RESOLUTION NO. 2014-33

RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF MAMMOTH
LAKES, STATE OF CALIFORNIA, ADOPTING THE
HOUSING ELEMENT UPDATE 2014-2019 NEGATIVE DECLARATION
AND ADOPTING THE HOUSING ELEMENT UPDATE 2014-2019
(GENERAL PLAN AMENDMENT 13-002)

WHEREAS, California Government Code Section 65588 requires local
governments to conduct periodic review and updates of the Housing Element
of their General Plan; and

WHEREAS, a request for consideration of a General Plan Amendment
was filed by the Town of Mammoth Lakes to allow the Housing Element
Update 2014-2019, in accordance with Chapter 17.112 of the Town of
Mammoth Lakes Municipal Code; and

WHEREAS, the Town of Mammoth Lakes Housing Element was
scheduled for revision by the State of California no later than June 30, 2014,
and the Draft Housing Element Update 2014-2019 was submitted for review
by the State Department of Housing and Community Development (HCD) on
April 17, 2014; and

WHEREAS, comments from HCD were received on April 29, 2014, and
those comments have been incorporated into the Housing Element Update
2014-2019 dated June 18, 2014; and

WHEREAS, on May 8, 2014, the Town of Mammoth Lakes Housing
Element Update 2014-2019 was found by HCD to meet the statutory
requirements of State housing element law (Government Code, Article 10.6),
and will comply with State housing element law when the Housing Element
Update 2014-2019 is adopted by Town Council and submitted to HCD, in
accordance with Government Code Section 65585(g); and

WHEREAS, the Town contacted Native American tribes regarding this
General Plan amendment pursuant to Government Code Section 65352.3;
and

WHEREAS, the Planning and Economic Development Commission
conducted a noticed public hearing on the application request on May 28,
2014, at which time all those desiring to be heard were heard; and
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WHEREAS, at the public hearing on May 28, 2014, the Planning and
Economic Development Commission unanimously recommended to the Town
Council adoption of the required CEQA findings and the Housing Element
Update 2014-2019 Negative Declaration (State Clearinghouse No.
2014032067), including the Addition and Response to Comments, and
adoption of the Housing Element Update 2014-2019, General Plan
Amendment 13-002; and

WHEREAS, the Town Council conducted a noticed public hearing on
the application request on June 18, 2014, at which time all those desiring to
be heard were heard; and

WHEREAS, the Town Council considered, without limitation:

1. The Agenda Report to the Town Council with exhibits;

2. The General Plan, Municipal Code, and associated Land Use Maps;
3. Oral evidence submitted at the hearing;

4. Written evidence submitted at the hearing;

S

. The Town of Mammoth Lakes Draft Housing Element Update 2014-
2019 Initial Study/Negative Declaration dated March 17, 2014, and
the Addition and Response to Comments dated June 18, 2014
(collectively the “Negative Declaration”); and

6. The Town of Mammoth Lakes Housing Element Update 2014-2019
dated June 18, 2014.

NOW, THEREFORE, BE IT RESOLVED by the Town Council of the
Town of Mammoth Lakes, California, as follows:

1. That the Town Council finds the above recitations are true and
correct.

2. The Town Council incorporates by reference all exhibits and
attachments cited in this Resolution.

3. Pursuant to the requirements of the California Environmental
Quality Act (CEQA), the Town Council makes the following
findings:

Findings for Negative Declaration
(CEQA Guidelines Section 15074)

a. The Town Council considered the proposed Draft Housing
Element Update 2014-2019 Initial Study/Negative Declaration
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dated March 17, 2014 and the Addition and Response to
Comments dated June 18, 2014 (collectively the “Negative
Declaration”) (SCH No. 2014032067), and finds that on the basis
of the whole record, there is no substantial evidence that the
project will have a significant effect on the environment.

b. The Town Council finds that the Negative Declaration reflects the
lead agency’s independent judgment and analysis.

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

d. A program for reporting on or monitoring mitigation measures is
not required because the project will not have a significant effect
on the environment.

e. The Town Council finds that project will not result in a safety
hazard or noise problem for persons using the Mammoth
Yosemite Airport or for persons residing or working in the project
area because the project will not have a significant impact on the
environment.

. Pursuant to the requirements of the Town of Mammoth Lakes

Municipal Code, the Town Council makes the following findings:

Findings for General Plan Amendment
(Municipal Code Section 17.112.060)

a. The proposed amendment is internally consistent with all other
provisions of the General Plan and any applicable specific plan or
master plan because the provision of adequate housing within
Mammoth Lakes supports the community’s overall economic,
social, and environmental goals by maintaining a local population
that patronizes local businesses, promoting family stability and
security, and reducing carbon dioxide emissions through the
reduction of long-distance home to work commutes (Vision
Statement and Policies E.3.J, L.2.A through L.2.D, and R.11.A).
The amendment would also continue to support residential
development within the urbanized area of town on properties
designated for such uses and at densities designated for those
properties. Furthermore, it would promote infill development that
would not conflict with the Town’s Urban Growth Boundary. The
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proposed amendment does not amend any specific plan or master
plan.

The proposed amendment would not be detrimental to the public
interest, health, safety, convenience, or welfare of the town
because the Housing Element Update 2014-2019 supports future
housing development in compliance with existing zoning and
development approvals.

The proposed amendment is in compliance with the provisions of
the California Environmental Quality Act (CEQA) because an
Initial Study/Negative Declaration was prepared, which found
that the project would have less than significant environmental
impacts and no mitigation measures were required.

The proposed amendment does not result in a mandatory
element of the General Plan being amended more than four times
during any calendar year because this will be the first
amendment to the Housing Element of the General Plan in 2014
(Municipal Code Section 17.112.080, Government Code Section
65358).

. Based on all of the findings, and all the evidence in the record or

proceedings in this matter, the Town Council hereby takes the
following actions:

a.

Adopts the Housing Element Update 2014-2019 Negative
Declaration (State Clearinghouse No. 2014032067), comprised of
the Draft Housing Element Update 2014-2019 Initial
Study/Negative Declaration dated March 17, 2014 and the
Addition and Response to Comments dated June 18, 2014;

Adopts the Housing Element Update 2014-2019, General Plan
Amendment 13-002, dated June 18, 2014;

Directs staff to file a Notice of Determination; and

Authorizes the Finance Director or his/her designee to transfer
appropriations from the Housing In-Lieu Trust Account and to
make appropriate budget modifications to the Fiscal Year 2013-
2014 Budget as follows:

Workforce Housing Fund:

Expenditure:
Legal Notice 880-000-28960-000 $2,231.25
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6. The documents and other materials that constitute the record of
proceedings upon which the Town Council’s decision is based are
located in the Town Offices of the Town of Mammoth Lakes, at 437
Old Mammoth Road, Suite R, Mammoth Lakes, California 93546
and Jamie Gray, Town Clerk, is hereby designated as the
custodian of these records.

APPROVED AND ADOPTED THIS 18t day of June, 2014

Qj@-é&ﬂb‘)’k_

JO BACON, Mayor

ATTEST:

JAMIE GRAY, Towy Clerk
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EXHIBIT 1

Housing Element Update 2014-2019 Negative Declaration
(State Clearinghouse No. 2014032067)

Draft Housing Element Update 2014-2019 Initial Study/Negative
Declaration dated March 17, 2014 and the Addition and Response to
Comments dated June 18, 2014
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Town of Mammoth Lakes
Draft Housing Element 2014-2019

Initial Study/Negative Declaration

March 17, 2014

Lead Agency:

Town of Mammoth Lakes

PO Box 1609

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

Contact: Jen Daugherty, Associate Planner
(760) 934-8989 ext. 260
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INTRODUCTION

This Initial Study has been prepated by the Town of Mammoth Lakes in order to assess the
potential environmental impacts of implementing the proposed 2014-2019 Housing Element
Update. Following preliminary review of the proposed Project, the Town of Mammoth
Lakes determined that it is subject to the guidelines and regulations of the California
Environmental Quality Act (CEQA). This Initial Study addresses the direct, indirect, and
cumulative environmental effects associated with the Project, as proposed. This Initial Study
includes a project description, envitonmental checklist, and discussion focused on issues
identified in the checklist.

The Initial Study was based on review of the Draft Housing Element for the 2014-2019
planning petiod, the Town of Mammoth Lakes General Plan (2007) and 2007 Genetal Plan
Final Program EIR, and other Town planning documents, as outlined in Section 1.3 below.

STATUTORY AUTHORITY AND REQUIREMENTS

In accordance with the California Environmental Quality Act (CEQA) (Public Resources Code
Sections 21000-21177) and pursuant to Section 15063 of Title 14 of the California Code of
Regulations (CCR), the Town of Mammoth Lakes, acting in the capacity of Lead Agency, is
required to undertake the preparation of an Initial Study to determine whether the proposed
project would have a significant environmental impact. If the Lead Agency finds that there is
no evidence that the project, either as proposed or as modified to include the mitigation
measures identified in the Initial Study, may cause a significant effect on the environment,
the Lead Agency shall find that the proposed project would not have a significant effect on
the environment and shall prepare a Negative Declaration (or Mitigated Negative
Declaration) for that project. Such determination can be made only if “there is no substantial
evidence in light of the whole record before the Lead Agency” that such impacts may occur
(Section 21080(c), Public Resources Code).

The environmental documentation, which is ultimately approved and/or certified by the
Town of Mammoth Lakes in accordance with CEQA, is intended as an informational
document undertaken to provide an environmental basis for subsequent discretionary
actions upon the project. The resulting documentation is not, however, a policy document,
and its approval and/or certification neither presupposes nor mandates any actions on the
part of those agencies from whom permits and other discretionary approvals would be
required.

PURPOSE

Section 15063 of the CEQA Guidelines identifies specific disclosure requirements for
inclusion in an Initial Study. Pursuant to those requirements, an Initial Study shall include:

1-1 Introduction
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A description of the project, including the location of the project;

Identification of the environmental setting;

Identification of environmental effects by use of a checklist, matrix, or other
method, provided that entries on a checklist or other form are briefly explained to
indicate that there is some evidence to support the entries;

Discussion of ways to mitigate significant effects identified, if any;

Examination of whether the project would be consistent with existing zoning, plans,
and other applicable land use controls; and

The name(s) of the person(s) who prepared or participated in the preparation of the
Initial Study.

INCORPORATION BY REFERENCE

The references outlined below were utilized during preparation of this Initial Study and are
incorporated by reference under Title 14 California Code of Regulations Section 15150. The
documents are available for review at the Town of Mammoth Lakes Community
Development Department, located at 437 Old Mammoth Road, Suite R, Mammoth Lakes,
California 93546.

Town of Mammoth Lakes General Plan 2007 (August 2007). The Town of Mammoth
Lakes Council adopted the 2007 General Plan on August 15, 2007. Each element in
the 2007 General Plan is introduced with an explanation of the intent of the goals,
policies, and actions within that element. The 2007 General Plan contains the
following elements:

- Economy;

- Atrts, Culture, Heritage and Natural History;
- Community Design;

- Neighborhood and District Character;

- Land Use;

- Mobility;

- Parks, Open Space and Recreation;

- Resource Management and Conservation;,

- Public Health and Safety;

- Housing;

1-2 Introduction
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- Noise; and

- Parks and Recreation.

Town of Mammoth Iakes 2005 General Plan Ubdate Final Program Environmental Imbact
Report (GPEIR) (May 2007) (State Clearinghouse Number 2003042155). The GPEIR
involves the update of the Town’s General Plan, which provides the Town’s long-

range comprehensive direction to guide future development and identifies the
community’s environmental, social, and economic goals. This document was
prepated as a Program EIR, which is intended to facilitate consideration of broad
policy directions, program-level alternatives and mitigation measures consistent with
the level of detail available for the Plan. The GPEIR concluded significant and
unavoidable impacts regarding aesthetics, air quality, biological resources, public
safety and hazards, noise, public services and utilities, and recreation.

Clearwater Specfic Plan Environmental Impact Repors (State Clearinghouse Number

2006061254). The Clearwater Specific Plan EIR consideted the adoption of a
Specific Plan for the Clearwater site, 2 6.09 acre property located on Old Mammoth
Road. The EIR looked the impacts of redeveloping the site from its existing hotel

and restaurant uses to a mote intensive mixed use hotel, retail and housing project,
with modifications to height and other site development standards. The EIR
concluded that the future development of the site under the Specific Plan would
potentially result in impacts to Land Use/Planning; Aesthetics/Light and Glare,
Traffic; Air Quality; Noise; and Utilities and Service Systems. Of these, all impact
with the exception of aesthetics (views, construction impacts, light and glare and
shade/shadow), and short-term construction noise, were found to be reduced to a
less than significant level with mitigation. The Clearwater Specific Plan EIR was
certified in January, 2009. Since certification, a Vesting Tentative Tract Map (VITM)
and Use Permit have been approved for the Old Mammoth Place project, which is
located within the Specific Plan area. Because the Use Permit application included a
slightly different amount and mix of units compared to that analyzed in the
Clearwater EIR, a conformance analysis was prepared by the Town, which found the
revised project to be consistent with the previous EIR's analysis and that additional
CEQA review was not required.

