outdoor recreational resources; prevent sprawl,

MOBILITY

Goal )

Evaluation

M.l Develop and implement a townwide way-
finding system.

M.2. Improve regional transportation system,

M.3. Emphasize feet first, public transportation
second, and car last in planning the community
transportation system while still meeting Level of
Service standards

M4 Encourage teet first by providing a linked
year-round recreational and commuter trail system
that is safe and comprehensive,

M.5. Provide a year-round local public transit
systern that is convenient and efficient,

M.6. Encourage alternative transportation  and
improve pedestrian mobility by developing a
comprehensive parking management strategy.

M7, Maintain and improve safe and efficiem

movement of people, traffic, and zoods in a manner
consistent with the feet Hirst initdative,

through the de of the transportation system,

M3, Improve snow and |

PARKS, OPEN SPACE, AND RECREATION
Goal L

cmanagement. o

vid open space within and |

M. Brhange small town community character

| Evaluation




adjacent to town for outdoor recreation and
contemplation,

P.2. Provide additional parks withi

P.3. Create a Master Plan for an integrated trail
system that will maintain and enhance convenient
public access to public lands from town.

P4, Provide and encourage a wide variety of
outdoor and indoor recreation readily accessible to
restdents and visitors of all ages.

PS5, Link parks and open space with a well-
designed year-round network of public corridors
and trails within and surrounding Mammoth Lakes,

RESOURCE MANAGEMENT AND CONSERVATION

Goal

Evaluation

R.1. Be stewards of habitat, wildlife, fisheries,
forests and vegetation resources of significant
biological, ecological, aesthetic and recreational
value,

R.2. Maintain a heaithy regional natural ecosystem
and provide stewardship for wetlands, wet
meadows and riparian areas from development-
_related impacts.

R.3, Preserve and enhance the exceptional natural
seenic and recreational value of Mammoth Creek,

R4, Conserve and enhance the quality and guantity
of Mammuoth Lakes’ water resources,

R.5. Minimize erosion and sedimentation,

R.6. Optimize etficient use of energy,

R7. Be a leader in use of green building
technology,

R.B. Increase use of renewable energy resources
and encourage conservation of existing sources of
energy.

R.Y9. Reduece volume of solid waste,

R0, Protect health of community residents by
assuring that the town of Mammoth Lakes remains
in compliance with or improves compliance with
air quality standards,

R Reduce greenhouse

A4S SImissions,

PUBLIC HEALTH AND SAFETY

. Support high quality health care and child |
care for Mammoth Lakes ents and visi ‘
5.2 Keep Mammoth L
Cwork and play.

S3. Mini

a sufe ple

vize e

valuation




damage, and natural rescurce destruction from all
public safety hazards,

S4. Maintain  adequate  emergency  response
capabilities,

5.5, Support high quality educational services and
life-long learning resources within the community.

5.6, Ephance quality of life by encouraging and
supporting high quality facilities and services.

HOUSING ELEMENT (2003)

Goal Evaluation
. To ensure the provision of a variety of housing

types suitable to the needs of the different social

and economic segments of Mammoth Lakes’

population. )
2. Housing programs and opportunities that

maximize choice, and avoid discrimination based

upon age, ethnic background, sex, marital status,

handicaps, or family size.

3. Energy efficient structures and sites,

4. Maintenance or enhancement of the quality and

availability of existing residential units.
PARK AND RECREATION ELEMENT (1990 B
 Goal Evaluation

1. To develop the Mammoth Lakes community as a

quality vear-round recreation destination resort.

2. To assure the availability of adequate park and

recreation facilities for the existing and future

citizens of the Town of Mammoth Lakes.

NOISE ELEMENT (1997 o
Goal Evaluation

i. To protect the citizens of the Town from the
harmful and annoving  effects of exposure to
excessive noise,

2. To protect the economic base of the Town by

preventing  incompatible  land  uses  from
Lencroaching  upon  existing or  planned  noise-
i producing uses.

3. To preserve the tranquility of residential areas by

preventing noise-producing uses from encroaching
upon existing or planned noise-sensitive uses.

4. To educate the citizens of the Town concerning

i

wble for minimizing such exposure,




Analysis of Where Projects Fit into Revised Process

District C8G Town
Shady Rest Currently in Phase 2b- Currently in Phase 2b -
framework has been framework has been
drafted.. drafted,
~Stera »Sg;ar Master Plan Amendment Master Plan proposal is——

has been submitted,
%xeig ment Agreemc:m 151
in % 15€ to
-cothments in preaaf;‘; start ™~
at 3¢,

beu}gmmf’é’nﬁ will be

Submitted soon. EIR
Responses to Comments in
pragress, framework has not
been awe“ft?d*w%a

Phase 2.

g,
g

North Village

Currently in Phase 3.

Currently in Phase 3. o

North Old Mammoth Road

Study must be forwarded to
Council for acceptance, FIR
response to comments in
progress, add PAOT to
project analysis, later codify
NDP.

| direction and budget.

Study must be forwarded to
Council for acceptance, FIR
Responses to Comments in
progress, add PAOT to
project analysis, later codify
NDP subject to Council

Mammoth Creek Fast

ic urrently

in Phase 3¢,

Currently in Phase 3, create

iR
I

St next pag

s

=

create a new district. a new district if desired by
B applicants.
m%kwwm Master Plan has been Master Plan has bggﬂwwww
T -submitted, EIR needs to be | submitted FIR needs to be

cemhca sme%A

| been mp&d 50 start at

certified, framework has not

| lesc: 2




March 19, 2008

Both proponents have filed Master Plan Amendments and have completed, but not
certified, an EIR. Given the amount of prior involvement in the proposal, each project
will start with a Planning Commission special meeting that combines Step 2 b,
framework provisions, with Step 3c, Planning Commission Meeting/Public Workshop, to
receive input on element, issues, opportunities and constraints, boundaries, and guiding
principles. The results of that meeting will be forwarded to the Town Council at their
next available meeting and placed on the consent calendar for review and/or
consideration.

At the Planning Commission Meeting/Public Workshop, the Commission will first
address the requirements of the district planning process identified in step 2b. When the
Planning Commission is comfortable with the establishment of the framework, the
Commission will host a public participation session as identified in step 3¢ of the district
planning policy.

At the same meeting, after the extent of comments is known, the Commission will direct
the extent to which future Commission Meetings/Public Workshops are necessary, based
upon the complexity of the issues, and identify whether options are required to address
the issues. The projects, Sierra Star and Snowcreek, will then follow steps 3d, 3¢, and 3f
as described in the district planning policy, as required by the Planning Commission. If
additional Commission Meetings/Public Workshops are not necessary, the project will
move through the Planning Commission approval process, Step 4a, and then on to the
Town Council, Step 4b, in a timely and orderly manner.
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Planning & Design

April 29, 2008

Jen Daugherty

Assistant Planner

Town of Mammoth Lakes
PO Box 1609

Mammoth Lakes, CA 93546

. Re: Townof Mammoth Lakes, Shady Rest/Hidden Creek C rossing District
Philadelphia Planning Study Part 2 (WRT #5123-05.99) PROPOSAL

Coral Gables
Dallas Dear Ms. Daugherty:
Lake Placid
San Diego

oo Having completed the first portion of the Hidden Creek Crossing District Planning
an Francisco

Study (Analysis and Options), we are delighted to continue the efforts with Part 2.
We have reviewed the Town Council Revised Policy (April 2, 2008) and the Town’s
scope of work for the Shady Rest District Planning Study (October 18, 2007 ) and
propose the following efforts to complete the Planning Study. The following pages
outline our understanding of the scope of work, project goals and tasks at hand as
well as a proposed fee.

From your direction, we know that the study area will also incorporate a larger sphere
of influence including North Old Mammoth Road, as shown on your map. The scope
follows the District Planning Process adopted by the Town Council in June, 2007 and
modified in April, 2008. The approach addresses:
I Implementation of the 2007 General Plan direction and population limitation
of 52,000 people.
2. Community design, site context and opportunities and constraints to inform
the Hidden Creek Crossing Master Plan
3. Identification of uses and development program, circulation and facilities for
the study area.
4. Development of guidelines in the form of building massing, design standards,
ete. to express the community values
5. Summary in the form of a Special Study document and communication with
focus group, the public and decision makers.

Wallace Roberts & Todd, inc £19.696.9303 Kathleen A, Garcia, FASLA
1133 Columbia Street, Suite 205 www wridesign.com CA License LAZET
San Diego. CA 92101 fax 619.696.7935
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Following your review, please do not hesitate to call and discuss the proposal.

Sincerely,

Kathleen A. Garcia, FASLA
Principal

3-08_00 Mammoth Lakes Hidden Creek Crosaing-Shady Rest |- Administration\l -2 Proposals & Agreements\WE THidden Creek Crossing [st Plan Part 2 eov
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Shady Rest District Planning Study
‘Special Study’ Scope of Work

Part I, under separate contract

The following scope of services is under completion as the work effort in Part 1 and
is listed here for reference only.

Task 1: Study Area Understanding

1.1 Applicant/Town Staff/Consultant Kick Off telephone conference
1.2 Resource Document Review/Relevant Background Information
1.3 Components of a Livable Workforce Neighborhood

1.4 Opportunities & Constraints

1.5 Summary Report of Understanding

Task 2: Options (3) Development and Review
2.1 Program Development

2.2 Three preliminary option concepts

2.3 Concepts Option Review

2.4 Option Evaluation

2.5 Summary Report

Part 11, Special Study Proposed Scope of Work

Task 3: Planning Process Meetings

3.1 Focus Group Meetings: At the discretion of staff, WRT will attend and

conduct the Focus Group Meetings to review the current work efforts with the Focus

Group. It is assumed that these Focus Group meetings will take place on the day/trip

of the Planning Commission/Joint Commissions Workshops.

2 Joint Commissions Meetings #1A - Framework

Framework Meeting (May 13, Planning Commission only)

= Element Review/Issue Identification/Preliminary Options/Guiding
Principles/Review of Neighborhood Character description and direction
Workshop (May 13)

= Recommendations: Framework Discussion (May 14 Planning Commission only)

3.
“

WORS123-05_ 00 Mamumoth Lakes Hidden Creek Crossing-Shady Resttl-Adminiatrstion\] -2 Proposaly & Agreements'W R THidden Creek Crassing Dist Plan Part 2 rey
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WRT will present the review of the existing conditions and issues as well as
preliminary options to the Town Planning Commission for their review, concurrence
and direction.

3.3 Joint Commissions Meeting #1B - Optional Meeting if directed by Planning
Commission: If requested, a second Issues/Preliminary Options meeting will be held
with the Planning Commission/Joint Commissions to further explore the range of
issues and the optional directions.

34 Joint Commissions Meeting #2 - Options Workshop:

Following the first joint meeting(s), the second Joint Commission meeting will be
conducted to review the refined options based upon the comments of Meetings #1A
(and 1B if conducted).

3.5 Planning Commission Meeting #3: - District Plan Acceptance
WRT will present the review of the guiding principles and draft District Plan to the
Town Planning Commission for their review, concurrence and acceptance.

Task 4: Draft District Planning Study Development

4.1 Preferred Alternative Refinement: Based upon the input of the focus group,
Joint Workshop, applicant and staff direction, WRT will refine the preferred
alternative for District Plan development.

4.2 Preferred Alternative Review: WRT and staff will review the refined
preferred alternative (conference call) prior to documentation of plan.

4.3 Administrative Draft Planning Study Development: From the Joint

Commissions/Planning Commission, focus group and Town staff input, WRT will

develop the elements of the Draft Planning Study, per the following outline.
I. Executive Summary
2. Introduction

Study purposes & objectives

b. Development & conservation issues

¢. Project location

d. Planning area information

e. District Plan type

f. Policies and regulations

Relationship to General Plan

Relationship to adjacent District Plans

i.  Consistency

w
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3. District Plan Analysis and Recommendations
a. Major land use descriptions
b. District description and assessment
1. Density ranges and impacts
ii.  Land use mixes, types and physical development characteristics
iii.  Architectural and Community Character
iv.  Connections/Transitions within Sphere of Influence
v. Circulation, Mobility and Parking
vi. Recreation and Community Amenities
vii. Contributions to a sustainable Town economy
viii. Public Infrastructure and Facilities
ix. Environment and Natural Resources
4. Planning and Regulatory Provisions
a. Plan Development Policies
b. Land Use Regulations
¢. Design Standards
5. Program of Implementation Measures
a. Regulations & Ordinance descriptions to implement
6. Appendices

WRT will document the planning study with text and graphics to illustrate the
concepts. WRT anticipates producing an Administrative Draft (unformatted) for staff
review and comment.

4.4 Draft Planning Study Documentation and Review: Based upon the comments
on the Administrative Draft, WRT will prepare a final Draft (formatted) prior to the
Focus group Meeting and Planning Commission. Comments from the focus group
meeting and Commission meeting will be summarized for the report’s appendices.

4.5 District Planning Study: WRT will prepare the Administrative Public Review
Draft of the District Planning Study based upon Planning Commission input.

4.6 Staff will review Administrative Public Review Draft and provide direction to
WRT for incorporation into final document.

4.7 WRT will provide staff with digital copy of final district plan for adoption.
Task 5 Optional:

5.1 Additional Community Meetings: WRT will be available for additional
meetings on a Time & Materials basis for additional staff, community, focus group,
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Commission, or Town Council meetings. Additional meetings can be negotiated as
necessary.

Products:

Meeting Facilitation: Joint Commission meetings will be facilitated by WRT.
Discussion materials for these meetings and a summary of the meeting discussion and
conclusion will be provided in the document report.

District Plan: As agreed upon by staff and applicant, the product for this District
Plan will consist of an 8.5x11 document approximately 50 pages in length, and with
specific diagrams and or sketches to illustrate the written contents. Studies and
information found in other key documents (EIR, Design Guidelines, Applicant
package ctc.) will be referenced and summarized rather than repeated.