Snowereek_Master Plan Update 2007 Environmental Impact Report (State Clearinghouse

Number 2006112015). The Snowcreek Master Plan Update 2007 EIR addressed the
update of the Snowcreek Master Plan that was adopted in 1984. The Master Plan
Update includes expansion of the existing 9-hole Snowcreek golf course and
development of a resort hotel up to 120 feet in height; including 250 room/suites
and 150 private residence club units and several hundred residential units, among
other features; up to 790 residential units, including 80 workforce housing units;
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small commercial/retail facility and a public mini-park; and complentaty recreational
uses and trails. The EIR concluded that development under the Snowcreek Master
Plan could result in significant and unavoidable impacts in the areas of aesthetics
(policy consistency, visual character, and light and glare) and construction-related and
cumulative air quality. Other potential impacts to aesthetics, air quality, biological
resourcesm cultural resources, geology and soils, hydrology and water quality, land
use and planning, noise, population and housing, public services and recreation,
transportation, and utilities and service systems were found to be less than significant
with inclusion of specified mitigation measures.

o Shady Rest Master Plan Initial S tudy/ Negative Declaration (State Clearinghouse Number

1991104314). The Town adopted a Negative Declaration for the Shady Rest Master
Plan in January 1991, allowing for development of 172 affordable housing units on
the 25-acre Shady Rest Site.

*  Holidgy Haus Project Initial Study/Mitigated Negative Declaration (State Clearinghouse
Number 2008082061). The Holiday Haus MND considered the redevelopment of a
1.55 acre site with a 120 room hotel and 14 housing units. The site is the location of
the existing Holiday Haus Motel. The document identified potentially significant
impacts for air quality, aesthetics, biological resources, cultural resources,
geology/soils, hazards and hazardous materials, noise, public  services,
transportation/traffic, and utilities/services systems. All of the impacts identified in
the Initial Study would be reduced to a less than significant level with incorporation
of the specified Mitigation Measures. The Mitigated N egative Declaration was
adopted by the Town on October 22, 2008.

" Lodestar Master Plan Environmental Impact Report (State Clearinghouse Number

1991105212). The Lodestar Master Plan EIR addresses the development of a 210
acre master planned destination resort oriented around a 110 acre, 18-hole golf
course. The project included up to 40 single family dwellings, 735 multi-family
condos/townhomes, 100 lodging rooms and apartments for employee housing,
515,600 square feet of full service hotels with 500 hotel rooms and 200
condominium units. The EIR found that impacts to geology and soils, hydrology,

utilities, traffic and transportation, aesthetics (visual character), and public setvices
could be mitigated to a less-than-significant level through measures specified in the
EIR. Significant, unavoidable biological and fiscal impacts wete noted in the EIR.
The EIR was certified in February 1991. A Tentative Tract Map and Use Permit,
along with an amendment to the Lodestar Master Plan to allow for some
modifications to previously approved development standards was adopted in 2005; a
Negative Declaration for this Use Permit and Plan Amendment was adopted in 2005
(SCH#2005022049).

1-4 Introduction
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»  Town of Mammoth Lakes Municipal Code (Municipal Code). The Municipal Code consists of
regulatory, penal, and administrative ordinances of the Town of Mammoth Lakes. It
is the method the Town uses to implement control of land uses, in accordance with
General Plan goals and policies. The Town of Mammoth Lakes Zoning Ordinance,
Title 17, of the Municipal Code, identifies land uses permitted and prohibited
according to the zoning category of particular parcels. The Buildings and
Construction Ordinance, Title 15, specifies rules and regulations for construction,
alteration, and building for uses of human habitation. Subdivisions are regulated
under separate ordinances not contained within the Municipal Code.

1-5 Introduction
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PROJECT DESCRIPTION

PROJECT LOCATION AND SETTING

Mammoth Lakes is located within Mono County, on the eastern side of the Sierra Nevada
Range, south of Lake Tahoe, in California (see Exhibit 2-1, Regional Location). The
proposed project applies to all land within the Urban Growth Boundary (UGB) of the Town
of Mammoth Lakes. U.S. Highway 395 and State Route 203 provide the major access to the
town. Exhibit 2-2, Town Boundaries, shows the Town's municipal boundary and the Urban
Growth Boundary.

Land within the Town's municipal boundary equals approximately 25 square miles; the area
within the UGB is much more limited, covering approximately 4.5 square miles (2,880
acres). Land outside of the UGB and the municipal boundary is principally under public
ownership, primarily by the United States Forest Service.

EXISTING CONDITIONS

Mammoth Lakes is a resort community, with a local economy dominated by tourism,
focused around outdoor tecreation and the neatby Mammoth Mountain Ski Area. The
Town's permanent population was estimated at about 8,300 in 2013. The Ametican
Community Sutvey data from 2011 reported 2,807 households and an average household
size of 2.82 persons in Mammoth Lakes. During peak visitor periods, the local population
can increase by up to five times.

Mammoth Lakes' housing characteristics are strongly affected by its resort character. A
significant proportion (52 percent) of its total housing stock is vacation homes rented or
occupied seasonally. The town had an estimated total of 9,643 housing units in 2013, of
these, 27.7% were single family homes, and 70.8% were multifamily units (rental apartments
and condominiums).

The majority of land within the UGB is between 7,900 and 8,100 feet above sea level, rising
towards the south and west. Some land within the west and south portions of the municipal
boundary lies considerably higher, up to over 11,000 feet at Mammoth Mountain. Mammoth
Creek is the major drainage within the urbanized part of the community, flowing from the
Lakes Basin to the west, through the south part of the town. Several smaller drainages also
exist. While much of the land within the UGB is relatively level, some steeper areas with
slopes over 30 percent are found in portions of Old Mammoth (particulatly the Bluffs),
Mammoth Slopes, and Mammoth Knolls.
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The climate within Mammoth Lakes is strongly affected by the community's altitude and
location. The Town receives an average of over 300 inches of snow annually; summer
conditions are generally dry and warm.

PROJECT CHARACTERISTICS

The Town of Mammoth Lakes proposes to adopt an update to the General Plan Housing
Element, pursuant to California Government Code Section 65580. State law requires the
Housing Element to be updated approximately every five to seven years to ensure that the
Town can accommodate its fair share of the State's projected housing need.

In otrder to accomplish this, the Town has prepared an analysis of housing needs and
identified sites that can accommodate future housing development, including the
development of affordable housing units. The Housing Element includes a series of goals,
policies, and actions that are intended to meet future housing needs of all segments of the
community. The update addresses the 2014-2019 planning period. The Housing Element
reflects anticipated revisions to the Municipal Code as a result of the Zoning Code Update,
anticipated to be effective in May 2014. These Municipal Code revisions will reduce
regulatory batriers to the production of housing and bring the Zoning Code into
conformance with certain requirements of State law. Although the Housing Element
proposes an update of the Housing Ordinance of the Town's Municipal Code, the Element
does not introduce ot propose new development beyond growth that has been planned for
and analyzed under the 2007 General Plan and General Plan Final Program EIR. The
specific goals, policies and actions proposed under the Revised Housing Plan are identified
below under Section 2.2.2.

The amount of residential development, including infill and increased density that may result
from new policies included in the Housing Element Update, was also included in the
buildout assumptions analyzed in the General Plan EIR. Because the Housing Element for
this planning period consists of growth that has been planned for under the General Plan,
the potential environmental impacts analyzed in the General Plan FPEIR have been
previously reviewed and disclosed as required under CEQA. Therefore, this Initial Study
draws on analysis and conclusions from the General Plan FPEIR, in accordance with CEQA
Guidelines Section 15150 Incorporation by Reference. CEQA requires that, when
documents are incorporated by reference, the location where such files are available for
teview is indicated and the State Cleatinghouse number is referenced. The full citation and
location of this document are as follows:

Town of Mammoth Latkes 2007. Town of Mammoth Lakes 2005 General Plan Update,
Program Environmental Impact Report. State Clearinghouse No. 2003042155, Mammoth
Lakes, California. Available upon request from Town of Mammoth Lakes, 437 Old Mammoth
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Road, Suite R, Mammoth Lakes, CA, 93546, and online at hitp:/ [ www.ci.mammoth-
lakes.ca.ns/ index.aspx?nid=163

The Housing Element update would revise the Town’s Housing Element consistent with the
requirements of State law. California Government Code Section 65583 requires that the
Housing Element include the following components:

A review of the previous element’s goals, policies, programs, and obijectives to
p g > P » prog > ]

ascertain the effectiveness of each of these components, as well as the overall

effectiveness of the Housing Element;

An assessment of housing needs and an inventory of resources and constraints
related to the meeting of these needs;

An analysis and program for presetving assisted housing developments;

A statement of community goals, quantified objectives, and policies relative to the
presetvation, improvement, and development of housing;

A program which sets forth a schedule of actions that the Town is undertaking or
intends to undertake, in implementing the policies set forth in the Housing Element.
The program must do all of the following:

O

Identify actions that will be taken to make adequate sites available to
accommodate the Town’s shate of the regional housing need, if the need
could not be accommodated by the existing inventory of residential sites;

Assist in the development of adequate housing to meet the needs of
extremely low, very low, low, and moderate income households;

Address and, where appropriate, remove governmental constraints to the
maintenance, improvement, and development of housing;

Conserve and improve the condition of the existing affordable housing
stock;

Promote housing opportunities for all persons regardless of race, religion,
sex, marital status, ancestty, national origin, color, familial status, or disability;

and

Preserve assisted housing developments for lower income households.
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As part of these requirements, the Housing Element must show that the Town has adequate
sites available to accommodate its Regional Housing Needs Allocation (RHNA), which
represents the estimated "fair share” of units needed to accommodate the projected regional
population increase, for various levels of affordability. Table 1 summarizes Mammoth Lakes'
RHNA, as determined by HCD.

Tablel  Mammoth Lakes Regional Housing Need Allocation by
Income Group, 2014-2019

Income Group Number Percent
Extremely Low! 8 11%
Very Low! 9 12%
Low 12 16%
Moderate 14 19%
Above Moderate 31 42%
Total 74 100%

Source: Town of Mammoth Lakes, 2014.
! Mammoth Lakes was assigned a total RNHA of 17 units for very-low and extremely-low-income

households. The Town has divided these units approximately in half, with 9 assigned as ELI and 8 as
VLI units.

As shown in the table, the Town's RHNA equals 74 units, which is well within the
residential development envelope analyzed in the General Plan FPEIR. Based on the
buildout model developed by the Town, total residential units (excluding hotel rooms)
within the Town at buildout are estimated at 12,660; this would represent an increase of
3,017 units over the 2013 level. Because of the Town's resort community characteristics, the
Town uses Population at one Time (PAOT) as a basis for describing population intensity.
PAOT includes permanent residents, as well as seasonal residents, employees and visitors.
PAOT at buildout is required, by policy, to be limited to 52,000 PAOT; current PAOT is
estimated at 35,000. Since PAOT is a function, in part, of the number of residential units,
future population would also be within the range assumed in the General Plan FPEIR.

As shown in Table 2, the Housing Element identifies specific sites that could provide up to
1,251 housing units; however, only a fraction of this number (about 6 percent) would be
needed to satisfy the remaining 74 units in the RHNA. For the purposes of this Initial
Study's analysis, all of the specific sites identified in the Housing Element are considered.
These include sites subject to approved use permits, Master Plans or Specific Plans, or
Affordable Housing Overlay Zoning, as well as one site owned by Mammoth Mountain Ski
Area (MMSA) and identified by MMSA as a site for a future employee housing development.
The development anticipated on each of the sites is consistent with the General Plan's land
use designations and, thus, within the envelope of development considered by the General
Plan FPEIR. With the exception of the MMSA employee housing site, all of the sites have
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been subject to a prior environmental review under CEQA. Each of the specific sites is
described in the following section.

2.2.2 Housing Sites
Table 2 provides a summaty of sites identified in the Housing Element as potential locations
for housing development to accommodate Mammoth Lakes' share of the regional housing
need. The sites are also shown in Exhibit 2-3. The following narrative discussion describes
each site that would accommodate a portion of the housing needs and potential population
increase identified in the RHNA. However, the Draft Housing Element does not include
specific development proposals for these sites, nor does it create entitlements that would
allow development on these sites.
Table2  Summaty of Projected Housing Units 2014-2019, by Category!
Exctremely Very Above
Site or Project Name Zoning Low Low Low Moderate | Moderate Total
1. Holiday Haus MLR 0 0 14 0 14
2. Shady Rest Master Plan AH 20 20 20 0 60
3. Clearwater Specific Plan CSpP 0 4 4 0 8
4. MMSA Arrowhead RMF.2 10 5 0 0 0 15
Road
5. Lodestar Housing Site R 5 10 10 0 30
6. Snowcreek Master Plan R 0 47 47
7. Ettinger, 2144 Old 0 10 10
Mammoth Road RME-1
8. T%hana Townhomes, 48 RMF-1 0 0 0 0 9 9
Lupin Street
9. Saraf, 41 Manzanita RMF-1 0 0 0 0 4 4
Road
10. Hill Duplex, 200 Lupin RME-1 0 0 0 0 2 2
Street
11. Othe.r Large RMF-1- RMF-1 0 0 0 24 24 48
Zoned Sites
Vacant Residential Land Various 0 0 0 0 983 983
Total 15 30 34 72 1,079 1,230
RHNA 8 9 12 14 31 74
Balance (Number in parentheses
indicates surplus of units beyond (7 1) (22) (58) (1,048) (1,156)
RHNA allocation)

1 Proposed hotel rooms are not included in residential unit totals shown in this table.

Source: Town of Mammoth Lakes Community Development Department, 2014
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Each of the sites is briefly described as follows, keyed to the numbers shown in Exhibit 2-3
and Table 2.

1. Holiday Haus

The Holiday Haus project site is located on Main Street in the Mixed Lodging/Residential
(MLR) Zone, which permits both residential and commercial uses. A use permit for the
Holiday Haus project was approved in October 2008, and an extension was granted until
October 22, 2016. A State automatic extension (AB 116) further extended the Holiday Haus
approvals to October 22, 2018. The project includes a 120-room condominium hotel. In
conformance with the Town’s on-site affordable housing mitigation requitements, 14
moderate-income affordable housing units, including one unit reserved for the hotel
manager would also be provided. The project was awarded a State housing density bonus to
allow for the 14 affordable housing units to be included on-site. The site currently houses an
existing hotel, and utilities and infrastructure are, therefore, fully available for a future
development. An Initial Study/Mitigated Negative Declaration for the project was adopted
by the Town in August 2008 (Mammoth Lakes 2008).

2. Shady Rest Master Plan

The Shady Rest site is a 25-acre property, under private ownership, located south of Center
Street and west of Old Mammoth Road. The site is currently vacant, forested with a large
number of trees, and includes an approximately 7-acre area that has been delineated as a
wetland. Although it retains a natural character, the site is completely surrounded by othetr
urbanized development and is considered by the Town to be an infill site. A Master Plan for
the site was approved in 1991, which allows for up to 172 units of housing, with those units
to include 120 units of very-low and low-income, and 52 units of moderate income housing.

The site was obtained from the US Forest Setvice as part of a land exchange. The land
exchange and preparation of the 1991 Master Plan were treated as mitigation for the
affordable housing demand of the Trails Subdivision, and the entire site is subject to an
“Affordable Housing” (AH) ovetlay that requites any housing on-site to be restricted to very
low, low-, ot moderate income residents. A N egative Declaration for the Shady Rest Master
Plan was adopted by the Town in 1991 (Mammoth Lakes 1991a).

3. Clearwater Specific Plan/Old Mammoth Place

The Town adopted a Specific Plan for the 6.09 acre Clearwater site, located along Old
Mammoth Road, in January 2009; adoption of the Specific Plan entailed a re-zoning of the
site from Commercial General (CG), to Specific Plan (SP). The density allowed for by the
Specific Plan (up to 80 hotel rooms per acte, based on the provision of appropriate
community benefits), is the same as permitted by the former CG zoning (now OMR
Commercial Zone).
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The site currently houses a 156-room motel and two testaurants. The Specific Plan allows
for the construction of a more intensive mixed-use project than the existing on-site
development, that includes a hotel, ground level commercial space, and which requites that
all of the project's workforce housing demand be accommodated on site. The Specific Plan
allows the on-site workforce housing to be exempt from the density calculation for the site.
Following approval of the Specific Plan, a tentative tract map and a use permit application
wete filed in mid-2009 and approved in March 2010, with an extension granted until April,
21, 2018. As a redevelopment site, the Specific Plan area is fully served by all needed
infrastructure. Consistent with the Specific Plan, the Use Permit includes eight units of
workforce housing that would be built in conjunction with the project. The Clearwater
Specific Plan was the subject of an Environmental Impact Report, which was certified by the
Town in January 2009 (Mammoth Lakes 2009a).

4. MMSA Arrowhead Road Site

Mammoth Mountain Ski Area (MMSA) owns this vacant 1.24 acre site, which is located near
the intersection of Arrowhead Road and Chaparral Road, just south of the Shady Rest site.
The site is zoned Residential Multi-Family 2 (RMF-2) and is immediately adjacent to an
existing MMSA employee housing development. The Housing Element assigned an
estimated development capacity of 15 units to this site, based on the maximum zoning
density in the RMF-2 zone of 12 units per acre. The RHNA component of the Draft
Housing Element identifies this site as one of the locations that could accommodate housing
needs, but the Draft Housing Element does not contemplate or approve any specific
development proposal for this site.

5. Lodestar Housing Site

The Lodestar Housing Site is 3.6 acres in size and is located notth of the Tallus project and
south of the San Joaquin Villas project, and located in Area 2 of the Lodestar Master Plan.
The site is currently undeveloped. The Lodestar Master Plan allows a vatiety of residential
uses, including affordable housing, throughout the Master Plan area.

Some development constraints, including the presence of a golf flyway easement, do limit
the maximum developable area of the site, as do Town development standards for lot
coverage, height, setbacks and snow storage requirements. Thirty units of housing are
projected for this 3.6 acre site (an effective density of 8.3 units/acre) represents a realistic
and conservative estimate of the total potential units that the site could yield, taking into
account the above constraints; although mote units may ultimately be possible. The site is
proximate to other development and to water, sewer, and other infrastructure, and extending
utilities on to this site would not be a constraint to development. The Lodestar Master Plan
was the subject of an Environmental Impact Report, which was certified by the Town in
1991 (Mammoth Lakes 1991). In addition, buildout of this project is consistent with
potential growth analyzed in the General Plan EIR (Mammoth Lakes 2007).
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6. Snowcreek Master Plan

The Snowcreek Master Plan update was approved in July 2009; it addresses a 143-acre site
located at the southern boundary of the Town's UGB. The site is the location of the eighth
and final development phase of the Snowcreek Master Plan, originally adopted in 1981.
(Phases I through VI of the Snowcreek Master Plan have already been built, and Phase VII
is under construction). The update includes expansion of the existing 9-hole golf course to
18 holes, development of a resort hotel, and a total of 790 residential units, of which a
proportion ate specified to be dedicated to workforce housing to meet the Town’s
wotkforce housing mitigation requirements. The Snowcreek Development Agreement was
approved by the Town Council in June, 2010. The Development Agreement included 47 on-
site affordable housing units that will be dispersed throughout the project. The site is
currently undeveloped. An EIR was prepared for the Master Plan Update and was certified
by the Town in July 2009 (Mammoth Lakes 2008b).

7. Ettinger Project

The Ettinger project is a 10 unit town-home project, located on Old Mammoth Road, for
which a Use Permit and Tract Map was approved in October 2007, with an extension
granted until October 24, 2016. The site is zoned Residential Multi Family 1 (RMF-1), which
permits 2 maximum density of 12 units per acre and is intended for non-transient residential
development. Ten units have been approved in the Use Permit for this 1.09-acte site. In its
findings to approve the project the Planning and Economic Development Commission
concluded that there was adequate infrastructure available and the site was able to
accommodate the proposed number of units. All of the units would be for-sale at market
rate (ie. in the above-moderate category), with no deed restriction. A grading and
construction permit would be needed ptior to construction, which may take two to three
months to complete.

8. Tihana Townhomes

The Tihana Townhomes project had a Use Permit and Tract Map approved in January 2008,
with an extension granted until January 23, 2017. The project is approved to construct nine
town-home condominium units on a 0.53-acre site on Old Mammoth Road. The site is
zoned Residential Multi Family 1 (RMF-1), which permits a maximum density of 12 units
per acre and is intended for non-transient residential development. The nine units were
approved based on a previous zoning code provision that allowed small residential units
under 850 square feet to be counted as one half unit of density. In the use permit approval,
adequate infrastructure was found to be available and that the site was able to accommodate
the proposed number of units. All of the units would be for-sale at market rate (i.e. in the
above-moderate category), with no deed restriction. A grading and construction permit
would be needed prior to construction, which may take two to three months to complete.
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9. Saraf Apartments

The Saraf Apartments ate a six-unit rental project located on Manzanita Road, for which the
Planning and Economic Development Commission approved a Design Review in 2008, with
an extension granted until October 10, 2015. The site is zoned RMF-1, which permits non-
transient residential uses at a maximum density of 12 units per acre. The six units approved
for the site is consistent with the zoned density allowed for the half-acre site. Thete are
cutrently two units on the site, so the project would result in the net addition of four
housing units. As a rental project, only a design review approval was required; demolition,
grading and building permits will be required to develop the project. Findings for the design
review approval included that the site could accommodate the proposed development and
that adequate infrastructure exists.

10. Hill Duplex

The Hill Duplex project includes two units located on a .23 acre RMF-1 site on Lupin Street.
Administrative Design Review 12-005 for a new duplex was approved in November 2012
and the building permit plan check for this project is underway. The duplex project was
deemed to be Categorically Exempt from the provisions of the California Environmental
Quality Act (CEQA) pursuant to Guidelines Section 15303(b), New Construction or
Conversion of Small Structures because the project consists of a duplex (two units) in the
Residential Multiple-Family 1 Zone and no unusual circumstances exist that would result in a
significant effect on the environment.

11. Other Large Residential-Zoned Properties

In addition to the ten sites listed above, staff performed an analysis of other suitable sites
within the Residential Multiple 1 (RMF-1 Zone). The RMF-1 allows fot higher density
residential development at up to 12 dwelling units per acre, but does not permit transient ot
nightly rental. All of the sites are infill sites within an established residential neighborhood,
are served by infrastructure that would allow for their development or intensification. Based
on these conservative assumptions, large vacant and underutilized sites have the potential to
yield an additional 48 housing units during the Housing Flement period.

Housing Element Goals, Policies and Programs

The Draft Housing Element includes a series of goals, policies and programs intended to
guide the development, rehabilitation, and preservation of a balanced inventory of housing
to meet the needs of all segments of the population.

Goals and Policies
The six goals and related policies of the Housing Element are:
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Assure adequate sites for housing development with appropriate land use and

zoning designations to accommodate the Town's share of the Regional Housing

Need.

H.2

H.1.A. Policy: Provide for a sufficient amount of land designated at appropriate
residential and mixed use densities to accommodate the Town’s shate of the regional
need for affordable housing, including land to accommodate extremely-low, very-
low, low- and moderate income housing.

H.1.B. Policy: Allow housing development as part of infill and mixed-use
development within commercial zoning districts.

H.1.C. Policy: Allow for density bonuses for projects that provide deed-restricted
workforce housing in accordance with State density bonus law and 2007 General
Plan policy L.2.D. Projects that have applied for and received State, Town, or othet
housing—related density bonuses shall not be permitted to subsequently move or
transfer qualifying units off-site.

H.1.D. Policy: Require that applicants proposing off-site housing or in-lieu fees,
instead of on-site mitigation housing, are held to a higher standard of demonstrating
“greater housing benefit” when seeking apptoval of such proposals.

H.1.E. Policy: Through the Town's zoning standards, provide opportunities for
development of housing to serve special needs populations, including seniors, the
disabled, homeless, at-tisk youth, seasonal employees and female-headed households.

H.1.F. Policy: When a proposal is brought forward to update the Shady Rest Master
Plan, work with the applicant to incorporate development standards, policies and
procedures that will create a balanced mix of housing types and range of affordability
for the local workforce neighborhood; and streamline the approval process for
subsequent projects brought forward under the Master Plan. The completion of the
Downtown Neighborhood District Plan (2010) provides some guidance on future
development of the Shady Rest Tract.

Promote construction of an adequate supply of housing to meet the needs of

all sectors of the community, including the conservation and improvement of
existing housing supplies.

H.2.A. Policy: Utilize a range of strategies to facilitate a diverse range of housing
types, consistent with Town design and land use policies, to meet the needs of all
local residents, particulartly the local workforce.
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H.2.B. Policy: Update the Town’s workforce housing mitigation requirements to
ensure that they meet the following objectives:

® Respond to a technically sound Workforce Housing Needs Assessment that
reflects the existing housing resources, seasonality, commuting pattetns, and
affordability categories.

" Meet current legal mandates and can be successfully implemented by the
Town.

* Ensure that new development mitigates an approptiate portion of wotkforce
housing demand that it generates, through requirements and standards that
can be reasonably achieved by the development community.

* Meet documented community housing needs and gaps in terms of unit
affordability levels, type, tenure, size, amenities, and configuration.

" Achieve quality, livable housing units that are successfully integrated into
neighborhoods and the broader community.

H.2.C. Policy: Support the development of market-rate and affordable rental
housing. Multi-family housing is a permitted use in all multi-family and commercial
zones pursuant to the Zoning Code Update.

H.2.D. Policy: Encourage the renovation and conversion of existing non-workforce
units, such as condominiums currently used as second homes, to become part of the
workforce housing supply.

H.2.E. Policy: Encourage local homeowners and owners/ managers of rental
housing properties to upgrade and improve older units, particulatly those that do not
meet current standards and codes.

H.2.F. Policy: Continue to enforce Municipal Code requirements that preserve the
existing supply of non-transient rental housing units. The Zoning Code Update
includes thresholds and provisions for the conversion of apartments to
condominiums (Section 17.52.110).