Fee:

Assuming a schedule of approximately five months and 3 trips to Mammoth Lakes
(2@Focus Group/Planning Commission, 1@Joint Workshop) the following outlines
the fees for WRT professional services:

Task Jfee
I Study Area Understanding (under prior contract) $ -
2 Option Development & Review (under prior contract) $ -
3 Planning Study Meetings $ 11,520.00
4 District Plan Development & Acceptance $ 58,400.00
Labor Subtotal:  § 69.920.00
Reimbursable Expense estimate:
3 Trips to Mammoth (mileage only) $ 1,650.00
*Hotel Room allowance (2 nights/trip/1 person) $ 900.00
Other Reimbursable Expenses Estimate (printing, etc) $ 1,000.00
Reimbursable Subtotal: % 3,550.00
TOTAL: $ 73,470.00
Optional Task fee
5 Labor allowance for additional meeting per meeting $ 7,680.00
*Travel/Subsistence per additional meeting $ 900.00
Subtotal:  § 8,580.00

*Reimbursable expenses will be at cost + 10% and are estimaied above — actual cost may vary based
upon provisions and seasonal rates.
(End of scope of work)
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January 14, 2008

Ms. Ellen Clark

Senior Planner

Town of Mammoth Lakes
PO Box 1609

Mammoth Lakes, CA 93546

Re:  Town of Mammoth Lakes, Shady Rest District Planning Study (WRT
#5123-05.99) REVISED PROPOSAL

Philadelphia
Coral Gables Dear Ms. Clark:

DBallas

Lake Placid We have discussed the Town’s revised scope of work for the Shady Rest District

san Diego Planning Study with you and submit this “partial” proposal to develop the first phase

SanFrancseo o ihe Planning Study. The following pages outline our understanding of the
abbreviated scope of work, project goals and tasks at hand as well as a proposed fee.
This proposal is also a result of our joint telephone conversation with the applicant’s
planner and applicant and removes any of the stakcholder meetings and District Plan
preparation until a later phase.

From your direction, we know that the study area will also incorporate a larger sphere
of influence including North Old Mammoth Road, as shown on your map. This
revised scope follows the first phase of the District Planning Process adopted by the
Town Council in June, 2007 and your previous direction on October 18,2007, The
approach addresses:
1. Implementation of the 2007 General Plan direction and population limitation
of 52,000 people.
Community design, site context and opportunities and constraints to inform
the Hidden Creek Crossing Master Plan
3. Identification of uses and development program, circulation and facilities for
the study area.

~
Z.

Following your review, please do not hesitate to call to discuss the abbreviated proposal.

Sincerely,

Kathleen A. Garcia, FASLA

Principal
Wallace Roberts & Todd, Inc 619.696.9303 Ratiloen A. Garcia, FASLA
1133 Columbia Street, Suite 205 www wridesign.com CA Licanse LAZ3T)

San Diego, CA 92101 fax 619.696.7935
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Shady Rest District Planning Study
‘Special Study’ Partial Scope of Work
(Phase 1 only)

Task 1: Study Area Understanding

1.1 Applicant/Town Staff/Consultant Kick Off telephone conference: WRT and
Town Staff will discuss the desired schedule and work products and review site
conditions with town staff by conference call. Town staff will arrange for the
applicant’s participation as requested.

1.2 Resource Document Review/Relevant Background Information: The thirteen
Town identified resource documents and all applications submitted by the applicant
(preliminary) as well as existing conditions information provided by the Town will be
reviewed for application to this study area. The prior Commission workshop briefs,
District Plan Characteristics summary and opportunities and objectives will be
reviewed. The 1991 Master Plan, the 2002 USFS land exchange, the project’s
Economic Study, CEQA technical studies, as available, and the project application
will be reviewed. Key qualities and elements in these documents will be identified
and discussed as they relate to the District. Specific focus will be spent on the
development proposals in the study area and sphere of influence.

1.3 Components of a Livable Workforce Neighborhood: The community
components that make up a “livable workforce neighborhood” will be discussed and
analyzed as it relates to the Shady Rest District. The intent at this stage is to outline
the “assessment criteria” that alternatives would be assessed against as developed in
future stages.

1.4 Opportunities & Constraints: WRT will, from the review of conditions,
determine the opportunities and constraints to meet the objectives of providing a
“livable workforce neighborhood.”

1.5 Summary Report: WRT will prepare a summary report that identifies:

* Summary of Planning Context, site and relationship to Old Mammoth Road
District,

* Opportunities & Constraints

= Existing Conditions, Issues & Findings summarizing the key conditions and
findings will be prepared.

* Livable Workforce Neighborhood Assessment Criteria

NASGOBS 12385 00 Mammsth Lakes Hidden Crsek Crossing-Shady Restyovised propossl 0801 15 WRT Shady Hest Hidden Cresk Crossing 512305 doo
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Task 2: Alternatives Development and Review

2.1 Program Development: WRT will work with Town Staff in light of the
capacity of the town and the objectives for affordable housing to develop program
option(s) for the site to fulfill the goals of a “livable workforce neighborhood”. These
will be reviewed with the Town prior to developing the alternative concepts and may
be refined based upon the physical manifestation in the alternatives.

2.2 WRT will prepare up to three preliminary alternative concepts (to be
determined with staff based upon the analysis and understanding, one being the
Applicant’s proposal) plus the no-project alternative (existing approved master plan)
for the District. These alternatives will develop a framework for discussion. They
will be preliminary in nature, and utilize the model unit developed by the applicant,

2.3 The alternative concepts will be reviewed with applicant and staff for
comment and direction. It is assumed that these alternatives will provide direction
and project description for the future CEQA analysis. Alternative review and
cvaluation criteria will be developed in conjunction with Town Staf¥,

2.4 Alternatives Evaluation: WRT will summarize the Alternatives Analysis and
address how the alternative concepts contribute and impact the Town generally and
District specifically based on the criteria established in Task 1.3. WRT will
coordinate with the CEQA consultant as needed.

2.5 Summary Report: WRT will prepare a summary report that identifies:
Summary of preliminary draft Program

= Summary of draft Alternatives

Alternative Evaluations by consultant team

Task 3: Draft District Planning Study Development
Not a part of this scope of work
Task 4: District Plan Review & Acceptance Hearing

Not a part of this scope of work
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Task 5 Optional:

5.1 Stakeholder/Commission/Council/Community Meetings: WRT will be
available for meetings on a Time & Materials basis for staff, community, steering
committee, Commission, or Town Council meetings in Mammoth Lakes. An
allowance is shown here and can be negotiated as necessary.

Fee:
The following outlines the fees for WRT professional services:

Task fee
I Study Area Understanding (abbreviated scope) $ 12,480.00
2 Alternatives Development & Review (abbreviated scope) $ 31,200.00
3 Planning Study Development (not a part) $ -
4 Distric Plan Review & Acceptance (not a part) $ -
Labor Subtotal: % 43,680.00
Reimbursable Expense estimate:
Reimbursable Expenses Estimate (printing, etc) 3 500.00
Reimbursable Subtotal:  $ 500.00
TOTAL: $ 44,180.00
Optional Task fee
5 Labor allowance for meetings per meeting $ 7,680.00
Travel/Subsistence per additional meeting $ 2,350.00

Subtotal:  $ 10,030.00
Reimbursable expenses will be at cost + 10% and are estimated above — actual cost may vary based
upon provisions and seasonal rates.

(End of scope of work)
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Components

A Livable Workforce Housing District

« Comparable to market rate units in appearance and
site plan, well connected to community

Site amenities that relate to population (i.e. tot lots,
etc.) and environment (wetland trail, offsite amenities)

Functional open spaces and connections to greater
system

Easy connections to tranSit

Energy efficiency to reduce long term operating costs,
LEED certification

Integrated design




i Planning Objectives

* Meet workforce housing needs in balance with livability and
open space goals

* Create a logical street network

* Use block size that can be efficiently developed

* Create walkability — ease of pedestrian circulation

* Encourage eyes on the street, units facing the public ROW
* Create spaces of value for residents and Town

* Support a pleasant walking environment for pedestrians

* Place density to relate to surroundings

* Recognize Mammoth character

* Allow for phasing, parcelization, varied ownership options |
WRT




Tavern Rd. Extension Option

Pros:

» Does not disturb

- wetlands

« Connects to two
existing streets

'Cons:

» No connection to

| Center Street or
Main Street
Limited public
access to
wetlands
Could be used as
a speedy short-cut
without traffic

Forest Trail

gk
~ E " o § ‘
;| I calming
He = &
& Arreeon & B
& 5 i

Large blocks
Fire code requires
3 access points

h,




Pros:

S —

Wounts

» Limits wetland
T

[ g Ay ¥ disturbance to
MWWMWMJ ’ /& one location

« Connects to three

WW7F N . : jf" | existing streets
—~—— : ; |+ Through traffic
J ‘ f
i /

Forest Trail

dispersed

Cons:

Limits potential
public access to

g S —— wetlands
‘ ii\\%, : 4 L Could be used as
- a speedy short-
| cut without traffic
I calming
Large blocks

WRT

o ——y




haparrai to Center to Main Option

L

Manzanitas By
Lhapas s
}i;r

i

o,

«.

-

} Serra Nevada Bd

ol

Forest Tra

F‘\

"
i
=
w

R G

" MMM“M} F

iz Manar B,

Sigera Park R

Pros:

« Grid pattern
Connects to four
Xisting streets

Through traffic

dispersed

Smaller blocks

Creates a walkable
eighborhood

Cons:

« Substantial impact
to wetlands

* Redevelopment
needed for
Chaparral
connection to Main
Street




ol I Plan Option

|
O

e
’ (M M{mrxzméq“_ Bhvd

| | h | Pros:
g"*\ﬁ";’:i:‘;m LJ, N |+ Limits wetland
| disturbance to
| g one location
wa-wwwf /@ ° Connects to three

T existing streets
— T ; « Through traffic

—
T,

dispersed

WM““‘"%M.MN .
Miiey Stroe; ‘ .
M@\ |+ Core amenity

. | could be along
e e T |  park and at
A : center

Cons:

* Partial public
access to
wetlands

« Could be used as
a speedy short-
cut without traffic

Laurel Mounian R,

1err i fanor Rd,
Seerra park 0L

Lumnn 59

H
{
i

calming
» Large blocks WRT




‘Y’ Plan Option

Pros:

. ‘ W * Limits wetland
fW o | disturbance to
wwmmww} \ /@8 one location

' Connects to three
existing streets
Street along
wetland could
allow continuous
public access

Forest Trail

Cons:

* Dominance of
Tavern Road lost

* Could be used as
a speedy short-
cut without traffic
calming

| | - 1) ‘ . Lagﬁge blocks

1672 Wanor Bd, .
Sierea Pary R

Manzanis no.

P s

WRT




Disconnected Grid Option

§ | | | Pros:
Zﬁ ) - 3 ro

Limits wetland
disturbance to
one location

3 Street along
) g wetland could
. " | [ - allow continuous
" | public access
. - g - Connects to three
/ o | existing streets
Not a short-cut
/ TR ] Cons:
;_MWJ f 4 L » Dominance of
=5 i Tavern Road lost
: | . |« Disconnected
street grid




Modified Grid Option

Pros:
« Limits wetland
disturbance to

YWM e one location

| ; ‘\ 4 - Street along
W\\/ wetland could

allow continuous
public access
Connects to three
existing streets
Tavern Road
maintains priority
Three equal
parcels (one as

¥ I - wetland)

Forest Trail

Cons:
 Still no western

Sierra planor Rd
Sierra ParE B

' I connection

outside of trail




Prototypical Development Option A

Laurs! BMountain

Data

» +350 Dwelling Units
11.64 net/24.7 gross acres
14.2 Dwellings/Gross Acre
30 Dwellings/Net Acre

- 420 Parking Spaces
1.2 Parking Ratio

Unit type mix:

Single family (12-14 du/a)

Townhomes or Stacked
Flats (18 - 32 du/a)

Apartments with surface
parking (32 — 45 du/a)

Linear park/open spaces to
have recreational facilities
trails

Key transit stop at Chaparral
& Tavern Road WRT




Prototypical Development
I ‘ Data

« +390 Dwelling Units

+ 11.64 net/24.7 gross acres
« 16 Dwellings/Gross Acre

+ 34 Dwellings/Net Acre

« 450 Parking Spaces

» 1.2 Parking Ratio

1 Unit type mix:
Single family (12-14 du/a)
Townhomes or Stacked
Flats (18 - 32 du/a)
Apartments with structured
parking (33 — 48 du/a)

=
&
L
s R
te
-1
-

Layrel Mourain Rd.

Linear park/pocket parks to
have recreational facilities

Srvensebpan D

e W SN et S I ST - Kcy transit stop at Chaparral
AJo, 5 S 883 4 T | & Tavern Road
2 WRT
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Manzania Bd.

Laure! Mountain Bd

» +235 Dwelling Units
« 9.87 net/24.7 gross acres
» 9.5 Dwellings/Gross Acre
» 24 Dwellings/Net Acre
» 338 Parking Spaces

1.4 Parking Ratio

Unit type mix:
Single family (9-14 du/a)

ownhmmes or Stacked
Flats (22 - 32 du/a)
Apartments with structured
parking (30 — 34 du/a)
Linear park to have
recreational facilities, trails
Larger parks for
neighborhood use, smaller
private open spaces
Potential for childcare at
Tavern/Shady Rest Roads
Key transit stop at Tavern &
Chaparral Roads WRT
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Trees preserved
» 6 of the largest trees > 48
caliper / 100% of trees on
ST e - site of that size
L s R <_ Representative groves of
L0~ e o e | NI R B other more mature
S e e @ ll  specimens in parks and
open spaces
Potential for other trees to

be preserved amidst
development depending on
final grading




Discussion Points

* Principles of Workforce Housing

» Confirmation on Presented Issues
* Inclusion of Additional Issues

* Preliminary Options Input
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Prototfpicl Building-Single
Family

« Detached Single Family
Houses
« Shared Parking Court
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ATTACHMENT 5



2007 General Plan Land Use Permit Application
Summary Evaluation Template
Shady Rest Neighborhood District Plan/Hidden Creek Crossing Project

Summary Evaluation

This form is used to present the summary evaluation of land use permit applications filed with the
Town of Mammoth Lakes; it will accompany staff reports to Town Commissions and Town
Council. The evaluation form is organized by the Community Visions and the Goals contained in
the adopted 2007 General Plan. As an umbrella summary, the findings and information placed in
this evaluation will be drawn from the relevant studies and determinations required of the project.
These include but are not limited to: California Environmental Quality Act analyses, traffic
studies, district planning studies, market studies, design review, master plans and guidelines, the
Municipal Code, and the General Plan.

This evaluation also provides a framework to address a number of topical issues that community
members have been concerned to see addressed in the project review process.

Triple Bottom Line

The values of the community also encompass making decisions that benefit the community’s
social, natural and economic capital — the triple bottom line. Decisions that enhance all three
aspects of community provide the greatest benefit; decisions that improve or conserve two forms
of capital without diminishing the third are also ideal. Decisions that only benefit one and
decrease the other two forms of capital are undesirable.

COMMUNITY VISION

Surrounded by uniquely spectacular scenery and diverse four-season recreational opportunitics,
the community of Mammoth Lakes is committed to providing the very highest quality of life for
our residents and the highest quality of experience for our visitors. To achieve this vision,
Mammoth Lakes places a high value on:

Statement Evaluation

1. Sustainability and continuity of our unique TBD - CEQA analysis, project evaluation
relationship with the natural environment. As
stewards, we support visitation and tourism as
appropriate means o educate and share our
abundant resources. We are committed to the
efficient use of energy and continuing development
of renewable resources.

2. Being a great place to live and work. Our strong, | TBD - Market Study, district plan, project
diverse vet cohesive, small town community evaluation

supports families and individuals by providing a
stable economy, high quality educational facilities
and programs, a broad range of community
services and a participatory Town government.

3. Adequate and appropriate housing that residents | TBD - Market Study
and workers can afford.

Page 1 of 7
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4. Being a premier year-round resort community
based on diverse outdoor recreation, multi-day
events and an ambiance that attracts visitors.

TBD - Market Study, district plan, project
evaluation

5. Protecting the surrounding natural environment
and supporting our small town atmosphere by
limiting the urbanized area.

TBD - CEQA analysis, project evaluation

6. Exceptional standards for design and
development that complement and are appropriate
to the Eastern Sierra Nevada mountain setting and
our sense of a “village in the trees” with small
town charm.

TBD - district plan, project evaluation

7. Offering a variety of transportation options that
emphasize connectivity, convenience, and
alternatives to use of personal vehicle with a strong

pedestrian emphasis.

TBD - district plan, CEQA analysis, project
evaluation, sustainable transportation study

COMMUNITY GOALS FOR EACH ELEMENT

ECONOMY

Goal

Evaluation

E.1. Be a premier destination community in order
to achieve a sustainable year-round economy.

TBD - Market Study, district plan, project
evaluation

E.2. Achieve sustainable tourism by building on
the area’s natural beauty, recreational, cultural,
and historic assets.

TBD - CEQA analysis, project evaluation

E.3. Achieve a more diversified economy and
employment base consistent with community
character.

TBD - Market Study, district plan, project
evaluation

ARTS, CULTURE, HERITAGE AND NATURAL HISTORY

Goal

Evaluation

A.l. Be stewards of Mammoth’s unique natural
environment,

TBD - CEQA analysis, project evaluation

A.Z. Be a vibrant cultural center by weaving arts
and local heritage and the area’s unique natural
history into everyday life.

TBD - district plan, CEQA analysis, project
evaluation

A.3. Encourage public art and cultural expression
throughout the community.

TBD - district plan, project evaluation

COMMUNITY DESIGN

Goal

Evaluation

C.1. Improve and enhance the community’s unique
character by requiring a high standard of design in
all development in Mammoth Lakes,

TBD - district plan, CEQA analysis, project
evaluation

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

TBD - district plan, CEQA analysis, project
evaluation

C.3. Ensure safe and attractive public spaces,

THED - district plan, CEQA analysis, project

2/29/08
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including sidewalks, trails, parks and streets.

evaluation

C.4. Be stewards of natural and scenic resources
essential to community image and character,

TBD - district plan, CEQA analysis, project
evaluation

C.5. Eliminate glare to improve public safety.
Minimize light pollution to preserve views of stars
and the night sky.

TBD - CEQA analysis, project evaluation

C.6. Enhance community character by minimizing
noise,

TBD - district plan, CEQA analysis, project
evaluation

NEIGHBORHGOOD AND DISTRICT CHARACTER

This element expands on Land use and Community design goals.

Insert the relevant

neighborhood and district character section relevant to the land use permit application:

Shady Rest

Characteristic Evaluation

I. A livable in-town neighborhood for the | TBD - Market Study, district plan, project
workforce: evaluation
a. Not fractional, not second homes
b.Mechanisms to ensure units remain at

determined rates in perpetuity
¢. Variety of unit size and scale

b

Preservation and restoration of unique site
features, including wetlands

TBD - district plan, CEQA analysis, project
evaluation

3. A community-oriented design:
a. Neighborhood context and connections:

(1) Pedestrian and auto connections to
adjoining areas and neighborhoods
(e.g. Sierra Valley District, Tavern
Road, Main Street and Center Street)

(2)  Traffic calming and management with
adjoining neighborhoods

(3)  Trail and pedestrian emphasis

(4)  Transit accessible

b.Integrated site planning and architectural
design:

(1)  Accessible wetlands and community

park(s) connected to the community

(2} Significant tree preservation

(3}  Unobtrusive, articulated buildings

4y Minimum paving, maximum
permeable surface

(5)  High quality materials

(6) Parking

{7)  Encrgy cfficient design

(8) Innovative snow management

TBD - district plan, CEQA analysis, project
evaluation, sustainable transportation study

4. A future catalyst to surrounding commercial
areas

TBD - Market Study, district plan, project
evaluation

5. Developed in phases

a. High quality of lving throughout (no

TBD - Market Study, district plan, project
evaluation

2/29/08
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disparity, grouping or phasing by income)
b. Reasonable product absorption rate

6. Long-term affordability:
a. Durability of materials and design
- b:Designed for-low-operating-and maintenance
costs and energy efficiency
¢. Transit accessibility

TBD - Market Study, district plan, project
evaluation

- 7. Provision of key resident amenities such as:

a. Child care
b. Active and passive recreation

TBD - district plan, project evaluation

LAND USE

Goal

Evaluation

L.1. Be stewards of the community’s small town

character and charm, compact form, spectacular

| natural surroundings and access to public lands by ,

rowth.

TBD - district plan, CEQA analysis,
project evaluation

yplannmﬁ' s for and mana :rm

hou%mg mppy"iy‘

TBD - Market Study, district plan, CEQA
analysis, project evaluation

L3. E’ﬁhance h\&ib;hty by deslgnmg nmghbarhwda
and districts for walking through the arrangement
of land uses and development intensities.

TBD - district plan, project evaluation,
sustainable transpottation study

L.4. Be the symbolic and physical heart of the
Eastern  Sierra:  the  regional  economic,
administrative, commercial, recreational,
educational and cultural center,

TBD - Market Study, district plan, CEQA
analysis, project evaluation

L.5. Provide an overall balance of uses, facilities

and services to further the town’s role as a
* destination resort commumty

TBD - district plan, project evaluation

L.6. Maintain the Urban Growth Boundary to
ensure a compact urban form; protect natural and

[TBD - Market Study, CEQA analysis,
project evaluation

_outdoor recreational resources; prevent sprawl.

MOBILITY

Goal

Evaluation

M.1. De?ﬁk}p and nnplemeni a townwide way-
finding system,

TBD - district plan, project evaluation

M.2. Improve regional fransportation system.

TBD - district plan, CEQA analysis,
project evaluation

M.3. Emphasize feet first, public transportation
second, and car last in planning the community

transportation system while still meeting Level of

Service standards.

TBD - district plan, CEQA analysis,
project evaluation, sustainable
transportation study

M.4. Encourage feet first by providing a linked
year-round recreational and commuter trail system
that is safe and comprehensive.

TBD - district plan, CEQA analysis,
project evaluation

M.5. Provide a year-round local public transit
system that is convenient and efficient.

TBD - district plan, CEQA analysis,
project evaluation, sustainable
transportation study

2/29/08
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M.6. Encourage alternative transportation and
improve pedestrian  mobility by developing a
comprehensive parking management strategy.

TBD - district plan, CEQA analysis,
project evaluation, sustainable
transportation study

M.7. Maintain and improve safe and efficient
movement of people, traffic, and goods in a manner
consistent with the feet first initiative.

TBD - district plan, CEQA analysis,
project evaluation, sustainable
transportation study

M.8&. Enhance small town community character
through the design of the transportation system,

TBD - district plan, CEQA analysis,
project evaluation, sustainable
transportation study

M.9. Improve snow and ice management,

TBD - district plan, project evaluation

PARKS, OPEN SPACE, AND RECREATION

Goal

Evaluation

P.1. Maintain parks and open space within and
adjacent to town for outdoor recreation and
contemplation.

TBD - district plan, CEQA analysis,
project evaluation, Parks and Recreation
Master Plan

P.2. Provide additional parks within town.

TBD - district plan, CEQA analysis,
project evaluation, Parks and Recreation
Master Plan

P.3. Create a Master Plan for an integrated trail
system that will maintain and enhance convenient
public access to public lands from town.

TBD - district plan, CEQA analysis,
project evaluation, Trails Master Plan

P.4. Provide and encourage a wide variety of
outdoor and indoor recreation readily accessible to
residents and visitors of all ages.

TBD - district plan, CEQA analysis,
project evaluation, Parks and Recreation
Master Plan, Trails Master Plan

P.5. Link parks and open space with a well-
designed year-round network of public corridors
and trails within and surrounding Mammoth Lakes.

TBD - district plan, CEQA analysis,
project evaluation, sustainable
transportation study, Trails Master Plan

RESOURCE MANAGEMENT AND CONSERVATION

Goal

Evaluation

R.1. Be stewards of habitat, wildlife, fisheries,
forests and vegetation resources of significant
biological, ecological, aesthetic and recreational
value.

TBD - district plan, CEQA analysis,
project evaluation

R.2. Maintain a healthy regional natural ecosystem
and provide stewardship for wetlands, wet
meadows and riparian arcas from development-
related impacts.

TBD - district plan,
project evaluation

CEQA analysis,

R.3. Preserve and enhance the exceptional natural,
scenic and recreational value of Mammoth Creek.

N/a - project is not located in or near
Mammoth Creek

R.4. Conserve and enhance the quality and quantity
of Mammoth Lakes” water resources.

TBD - district plan, CEQA analysis,
project evaluation

R.5. Minimize erosion and sedimentation.

TBD - CEQA analysis, project evaluation

R.6. Optimize efficient use of energy.

TBD - district plan, CEQA analysis,
project evaluation

R.7. Be a leader in use of green building
technology.

TBD - district
project evaluation

plan, CEQA  analysis,

2/29/08
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R.8. Increase use of renewable energy resources
and encourage conservation of existing sources of
energy.

TBD - district plan, CEQA analysis,
project evaluation

R.9. Reduce volume of solid waste.

TBD - CEQA analysis, project evaluation

R.10. Protect health of community residents by
assuring that the town of Mammoth Lakes remains
in compliance with or improves compliance with
air quality standards.

TBD - district plan, CEQA analysis,
project evaluation

R.T1. Reduce greenhouse gas emissions.

TBD - district plan, CEQA analysis,
project evaluation

PUBLIC HEALTH AND SAFETY

Goal

Evaluation

S.1. Support high quality health care and child
care for Mamimoth Lakes’ residents and visitors.

TBD - Market Study, district plan, CEQA
analysis, project evaluation

S.2. Keep Mammoth Lakes a safe place to live,
work and play.

TBD - Market Study, district plan, CEQA
analysis, project evaluation

S.3. Minimize loss of life, injury, property
damage, and natural resource destruction from all
public safety hazards,

TBD - CEQA analysis, project evaluation

S.4. Maintain  adequate
capabilities.

emergency  response

TBD - district plan, CEQA analysis, project
evaluation, sustainable transportation study

5.5, Support high quality educational services and
life-long learning resources within the community.

TBD - district plan, project evaluation

S.6. Enhance quality of life by encouraging and
supporting high quality facilities and services.

TBD - district plan, CEQA analysis, project
evaluation

HOUSING ELEMENT (2003)

Goal

Evaluation

I. To ensure the provision of a variety of housing
types suitable to the needs of the different social
and economic segments of Mammoth Lakes’
population.

TBD - Market Study, district plan, project
evaluation

2. Housing programs and opportunitics that
maximize choice, and avoid discrimination based
upon age, ethnic background, sex, marital status,
handicaps, or family size.

TBD - Market Study, project evaluation

3. Energy efficient structures and sites.

TBD - district plan, CEQA analysis,
project evaluation

4. Maintenance or enhancement of the quality and
availability of existing residential units.

TBD - Market Study, project evaluation

PARK AND RECREATION ELEMENT (1990)

Goal

Evaluation

1. To develop the Mammoth Lakes community as a | TBD - district plan, CEQA analysis,
quality year-round recreation destination resort. project evaluation
2. To assure the availability of adequate park and | TBD - district plan, CEQA analysis,

recreation facilities for the existing and future

project evaluation

2719/08
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citizens of the Town of Mammoth Lakes.

NOISE ELEMENT (1997

Goal

Evaluation

I. To protect the citizens of the Town from the
harmful and annoying effects of exposure to
gxcessive noise.

TBD - CEQA analysis, project evaluation

2. To protect the economic base of the Town by | TBD - district plan, CEQA analysis,
preventing  incompatible  land  uses  from | project evaluation

encroaching upon existing or planned noise-

producing uses.

3. To preserve the tranquility of residential areas by | TBD - district plan, CEQA analysis,
preventing noise-producing uses from encroaching | project evaluation

upon existing or planned noise-sensitive uses.

4. To cducate the citizens of the Town concerning | TBD - district plan, CEQA analysis,
the effects of exposure to excessive noise and the | project evaluation

methods available for minimizing such exposure.
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. Housing production iixwzi
%w Lup gszth job and household growth
w;ihm the State.!
type of new housing does not meet the
needs of many new California house-
holds. As a result, ondy one in five
households can afford a typical home,
overcrowding doubled in the 1990%,
and more than three million California
households p th
afford for their housing.”