H.2.G. Policy: Avoid the inadvertent loss of deed-restricted units.

H.2.H. Policy: Support the provision of affordable housing for the seasonal
workforce.
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Maintain high quality, livable housing units and neighbothoods in Mammoth

H.3.A. Policy: Ensure that units built as affordable and wotkforce housing units
meet minimum standards for design, amenities, and livability, and prioritize livability
as a criteria in assessing any housing mitigation, or Alternate Housing Mitigation
Plan.

H.3.B. Policy: Support code enforcement activities, and the work of public safety
personnel, to ensure that Town neighborhoods are safe, attractive and livable. The
Town hired a code compliance officer in 2013.

H.3.C. Policy: Improve livability, infrastructure public safety, and mobility conditions
within the Sierra Valley Sites neighborhood and other neighborhoods with a high
proportion of older structures. The Town continues to apply for grants that would
allow for additional and appropriate improvements in the Sierra Valley Sites.

Reduce governmental constraints to housing production and affordability

H.4.A. Policy: Periodically review and update permit and development fees to ensure
that they appropriately reflect the cost of processing applications and providing
setvices to new development, without unduly increasing costs to build housing. The
Town is required to conduct annual reviews of development impact fees, and
typically analyzes permit fees annually during the budget process.

H.4.B. Policy: Consider reduction or waiver of permit and development impact fees
for projects that dedicate some or all of their units to affordable housing.

H.4.C. Policy: Ensure that the Zoning Code meets State Law requirements and does
not unduly restrict certain types of housing to be developed. The Town is targeting
annual reviews and updates to the Zoning Code to incorporate mandates and other
appropriate revisions.

H4.D. Policy: Continue to allow secondary housing units by right in Rural
Residential and Residential Single Family zones. This was included in the Zoning
Code Update.

H.4.E. Policy: Periodically review and update Town codes, ordinances, fee programs
and procedutes to ensure that they do not unduly constrain housing development.
The Interim Housing Policy adjusted housing fees and exempted additional
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tesidential uses from payment of housing fees. A temporary DIF resolution waived
DIF for 1-4 unit residential projects through July 31, 2014.

H.4.F. Policy: Prioritize workforce and affordable housing when considering future
development proposals telative to Town policies that limit overall population
growth.

H.5. Provide equal housing opportunities for all residents of Mammoth Lakes.

H.5.A. Policy: Support fair housing laws and regulations that prohibit discrimination
in the sale and rental of housing units.

H.5.B. Policy: Provide public information regarding fair housing practices.

H.5.C. Policy: Continue to promote and support fair housing practices in the town
of Mammoth Lakes and through the work of Mammoth Lakes Housing, Inc.

H.6. Balance the need and provision of housing in the community with its impacts
on the environment.

H.6.A. Policy: Encourage residential development that promotes energy-efficient
and sustainable building practices, including the use of alternate energy sources such
as geothermal.

H.6.B. Policy: Review all projects for enetgy efficiency in site design and planning
and for conformance with State and Town building codes.

H.6.C. Policy: Support efforts to weatherize and retrofit existing home to be more
energy efficient.

Programs/ Actions

The Housing Element's programs or actions to implement the above goals and policies are as follows:

H.1.A.1. Maintain an up to date, GIS-based inventory of potential sites available for
future housing development, and provide this information to Mammoth Lakes
Housing, Inc. and prospective developers.

H.1.A.2. As part of the annual planning report to the Town Council, provide an
update on progress to meeting the Housing Element, to ensure that adequate sites
- remain available to meet the RHNA.
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H.1.A.3. Ensure that updates and amendments to existing and future Master Plans
and Specific Plans provide development capacity and supporting policy to help meet
the Town’s housing needs.

H.1B.1. As part of the amendments to the Housing Ordinance, analyze the
implications and benefits of excluding required on-site affordable and workforce
housing from density calculations in all mixed-use projects in the Commercial Zones,
and lodging and residential projects in the Residential Multi-Family 2 zones. Any
exclusion of such units from density calculations would require findings to be made
that the total project density did not tesult in unacceptable site plan, character,
livability or environmental impacts. If adopted, this provision shall only be applicable
to projects ineligible for Town or State housing density bonuses.

H1.B.2. Encourage housing development as part of infill and mixed-use
development within the Downtown, Old Mammoth Road, and Mixed
Lodging/Residential Commercial Zones, which is now allowed by right with the
adoption of the Zoning Code Update in 2014. Outreach to property ownets,
developers, and brokers to discuss infill and mixed-use development opportunities in
these Commercial Zones.

H.1.C.1. As part of Housing Ordinance amendment, reflect the density bonus
provisions of General Plan policy L..2.D, ensuring the amendment remains consistent
with State density bonus law.

H.1.D.1. As part of the Housing Ordinance anticipated in 2014, develop critetia,
standards and thresholds by which Alternative Housing Mitigation Plans (AHMPs)
can be assessed and approved. Such standards should be sufficient to demonstrate
the achievement of “greater housing benefit” from off-site housing or payment of
in-lieu fees, in the form of creating additional units, "deeper” affordability to
Extremely-Low or Very Low income households, additional units suitable for large
families, units provided soonet than might otherwise be the case, ot units that better
meet an identified community housing need.

H.1.E.1. Action: Continue to apply zoning standards that allow for the following
types of special needs housing in Mammoth Lakes:

* The Zoning Code update adopted in May, 2014 permits emergency shelters
by right in the Old Mammoth Road district without discretionary design

review.
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* Transitional and Supportive housing are defined in the Zoning Code Update
and treated as typical residential uses.

* Residential care and assisted living facilities are permitted in the Old
Mammoth Road and Mixed Lodging/Residential distticts with a ministerial
permit, as outlined in the Zoning Code Update.

* Group living quarters, including clean and sober facilities, rooming and
boarding houses, dormitories and other types of organizational housing,
ptivate residential clubs, and extended stay hotels intended for long-term
occupancy (30 days or more), which are included in the Zoning Code
Update.

H.1.E.2. Work with the Kern Regional Center to identify any outstanding housing
needs for their clients within the Mammoth Lakes community, assist in identifying
available housing that meets those criteria, and consider a rental assistance program
to fill the gap between income levels and the cost of housing for persons with
developmental disabilities.

H.1.E.3. Collaborate with the Kern Regional Center to implement an outreach
program that informs residents within Mammoth Lakes on housing and services
available for persons with developmental disabilities. The program could include the
development of an informational brochure, posting information about available
services on the Town’s website, and providing housing- and setvices-related
educational workshops for individuals and families.

H.1.E.4 The Town shall continue to ensure individuals with disabilities equal access
to housing, pursuant to the rules, policies, and procedures in Chapter 17.80
(Reasonable Accommodation) of the Municipal Code.

H.2.A.1. Dedicate one percentage point of all revenues from Transient Occupancy
Tax to fund affordable and workforce housing programs, and the work of Mammoth
Lakes Housing, Inc.

H2.A.2. Pursue available grant funds, in cooperation with Mammoth Lakes
Housing, Inc. to support and facilitate the provision of workforce and affordable
housing. In particular, the Town will seek State and Federal funding specifically
targeted for the development of housing affordable to extremely low-income
households, such as the Local Housing Trust Fund program and any remaining
Proposition 1-C funds.

H.2.A.3. Develop and adopt a Community Housing Strategy in collaboration with
Mammoth Lakes Housing, Inc. that promotes housing construction and
consetvation necessaty to meet the Town’s affordable and wotkforce housing needs
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on a short-, medium- and long-term basis. The 2011 Housing Needs Assessment
conducted by Mammoth Lake Housing, along with this Housing Element, will be
used to inform the Community Housing Strategy. The Housing Strategy shall
provide for periodic updates of short- and medium range priorities and program
objectives based on current data and conditions. The Housing Strategy shall include
a broad range of programs and activities, including:

" Acquisition of land for affordable housing.

= Direct construction of new affordable and workforce housing units.

* Participation in joint projects with private developers, the Town, and local
agencies to develop housing.

* Homebuyer assistance loans and grants.

* Education and outreach concerning affordable and workforce housing
opportunities.

® Rental housing assistance.

* Review of Alternate Housing Mitigation Plan proposals.

® Monitoring of deed restricted units.

* Funding strategies to guide how the Housing Strategy will be financed and
ptioritized.

* An Administration component to guide roles and responsibilities for
program implementation.

H.2.A 4. Recognizing the housing burdens of extremely low-income households, the
Town will implement a program to monitor the construction and rehabilitation of
housing to meet the needs of the ELI population as identified in the 2011 Housing
Needs Assessment

H.2B.1. Amend and adopt a revised Housing Ordinance that reflects the 2009
Intetim Housing Policy, incorporates refinements to meet legal mandates; addresses
aspects not fully articulated in the Interim Housing Policy; and provides needed
clarification. The amended Housing Ordinance shall meet the objectives outlined in
Policy H.2.B, and should include the following components:

" An inclusionary housing provision that requires most new residential and
lodging projects to provide, on-site, a fixed proportion of total units as below
market-rate deed-restricted affordable or workforce housing units. The
specific requirement shall be based on documented community housing
needs and reviewed and updated on a regular basis.

" A wotkforce housing mitigation requirement such as a fee to contribute to
affordable housing production.

= Alist of project types exempted from housing mitigation requirements.
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®* A list of project types for which providing on-site units would be undesirable
or infeasible, and which may pay in-lieu fees rather than providing units on-
site. This may include small multifamily residential and lodging projects,
industrial and some commercial projects.

* Provisions defining Alternate Housing Mitigation Plans for projects that wish
to propose alternative mitigation to construction of on-site units, and
findings for approval of such proposals.

* Specification of the means and method by which in-lieu fees, affordability
levels, unit types, tenure (if legally permissible), livability criteria, and other
pertinent criteria not otherwise dictated by the Housing Ordinance shall be
established, maintained and updated.

* Density bonus provisions pursuant to State Housing Density Bonus law and
to Town General Plan policies and related Housing Element policies.

" A definition of and provisions for ensuring the "livability" of workforce
housing units.

H.2.D.1. As part of the Housing Strategy, work with Mammoth Lakes Housing, Inc.
to acquire and renovate units that can be added to the workforce housing inventory.
Program creation will include an evaluation of program costs, benefits, and
opportunities.

H.2.E.1. As part of the Housing Strategy study potential strategies to incentivize and
encourage upgrades of existing multi-family rental properties, and how code
enforcement techniques may be improved and used to correct building violations
that pose a threat to residents' safety or wellbeing.

H.2.G.1. As part of the Housing Strategy work with Mammoth Lakes Housing, Inc.
to study and develop procedures that will avoid the inadvertent loss of deed-
restricted units, including:

* Improved structuring of deed restriction agreements so as to ensure their
long term availability to the local wortkforce.

® Development of a more effective monitoring program for existing deed
restricted units, including a system of enforcement and penalties for illegal
conversion of deed-restricted units.

H.2.G.2 Continue to work with Mammoth Lakes Housing, Inc. and the Revolving
Loan Fund (RLF) to assist in buying back existing deed restricted units in an effort
to maintain these units. Explore the expansion of funding limits on the RLF and
other possible funding sources such as the restoration of the one-percent of
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Transient Occupancy Tax (TOT) to housing in an effort to help ensure no existing
deed restricted units are lost.

H.2.H.1. Use the results of the 2011 Housing Needs Assessment conducted by
Mammoth Lakes Housing, Inc. to target efforts aimed at increasing the supply of
housing for winter and summer seasonal employees, including cooperative efforts
with MMSA and other major local employers to house their employees.

H.3.A.1. As part of the Housing Strategy, work with Mammoth Lakes Housing, Inc.,
to develop and adopt minimum design and livability standards for affordable and
workforce housing units, including tailored standards for different unit types and
tenure. Standards should address aspects such as minimum quality of fixtures and
furnishings; indoor and outdoor open space; storage space, energy efficiency, and
resident amenities. The livability standards adopted as part of the Interim Housing
Policy are included in the Housing Ordinance update that is anticipated to be
adopted in 2014.

H.4.B.1. Adopt a resolution waiving a proportion of the application processing fees
for developments in which at least five percent of units are affordable to extremely
low-income households. To be eligible for fee waiver, the units shall be affordable by
affordability covenant. The waiving or reduction of setvice mitigation fees may also
be considered when an alternative funding soutce is identified to pay these fees. The
Town anticipates amending the Municipal Code fee waiver section to include this
program concurrently with the Housing Ordinance update (where a CEQA-required
analysis shows that a future project would have significant environmental impacts,
mitigation of those impacts is required, regardless of any waiver or reduction of
Development Impact Fees).

H.4.E.1. Continue to monitor the Town’s DIF ordinance to assure that impact fees
to not create an economic impediment that deters construction of housing needed to
meet the Town’s Regional Housing Needs Allocation or wotkforce housing
objectives.

H.5B.1. Provide information regarding fair housing practices at the Town of
Mammoth Lakes offices and website, the Mammoth Lakes Community Center and
Library, and the Mono County offices located in Mammoth Lakes.