Meanwhile, the lederal government
has dramatically cut back programs

The location and

jan they ean

S nore |

that used to help loeal governments
Voter-

imposed property tax and spending
freezes

sccommuodate new growth,

have further constrained
local governments from responding
effectively to new growth, And
affordable housing development,
while still funded in part }
federal guvernment,

'7'% the
requires o larger
Hfore.

local commitment than ever be

wing b aftordable

it should
e that many mft'zmunitiw
no longer aceept population grmsth

Against this backdrop,
SUFPEISE 16 ol

with open wms. When anvone proposes
the development of alfordable or
multifumily housing, ambivalence
about growth often shifts to hostility,
Hostility feeds and strengthens certan
mvths, and deep cémwtmtm} e :‘=twg>tmm
Mythg—
tmportant sources of ineaning

of how the world works,

in all
socteties—provide shared rationales for
conpnunity members o befove in
common werys, having o strong moral
component, with clear lines ?;?534 e
re Aff;é and wrong. ;Xiihf;t;g}‘z myths
are sometimes positive, they can
also serve as shields for deeper and
uglier motivations: racism, fear of
outsiders, and/or greed. When peo-

1[(‘ ar

ue against new high-density
and attrdable housing, often myths
are used Lo convinee decision-makers

that the new development and its
residents don't belong there.,
Traftie will be too heavy; schools
will hecome

This myth expresses an essential

truth: more units per aere mean

lower land costs per unit,

v if foca

sspeciabls governments allow
xsgzzi lers meaninglul density bonuses:

smal Ees unils cost less to build than

H
i

AR e 10 encoliraee gifkéi“i!?“

i

i
afl

to promote |

e %;ﬁ};ls!}; Catiforma cities do need

b it
ner densities,

Bt we also know from ex ;;{;ae 1108

and observation that nol all high-density

|

honsing s gz%%emi’mis* 1o %fm~§f§{=é>sm»=

downtown San Diego are sl examples
Fupper-income areas where housing

s are quite high. Similarly,
most Californians know that low-density
netghborhoods often aceommuodate
people of modest means. The residents
of these neighborhoods often moved
frer the |

{several decades apo) —and hefore

3

i shortly a homes were built

the huge escalation in Califoraias
home values that began in the early
1070, With assistance, many fami-
few with limited incomes will contin-
ohlsor-

e 1o buy honses i these ne

hoods, Many other low-income

overcrowded; buildings will clash
with existing neighborhoods; people
won't It ing and maybe even a
criminal element.

Upponents often believe these
myths. But ity essential to counter
these myths with facts, California
desperately needs new affordable
housing to reverse recent increases
i overcrowding and overpayment.
We also need new high-density
housing to support econorie stability
and prosperity, We need housing to
accommodate new workers and their
families and to economize on
infrastructure costs, while preserving
open space and reducing the
distance between homes and jobs.

Fortunately, the facts of
California’s recent experiences with
stordable housing
often contradict the myths. We can
now begin to rely

high-density and ¢

on this recent
experience to reassure concerned
n*w%vnt» that the myths don't have
to come rue.

households will continue to rent

le-fumily homes beeause they
offer more space in low-density
nerghborhoods.
For the most part, of course,
low-density neigh izssriizmiiﬁ offer more
expensive housing than high-density

f

areas. Detached homes cost much
more than most apartments and

condeminiums. Among new units, the
differer
rgh-des

]
i
likely to be aftordable than new sing
i

© 1 even more strking new

Wity units are much more

amily units,

Density 1s not always enough,

however. To ensure affordabiliy

local governments must éiﬁts%&"?ia"
with programs and additional

concessions H the new high-density
unils are also o be allordable. Fora
hist of resources on allordable housing
: see Hesources: Mak

: Affordable,

at the end




High-density and atfordaide housing will cause Yoo much batlic.

ct

Poopie who
drive toss,

e n atfordable housing own fower cars and

n California’s six largest metro-

reniers zms% over tE;rf e-fourths of rs, O1 & §§ ek
the households living below the
poverty line own no vehicles or only
one car, compared to 54 percent of
all households and 44 percent of
homeowner househo <§~a With lower

25 -

car ownership rates come fewer
trips, and fewer single cccupant
auto commutes, Aceording to the
National Personal Transportation
Survey in 1995, low-income

20

P

house hs;i s mutke 40 percent fewer
trips per household than other
households. Recent traflic growth 16
owes much to existing development.
In nany high-density neighbor-
hoods, and in most neighborhoods

Vehicle Miles Traveled (000 miles}
P

with a mix of housing types, vathe

isn’t a big problem. Fewer auto trips o :

. . les 1§15 g0
secur in higher<density areas, In a tan BE 26 65
neighborhood of 15 homes to the o

acre, one-third fewer aulo trips

altan avens, fwo-thinds of gﬁﬁ% -income households ¢
friv

2.0

1.0

oceur, compared to a standard
suburban tract.t A 1990 survey by

the Sierra Club Transportation
Commitiee found that for every

'%223“ Can

daubling of neighborhood density,

R ‘ . : Vet 1 it
vehicle miles traveled are reduced
by 2

{ar owne

(0 te 30 percent.

;tf’ 1

1ip rates are less in

higher density areas. Acoording to

recent American Housing Survey
data, multifamily developments

have lower car ownership rates than
sSifCe Dot

single-family home tracts, i
ips constitute the

Number of Vehicles
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%%gg%s»%%ﬁ%g%g a%%%%é%@’%%i f% aing public
infrastrunturs,

seryions and

ég‘sg&%g ggi %s‘%%é& o

pasbtie gﬁ%ﬁﬁ%@ and nfrastructore

igher-density residential
development requires less

extensive infrastructure net-
orks than does sprawl. California
developers must usually pay for
sufficient infrastructure capacity to
serve their own projects, When
communities cannot take advantage
CONOMIes (af seale in g;rmu‘mff

infy :

§"§;§;§},»s:§t%z‘zzaity he;us@i?’sg helps provide
economies of scale both in trunk
lines and in treatment plants. The

cost savings can be passed on to

new residents, and the smaller debt
foud can help ensure fiscal o
throughout the community.

tability

% =

sople who By %@ss

%i’? %%gggé‘z%g%wg%g zﬁ,g&% asttordabis %@%ﬁ%%%@g

fnhill development can sometimes
take advantage of unused capacity
in public services and infrastructure.
Communities can save taxpayers
and new residents money when
housing construetion is allowed in
areas where infrastructure and service
capacity has already been paid for
and is underutilized. Infill development
can also make use of a transit and
provide better ace .
while improving economic viability,

Higher-density infill residential
development can translate to higher
retail sales. By approving new high-
density development in infill locations,
communities can revitalize stagnant

a5 1o gervig

definitions of atfordable
housing, families should

0% of their
income to rent or morigage payments

ared utihit

devote no more than 3

Affordable housing
|

5 g "*%};iﬁ* of their

often means housing whose residents

%ari“i pm too |a

fneomes can %;iw i &’2&?!%"‘1}! of

oceupational and educational

backgrounds, Families earning |

fifths (809 of the area’s
median income are officially

than four-
lower-
income households: families eaming
ess than hal
known as

I of the median are
very low-income hoseholds,

sinentary
or high-school teacher in Mouniain
View (Santa Clara County), with a
gross monthly income of around
3200 e k) &
month in rent, which sis ‘ai
f

n afford to pa

et

low-ineome i f§;< e

alone: i the saly

commercial districts and increase
taxable sales—the primary source
of revene in most California
jurisdictions.

Aeccording to the American
Housing Survey, the development of
single-family homes is much more
likelv to cause strain on local
schools than high-density development.
In most cas

s, a single-family home
can have two to three times the
numbers of school aged children
per household.®

would be a very low-income
househeld. A starting <iérw{z‘af§%s*

controller in San Diego imijfz in
income barely higher than $31
would also a;mif ity fur afforda
Librarians, sheriffs’ deputies,
fire fighte
vital members of our communities
all need affordable

housin
HISEs,

. and many other

housing.

People motivated by these concers
may just need to “meet” the res
of z%z;z,émistzmi; and affordable housing

:é ryis

Residents often have been long time
members ol the community, and will
continue lo make coniributions 1o
their neighborhoods. For a list of
resources that can introduce people
fo those wha live i high-density
ansd affordable housing, see

Hesot

woes: Meeting the Residents of

the end of

wdalle Housing, al
this Feport
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H

Ho study in Salifornds has over shown et alfordabls
housing developments redues property values,

housing reduces property values.

any studies have been

- most significant factor
sting property values is the pre-
existing value of the lund in a given
communily of area,
on supply and demand,
proximily to major urban centers,

This s turn is
basec

nearby attractions (beachfront property,

panorumic views), any negalive
factors sach as environmental
contaminants, and availability of
adequate infrastructure and services,
Architectural standards and
adequate maintenance also strongly
influence property values, particularly
as they apply to afferdable rental
properties. Properly maintained
alfordable housing developments,
designed and built
to the architectural and aesthetic
standards desired by the community,
may even increase property values.”

with sensitivity

hen renis are guarg
miges nes ofien.

done. The truth 1s the single

# housing movs oo often io

sieed W ramsin

Tenure much more %mg:s%gi&ﬁ%; than
density in recent moves

=10 unit bulldings
210 B-unit bidgs

Ownors

» 10 unit bulldings Benters

2+t 9-unit bldgs.
single-

family
homes

 moved % Did not move
i past year

The ma;mfi of Both ranters ami b in Caiifornia netropolitan aress
mioye issg than once o yaar Homeowners move lusg oflan than ranters, but
avern renters move seldam snough to form srg»igm‘s Hiew to neighbors,

* Boyres LS. Dy
Ciakiard, San

ot of MUD, A

Log A

d{“@ Rivargide

- Bernaariing, sngd Anabud

%

Wil
,?T{%éi}}%{’

projects is less than [0 percent

- in their a

armually. This turnover rate is

approximately the sume o8 niost
farmly homevwners, around 10

single-

hildren, where the mother and
father sttend PTA meetings, and

percent, and much less than market-
rate renters,
Atlord:

invest in a s

spend their spare time enjoving

housing lenants parks and other conumunity facilities.

}é{?

shorhood and These families and other affordabile

community just as much as any housing tenants are concerned for

other resident. Affordable %m;f—« ing the public’s healih and safety just

tenants inchide families with school like: other residents of the community,




ﬁ%@%%ﬁ%z

ct #7

%’%@ «&:§§§§%%§%§ and afiordable housing underming communily

Bew aftordable and high-densily housing can always be

2

destaned to 18 inlo exis

ing communities,

ensily, as measured in units
v acre, can be a deceiving
measurement, but new housing
at between 20 and 50 units per acre
can be designed 1o it in most
California communities. The best
way to convince people of this is to

3

show them how well new housing
can fit into their neighborhoods. see
Resources: Increasing housing
densities, at the end of this part, for
a list of slide shows and videos.

Communities can also achieve

higher densities by filling in the
existing urbun fabric with second
units, duplexes, and conversion of
outmoded or abandoned commercial

butldings. Local governments most
often encourage inlill by reducing
regulations and restrictions,
affordable differs
fittle or not at all from any s;ihfﬁr
development. When BRIDGE
Housing opened its affordable
Pickleweed housing development in
upsecale Mill Valley, potential buyers
for neighboring condominiums
mistook Prekleweed for the market-
rate project. And when Habitat for
Humanity built its selt-help project
in Rancho Santa Margarita, local
developers and subcontractors
contributed materials identical to

housing

these used in nearby market-rate

,, . Bas & far nupe
g% ¢ %@%%%%g o noome lovels.

:’}sié}* does notl canse crime,
or many vears social scientists
have asked whether high-
density housing causes erime. Not
one study has shown any relationship
between §¥i§?§i§&§ on or housing densi

and vislent crime rtes: onee restdents’
incomes are laken into aceount, the
effect of density on non-vinlent crime

decreases (o non-significance,

Alter studying housing and
zaw%;:i vhaorhoods thiou gjma st the e LTIy
Newrnan conclu

Osear dedd that Ehe

{%f% §

gt and use of public spaces, and

particularly the
control that residents have over these

sense of ownership and

arens, has far more signibeant alfect
on crime than density or income lovels.

I neighborhoods suffering rom

disinvestment, particularly those
areas lueking jobs and community

erime can be higher.

rﬁ,t%i";%w&sg
Local governments can help
ii(gti X

crime by working with existing

s legitimate concerns ahoul

residents and law enforcemen

deve §<;§; community-hased strategies

o pedtuee orme,

homes. Thanks to sensitive work by
experienced architects, the new

townhomes fit in perfectly (see case

study}. These f%ef\«ﬁ%n;;mw;in are proof
that affordable
high-rise shums.

housing doesn’t mean
LS

Local governments can also help

protfect | the entire zﬁmsmztni\«,
including new affordable housing
residents themselves, by attending
to details at the project level. Most
imporiant is effective pz‘vée»w*z;;mi
i, with strong

tenant-screening and good security

onsite management,

systems. Design, too, can play an
if%’]i}i?f%‘iti role in protecting residents
and neighbors of high-density or
housi

affordable -, especially by

ensuring visibility. New developments
should also contain a mix of unit
types to accommodate different
kirwls of households, When residents
have different oceupations and
fypes
be home i the development almost
all the time,

family someone will probably




1 this decade, California’s

persistent affordable housing
hortage has become so
commonplace that it seems natural.
Planners and elected officials must
stop believing another pervasive
myth: that they can do nothing io
create affordable housing hm
report shows that many Cs

alifornia
communities now believe they have
resources, and will to
shelter. As
a result, they have established that,

the creativity,
house all those who need

in fact, California communities can

hf’f{f(}l}}ﬁ more ("i%)é,‘ﬂ* more Eii'fi,'f"piiﬂg.
and better places for old-timers, new

immigrants, or their children.

igh-technology firms create
thousands of jobs in Silicon

. Valley, but housing
construction does not keep pace.

New workers have to commute long
: to reach their Asa
suiffers from

distance
resiit, Si

- jubs,

licon Yalley
some of the worst traflic in California
aned from the State’s %’zég_z%ze‘%t ?m;mng

prices. In the late 1980s, San Jose

set out to clear traflic and ease the
housing shortfall by changing its
The Henaissance

project, on a S6-avee site in north

band-use policies.