H.5.C.1 Develop a process for addressing Fair Housing inquities and complaints,
including referral of complaints concerning deed-restricted units to Mammoth Lakes
Housing, Inc. and other complaints to the California Department of Fair Housing
and Equal Opportunity. As part of the process, the Town shall investigate potential
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partnerships with rural or other fair housing organizations that may be able to
provide additional resources to the Town. The Town will ensure that information
regarding the Town’s process of addtessing complaints is included in the public
information distributed regarding fair housing practices (Action H.5.B.1).

H.6.B.1. The Town will enforce the California Green Building Standards Code, Title
24, Part 11 of the California Code of Regulations (CALGreen) which became
effective January 1, 2014.

H.6.C.1. Work with Inyo Mono Advocates for Community Action (IMACA) and
Mammoth Lakes Housing, Inc. to increase the number of weatherization retrofits
and other upgrades of owner occupied and non-transient rental housing units in
Mammoth Lakes Strategies to accomplish this may include development of an
informational flyer or brochure, posting information on the Town's website, and
direct outreach to property owners.

2.24 PROJECT PHASING

The Housing Element addresses the planning period January 2014 to June 2019. The
Housing Element is a policy level document, which outlines policies and programs that will
allow the Town to achieve its housing objectives within the identified planning period. The
Housing Element does not approve or otherwise commit the Town to a specific project,
construction plan, or timing.
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3.0 INITIAL STUDY CHECKLIST

1.

Project Title:

2. Lead Agency Name and

© ® N,

Address:

Contact Person and Phone
Number:

Project Location and
Setting:

Project Sponsot:
Description of Project
General Plan Designation:
Zoning

Other public agencies
whose approval is tequired
(e.g., permits, financing
approval or participation
agreement):

Draft 2014-2019 Housing Element Update

Town of Mammoth Lakes

P.O. Box 1609

437 Old Mammoth Road, Suite R

Mammoth Lakes, CA 93546

Jen Daugherty

Associate Planner

(760) 934 8989 ext. 260

The proposed project applies to all land within the Urban
Growth Boundary (UGB) of the Town of Mammoth Lakes.
Mammoth Lakes is located in Mono County, apptoximately 60
miles north of Bishop, California, and 130 miles south of
Reno, Nevada. U.S. Highway 395 and State Route 203 provide
the major access to the Town.

Land within the Town's municipal boundary covers
approximately 25 square miles; the area within the UGB is
much more limited, covering approximately 4.5 square miles
(2,880 acres). Land outside of the UGB and the municipal
boundaty is principally under public ownership, primarily by
the United States Forest Setvice.

The Town's permanent population was estimated at 8,300 in
2013. Mammoth Lakes is a resort community, and a significant
proportion (52 percent) of its total housing stock consists of
vacation homes rented or occupied seasonally. The Town had
an estimated total of 9,643 units in 2013, of these 27.7% were
single-family homes, and 70.8% were multifamily units (rental
apattments and condominiums).

Also see Chapter 2, Project Description.

Town of Mammoth Lakes

See Chapter 2, Project Description

Various. See Chapter 2, Project Desctiption.

Various. See Chapter 2, Project Desctiption.

The Town of Mammoth Lakes, which would also adopt the
Housing Element, will certify this Initial Study. Certification of
the Housing Element by the State Department of Housing and
Community Development is also required.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

None of the environmental factors listed below would be potentially affected by this project, based
upon the analysis provided in this study (affected factors would be designated with a check (¥)).

Aesthetics Greenhouse Gas Emissions Populavon/Housing

Agricultural and Forestry Hazar.ds and Hazardous Public Services

Resources Materials

Air Quality Hydrology/Water Quality Recreation

Biological Resources Land Use/Planning Transportaton/Traffic

Cultural Resources Mineral Resources Utlities /Service Systems
. . Mandatory Findings of

Geology/Soils Noise Significance

LEAD AGENCY DETERMINATION:

On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment, and a v
NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a “potential significant impact” or “potentally significant
unless mitigated” impact on the environment, but at least one effect (1) has been adequately analyzed
in an earlier document pursuant to applicable legal standards, and (2) has been addressed by
mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that
remain to be addressed.

I find that although the proposed project could have a significant effect on the environment, because
all potentially significant effects (a) have been analyzed in an eatlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated
pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation
measures that are imposed upon the proposed project, nothing further is required.

SQM{@M 3-11-14

Date
Jen Daugherty Town of Mammoth Lakes
Printed Name For
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EVALUATION OF ENVIRONMENTAL IMPACTS

1. A brief explanation is required for all answers except “No Impact” answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A “No Impact” answer is adequately supported if the
referenced information sources show that the impact simply does not apply to projects
like the one involved (e.g. the project falls outside a fault rupture zone). A “No Impact”
answer should be explained where it is based on project-specific factors as well as general
standards (e.g. the project will not expose sensitive receptors to pollutants, based on a
project-specific screening analysis).

2. All answers must take account of the whole action involved, including off-site as well as
on-site, cumulative as well as project-level, indirect as well as direct, and construction as
well as operational impacts.

3. Once the lead agency has determined that a particular physical impact may occur the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant Impact” is
appropriate if there is substantial evidence that an effect may be significant. If there are
one or more “Potentially Significant Impact” entries when the determination is made, an
EIR is required.

4. “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies
where the incorporation of mitigation measures has reduced an effect from “Potentially
Significant Impact” to a “Less Than Significant Impact.” The lead agency must desctibe
the mitigation measures and briefly explain how they reduce the effect to a less than
significant level (mitigation measures “Earlier Analysis,” as desctibed in (5) below, may
be cross-referenced).

5. Earlier analysis may be used where, pursuant to the tiering, program EIR, or other
CEQA process, an effect has been adequately analyzed in an earlier EIR or negative
declaration. Section 15063 (c) (3) (D). In this case, a brief discussion should identify the
following:

(a) Eatlier Analysis Used. Identify and state where they are available for review.

(b) Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an eatlier document pursuant to
applicable legal standards, and state whether such effects were addressed by
mitigation measures based on the earlier analysis.

() Mitigation Measures. For effects that are “Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which were incorporated
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or refined from the eatlier document and the extent to which they address site-
specific conditions for the project.

6. Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g. general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference
to the page or pages where the statement is substantiated.

7. Supporting Information Sources: A source list should be attached, and other soutces
used or individuals contacted should be cited in the discussion.

8. This is only a suggested form, and lead agencies are free to use different formats;
however, lead agencies should normally address the questions from this checklist that are
relevant to a project’s environmental effects in whatever format is selected.

9. The analysis of each issue should identify:

(a) the significance criteria or threshold, if any, used to evaluate each question; and

(b) the mitigation measure identified, if any, to reduce the impact to less than
significance.
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The following is a discussion of potential Project impacts as identified in the Initial Study

and Negative Declaration. Explanations are provided for each item.

31 AESTHETICS
Less Than
Potentially | Significant | Less Than No
Would the profect: Significant | Impact With | Significant Pty
Impact Mitigation Impact P
Incotporated
a. Have a substantial adverse effect on a v
scenic vista?
b. Substantially damage scenic resources,
including, but not limited to, trees, rock v
outcroppings, and historic buildings within
a state scenic highway?
c.  Substantially degrade the existing visual
character or quality of the site and its v
surroundings?
d. Create a new source of substantial light or
glare, which would adversely affect day or v
nighttime views in the area?

Mammoth Lakes' setting includes an urbanized area, confined to the 4.5 square miles within
the UGB, set within a much larger landscape of forestlands and dramatic peaks of
surrounding mountain ranges. Urban development comprises a variety of built
environments, most intensively developed around the commercial corridors of Main Street
and Old Mammoth Road which include a number of shopping centers with paved surface
parking. Residential neighborhoods constitute much of the temaining urban environment,
including numerous condominium projects (concentrated in the central and western part of
the Town adjacent to ski portals) and subdivisions of single-family residences. Several large
open spaces exist within the urban area, including the Sierra Star and Snowcreek Golf
Courses, Bell-shaped Parcel, and open space along Mammoth Creek. The North Village area
is a mixed use, visitor-otrented district that incorporates a number of lodging and
commercial developments focused around a gondola station.

The General Plan identifies major view cotridors and scenic vistas within the Town, which
include views to Mammoth Mountain, to the Sherwin Range and Mammoth Rock,
Mammoth Crest, the Mammoth Knolls, and to the White Mountains. The amount of
residential development, including infill and increased density that may result from new
policies included in the Housing Element Update, was also included in the buildout
assumptions analyzed in the General Plan EIR. Because the Housing Element for this
planning period consists of growth that has been planned for under the General Plan, the
potential environmental impacts analyzed in the General Plan FPEIR have been previously
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reviewed and disclosed as required under CEQA. Project-specific aesthetic impacts for
housing sites Snowcreek Master Plan, Clearwater Specific Plan, Holiday Haus, Shady Rest,
and Lodestar Master Plan, were addressed in the environmental documents for those
projects. The Draft Housing Element does not revise previously adopted mitigation
measures or Town ordinances that were analyzed in General Plan EIR; the General Plan
EIR evaluated the potential for the growth patterns identified in the General Plan to result in
aesthetic impacts and impacts related to new sources of light and glare (Mammoth Lakes
2007, Section 4.1, Aesthetics, Light and Glare).

2) Have 3 substantial adverse eflect on a scenic vista?

The Draft Housing Element does not grant entitlements for new projects or include site-
specific proposals, nor would it otherwise directly result in new development within the
Town. Future housing development projects would be required to undergo separate
environmental review under CEQA and would be subject to the Town's applicable review
process, including design review. The Town’s design review includes consideration of
building proportions and massing and includes consideration of the effects of building mass
on views. The amount of residential development, including infill and increased density that
may result from new policies included in the Housing Element Update, was also included in
the buildout assumptions analyzed in the General Plan EIR. Adoption of the Draft Housing
Element, in and of itself, would not result in visual obstructions of scenic views, nor would it
have impacts upon scenic vistas within Mammoth Lakes; thus it would result in a less than
significant impact on scenic vistas.

b) Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

U.S. Highway 395, which lies to the east of the Town limits, is designated as a State Scenic
Highway in the Mammoth Lakes vicinity; State Route 203, which runs through the Town, is
eligible for designation as a scenic highway but has not been formally established as such. A
number of other scenic resources are found within the Town, including rock outcroppings,
and numerous tree stands as well as individual specimen trees.

The Housing Element would not amend policies or development standards that would affect
developments within the viewshed of a State Scenic Highway, nor would it grant
entitlements for any specific projects that would have the potential to result in such impacts.
Given the distance of the areas where future residential development may occur from
U.S. Highway 395, it is unlikely that future housing development will be visible from the
scenic highway.

The amount of residential development, including infill and increased density that may result
from new policies included in the Housing Element Update, was also included in the
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buildout assumptions analyzed in the General Plan EIR. Furthermore, all development
would be subject to the Town's design review processes, including consideration of building
massing and proportion, lighting, landscape design, and policies and standards that limit tree
temoval to the extent possible and which seek to promote development that is consistent
with the Town’s character as a “Village in the Trees.” As previously noted, the Draft
Housing Element does not grant entitlements for new projects or include site-specific
proposals, nor would it otherwise directly result in new development within the Town.
Future housing development projects would be required to undergo separate environmental
review under CEQA and would be subject to the Town's applicable review process,
including design review. Therefore, the Draft Housing Element would have a less than
significant effect impact on scenic resources.

¢) Substantially degtade the existing visual character or quality of the site and its
surroundings?

Increased building height or intensity, or introduction of new residential uses on previously
undeveloped parcels, may result in changes to the visual character of neighborhoods in a
manner that would degrade the existing visual quality. However, such development would be
subject to the policies and implementation measures of the General Plan, including Policies
C.2.V and C.2.W which requires the Town to review new development for consistency with
Town design guidelines with regard to building height, massing, and placement. As
previously noted, the Draft Housing Element does not grant entitlements for new projects
or include site-specific proposals, nor would it otherwise directly result in new development
within the Town. The amount of residential development, including infill and increased
density that may result from new policies included in the Housing Element Update, was also
included in the buildout assumptions analyzed in the General Plan EIR. Thus the project
would have a less than significant impact on the visual character or quality of Mammoth
Lakes and its surtoundings.

d) Create a new source of substantial light or glare, which would adversely affect day
or nighttime views in the arear?

The Town of Mammoth Lakes' existing and future development, including new tesidential
development cited in the Housing Element, includes lighting that causes or may cause glare.
Given the Town's rural setting, views of the night sky, in particular, are an important
contributor to the Town's scenic environment. The Town's exterior lighting regulations
(Municipal Code Chapter 17.36.030) include a range of requirements for outdoor lighting
that are intended to minimize nuisance and hazards from inappropriate ot pootly-designed
lighting and avoid impacts to views of the night sky.

The amount of residential development, including infill and increased density that may result
from new policies included in the Housing Element Update, was also included in the
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buildout assumptions analyzed in the General Plan EIR. The Draft Housing Element does
not include new goals, policies, ot implementation programs related to reducing light and
glare impacts, nor does it propose to amend or rescind existing related policies or
regulations. In addition, the Draft Housing Element does not grant entitlements for new
development, nor would it otherwise directly result in new development within the Town.
Future housing development projects not already approved would be subject to separate
environmental review, as well as review against Town codes and standards, including those
related to light and glare (Chapter 17.36.030). Therefore, the Draft Housing Element would
have a less than significant impact related to light and glare.

3.2  AGRICULTURE AND FOREST RESOURCES

Less Than
Potentially | Significant | Less Than No
Would the profect: Significant | Impact With | Significant I
fie g mpact
Impact Mitigation Impact
Incorporated

a. Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland v
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

b. Conflict with existing zoning for
agricultural use, or a Williamson Act v
contract?

. Contflict with existing zoning for, or cause
rezoning of, forest land (as defined in
Public Resources Code section 12220(g)),
timberland (as defined by Public
Resources Code section 4526), ot
timberland zoned Timbetland Production
(as defined by Government Code section
51104(g))?

d. Resultin the loss of forest land or
conversion of forest land to non-forest v
use?

e. Involve other changes in the existing
environment which, due to their location
or nature, could result in conversion of v
Farmland, to non-agricultural use or
conversion of forest land to non-forest
user
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This section analyzes the potential for the adoption of the Draft Housing Element to result
in impacts on farmland and forest resources. The Draft Housing Element does not include
new goals, policies, or implementation programs related to agriculture or forest resources,
nor does it propose to amend or rescind existing related policies or regulations that govern
these resources.

a) Convert Pame Farmland, Unique Farmland, or Faomland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the California Resources Agency, to non-
agricultural use?

No property within the Town's UGB is designated as Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance. Thetefore, the Housing Element would have no
impacts related to the conversion of farmland to non-agricultural use.

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?

No locations within the Town's UGB upon which housing development would occur are
zoned for agricultural uses, and no land within the UGB is subject to Williamson Act
conttacts. Therefore, the Housing Element would have 20 impacts related to conflicts with
zoning for agricultural use or Williamson Act contracts.

¢) Conflict with existing zoning for, or cause rezoning of forest land (as deflned in
Public Resources Code section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timbedand zoned Timbedand Production (as
defined by Government Code section 51104(g))?

Public Resources Code section 12220(g) defines "Forest land" as land "that can support 10-
petcent native tree cover of any species, including hardwoods, under natural conditions, and
that allows for management of one or more forest tesources, including timber, aesthetics,
fish and wildlife, biodiversity, water quality, recreation, and other public benefits.”
"Timberland" is defined by Public Resources Code 4526 as "land, other than land owned by
the federal government and land designated by the board as experimental forest land, which
is available for, and capable of, growing a crop of trees of any commercial species used to
produce lumber and other forest products, including Christmas trees."

No property within the Town of Mammoth Lakes' UGB is zoned for timberland as defined
by PRC 4526. A number of properties within the UGB have designations of Open Space
(OS) or have the Open Space/Stream Corridor (OSSC) overlay applied. The OS zone is
intended for areas of Town where it is desirable and necessary to provide permanent open
space and to provide for the location and preservation of scenic areas and recreation areas.
Outside of the UGB, the majority of land is zoned "National Forest" and would meet the
above definition of Forest Land. The OSSC overlay applies to properties along portion of
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Mammoth Creek, intended to protect environmentally sensitive areas associated with the
stream corridor. These properties, many of which include significant tree cover, may meet
the definition of forest land described above, as would some properties zoned for residential
uses that are currently undeveloped.

Residential development considered in the Draft Housing Element would only occur within
the UGB and would not affect any National Forest zoned property. Within the UGB, the
Draft Housing Element does not propose to re-zone and does not otherwise include goals,
policies or implementation programs that would conflict with properties with Open Space ot
OSSC zoning or that otherwise qualify as “Timbetland” or “Fotestland.” Therefore, there
would be no impacts related to forest or timberland.

d) Result in the loss of fotest land or conversion of forest land to non-forest use?

See 3.2(c) above. Some of the properties considered in the Housing Element as suitable sites
for residential development do include tree cover and may meet the definition of forest land
provided in PRC 12220(g); however, these sites are scattered, individual undeveloped parcels
surrounded by urban development. They are not connected to larger areas of forest land and
conversion of these sites to non-forest use would have limited effect on forest ecological ot
economic values. The Shady Rest site is undeveloped and contains a large number of trees
and also includes an identified wetland area that may be managed for its aesthetic, wildlife
and water quality values. The Shady Rest site was previously a USDA Forest Setvice
property that converted to private ownership through a land swap, expressly to allow its
development with residential uses. In the 2002 Environmental Assessment conducted by the
USDA Forest Service for the land exchange, it was concluded that conversion of the Shady
Rest parcel from forest land to non-forest uses was a less than significant impact, due to the
fact that it would allow for the permanent preservation of several hundred acres of more
important forest-land in other areas (USDA 2002). The current zoning of this site,
Residential Multi-Family 1 (RMF-1) with an Affordable Housing Overlay, reflects the long-
standing intent for this site to be developed with residential uses rather than be used as a
managed forest resource.

The Draft Housing Element does not include new goals, policies, or implementation
programs related to forest land, nor does it propose to amend or rescind existing related
policies or regulations that seek to preserve forest resources. In addition, the Draft Housing
Element does not grant entitlements for new development, nor would it otherwise directly
result in new development within the Town, including upon the Shady Rest site. While the
Shady Rest site is identified as a location that could accommodate growth, the Draft
Housing Element does not contemplate specific proposals to develop this site.

Future housing development projects not already approved would be subject to separate
environmental review, as well as review against Town codes and standards, including those
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related to tree removal and protection of forest resources. Specific policies that would be
enforced include the Town’s tree removal ordinance which requires that the Community and
Economic Development Ditector approve removal of trees over 12 inches in diameter, and
which may require mitigation of this removal through their replanting or replacement
elsewhere (Town of Mammoth Lakes Municipal Code Section 17.36.140, and Policy R.1.C.
of the General Plan which requires that development projects identify and mitigate impacts
to mature trees (Mammoth Lakes 2007a, Resonrce Management and Conservation Element).
Therefore, the Draft Housing Element would have a less than significant impact related
to the loss of forest land or conversion of forest land to non-forest uses.

¢) Involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agcultural use or conversion
of forest land to non-forest use?

Please refer to responses 3.2(a) through (d) above. No other changes to the existing
environment would be caused by the Draft Housing Element that would result in

conversion of Farmland or forest land; therefore, there would be no impactin this regard.

33 AIRQUALITY

Where available, the significance crtens Less Than
established by the spplicable air quality | Potentially | Significant | Less Than No
management or att pollution control district | Significant | Impact With | Significant fiaad
may be zelied ypon to make the ollowing | Impact Mitigation Impact P
determinations. Would the project: Incorporated
a.  Conflict with or obstruct implementation v
of the applicable air quality plan?
b. Violate any air quality standard or
contribute substantially to an existing or v
projected air quality violation?
¢ Resultin a cumulatively considerable net
increase of any ctiteria pollutant for which
the project region is non-attainment under
an applicable federal or state ambient air v
quality standard (including releasing
emissions which exceed quantitative
thresholds for ozone precutsors)?
d. Expose sensitive receptors to substantial v
pollutant concentrations?
e. Create objectionable odors affecting a v
substantial number of people?

The Town of Mammoth Lakes and Mono County are located within the Great Basin Valleys
Air Basin, which also includes Inyo County and Alpine County. Air quality in the Town is
governed by the Great Basin Unified Air Pollution Control District (GBUAPCD) and the
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California Air Resources Board (CARB). Effective July 23, 2005, the Mono County portion
of the GBVAB has a non-attainment status for O, (State standards only). All of the GBVAB
is designated non-attainment for the PM,, State standard. The Mammoth Lakes area is
designated non-attainment of the federal PM,, standard, which is less stringent than the State
standard, although the Town is currently working with GBVAB to pursue a revision to the
Air Quality Management Plan (AQMP) and seeking a redesignation to “attainment” for the
federal PM,, standard.

Although Mono County is categotized as non-attainment for the state O, standard, there is
no ozone implementation plan for attainment in Mono County, nor is one required under
State law. As outlined in the 2001 CARB Ozone transport review, the CARB classifies the
contribution of transported pollution from one air basin to another to be either
overwhelming, significant, inconsequential, or some combination of the three. The CARB
Ozone Transport Review is a statewide assessment of ozone transport between air basins.
The study states that “transport from the central portion of the (San Joaquin) Valley is
tesponsible for ozone violations in Mammoth Lakes” and that the resulting impacts on the
Town’s air quality were classified as “overwhelming.” According to the CARB, ozone levels
should improve in the air basin only when substantial mitigation measures are more fully
implemented in upwind air basins. Local sources ate not considered to have a considerable
impact on ambient levels due to the climactic patterns of the eastern slopes of the Sierra
Nevada Mountains.

The Town’s AQMP was recently updated and adopted by the Town Council in 2013. The
AQMP is the primary document for the Town to satisfy the Clean Air Act requirement to
develop a State Implementation Plan (SIP) to demonstrate how the Mammoth Lakes area
will attain and maintain the National Ambient Air Quality Standards (NAAQS) for PM,,.
The AQMP includes analyses of PM,, soutces, their impact, and the effectiveness of control
measures to improve the PM, levels, concluding that the primary sources of PM,, emissions
in the Town are generated by wood smoke and road cinders. Control measures contained in
the AQMP include, but are not limited to, vacuum street sweepers for cinders and road dust,
reduction in vehicle traffic, wood stove replacement, opacity limits, fees, and penalties. The
AQMP update seeks a redesignation of the town as being in “attainment” for the federal
PM,, standard, observing that the 24-hour NAAQS PM,, standard has not been exceeded
during monitoring in Mammoth Lakes since 1994.

The more stringent State standard for PM, has been violated on several occasions each year
over the past several yeats. State PM10 standards were exceeded on 27 occasions in 2011,
and on four occasions between in 2012. Major soutces of PM10 in Mammoth are smoke
from wood burning and re-entrainment of cinders used for traction control on winter roads;
the most significant violations of the State standard occur when high calm winter days
coincide with peak visitor period on winter holidays and weekends. Despite the continued
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exceedance of the stringent State PM,, standard, the overall trend since 1990 has been a
significant reduction in PM,, levels, due in part to actions taken by the Town to reduce
pollution from woodstoves by limiting their installation, requiring new EPA certified
appliances to be used, and instituting a street sweeping program.

In addition to the policies and impact analysis in the AQMP, the General Plan EIR analyzed
the potential for the growth patterns identified in the General Plan to result in impacts on air
quality (Mammoth Lakes 2007, Section 4.2, Air Quality). The Draft Housing Element does
not include new goals, policies or implementation programs related to air quality, nor does it
propose to amend or rescind existing related policies or regulations that govern air resources.

a) Confict with or obstruct implementation of the applicable air quality plan?

As noted above, the Town is subject to the 2013 Air Quality Management Plan update that
identifies various strategies to help the Town comply with the Federal Air Quality standard.
Consistent with the AQMP, Municipal Code Section 8.30.100.B requires the Town to
incorporate measures in project review that reduce projected Vehicle Miles Traveled (VMT),
with the goal of reducing total VMT to 179,708 on any given day. In addition to the VMT
limit, the Town has implemented a street sweeping/vacuuming program to reduce road
cinders and dust. Finally, the Municipal Code also prohibits solid fuel-burning appliances
from being installed within multi-unit developments.

A development project would be considered inconsistent with the local air quality plan if it
would cause VMT to exceed the 179,708 VMT threshold established by the AQMP and
Town Municipal Code. The Draft Housing Element encourages residential development in
the Town of Mammoth Lakes in order to demonstrate that the Town can meet its fair share
of the regional housing need. The Draft Housing Element does not grant entitlements for
new projects or include site-specific proposals, nor would it otherwise directly result in new
development in the Town. All of the sites identified in the Housing Element rely on existing
zoning designations and/or development previously considered or analyzed in the General
Plan PEIR or in other project-specific CEQA review, which analyzed and specified measures
to help attain specified air quality thresholds. All such developments have been or will be
subject to Town review and requirements, including prohibitions on installation of wood-
burning appliances, as well as to CEQA review that would specify measures as necessary
related to construction and operational emissions of PM,,. Adoption of the Housing
Element would not, in and of itself, conflict with the applicable air quality plan, violate air
quality standards, result in cumulatively considerable net increase of PM,,, or create
objectionable odors affecting a substantial number of people; thus it would result in a Jess
than significant impact on the implementation of the AQMP.
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b) Violate any air quality standard or contdbute substantially to an existing or
projected air quality violation?

(Also see Section 3.32) The Draft Housing Element provides a policy framework that
governs existing and foreseeable housing and housing needs within the Town of Mammoth
Lakes. The Draft Housing Element, however, does not ptopose ofr approve new
entitlements for construction or development, or contemplate development beyond that
considered previously in the General Plan EIR. Because the Draft Housing Element would
not allow or induce new development with commensurate constructions or VMT-related
emissions it would not contribute to air quality violations. This impact would be Jess than
significant.

¢) Result in a cumulatively considerable net increase of any ctiteria pollutant for
which the project region is non-attainment under an applicable federal or state
ambient air quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors)?

Less than Significant Impact. See Section 3.3a and 3.3b, above.

d) Expose sensitive receptors to substantial pollutant concentrations?