San Jose, was originally designated

for research and development. It had
uding a

enough infrastructure -~ inel

. , .
wide road and convenient access o

planned light rail to handle a
number of new jobs.
in 1991, Renaissance

Associates, a pariners

large

1p between
General Atlantie Development and
Forest City Development, proposed
with the landowners that San Jose
rezone the site for over 1,500
moderate - and high-density rental
apartments and for-sale town homes,
neighborhood retail, and a day-care
center, San Jose readily agreed.
The project developers started
work early with neighbors living in
an existing single-family development
on the site’s northern boundary to

provide appropriate transitions into

Renaissance, while making best use
of the large existing road. In response
to neg

&

ghbors” concerns, the developers
foe Lz,fwi the lowest-density town
home component adjacent 1o the
existing residences, and provided
ample setbacks hetween the new
attached homes & the 1950s-vintage

single-family homes,

The §me%n;wr‘“ responded 1o
concerns about traffic by canceling
initial plans for a through sireet that
would connect hg*

hood with Renai

existing neighbor-

sance Village.
This high-density development
shows that often re pmtmi myths
about the effects of high- de'tz«»g%&
housing on public service

W

s and

transportation aren’t always true.
San Joses ambitious plans for
employment sésmz%u;mzc i the
aren led the City to require the con-
struetion of more infrastructure than
was eventually necessary both on
the site tsell and in neighboring

r. the City
determined that it could alleviate

areas of the City, Later

tratfic throughout its road network
by shifting the location of new resi-
dences and workplaces.
The composition of the project
ftordable
market-rate apar trments,

iselt, with over 250 a
apartments,
and atlached ownership units,

further assures balance between the

housing and Silicon Valley'’s new
jobs. The site design, which features
pedestrian-friendly walkways and
easy connections o the Tasman

Light Rail, will allow Renais

Village residents to leave th

cars—in their garages altogether.
The development also shows

that, with advance planning and sen-

sitivity to neighbors” concerns,

MBY sentiments can be prevented.

The neighbors and the developers

displayed an attitude of openness
that ensured both a smooth ap
process and a better project,

%m ?&ﬁ%@

@

proval

Yhe City of Irvine, one of
California’s largest planned
communities, Lid ted tens of
?;fsummiu of new jobs as the
information sconomy boomed. Bui
the City’s housing supply—especially
families with modest
incomes—aotild

housing for |
not keep up with
its job creation. In late 1990s, the
City and The lrvine Company,
which owns all the undeveloped

land in the City, identified a [5-acre
multifamily site as appropriate for

new affordable housing,

and

prent would
:

To ensure that such a large
prominent new develo
fit into West Park Vil
neighborhood that surrounds i, The

ge, the Irvine

Irvine Company contacted the Costa
Mesa-based archilecture {rm of
Melarand Vasquer & Partners
&Py MY %’

e *wmz»{ | the

vhich had also

z

dense and hig

popular Corle Bella town homes

across the street from the project




¥

San Paule's 382 units in
27 separate buildings, with flats and
town homes of various sizes, San

designed

Paslo’s overall density reaches about
25 units per acre, with room left over
for two swimming pools, generous
landscaping, a tot lot, and numerous
features to smooth the transition
from San Paulo’s surroundings into
its highest-density areas.

To show the City’s residents that
affordable hovsing and ils residents
helong in Irvine, The lrvine Company
also met early with West Park Village
residents. The neighbors were won

over by the open process and the
high-quality design. The lrvine
Company and the City emphasized
that San Paulo’s residents would be
members of the Trvine community.
Teachers, irehghters, and other
essential contributors to the City’s
life previously forced out of the City

es would find
an affordable place to live if San
Paulo were approved.

hy its high housing pric

Also kev to the project’s success
was the participation of its non-profit
partner, San Franciscos BRIDGE
Housing. BRIDGE provided vital
advice on affordable housing to the
other members of the development
team, assisted i the City's approval
process, and coordinated the project’s

financing, which came from City &

county sources and State-authorized
bonds and (ax oredits, with eredit

-

enhancement by Sumilomo Bank,
Lid. Forty percent of the units are
atfordable to fan

than half

iilies earning less
{of Orange County’s mvd ian
30,500 another |

income of | } units
are also designated as ;zigi;z‘siaﬁ}?fr to
low- and moderate-income families,
In E"véz‘it‘n the igé‘,‘%i“‘ii,igit“?‘ zix%:%}éisaf?i
by stadl
needed to overcome one key obstacle:
unfarmlian

aon-profit pariner, and (

. Hesiderny §¥§”€*¢’,€3§§{”é?g?i%i?il?ﬁ
fit the nz}iésx»«wﬁmf nol the reality—
of today’s mixed-income, non-profit
sponsored affordable housing, By

|
being sensitive to both the design of

surrounding developments and
neighboring residents” desires to
feel included in decisions, the
development team has created a
suecessiul model for emulation
throughout southern California.

idtown Sacramento boasts a

diverse mix of housing and

Midtown

1900

Victorian houses, some of which are

|

streets are lined with early

mall businesses.

oceupied by higheincome families,

others have heen converted inlo

mudtiple rental units and more siill

are oeeupiesd by offi vestype businesses,

primarily law firms.

Building family housing in an
established downtown isn't easy, but
Merey Housing (

califormia demonstrates
that when the lines of communication
are opened, a dense multifamily
project can gain public support.
Saint Franeis of Assisi
Elementary School and Church is

focated i a midiown neighborliood,

a block from historie Sutter’s Fort

and nearby a number of boutiques
interspersed in a largely residential
neighborhood. The School and
Church oceupied over hall of a city
block and the Church had rights to
the entire block. The bishop was
interested in developing housing on
the underutilized area of the block.
One of the famous Victorian houses
succumbed to a fire by transients.
The Church had the remains removed
and was left with an eyesore and
p{}imtiiaﬁv hazardous attraction next
to the School playground. Although
there are hzg?m;sm housing elderly
residents in the midtown neighbor-
hood, community members and
Saint Francis parishioners didn’t
perceive an affordable multifamily
ing project fitting in to the

existing residential neighborhood,
There was significant opposition to
building such a project.

California
enlisted the assistance of Michael

Merey Housing

Friedman, an experienced in fill
development architeet with Tong
and Bottemlby, 1o conduct a series of
workshops to listen to community
and parishioner concerns. To build
the desired number of family
composed of one-

Hniis
L bwoe, and three-
bedroom units, the architectural

firm designed the building from the
instde out. Conscientious of local

resident concerns, the project saved
the Srhool ple

wround while pre-
serving the E’?!‘éww of the new 46
dfﬁmrisi > family housing units.
Additionally, local input resulted in
new public space for the community
to enjoy. The project has been built
and oceupied for several years and
has become an integral part of the
midiown S'i%‘l‘>‘§}E§£}s§3nfs!f Residents
and parishioners, who at first feared

the project, now point with pride to
the community asset they had a

hand in ereating,




Cwho o

Hhe sloping landscape at the
northern downtowh edge of
San Diego Bay was once
home to the many ltalian families
lerived 4 living from the highly
successful tuna fishing industry.
Although large-scale commiercial
fishing is now a memory, the district’s

Rinanh B

6 Uritesshers of Exierty Hoasing

southern European character
remains, Always a neighborhood
first and then a commereial and
light industrial center, Little Ttaly’s
spirit is perhaps best typified by the

rebuilt Washington Elementary

School and development of the
adjacent Amiei Park, which serves
hoth as a playground for the school
and a park including a boeee ball
court for the community. ts lovely
vistas now offer an urban neighbor-
hood with single~-family homes,
condominiums, lofts and apartments.

The India Street commercial strip is
alive with Ttalian restaurants, small
cafes, art and graphic studios/galler
specialty shops and low-rise offices.
Little Traly Neighborhood
Development (LIND}, one of the
region’s most innovative residential

o5,

idens, was one of six new suceessiul
affordable housing projects that
has received the State Housing
Director’s Award for Housing
Development Excellence in 2000,
The Little lialy development
consists of 16 row homes, 12
alfordable rental lotts and 37
low- and moderate-income apart-
ments, This successtul development
demonstrates that smaller scale,
mixed-income housing can be
infilled in an urban setting,
Continuing infill for-sale and
rental residential projects is
further reinforeing litile Ttaly’s
distinelive character. Property has
been acquired recently by the
Redevelopment Ageney for future
housing developments.

—




gsources

% ome comunities will need to see
specific examples of good high-density
are} affordable hosing before being con-

vinced that they can live with it In other
iedents way need to meet people who
five in affordable housing, Alnost universally,
loeal governments and planners need adviee
and information sbout how best (o ensure the
design of quality affirdable and high-density
huvsing i their communities, Luckily
and mo

bawiks, sl

cases, 1

15 0
Eumd*

aboolkes, gsamg;hi;»h
. and videos-eare be
< st includes only a f’mx
resources; those interested are encou
comtact the California Department of Housi
and Comumminity Development (916/44
for vrdering in %mnmiim: an most of these pub-
Heations and for additional suggestions.

Winking Houging Mare Affordabile

Solutions for ¢
tire, Bay Aren

stughios, itzs‘izzfimg ash’i;itéw rewse, air rights
development, ikl deve !f;;m ent, second units
arud density bonus developments,

The Tmpact of
Subsidized Molu-Famly Housing on Urban
Neighborhoods, by Kdward Goetz, Hin Kin

Lam and Anpe Heitlinger, Centor for Urban
snd Regional Affairs and Neighborhood
Plansing for Community Bevitalization,
Minneapolis, Minnesota, 1996

“his 19849

: w, also from LHEAP, foruses on the
Sap Franciseo Bay Area, on teehnigues for
achieving Esms»r;’;z, affordability; available on
r HOCD for the cost of mailing gafm a
e information, call HOD at

ide sho

depo
916

A 1991 publi-
on {or Hural
an exhanstive

i of the €
\;

cnt
E%huam';‘ T

§ &zisé iimsnn. ,m%i press !w%im* of zi?wsm;w

E;m;azszf*, : .€,'i§ To ovder, exll CORH at

; 7 This
1992 publication by the US Department of
i anel Urban Development guides loca
govermments that want to establish committe
to identify and reform ordinances and policies
that reduee the supply of housing and

1. o arder,

,g»tgw» [T

c§§m‘l Fak
as, incl
hewgsi e, abtoslabd

s mbilland veactive m

call HUD User

zoring anid subiivision reform, wowth man-
agement, impaet fees, envicmmental legislation,
urwel Jf%rmme«ytmi;w reform, $29 inchules

shipping and handling, To order, call the

minute video (1989 by the U
Tnstitute promotes cost savings in single-family
Trough flexible development standards
ited processing, 95 for non-ULL
members, Ovder number A-17. To srder, call

A survey of
published papers on sub-
group bomes for the handi-
capped, and manvfactured housing, 14 con-
cluded that this beusing had ne significant
negative offects on the values of neighboring
properties. Some reported positive property
Free, To order, call HOD at

f:im« - E& Out of 15
sidized housing,

This paper uptated to reflect
19940 amendments to State law increasing the
permissible size of - I fesortbes the
sdvant ages of and statis ary requirements for
the m%wh;pmc*m of second units, Free, To
order, call HCD at 916/ 728,

Hieeting the Resldents of
&ffavdable Houslng

i A
dZ-munute video, Meighbors in I, documents
the experiences of three organizations in
establishing lacilities for the homeless, The
1991 video features interviews with residents
and elie tm as well as with ene-skeptical
neighbor who now advecate {or other similar
faethities, in Haywand, San Mateo Cownty
5. To order, call 916/447

fos Angeles, !

The City of Fremont
Housing Department produced a five-minute
video, now available through HCD inproducing
decision-makers und citizens to Ef e residents
of three of the Citys bond-finsnced mixed-
income apurtment projects, Festures inter-
views with residents of both subsidized and
pnsubsidized voits. For information on how 1o
abtain, call HOD at 916/464

A Tour of Affordable Housing,
feo produced by Marn
Feumenieal Asspciation for Housing
fEAHS projects

and the peaple who live there, i Marin and

Cantra Co
;;m%mw [

to-minutes. Recent

County”

s

(EAHY mbroduces several o

counties,
1o borrow. Call Betty Pagett at
W2 5H-THOO0.

wr purchise,

fears, comumunity perceptions: Analysis
of Affordable wid Market R

Late Housing
Hé*ﬁrwig;piﬁé*tzim iz; Cakland, Calif

wite with g section niled:
1¥ Hesonrees wl %&wv-sfJ%ca&é'a,a{ievf%tpa%;‘nimE;y;
meludes resources amd tools for

AMBY concey

shout housing

and especially affordable housing and/ov
high-density housing,

inoressing Housing Densities in
Bew angd Exisling Devslopment

‘f’sm%ai le Funnily Housing
{ w3 by Tom }cmm William
V’vi! s § (C fmimmm b Michael ?5 atok. and R
Thomas Jones. 1A cUrmw il Professional
Puhs ;«ciriszg, Bused on th >r§mtrmi AlA

g initiative and supported
by and NEA grant. This i an authorilative
iede to modern alfordable housing design

Diesten for Hogsing in
|

This landmark book provides areliitects,
tandseape architects, planners, developers,

advocates rament officials, and poli
‘m,ke w5 ‘mi? workuble answers for the de

0

Hesidential Devele rgmze*m by &

Yineent Seully, 137 pages Zod zeiiium. b4

15, 2000, Usban Land Institute (ULD

document provides innovative solutions to the
< of developing higher density housing

it

challer
§ at will be successiul in the markeiplace,

14 projects show he

Case studies of sihers
have implemented the best sew id
restdential development and design. 1
coversd range in density from si fainify
subdivisions o downtown high
spartments and dhusteate many up-to-the
minute concepts: new urhaniso, ransit-oriented
development, mised-income and mixed-housiong
types, arbun il and adaptive use. They

also revend trends and standards or developing
}Sié‘y ooty that g:m,zfi*‘ a sense of gai'éré* [EES
fand efficiently without compromising lvabiling
and that can pass the twin tests of govermnental
approval and marketability,

3,

o

gy

ghlights some of

the mewds, my

s and misconceptions about
contpact hous :

aml its role in he
e communitie
«f or re z;tw§ :
51 fe Tiviedual
(.00 dag‘tn«'i{,

cregte mors

may he purs‘i §
<uf’}; }6‘{?’

arnssto piih ‘
wk Newvember 19, 1999 16 provide
multifamiby design gui !
Pranning Commis

st an
for { »iiiim%

il grsm-iim “m*r'siﬁe ¢ a,zimgw?é'x
~density developments that
ov comunity support, and highlights the
of for sernments in thelr al

aned constr I 1 zs}etnzf ers:
mientbe

fit late

iz»:m

,!‘%iiiééi




This publivation, by San
Franciseo's Greenbelt Alliance, di :
s using vacant band more effectively,

Emmfm« more housing along mujor streets,

ing homes and people downtown, adding
omiits on existing home si 16l

3 w longer needed for industry

that connnunities can use o accommodate
more housing while meeting concerns about
eommunity character and open space. 9. T

arder, eatl Greenbelt Alliance at 115/543-4201.