Less than Significant Impact. See Section 3.3a and 3.3b, above.

¢) Create objectionable odors affecting a substantial number of people?

Less than Significant Impact. See Section 3.3a and 3.3b, above.
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34 BIOLOGICAL RESOURCES

Less Than
Potentially | Significant | Less Than No
Would the project: Significant | Impact With | Significant I
Lo o mpact
Impact Mitigation Impact
Incorporated

a. Have a substantal adverse effect, either
directly or indirectly through habitat
modifications on any species identified as
candidate, sensitive or special status species v
in local or regional plans, policies, or
regulations by the California Department of
Fish and Game or U.S. Fish and Wildlife
Service?

b.  Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional v
plans, policies, or regulations by the
California Department of Fish and Game
or U.S. Fish and Wildlife Service?

c. Have a substantial adverse effect on
federally protected wetlands as defined by v
Section 404 of the Clean Water Act?

d. Interfere substantially with the movement
of any native resident or migratory fish or
wildlife species or established native v
resident or migratory wildlife corridors, or
impede the use of native wildlife nurseries?

e. Conflict with any local policies or
ordinances protecting biological resources v
such as a tree presetvation policy or
ordinance?

f. Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Consetvation Plan, or other v
approved local, regional or state habitat
conservation plan?

The Town of Mammoth Lakes is situated on the eastern slope of the Sierra Nevada
mountain range where the Sierra Nevada and Great Basin biotic communities converge.
Major vegetation communities within this region consist of plants that have adapted to cold,
snowy winters and arid summers. Major plant communities include Mixed Conifer Fir,
Upper Montane Mixed Shrub, Basin Sagebrush, Wet Meadow, and Alder Riparian. Special
animal status species known to occur within the municipal boundary include American pine
marten, bald eagle, golden eagle, great gray owl, northern goshawk, northern hatrier, Pacific
fisher, prairie falcon, Sietra Nevada mountain beaver, Willow flycatcher, and Yosemite toad.
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Special status plant species within the planning area include Mono Lake lupine, several taxa
of Moonwort, Pine City sedum, Pinzl’s rockcress, Subalpine and fireweed. Non-special
status game and fish species are also abundant in the surrounding countryside.

The General Plan EIR analyzed the potential for the growth patterns identified in the
General Plan to result in impacts on biological resources (Mammoth Lakes 2007, Section
4.3, Biological Resonrces). The Draft Housing Element does not include new goals, policies or
implementation programs related to biological resources, nor does it propose to amend or
rescind existing related policies or regulations that govern such tesources.

a) Have a substantial adverse effect; either directly or indirectly through habitat
modifications on any species identified as candidate, sensitive or special status
species in local or regional plans, policies, or regulations by the California
Department of Fish and Game or U.S. Fish and Wildlife Setvice?

The Draft Housing Element provides policies to maintain and improve the diversity and
quality of the Town of Mammoth Lakes’ housing stock. The Draft Housing Element also
identifies sites where additional housing could be constructed to accommodate foreseeable
future growth and the Town’s RHNA. The General Plan EIR does not identify special status
species occurrences on the inventory sites. Because the Draft Housing Element does not
directly propose development of raw land or create entitlements for development, the
adoption of the Draft Housing Element would not result in significant impacts on special
status species, ot natural communities including wetlands, vernal pools or riparian corridors.
The Draft Housing Element does not contemplate or approve physical development that
would affect natural communities, migratoty corridors, or waterways, nor does the Draft
Housing Element propose policies that affect tree management or revise existing Town of
Mammoth Lakes tree ordinances. Additional residential development that is contemplated in
the Draft Housing Element has been previously analyzed under CEQA in the General Plan
EIR and is consistent with the template for growth disclosed in that document (Mammoth
Lakes 2007). This impact would be Jess than significant.

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural
community fdentified in local or regional plans, policies, or regulations by the
Califomia Department of Fish and Game or U.S. Fish and Wildlife Service?

Less than Significant Impact. See Section 3.4a above.

¢) Have a substantial advetse eflect on federally protected wetlands as defined by
Section 404 of the Clean Water Act?

Less than Significant Impact. See Section 3.4a above.
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d) Interfere substantially with the movement of any native resident or migratory fish
or wildlife species or established native resident or migratory wildlife cortidors, or
impede the use of native wildlife nurseries?

Less than Significant Impact. See Section 3.4a above.

e) Conflict with any local policies or ordinances protecting biological resources such
as a tree preservation policy or ordinance?

Less than Significant Impact. See Section 3.4a above.

g Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional or state habitat
conservation plan?

There are neither Habitat Conservation Plans nor Natural Community Conservation Plans in
place within the planning area; therefore, this impact would be less than significant.

CULTURAL RESOURCES

Would the project: Significant | Impact With | Significant

Less Than
Potentially | Significant | Less Than
Impact Mitigation Impact Lmpact
Incotporated

Cause a substantial adverse change in the
significance of a historical resource as
defined in 14 California Code of
Regulations Section 15064.5?

Cause a substantial adverse change in the
significance of a unique archaeological
resource as defined in 14 California Code
of Regulations 15064.5?

Directly or indirectly destroy a unique
paleontological resource or unique
geologic feature?

Disturb human remains including those
interred outside of formal cemeteries?

v

Cultural resources consist of historic-era and prehistoric archaeological sites, dwellings, and
structures that may be significant for their data potential, architectural merit, or association
with important persons or themes. Engineered works may also be significant for their design
ot workmanship. Paleontological resoutces consist of fossils, including the remains or traces
of prehistoric animal or plant life. Fossils are typically associated with geological formations
that are contemporaneous with the preserved animal or plant remains.
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Prehistoric archaeological sites are common within the Mono Basin and Long Valley region,
with the prehistoric occupation beginning in the early Holocene (circa 10,000 years ago).
Some prehistoric sites tend to be clustered near obsidian soutces, such as Casa Diablo, but
are also found in other locations. Other sites, such as occupation deposits, temporary
encampments, and resource procurement stations, also occur across the biotic communities
within the region.

Documented historic-era sites occur within the Town of Mammoth Lakes but outside of the
Utban Growth Boundary (UGB); thus, these resources would not be affected by growth
within that is regulated by the Draft Housing Element. The General Plan EIR analyzed the
potential for the growth patterns identified in the General Plan to result in impacts on
cultural resources (Mammoth Lakes 2007, Section 4.14, Culinral Resources). The Draft
Housing Element does not include new goals, policies, or implementation programs related
to cultural resources, not does it propose to amend or rescind existing related policies ot
regulations that govern cultural resources.

a) Cause a substantial adverse change in the significance of a historical resource as
defined in 14 California Code of Regulations Section 15064.57

Documented historic-era sites occur within the Town of Mammoth Lakes but outside of the
Urban Growth Boundary (UGB); thus, these resources would not be affected by growth
within that is regulated by the Draft Housing Element. There would be no impact.

b) Cause a substantial advetse change in the significance of 2 unique archaeological
resource as defined in 14 California Code of Regulations 15064.57

A substantial adverse change occurs when the significance of the resource is damaged by
alteration of the resource or its setting in a manner that impairs the significance ot integrity
of the resource. As the Draft Housing Element does not propose specific development
activity or create entitlements for new development the approval of the Draft Housing
Element would not result in any ground-disturbing construction ot alteration of the physical
environment that could cause a substantial adverse change in the significance of a historical
resource, or other cultural or paleontological resources, including interted human remains.
This impact would be Jess than significant.

¢) Directly or inditectly destroy a unique paleontological tesource or unique
geologic featyre?

Less than Significant Impact. See Section 4.5b above.
d) Distuth human remains including those interred outside of formal cemeteries?

Less than Significant Impact. See Section 4.5b above.
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3.6 GEOLOGY AND SOILS

Would the profect:

Potentially
Significant

Impact

Less Than
Significant
Impact With
Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

a. Expose people or structures to potential
substantial adverse effects, including the risk
of loss, injury, or death involving:

11) strong seismic ground shaking

u11) seismic-related ground failure, including
liquefaction, or;

1v) landslides?

b. Result in substantial soil erosion or loss of
topsoil?

c.  Belocated on a geologic unit or soil that is
unstable or would become unstable as a result
of the project?

d. Belocated on an expansive soil as defined in
Table 18-1-B of the Uniform Building Code,
creating substantial risks to life or property?

e. Have soils incapable of adequately supporting
the use of septic tanks or alternative waste

disposal systems where sewers are not
available?

The Town of Mammoth Lakes is situated on the eastern flank of the Sierra Nevada
mountain range along a system of normal faults that produced the Owens Valley. The Long
Valley Caldera, a remnant valley formed by a volcanic event 760,000 years ago, occurs to the
north of the Town of Mammoth Lakes. The vicinity is still volcanically active on geological
time scales, with at least 30 volcanic events in the last 2,000 years.

The Mono Lake and Long Valley region is one of the most seismically active regions in the
United States. Low and moderate earthquakes are occasionally felt by local residents. The
main sources of seismic activity (earthquakes) consist of tectonic fault movement and
magma movement under the Long Valley Caldera and associated geological systems.

Local faults include the Hilton Creek Fault (approximately ten miles east of Town), the
Owens Valley Fault (48 miles south of Town), and the Chalfant Valley Fractures
(approximately 36 miles east of Town).

Erosion prone soils occur variably throughout the town, where loose sandy soils ate
unconsolidated by vegetation or steep slopes make exposed landforms more erosion prone.
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In general, erosion within the Town is limited by ground cover such as vegetation and the
built environment.

The risks posed by the seismic hazards in the region and the potential for development to
result in erosion and infrastructure impacts were previously analyzed in the General Plan
EIR (Mammoth Lakes 2007, Section 4.4, Geology, Seismicity, Soils and Mineral Resources). No
significant impacts were identified related to geology and soils.

a) Expose people or structures to potential substantial adverse effects, including the
nisk ofloss, injuty, or death involving:

if) strong seismic ground shaking
ifi) seismic-related ground failure, including liquefaction, or;
1v) landslides?

The Draft Housing Element does not propose or directly allow construction of housing or
other structures and, thus, would not lead to human exposure to seismic or other natural
disaster risks. The Draft Housing Element would regulate potential development that was
identified in the Mammoth Lakes General Plan EIR (Mammoth Lakes 2007), which would
be subject to the existing Public Health and Safety Element of the 2007 General Plan
(Mammoth Lakes 20072) and applicable Building Codes. The Draft Housing Element does
not propose changes the policies of the Public Health and Safety Element or Building
Codes. The amount of residential development, including infill and increased density that
may result from new policies included in the Housing Element Update, was also included in
the buildout assumptions analyzed in the General Plan EIR. Because the Draft Housing
Element would not directly result in new construction, nor would it revise existing policies
or ordinances related to safety, it would not expose people or structures to seismic risk or
other natural disaster hazards and would not affect the viability of waste disposal
infrastructure. In addition, because no ground-disturbing work is proposed, the project
would not result in erosion or loss of topsoil. This impact would be less than significant.

b) Result in substantial sorl erosion or loss of topsoil?

The Draft Housing FElement does not include specific development proposals nor would it
create entitlements that would allow construction. As no ground-disturbing work 1is
proposed, the project would not result in erosion or loss of topsoil. This impact would be
less than significant.

¢) Be located on a geologic unit or soil that is unstable or would become unstable as
a result of the project?

Less than Significant Impact. See Section 3.6a above.
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d) Be located on an expansive soil as defined in Table 18-1-B of the Uniform
Building Code, creating substantial risks to life or property?

Less than Significant Impact. See Section 3.6a above.

¢) Have soils incapable of adequately supporting the use of septic tanks or
alternative waste disposal systems where sewers are not available?

Less than Significant Impact. See Section 3.6a above.

37 GREENHOUSE GAS EMISSIONS
Less Than
Potentially | Significant | Less Than No
Would the project: Significant | Impact With | Significant I
L mpact
Impact Mitigation Impact
Incotporated

Generate greenhouse gas emissions either
directly or indirectly that may have a v
significant impact on the environment?

Conflict with an applicable plan, policy, or
regulation adopted for the purpose of v
reducing the emission of greenhouse gases.

Greenhouse gases (GHGs) consist of gases that increase heat trapped by the earth’s
atmosphere that is not radiated back out into space. For municipalities, by far the largest
single-source (by mass) of GHGs consists of carbon dioxide (CO2) emissions. Municipal
sources of CO2 emissions include energy production; this energy is consumed by all
developed land-use types, vehicles used for personal travel and transportation of goods, and
construction-related emissions caused by heavy equipment.

The Draft Housing Element inventories and analyzes the existing housing stock and also
regulates how future housing would be developed within the Town. The Draft Housing
Element itself contains policies that promote enetgy efficiency, and policies which provide
incentives for infill housing. These policies could provide GHG emission reduction benefits.
However, the Housing Element does not contain policies which would directly increase
GHG emissions. The Draft Housing Element does not by itself propose new construction
or create entitlements for such construction. While new construction would increase energy
demands and might result in additional vehicle use within the Town, no specific construction
projects are contemplated within the Draft Housing Element.