Transit-Urleniad, Wired-Use and
infilt Bovelopment

maker’s Guide to Infill Development, The
Jarmary 2001 publication frons the Local
Government Commission helps to snswer two
of a pulicymakers most frequently asked
guestions: “Why build o town?” and “What
can local government do to encourage infill
development?” This gundebook s
mmber of wavs (i create nfill development in
vour community, These include: planning
proactively: assuring public puticipation:
using public facilities and developmient to
attraet investment: assisting with project
fnancing zoning for siixed-ase and higher-
derpity ¢ §f'\»}‘vsnmzs encotraging rehabilitation;
m'gm*imsr sfukmci assistance; streamlining the
sess; providing public services; and
& toxie contamination.

e

Polieymaker's
3 evelopmont. This
s 4 companion guidebook on transiteorionted
development frons the Loeal Covernment
Compmission. More and more, community leaders
nre recognizing that building residences,
stores and work places near transit stops can
play & major role in creating places where we
enjoy lving, working and plaving,
addresses the

The guide-
vestions of “why imiiti
1y shoukd elee ted
geneies and developers

‘5?(3(
near fransit?” and
officials, fandeuse o

pay more attention tu development near transit
than to any other kind of development?” The
guidebook has belpful advice, model exanples,
and rezources to help create livable,
transit-oriented communities in vour

Hotes

ewide Housing Plan: Baising the Rool
i Housin
and Constrats 19

resion,

velonment Protections
0, California

P

Department of Housing and Conmnunity
Development, May 2000

i
ty Cpiais

P g;:*s‘%,

L9 7m Metropolitan
ssiseion, 1990 Household

Cambridge Svstematios and Parsons
Brinckerhoft Ouade & Douglas, Making the
Pared Use Transportation Air Quality
£
12

onmestion: Analysis of Alternatives, Vol 5
riends of (}uun}(;

“American Housing Survey, 1999; National
Mudts Housing Council, Research Notes,
August 24, 2000

Paul Cannmings and John Landis,
ationships be tween Affordable Housing
Bevelopments and Neighboring Property
Values™ (Rerkeley: {YN?(’}"}*E?& of California
nstitute of Urban & Regiomd Development, 1993)

‘R

“California Department of Housing and
Comsmunity Dev *ifr;;xamii “The Effects of
Subsidized and Affordable Housing on
Property Values: A Survey of E’ie*.«»w;(i v
(Bacramento: DHUD, 1988), 2

uhtished by the Callfomis
Fanning Roundiable

The California Planning Houndiable i
organization of experienced planning
professionals whe are membirs of the
American Planning Association. Membership
is balanced between the public and private
sectors, and between Northern and Southern
California, The mission of the Boundiable is
1o promote creativity and excellence in
planning by providing leadership in addressing

H i

ant, unresolved planning
California.

SUOR 1

Hembers of the Californiz Planning
Boundiable, May 2003
St Corpertey
AICE Commmity Redevslipiment Agency, Gily of Los Angekes
Eintis Goviolin
AlCE Cs’?f of Mountain View
aut 8. Drawtord
%238 Crawdord Multut & Clrk Associstes, San Luis Dbwspo
Lathy £ Cropwsll
Calit Bept. Housimg and Community Development
fimdn €. Dadlon
Fill, AICP, California Polytechnic State University,
54 Luds Obispo
Bi éﬁf?{!;}, 1!%’?1?8

Ww
and Bhatia, San Francisco

&%;ggx, ff}mﬁ}w;ﬁy & Environment, Berkeloy

Jompt Fabhenky
MCF, San Diego Association of Goverr

s, San Disgo

Sian Holbmon
FAICH Stanfoy R Hoffman Associates, Los Angeles

B thomaes Jaooboon
JO, AICE, Sonoma State University

Yhutne Kabm
FAICE Kahsy/Wortimen/Agsociatss, Oakiand

frz Massa-Lavil
Paim Desert

Wi Hictiay
Undversity of Californis, Davis
Blohaet Boors

City of Petatuma

5

ek W Blokeung
San Clements

Bsherta Whamth
AICE Mundie & Associates, San Francizco

o Prog
FAICE, Gity of San Gabrie!

Harvin B, Boog
ACE Majriero, Smith and Associates, Paim Springs

3;»:?&@?3 B

By
;i!{??? {:;x 2

< i‘;{"z‘{:iﬁdgﬁ University

B, Bun Shas
AICE, Santee
% i

Hiched B Hephens
The AEL-CASE Companies, Colton

7]

Basan Shuldard PhE
FAICE Infollse, Berkeloy

Phroantis Toust
EIF Associntes, Lé?& Angeles

Frask Vgl
FAICE DFDS, URS Corporation, Los Angoles
Mk

AICE i?ziy @f Qg;i er ézf};

Profect Toam

fv’fﬁ;ﬁ{{ fmf}ag@r
wean BeSanbs

gram, Los Angeles

(2 iaf’i Savramenty

i

iates, Ciaremont




ATTACHMENT 2



Town of Mammoth Lakes
Community Development Department
P.O. Box 1609, Mammoth Lakes, CA 93546

Date: May 22, 2008

Subject: Shady Rest Neighborhood District Plan (NDP) for the Hidden Creek
Crossing project — Meeting notes

Summary of Shady Rest NDP Framework issues from May 13 and 14, 2008:

» Develop an alternative of 172 units to express the 1991 Shady Rest Master Plan.
Discuss appropriate scales (i.e. type, size and finish) of community amenities
and how community amenities relate to density.

Evaluate an appropriate amount, type, and location of retail uses, if any.

» Prepare a housing demand and needs analysis (Mammoth Lakes Housing, Town
and applicant - not part of Wallace Roberts and Todd’s scope)

* Analyze how the site should integrate with and impact the surrounding
neighborhoods, including the sphere of influence.

» Discuss appropriate building mass, scale, setbacks, and architecture.

Discuss traffic impacts and traffic calming techniques.

» Prepare an expanded mobility diagram to show feet-first connections to
destinations, such as VONs, schools, and public lands (these destinations will
extend outside of sphere of influence).

» Prepare a transportation demand management study to evaluate appropriate

parking ratio(s) for affordable housing while balancing needs and quality of life

(Town’s consultant, Nelson Nygaard - not part of Wallace Roberts and Todd's

scope)

Analyze the potential for a public parking facility.

Discuss wetlands and open space design, management, and accessibility.

Analyze options to incorporate sustainable design practices.

Evaluate adequate snow management (snow storage and removal) techniques.

Discuss ways to improve existing storm drains and provide adequate storm drain

systems.

@ & & & »

Planning Commission adopted a revised district sphere of influence (expanded west to
Joaquin Road and shortened to the north side of Main Street) and a modified scope of
work for the Shady Rest NDP to include the above issues (5-0 vote to approve).
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Density and Impacts to PAOT
1.

General Plan (GP) HDR-1 designation
allows up to 12 units/acre; GP Policy
L.2.D allows up to a double density for
qualifying projects; Shady Rest Master
Plan designates 172 units, which is
more restrictive than General Plan:
Master Plan can be amended w/o a GP
amendment.

. How to justify an increase in density

from 172 to 405 units (e.g. community
amenities and benefits)?

. Lower density could make this a great

place for workforce, such as middle
management.

. Heart of Mammoth (96B/C) history re

workforce use, including density.

. What amount of State Density Bonus

will be sought?

. Would the Y2 unit provision for studio

and 1-bedroom units of less than 850
s.f. be allowed on this site?

Land Use
7.

What are appropriate commercial uses
and sizes for residents vs. creating
competition with existing commercial?
Wouldn't residents of project want
retail?

Economic Trade-QOffs

. To be discussed through the NDP and

project evaluation processes.

. To be discussed through the NDP

process.

. To be discussed through the NDP and

project evaluation processes.

. To be discussed through the NDP and

project evaluation processes.

. To be discussed through the NDP and

project evaluation processes.

. To be discussed through the NDP and

project evaluation processes. The
Town can decide if this provision is
appropriate or not appropriate because
the application will be for a master plan

amendment, which is a legislative
action  (requires  Town  Council
approval).

. To be discussed through the NDP

process. Economic Research
Associates (ERA) recommended that
the Town focus on the development of
“town centers” at the North Village and
Old Mammoth Road.

8. How can we address Mammoth Lakes . The project application requires a
Housing’s (MLH) needs such as unit housing demand/needs study. Also,
type and affordability levels? Housing Element will be updated

within the year which will provide
additional information.

9. Are the existing MLH projects . See above.
occupied? Do we need additional
workforce housing units? How much
more?

Daugherty Page 2 of 5




10. What is the business plan for the
project?

Sphere of Influence

11. How to deal with overlapping districts
such as North Old Mammoth Road
District Study?

12. The project should integrate with the
surrounding neighborhoods, including
density; density relates to the sense of
place.

13. Social issues expressed in Leigh
Gaasch’s letter to the MLPD, Lt. Short
(e.g. drunks, trespassing, etc).

14. Sphere of Influence should include
Lupin and Joaquin streets (all of Sierra
Valley Sites).

15. Sphere of influence should be
expanded to include MLTPA GIC
points to west/east; Tallus trail;
connections to VONs, Gateway,
Shady Rest Park, Town trails system;
schools and hospital via year round
feet first; extend to vital parts
of/connections to the community.

16. Sphere of Influence is too far to south
and north (it can stop at Main Street).

17.Sphere of Influence should = be
manageable and not excessively
large.

Character

18. Components and  Objectives  in
Wallace Roberts and Todd's (WRT)
PowerPoint presentation are good, but
are not materialized by test plans
(prototypes); concern re parking ratios
(balance feet-first with AH needs);
integration w/surroundings; unit types
and sizes; future resident’s needs and
quality of life (families, storage, size of
units, comparable to market rate units,
snow storage, solar orientation, etc).

19. Building mass and scale should be
evaluated.

20. Good mountain architectural design is
needed.

10. To be discussed through the project
evaluation process.

11. Consultants ~ will review previous
district work to inform their NDP
analysis and recommendations.

12.To be discussed through the NDP
process.

13. To be discussed through the NDP
process as they relate to a livable
workforce neighborhood. Also to be
discussed through the project
evaluation process.

14. Sphere of Influence has been modified
by Planning Commission to include
Lupin and Joaquin streets.

156.To be discussed through the NDP
process through an expanded mobility
diagram that includes these
connections.

16. Sphere of Influence has been modified
by Planning Commission to stop just
north of Main Street.

17. Sphere of Influence has been modified
by Planning Commission and will be
considered by Town Council.

18. To be discussed through the NDP and
project evaluation processes.

19.To be discussed through the NDP,
CEQA and project  evaluation
processes.

20. To be discussed through the NDF and
project evaluation processes.

e Paugherty




Circulation, Mobility and Parking

21. Can the traffic concerns for the Sierra
Valley Sites be addressed through the
Shady Rest NDP?

22. A detailed traffic analysis needs to be
prepared; Laurel Mountain Road is
already dangerous (north facing slope)
and there will be impacts from both
Clearwater and Hidden Creek
Crossing projects, including Level of
Service (LOS).

23. Street connection to Center St may
resuit in high ftraffic speeds/cut-
through/safety issues.

24. Tavern/Laurel Mountain intersection is
dangerous and is used as a cut-
through to avoid the traffic light at
Main Street/Old Mammoth Road.

25. What if Dorrance Drive went through
to Chaparral? Could eminent domain
be used to in the future to get a road
connection to Manzanita?

26. A 500 ft winter walking distance is

more  appropriate  for  visitors.
Residents will walk farther in the
winter.

27. With this project, a mid-town lift
expansion is a possibility.

28. Pedestrians and bicyclists’
connections should not be added as
an afterthought (MLTPA letter dated 5-

13-08).

29.How do people access the
wetlands/open space? Where would
they park?

30. Public parking facility should be
discussed as stated in the General
Plan under Special Study Areas and
Physical Development Diagram.

Recreation and Community Amenities
31. "Open Space” needs to be defined.

21. A separate NDP will be prepared for
the Sierra Valley Sites to address this
as determined by scoping. The Hidden
Creek Crossing application requires a
traffic impact analysis for CEQA,
which will address impacts of the
proposed development on traffic in
other areas of town including Sierra
Valley Sites.

22. To be discussed through the NDP and
CEQA processes.

23. To be discussed through the NDP and
CEQA processes.

24.To be discussed through the NDP and
CEQA processes.

25. Commission and public response was
that this would be a cut-through that
worsens traffic; this would be an issue
if one-way circulation was imposed.

26.To be discussed through the NDP
process.

27.To be discussed through the NDP,
CEQA and project evaluation
processes.

28.To be discussed through the NDP
process.

29.To be discussed through the NDP
process.

30. To be discussed through the NDP
process.

31. To be discussed through the NDP and
project evaluation processes.

Daugherty
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32. Need functional open space.
33. Scale of community amenities.

Environment and Natural Resources
34. Need to save trees.

35. The wetlands area is a liability. Whose
liability is this? Who will maintain?

36. What does wetlands accessibility
mean?

37. How would the wetlands/open space
be managed?

38. Sustainable plan should be

incorporated into design.

Public Infrastructure and Facilities
39. Need adequate snow storage.

32.To be discussed through the NDP
process.

33.To be discussed through the NDP
process.

34. To be discussed through the NDP and
CEQA processes.

35. To be discussed through the NDP and
CEQA processes.

36. Physical and visual accessibility; the
WRT prototypes/tests include a buffer
for the required buffer that would allow
for a trail along the wetland.

37.Options are open for discussion:
nothing has been proposed or
decided.

38.To be discussed through the NDP
process.

39.To be discussed through the NDP,

CEQA and project evaluation
processes.

40. An adequate storm drain system is | 40.To be discussed through the NDP,
needed to address issues in Sierra CEQA and project evaluation
Valley Sites prior to construction. processes.
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Planning & Design

April 29, 2008

| Revised May 22, 2008

Jen Daugherty

Assistant Planner

Town of Mammoth Lakes
PO Box 1609

Mammoth Lakes, CA 93546

Re:  Town of Mammoth Lakes, Shady Rest/Hidden Creek Crossing District

Philadelphia | Planning Study Part 2 (WRT #5123-05.99) PROPOSAL - Revised

Coral Gables

Datlas Dear Ms. Daugherty:
Lake Placid
san Diego Having completed the first portion of the Hidden Creek Crossing District Planning
Study (Analysis and Options), we are delighted to continue the efforts with Part 2.
We have reviewed the Town Council Revised Policy (April 2, 2008) and the Town’s
scope of work for the Shady Rest District Planning Study (October 18, 2007) and
propose the following efforts to complete the Planning Study. The following pages
outline our understanding of the scope of work, project goals and tasks at hand as
well as a proposed fee.

San Francisco

From your direction, we know that the study area will also incorporate a Iaxgur sphgrc
of influence muludmg; y North Old Mammoth Road, as shown on yeussnapthe P
Commuission’s adopted sphere of influence map. The scope follows the District
Planning Process adopted by the Town Council in June, 2007 and modified in April,
2008. The approach addresses:
1. Implementation of the 2007 General Plan direction and population limitation
of 52,000 people.
2. Community design, site context and opportunities and constraints to inform
the Hidden Creek Crossing Master Plan
3. Identification of uses and development program, circulation and facilities for
the study area.
4. Development of guidelines in the form of building massing, design standards,
ete. to express the community values
5. Summary in the form of a Special Study document and communication with
focus group, the public and decision makers.

Wallace Roberts & Todd, 619.696.9303 Kathleen A Garcia, FASLA
1133 Columbia Street, Suite 205 www wrtdesign.com Ch License LA23T1
San Diego, CA 92101 fax 619.696.7935
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Following your review, please do not hesitate to call and discuss the proposal.

Sincerely,

Kathleen A. Garcia, FASLA
Principal

00 Mumoth Lakes Hidden Ureek Cros
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Page 3

2008

Shady Rest District Planning Study
‘Special Study’ Scope of Work

Part 1, under separate contract

The following scope of services is under completion as the work effort in Part 1 and
is listed here for reference only.

Task 1: Study Area Understanding

1.1 Applicant/Town Staft/Consultant Kick Off telephone conference
1.2 Resource Document Review/Relevant Background Information
1.3 Components of a Livable Workforce Neighborhood

1.4 Opportunities & Constraints

1.5 Summary Report of Understanding

Task 2: Options (3) Development and Review
2.1 Program Development

2.2 Three preliminary option concepts

2.3 Concepts Option Review

2.4 Option Evaluation

2.5 Summary Report

Part 11, Special Study Proposed Scope of Work

Task 3: Planning Process Meetings

3.1 Focus Group Meetings: At the discretion of staff, WRT will attend and
conduct the Focus Group Meetings to review the current work efforts with the Focus
Group. It is assumed that these Focus Group meetings will take place on the day/trip
of the Planning Commission/Joint Commissions Workshops.

3.2 Joint Commissions Meetings #1 A - Framework

*  Framework Meeting (May 13, Planning Commission only)

* Element Review/Issue Identification/Preliminary Options/Guiding
Principles/Review of Neighborhood Character description and direction
Workshop (May 13)

*  Recommendations: Framework Discussion (May 14 Planning Commission only)

st Lk Hidden Creek O
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WRT will present the review of the existing conditions and issues as well as
preliminary options to the Town Planning Commission for their review, concurrence
and direction.

3.3 Joint Commissions Meeting #1B - Optional Meeting if directed by Planning
Commission: If requested, a second Issues/Preliminary Options meeting will be held
with the Planning Commission/Joint Commissions to further explore the range of
issues and the optional directions.

3.4 Joint Commissions Meeting #2 - Options Workshop:

Following the first joint meeting(s), the second Joint Commission meeting will be
conducted to review the refined options based upon the comments of Meetings #1A
(and 1B if conducted).

35 Planning Commission Meeting #3: - District Plan Acceptance
WRT will present the review of the guiding principles and draft District Plan to the
Town Planning Commission for their review, concurrence and acceptance.

Task 4: Draft District Planning Study Development

4.1 Preferred Alternative Refinement: Based upon the input of the focus group,
Joint Workshop, applicant and staff direction, WRT will refine the preferred
alternative for District Plan development.

42 Preferred Alternative Review: WRT and staff will review the refined
preferred alternative (conference call) prior to documentation of plan.

43  Administrative Draft Planning Study Development: From the Joint
Commissions/Planning Commission, focus group and Town staff input, WRT will
develop the elements of the Draft Planning Study, per the following outline.
1. Executive Summary
2. Introduction
a. Study purposes & objectives
b. Development & conservation issues
Project location
Planning area information
District Plan type
Policies and regulations
Relationship to General Plan
Relationship to adjacent District Plans
Consistency
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3. District Plan Analysis and Recommendations
a. Major land use descriptions
b. District description and assessment
1 Dc.,ns;ty ranges and i im pacts,
y express the 1991 Shady Rest Master Plan
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4. Planning and Regulatory Provisions

a. Plan Development Policies

b. Land Use Regulations

¢. Design Standards

Program of Implementation Measures

a. Regulations & Ordinance descriptions to implement

6. Appendices

LAy

WRT will document the planning study with text and graphics to illustrate the
concepts. WRT anticipates producing an Administrative Draft (unformatted) for staff
review and comment.

4.4 Draft Planning Study Documentation and Review: Based upon the comments
on the Administrative Draft, WRT will prepare a final Draft (formatted) prior to the
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Focus group Meeting and Planning Commission. Comments from the focus group
meeting and Commission meeting will be summarized for the report’s appendices.

4.5  District Planning Study: WRT will prepare the Administrative Public Review
Draft of the District Planning Study based upon Planning Commission input.

4.6 Staff will review Administrative Public Review Draft and provide direction to
WRT for incorporation into final document.

4.7 WRT will provide staff with digital copy of final district plan for adoption.
Task 5 Optional:

5.1 Additional Community Meetings: WRT will be available for additional
meetings on a Time & Materials basis for additional staff, community, focus group,
Commission, or Town Council meetings. Additional meetings can be negotiated as
necessary.

Products:

Meeting Facilitation: Joint Commission meetings will be facilitated by WRT.
Discussion materials for these meetings and a summary of the meeting discussion and
conclusion will be provided in the document report.

District Plan: As agreed upon by staff and applicant, the product for this District
Plan will consist of an 8.5x11 document approximately 50 pages in length, and with
specific diagrams and or sketches to illustrate the written contents. Studies and
information found in other key documents (EIR, Design Guidelines, Applicant
package ctc.) will be referenced and summarized rather than repeated.

Fee:

Assuming a schedule of approximately five months and 3 trips to Mammoth Lakes
(2@Focus Group/Planning Commission, L@Joint Workshop) the following outlines
the fees for WRT professional services:
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Task fee
| Study Area Understanding (under prior contract) $ -
2 Option Development & Review (under prior contract) $ -
3 Planning Study Meetings $ 11,520.00
4 District Plan Development & Acceptance $ 58,400.00
Labor Subtotal:  $ 69,920.00
Reimbursable Expense estimate:
3 Trips to Mammoth (mileage only) $ 1,650.00
*Hotel Room allowance (2 nights/trip/1 person) $ 900.00
Other Reimbursable Expenses Estimate (printing, etc) $ 1,000.00
Reimbursable Subtotal: $ 3,550.00
TOTAL: $ 73,476.00
Optional Task fee
5 Labor allowance for additional meeting per meeting $ 7,680.00
*Travel/Subsistence per additional meeting $ 900.00
Subtotal: % 8,580.00

*Reimbursable expenses will be at cost + 10% and are estimated above — actual cost may vary based
upon provisions and seasonal rates.

(End of scope of work)
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CONSULTING AGREEMENT

This agreement made as of this 27" day of May 2008.

Between: (TOWN)
Town of Mammoth Lakes (
P. O. Box 1609
Mammoth Lakes, CA 93546

And: (CONSULTANT)
WRT, Planning & Design
1133 Columbia St., Suite 205
San Diego, CA 92101

WITNESSETH THAT WHEREAS:

A. It has been determined to be in the TOWN’s best interest to retain the professional
services of a consultant to provide planning services related to Hidden Creek Special

Study.
B. CONSULTANT is considered competent to perform the necessary professional services
for the TOWN.

NOW, THEREFORE, it is mutually agreed by and between TOWN and CONSULTANT as
follows:

1. CONSULTANT shall furnish all of the services as described in Exhibit A that is attached
hereto and incorporated herein by this reference.

2. TOWN shall compensate CONSULTANT in the amount and pursuant to the conditions
and schedule contained in Exhibit A, which is attached hereto and incorporated herein
by this reference. The maximum compensation to be paid to CONSULTANT under this
agreement shall be $82,050. This amount is inclusive of Optional Task 5.

3. CONSULTANT shall be responsible for the professional quality, technical accuracy,

timely completion, and coordination of all reports and other services furnished by the
CONSULTANT under this Agreement.
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4.

Any licenses, certificates, or permits required by the federal, state, district, or municipal
governments for CONSULTANT to provide the services and work described in

Exhibit A must be procured by CONSULTANT and be valid at the time
CONSULTANT enters into this Agreement. Further, during the term of this Agreement,
CONSULTANT must maintain such licenses, certificates, and permits in full force and
effect. Licenses, certificates, and permits include, but are not limited to, driver’s licenses
or certificates, and business licenses. Such licenses, certificates, and permits will be
procured and maintained in force by CONSULTANT at no expense to the TOWN.
CONSULTANT will provide TOWN, upon execution of this Agreement, with evidence
of current and valid licenses, certificates and permits which are required to perform the
services identified in Exhibit A. Where there is a dispute between CONSULTANT and
the TOWN as to what licenses, certificates, and permits are required to perform the
services identified in Exhibit A, the TOWN reserves the right to make such
determinations for purposes of this Agreement.

CONSULTANT hereby indemnifies and holds harmless TOWN and its officers, agents
and employees from any and all liability or claim of liability, including attorney fees,
arising by reason of personal injury, death or property damage and resulting from
CONSULTANT’S negligent acts, willful misconduct, recklessness, errors, or omissions
in the performance of this Agreement.

CONSULTANT shall procure and maintain for the duration of this Agreement insurance
against claims for injuries to persons or damages to property which may arise from or in
connection with the performance of the work hereunder by the CONSULTANT, his
agents, representatives, or employees.

Minimuom Limits of Insurance
CONSULTANT shall maintain limits no less than:

A. General Liability: $1,000,000 per occurrence for bodily injury, personal injury and

c o

e

property damage. If Commercial General Liability Insurance or other form with a
general aggregate limit is used, either the general aggregate limit shall apply separately to
this project/location or the general aggregate limit shall be twice the required occurrence
limit.

Automobile Liability: $1.000,000 per accident for bodily injury and property damage.
Employer’s Liability: $1,000,000 per accident for bodily injury or disease.
Workman's Compensation: $1,000,000 statutory minimum.

Professional liability: $1,000,000 per occurrence.
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Verification of Coverage

CONSULTANT shall furnish the TOWN with original endorsements effecting coverage required
by this clause. The endorsements are to be signed by a person authorized by that insurer to bind
coverage on its behalf. All endorsements are to be received and approved by the TOWN before
work commences. TOWN reserves the right to require complete, certified copies of all required
insurance policies, including endorsements effecting the coverage required by these
specifications.

7.

10.

1.

13.

14.

All original documents, records, drawings and other material prepared by
CONSULTANT under this Agreement, shall become the exclusive property of TOWN
and shall not be used in any manner without prior consent of TOWN. Any reuse of such
documents, records, drawings, and other material by TOWN on any project other than
that covered by the Scope of Services as described in Exhibit A, shall be TOWN’s sole
risk and without liability to CONSULTANT.

The performance of services under this Agreement by certain professionals is significant
to TOWN. CONSULTANT shall assign the persons listed in Exhibit A to perform the
professional services and shall not add or remove persons from the list without the
written consent of TOWN. CONSULTANT shall not subcontract any work under this
Agreement without obtaining advance written approval of TOWN.

CONSULTANT shall not assign or transfer any interest in this Agreement without the
prior written consent of TOWN, and any attempt to do so shall render this Agreement
null and void.

Either CONSULTANT or TOWN may terminate this Agreement with thirty (30) days
advance written notice.

If the CONSULTANT abandons the work, or fails to proceed with the work and services
requested by TOWN in a timely manner, or fails in any way to conduct the work and
services as required by TOWN, TOWN may declare the CONSULTANT in default and
terminate this Agreement upon five (5) days written notice to CONSULTANT. Upon
such termination by default, TOWN will pay to CONSULTANT all amounts owing to
CONSULTANT for services and work satisfactorily performed to the date of termination.

. This Agreement and its Exhibits are the entire understanding of the parties, and there are

no other terms or conditions, written or oral, controlling this matter.

CONSULTANT agrees that it has no interest, and shall not acquire any interest, direct or
indirect, which would conflict in any manner or degree with the performance of the work
and services under this Agreement.

This Agreement shall be governed by the laws of the State of California

. CONSULTANT is an independent contractor and hereby agrees and warrants that no

agency relationship, either express or implied, is created by the execution of this
Agreement.
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16.

17.

18.

19.

20.

CONSULTANT shall not discriminate against any employee or applicant for
employment because of race, religious creed, medical condition, color, marital status,
ancestry, sex, age, national origin, or physical handicap (Government Code Section
12940 et seq.).

The work performed under this Agreement shall be completed within the time and
schedule requirements as shown or described in Exhibit A. The consultant may request
for an appropriate extension of time in case of unavoidable delays and for consideration
warranted adjustments in payment for changes in the scope of work. The consultant shall
notify the TOWN immediately when changes in work are outside the original scope and
request the execution of a supplemental agreement.

If any portion of this Agreement or application thereof to any person or circumstance
shall be declared invalid by a court of competent jurisdiction, or if it is found in
contravention of any federal, state, or district statute, ordinance, or regulation, the
remaining provisions of this Agreement, or the application thereof, shall not be
invalidated thereby and shall remain in full force and effect to the extent that the
provisions of this Agreement are severable.

This Agreement may be modified, amended, changed, added to, or subtracted from, by
the mutual consent of the parties hereto, if such amendment or change is in written form
and executed with the same formalities as this Agreement, and attached to the original
Agreement to maintain continuity.

Any notice, communication, amendments, additions, or deletions to this Agreement,
including change of address of either party during the terms of this Agreement, which
CONSULTANT or TOWN shall be required, or may desire, to make, shall be in writing
and may be personally served, or sent by prepaid first class mail to, the respective parties
as follows:

Town of Mammoth Lakes / Consulting Agreement Page 4 of 5
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TOWN

Community Development Department
Town of Mammoth Lakes

P. 0. Box 1609

Mammoth Lakes, CA 93546

CONSULTANT

WRT, Planning & Design
1133 Columbia St., Suite 205
San Diego, CA 92101

IN WITNESS WHEREOF, the parties have executed this Agreement as of the day and year first
above written,

CONSULTANT TOWN OF MAMMOTH LLAKES

Robert F. Clark, Town Manager
Kathleen A. Garcia, FASLA

Dated: Dated:

Town of Mammoth Lakes / Consulting Agreement Page 5of 3
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Shady Rest District Planning Study
‘Special Study’ Scope of Work

Part I, under separate contract

The following scope of services is under completion as the work effort in Part 1 and
is listed here for reference only.

Task 1: Study Area Understanding

1.1 Applicant/Town Staff/Consultant Kick Off telephone conference
1.2 Resource Document Review/Relevant Background Information
1.3 Components of a Livable Workforce Neighborhood

1.4 Opportunities & Constraints

1.5 Summary Report of Understanding

Task 2: Options (3) Development and Review
2.1 Program Development

2.2 Three preliminary option concepts

23 Concepts Option Review

2.4 Option Evaluation

2.5 Summary Report

Part 11, Special Study Proposed Scope of Work

Task 3: Planning Process Meetings

3.1 Focus Group Meetings: At the discretion of staff, WRT will attend and
conduct the Focus Group Meetings to review the current work efforts with the Focus
Group. It is assumed that these Focus Group meetings will take place on the day/trip
of the Planning Commission/Joint Commissions Workshops.

32 Joint Commissions Meetings #1 A - Framework

* Framework Meeting (May 13, Planning Commission only)

* Element Review/Issue Identification/Preliminary Options/Guiding
Principles/Review of Neighborhood Character description and direction
Workshop (May 13)

* Recommendations: Framework Discussion (May 14 Planning Commission only)
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WRT will present the review of the existing conditions and issues as well as
preliminary options to the Town Planning Commission for their review, concurrence
and direction.

3.3 Joint Commissions Meeting #1B - Optional Meeting if directed by Planning
Commission. 1f requested, a second Issues/Preliminary Options meeting will be held
with the Planning Commission/Joint Commissions to further explore the range of
issues and the optional directions.

3.4 Joint Commissions Meeting #2 - Options Workshop:

Following the first joint meeting(s), the second Joint Commission meeting will be
conducted to review the refined options based upon the comments of Meetings #1A
(and 1B if conducted).

3.5 Planning Commission Meeting #3: - District Plan Acceptance
WRT will present the review of the guiding principles and draft District Plan to the
Town Planning Commission for their review, concurrence and acceptance.

Task 4: Draft District Planning Study Development

4.1 Preferred Alternative Refinement: Based upon the input of the focus group,
Joint Workshop, applicant and staff direction, WRT will refine the preferred
alternative for District Plan development.

4.2 Preferred Alternative Review: WRT and staff will review the refined
preferred alternative (conference call) prior to documentation of plan.

4.3 Administrative Draft Planning Study Development: From the Joint

Commuissions/Planning Commission, focus group and Town staff input, WRT will

develop the elements of the Draft Planning Study, per the following outline.
1. Executive Summary
2. Introduction

Study purposes & objectives

Development & conservation issues

Project location

Planning area information

District Plan type

Policies and regulations

Relationship to General Plan

Relationship to adjacent District Plans

Consistency
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3. District Plan Analysis and Recommendations
a. Major land use descriptions
b. District description and assessment
. Density ranges and impacts, including an alternative of 172 units
to express the 1991 Shady Rest Master Plan
ii. Land use mixes, types and physical development characteristics,
including discussion of appropriate scales (i.e. type, size and
finish) of community amenities and how community amenities
relate to density; evaluation of appropriate amount, type, and
location of retail uses, if any;
iii.  Architectural and Community Character, including appropriate
building mass, scale, setbacks, and architecture
iv. Connections/Transitions within Sphere of Influence, including an
analysis of how the site should integrate with and impact the
surrounding neighborhoods, including the sphere of influence
v. Circulation, Mobility and Parking, including traffic impacts and
traffic calming techniques; an expanded mobility diagram to show
feet-first connections to destinations within and outside of sphere
of influence; and the potential for a public parking facility.
vi. Recreation and Community Amenities including wetlands and
open space design, management, and accessibility
vil. Contributions to a sustainable Town economy
viil. Public Infrastructure and Facilities, including evaluation of
adequate snow management (snow storage and removal)
techniques and a discussion of ways to improve existing storm
drains and provide adequate storm drain systems
ix. Environment and Natural Resources, including analysis of options
to incorporate sustainable design practices
4. Planning and Regulatory Provisions
a. Plan Development Policies
b. Land Use Regulations
¢. Design Standards
5. Program of Implementation Mecasures
a. Regulations & Ordinance descriptions to implement
6. Appendices

WRT will document the planning study with text and graphics to illustrate the
concepts. WRT anticipates producing an Administrative Draft (unformatted) for staff

review and comment.

4.4 Draft Planning Study Documentation and Review: Based upon the comments
on the Administrative Draft, WRT will prepare a final Draft (formatted) prior to the
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Focus group Meeting and Planning Commission. Comments from the focus group
meeting and Commission meeting will be summarized for the report’s appendices.

4.5  District Planning Study: WRT will prepare the Administrative Public Review
Draft of the District Planning Study based upon Planning Commission input.

4.6 Staff will review Administrative Public Review Draft and provide direction to
WRT for incorporation into final document.

47 WRT will provide staff with digital copy of final district plan for adoption.
Task 5 Optional:

5.1 Additional Community Meetings: WRT will be available for additional
meetings on a Time & Materials basis for additional staff, community, focus group,
Commission, or Town Council meetings. Additional meetings can be negotiated as
necessary.

Products:

Meeting Facilitation: Joint Commission meetings will be facilitated by WRT.
Discussion materials for these meetings and a summary of the meeting discussion and
conclusion will be provided in the document report.

District Plan: As agreed upon by staff and applicant, the product for this District
Plan will consist of an 8.5x11 document approximately 50 pages in length, and with
specific diagrams and or sketches to illustrate the written contents. Studies and
information found in other key documents (EIR, Design Guidelines, Applicant
package etc.) will be referenced and summarized rather than repeated.

Fee:

Assuming a schedule of approximately five months and 3 trips to Mammoth Lakes
(2@Focus Group/Planning Commission, 1@Joint Workshop) the following outlines
the fees for WRT professional services:
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Task fee

1 Study Area Understanding (under prior contract) $ -

2 Option Development & Review (under prior contract) $ -
3 Planning Study Meetings $ 11,520.00
4 District Plan Development & Acceptance $ 58,400.00
Labor Subtotal:  $ 69,920.00

Reimbursable Expense estimate:
3 Trips to Mammoth (mileage only) $ 1,650.00
*Hotel Room allowance (2 nights/trip/1 person) $ 900.00
Other Reimbursable Expenses Estimate (printing, etc) $ 1,000.00
Reimbursable Subtotal:  $ 3,550.00
TOTAL: $ 73,470.00
Optional Task fee

5 Labor allowance for additional meeting per meeting $ 7,680.00
*Travel/Subsistence per additional meeting $ 900.00
Subtotal:  $ 8,580.00

*Reimbursable expenses will be at cost + 10% and are estimated above - actual cost may vary based
upon provisions and seasonal rates.

(End of scope of work)
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Planning & Design

January 14, 2008

Ms. Ellen Clark

Senior Planner

Town of Mammoth Lakes
PO Box 1609

Mammoth Lakes, CA 93546

Re:  Town of Mammoth Lakes, Shady Rest District Planning Study (WRT
#5123-05.99) REVISED PROPOSAL

Phitadelphia

Coral Gables Dear Ms. Clark:
Daltas
Lake Placid We have discussed the Town'’s revised scope of work for the Shady Rest District

San Diego Planning Study with you and submit this “partial” proposal to develop the first phase

of the Planning Study. The following pages outline our understanding of the
abbreviated scope of work, project goals and tasks at hand as well as a proposed fee.
This proposal is also a result of our joint telephone conversation with the applicant’s
planner and applicant and removes any of the stakeholder meetings and District Plan
preparation until a later phase.

San Francisco

From your direction, we know that the study arca will also incorporate a larger sphere
of influence including North Old Mammoth Road, as shown on your map. This
revised scope follows the first phase of the District Planning Process adopted by the
Town Council in June, 2007 and your previous direction on October 18, 2007. The
approach addresses:
1. Implementation of the 2007 General Plan direction and population limitation
of 52,000 people.
2. Community design, site context and opportunities and constraints to inform
the Hidden Creek Crossing Master Plan
3. Identification of uses and development program, circulation and facilities for
the study area.

Following your review, please do not hesitate to call to discuss the abbreviated proposal.
Sincerely,

%

Kathleen A. Garcia, FASLA

Principal
Wallace Roberis & Todd, Inc 615.696.9303 Kathieen A. Garcia, FASLA
1133 Columbia Street, Suite 205 wwyw wridesign.com Ca License LAZ371

san Diego, CA 82141 fax 614.696.7935
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Shady Rest District Planning Study
‘Special Study’ Partial Scope of Work
(Phase 1 only)

Task 1: Study Area Understanding

1.1 Applicant/Town Staft/Consultant Kick Off telephone conference: WRT and
Town Staff will discuss the desired schedule and work products and review site
conditions with town staff by conference call. Town staff will arrange for the
applicant’s participation as requested.

1.2 Resource Document Review/Relevant Background Information: The thirteen
Town identified resource documents and all applications submitted by the applicant
(preliminary) as well as existing conditions information provided by the Town will be
reviewed for application to this study area. The prior Commission workshop bricfs,
District Plan Characteristics summary and opportunities and objectives will be
reviewed. The 1991 Master Plan, the 2002 USFS land exchange, the project’s
Economic Study, CEQA technical studies, as available, and the project application
will be reviewed. Key qualities and elements in these documents will be identified
and discussed as they relate to the District. Specific focus will be spent on the
development proposals in the study area and sphere of influence.

1.3 Components of a Livable Workforce Neighborhood: The community
components that make up a “livable workforce neighborhood” will be discussed and
analyzed as it relates to the Shady Rest District. The intent at this stage is to outline
the “assessment criteria” that alternatives would be assessed against as developed in
future stages.

[.4  Opportunities & Constraints: WRT will, from the review of conditions,
determine the opportunities and constraints to meet the objectives of providing a
“livable workforce neighborhood.”

1.5 Summary Report: WRT will prepare a summary report that identifies:

* Summary of Planning Context, site and relationship to Old Mammoth Road
District,

= Opportunities & Constraints

* Existing Conditions, Issues & Findings summarizing the key conditions and
findings will be prepared.

= Livable Workforce Neighborhood Assessment Criteria

MASHBE 2005 1 Manwnoth Lates Hiddes Cresk CrossingeShady Restrevined propossl 050114 WHR'T Shady Rest Hidden Crock Creasing $123-0% doc



January 14, 2008
Page 3

Task 2: Alternatives Development and Review

2.1 Program Development: WRT will work with Town Staff in light of the
capacity of the town and the objectives for affordable housing to develop program
option(s) for the site to fulfill the goals of a “livable workforce neighborhood”. These
will be reviewed with the Town prior to developing the alternative concepts and may
be refined based upon the physical manifestation in the alternatives.

2.2 WRT will prepare up to three preliminary alternative concepts (to be
determined with staff based upon the analysis and understanding, one being the
Applicant’s proposal) plus the no-project alternative (existing approved master plan)
for the District. These alternatives will develop a framework for discussion. They
will be preliminary in nature, and utilize the model unit developed by the applicant.

23 The alternative concepts will be reviewed with applicant and staff for
comment and direction. It is assumed that these alternatives will provide direction
and project description for the future CEQA analysis. Alternative review and
cevaluation criteria will be developed in conjunction with Town Staff.

2.4 Alternatives Evaluation: WRT will summarize the Alternatives Analysis and
address how the alternative concepts contribute and impact the Town generally and
District specifically based on the criteria established in Task 1.3. WRT will
coordinate with the CEQA consultant as needed.

2.5 Summary Report: WRT will prepare a summary report that identifies:

* Summary of preliminary draft Program

*  Summary of draft Alternatives

* Alternative Evaluations by consultant team

Task 3: Draft District Planning Study Development

Not a part of this scope of work

Task 4: District Plan Review & Acceptance Hearing

Not a part of this scope of work
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Task 5 Optional:

5.1 Stakeholder/Commission/Council/Community Meetings: WRT will be
available for meetings on a Time & Materials basis for staff, community, steering
committee, Commission, or Town Council meetings in Mammoth Lakes. An
allowance is shown here and can be negotiated as necessary.

Fee:
The following outlines the fees for WRT professional services:

Task Jfee
I Study Area Understanding (abbreviated scope) $ 12,480.00
2 Alternatives Development & Review (abbreviated scope) — $ 31,200.00
3 Planning Study Development (not a part) $ -
4 Distric Plan Review & Acceptance (not a part) $ -
Labor Subtotal:  $ 43,680.00
Reimbursable Expense estimate:
Reimbursable Expenses Estimate (printing, etc) $ 500.00
Reimbursable Subtotal:  $ 500.00
TOTAL: $ 44,180.00
Optional Task fee
5 Labor allowance for meetings per meeting $ 7.680.00
Travel/Subsistence per additional meeting $ 2,350.00

Subiotal: % 10,030.60
Reimbursable expenses will be at cost + 10% and are estimated above — actual cost may vary based
upon provisions and seasonal rates.

(End of scope of work)
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