Future projects would be subject to review by the Town for entitlements necessary for
construction. Because the Draft Housing Element does not directly allow or propose
development, adoption of the Draft Housing Element would not directly result in GHG
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emissions not would it conflict with any law or policy related to GHG emissions. While
future infill projects incentivized under the Draft Housing Element may result in GHG
emissions, such projects cannot be identified at this time and, thus, are not ripe for analysis.
Under the Draft Housing Element, such analysis would require speculation, which is not
useful or required under CEQA (14 California Code of Regulations Section 15145). The
policies of the Draft Housing Element would, however, reduce GHG emissions compared
to land use planning patterns that do not encourage energy efficiency and infill. Policies
H.6.A, H.6.B and H.6.C encourage energy efficient building practices, retrofitting of existing
structures, and review of proposed projects for energy efficiency. These policies would
reduce the impact of growth on energy demand that generates GHG emissions. The Draft
Housing Element policies and programs, such as Action H.2.D.1 and H.2.H.1, encourage
provision of workforce housing that would increase the stock of worker housing for
potential employees in local businesses. When workers live near employment locations,
fewer vehicle miles are travelled tesulting in reduced GHG emissions compared to
development patterns that place workers far from employment. Thus, impacts telated to

GHG emissions would be less than significant.

HAZARDS AND HAZARDOUS MATERIALS

Would the project:

Potentially
Significant
Impact

Less Than
Significant
Impact With
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

Create a significant hazard to the public or
the environment through the routine
transport, use, or disposal of hazardous
materials?

Create a significant hazard to the public or
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous chemicals into the
environment?

Emit hazardous emissions or handle
hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile
of an existing or proposed school?

Be located on a site which is included on a
list of hazardous materials sites compiled
pursuant to California Government Code
Section 65962.5, and as a result, would it
create a significant hazard to the public or
environment?
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Would the project:

Potentially
Significant
Impact

Less Than
Significant
Impact With
Mitigation
Incorporated

Less Than
Significant

Impact

Impact

e. For a project located within an airport land
use plan, or where such plan has not been
adopted, within two miles of a public or
private airstrip, would the project result in a
safety hazard for people residing or working
in the project area?

f. Impair implementation of or physically
interfere with an adopted emergency
response plan or emetgency evacuation plan?

g Expose people or structures to a significant
tisk of loss, injury or death involving
wildland fires, including where wildlands are
adjacent to urbanized areas or where
residences are intermixed with wildlands?

A hazardous material is defined by the California Department of Toxic Substances Control
as a material that poses a significant present or potential hazard to human health or safety if
the substance is released into the environment (26 California Code of Regulations Section
25501). Hazardous materials and hazardous wastes are classified to determine if the
substances are toxic, ignitable, corrosive, or reactive (22 California Code of Regulations
Chapter 11, Article 3). Common hazardous materials include petroleum products, pesticides,
volatile organic compounds, and certain metals. In addition, radioactive and explosive
materials are considered hazardous.

The Town has some businesses and activities that transport, store, and use hazardous
substances such as the businesses in the industrial patk, the high school and college
laboratories, gasoline fueling stations, the Mammoth Yosemite Airport, and the Mammoth
Mountain Ski Area (MMSA). There are no sites within the Town that are listed on the
federal Comprehensive Environmental Response, Compensation, Liability Information
System Database (CERCLA) within the planning area.

The General Plan EIR analyzed the potential risks and impacts associated with hazardous
matetials and airport land uses that may result from buildout of the General Plan (Mammoth
Lakes 2007, Section 4.5, Public Safety and Hazards). The Draft Housing Element does not
include new goals, policies or implementation programs related to hazardous materials, nor
does it propose to amend or rescind existing related policies or regulations that govern these
substances.
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Response to questions () through (d):

The Draft Housing Element does not propose any specific activities that would require the
use of hazardous materials that would lead to public ot envitonmental hazards, release into
the environment via accidents, proximity to schools, ot construction on hazardous materials
sites. In addition, the Draft Housing Element does not revise the existing Public Health and
Safety Element of the adopted General Plan, nor does it revise or affect existing emergency
response plans or evacuation routes. A review of the Cortese List on March 3, 2014 did not
identify listings for any of the inventory sites (Cal/EPA 2014). Thus, this impact would be
less than significant.

¢) For a project located within an aitport land use plan, or where such plan has not
been adopted, within two miles ofa public or private airstrip, would the project result
in a safety hazard for people residing or working in the project atea?

The potential for hazards associated with General Plan buildout in the proximity of the
Mammoth Yosemite Airport wete previously identified in the General Plan EIR (Mammoth
Lakes 2007:4-135). The Mammoth Yosemite Alrport lies approximately eight miles east of
the main urbanized areas within the Town’s UGB, which does not fall within the airport
land use plan area. The amount of residential development, including infill and increased
density that may result from new policies included in the Housing Element Update, was also
included in the buildout assumptions analyzed in the General Plan EIR. With this, and with
compliance with federal regulations and the Airport Land Use Plan, impacts regarding safety
for people working ot residing in the area of the Mammoth Yosemite Airport would be Jess
than significant (Mammoth Lakes 2007:4-135).

9 Impair implementation of or physically interfere with an adopted emesgency
response plan or emesgency evacuation plan?

The Town has adopted an Emergency Operations Plan (EOP) (Mammoth Lakes 2001) for
emergency response within the Town. The Plan meets the Standardized Emergency
Management System (SEMS) requirements for state law. Development regulated under the
Draft Housing Element will not impair implementation ot physically interfere with the EOP
because no circulation changes are being proposed which conflict with the procedures set
forth in the plan. Therefore, this impact would be less than significant.

8) Ezpose people or structutes to a significant risk of loss, infuty or death involving
wildland fires, including where wildlands ate adfacent to urbanized areas or where
residences are intermixed with wildlands?

Wildland fires in the vicinity of the Town pose a risk to public safety because of the Town’s
proximity to heavily wooded National Forest lands and the extensive interface between the
urban environment and forest vegetation. Due to these local conditions, the entire Town has
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been designated as a Very High Fire Hazard Severity Zone by the California Department of
Forestry, meaning that the community is very susceptible to wildland fire risk. Fire risk is
managed by public information strategies such as the Eastern Sierra Region Fire Safe
Council (ESRFSC) and the mandates of state law, such as California Public Resources Code
Section 4291 which provides fuel break standards for residences and other fire-risk reduction
measures. These measures are enforced locally by the Mammoth Lakes Fire Protection
District and by the Town as patt of the development review process. New development
regulated by the Draft Housing Element would be subject to existing fire risk reduction
strategies, as described in Section 4.5 of the General Plan EIR (Mammoth Lakes 2007:4-
141-142, Measures 11.4.A.e.1-11.4.A.e.6, 114.A f1-11.4A.£4,11.4.Ag1, and [L4.A.g.2). The
adoption of the Draft Housing Element would not directly lead to construction of new
structures or create entitlements allowing construction on lands vulnerable to wildland fires.
This impact would be less than significant.

3.9 HYDROLOGY AND WATER QUALITY
Less Than
Potentially | Significant | Less Than No
Would the profect: Significant | Impact With | Significant I
ST mpact
Impact Mitigation Impact
Incorporated
a. Violate any water quality standard or waste v
dischatge requirements?
b.  Substantially deplete groundwater supplies v
ot interfere with groundwater recharge?
. Substantially alter drainage patterns or result v
in erosion?
d. Substantially increase flooding via alterations v
of drainage or surface runoff patterns?
e. Create or contribute to runoff which could
exceed existing or foreseeable stormwater v
drainage systems?
. Otherwise substantally degrade water v
quality?

The Town is located within the 45,000 acte Mammoth Hydrologic Basin. This approximately
71 square mile basin is part of the Long Valley Subunit of the Owens Valley Hydrologic Unit
on the Lahontan Drainage Province. The Mammoth Hydrologic Basin includes many alpine
lakes, surface streams, and springs, which are all tributary to Mammoth Creek or Hot Creek.

Existing drainage facilities are located throughout the town. In 1975, a major storm drainage
project established the area's storm drain system from Mammoth Slopes to Mammoth
Ranger Station via Canyon Boulevard, Berner Street, Alpine Circle, and Main Street in the
North Village Specific Plan area. This system, set forth in the Mammoth Lakes Storm
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Drainage Master Plan (SDMP), discharges into Murphy Gulch just east of the Mammoth
Ranger Station. A 43,560 square foot (one-acre) siltation basin was constructed at the
downstream end of Murphy Gulch channel in conjunction with these drainage
improvements.

Potential flood hazard areas in the Town include Murphy Gulch and the Mammoth Creek
drainage area, which are located in the south central portion of the community. Murphy
Gulch, which is located in the northeast quadrant of the Town, is a seasonal stream and has
very little or even no flow during dry months. However, Murphy Gulch carries runoff during
the spting snowmelt, as well as during heavy rainfall. The Murphy Gulch area is 2 designated
within a 100-year flood zone by the FEMA. The 100-year estimated flood flow peak within
the Murphy Gulch Area is approximately 550 cubic feet per second (cfs). Mammoth Creek
has an average annual flow of 20 cfs with peak 100-year flows estimated at about 640 cfs.
Flows of these magnitudes create flood conditions and a danger to portions of the town.

The Town is located on the margin of Long Valley Ground Water Basin. The Basin is
bordered to the west and southwest by the Sierra Nevada mountain range, to the north by
Bald and Glass Mountains, and to the east by Round Mountain. Rechartge occurs around the
Long Valley Caldera rim, within the western portion, and beneath the resurgent area in the
northwestern central portion of the Caldera. Groundwater discharge also occuts in springs
located around the Caldera rim and along the south and east sides of the resurgent area (the
region affected by swelling within the magma chamber beneath the Long Valley Caldera).

Potential impacts on water quality, waste discharge requirements, groundwater recharge,
drainage patterns, and stormwater capacity associated with buildout of the General Plan
were previously identified in the General Plan EIR (Mammoth Lakes 2007, Section 4.6,
Hydrology and Water Quality). The Draft Housing Element does not include new goals, policies
or implementation programs related to hydrology, water quality, or water rights
management, nor does it propose to amend or rescind existing related policies or regulations
that govern water resources or water quality.

Responses to questions (a) through (0:

Erosion and water quality impacts typically occur when development projects require
excavation that alter surface permeability of the landscape, alter drainage channels, or reduce
natural ground cover that holds soil in place. Flood risk may be increased when construction
projects teduce the floodwater capacity of surface water channels or decrease the
permeability of the landscape through the construction of impermeable surfaces. These same
actions may increase the incidence of surface runoff that is channeled through storm
drainage systems. Ground water recharge may also be affected when projects reduce the
permeability of the surface landscape thus reducing water flow into aquifers or when
projects alter drainage patterns that contribute to recharge. The Draft Housing Element does
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not propose ground-disturbing construction or alteration of existing land surfaces or
drainage patterns, and as a result would not affect water quality, flood risk, stormwater
capacity or ground water recharge. Groundwater use is currently governed by the
Groundwater Management Plan for the Mammoth Basin W atershed (Mammoth Community Water
District [MCWD] 2005). Based on the information presented in the General Plan EIR, none
of the inventory sites identified in the Housing Element area located within flood hazard
zones defined by FEMA (Figure 4.6-2, page 4-150 of the General Plan EIR).

The proposed Policy H.1.C., which implements Goal H.1, would allow for density bonuses
for projects that provide deed-restricted wotkforce housing in accordance with State density
bonus law and 2007 General Plan Policy L.2.D. This incentive for land uses that increase
density could increase the impermeability of the urban landscape, thereby increasing runoff
which could strain existing stormwatet conveyance capacity. However, the General Plan
contains implementation measures that would reduce and control surface runoff (Mammoth
Lakes 2007:4-162, Measures 1.1.A.a.1 through I1.4.A.2.3); such measures would be applied
through the development review process undertaken by the Town for projects at the time
they are proposed.

The proposed Policy H.3.C, which implements Goal H.3, of the General Plan requires the
Town to improve livability, infrastructure public safety, and mobility infrastructure within
the Sierra Valley Sites neighborhood and othet neighbothoods with a high proportion of
older structures. The Sierra Valley Sites, in particular, has known issues with flooding and
storm drain capacity; the policy stated in the Draft Housing Element is intended, among
other aspects, to allow for these issues to be further studied and addressed. The amount of
residential development, including infill and increased density that may result from new
policies included in the Housing Element Update, was also included in the buildout
assumptions analyzed in the General Plan EIR. While the Housing Element does not
propose any specific development project or activity that would, in and of itself generate
potential impacts to hydrology and water quality, future residential and other development
would be subject to the implementation measures specified in the General Plan FEIR,
including best management practices (BMPs) to avoid erosion, siltation, and flooding
(Mammoth Lakes 2007:4-157). Consequently, this policy would not result in impacts to
watet quality. These impacts would be less than significant.
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3.10 LAND USE AND PLANNING
Less Than
Potentially | Significant | Less Than No
Would the project: Significant | Impact With | Significant I
Sipngi mpact
Impact Mitigation Impact
Incorporated

a. Physically divide an established community? v
b. Conflict with any applicable land use plan,

policy or regulation of an agency with

jurisdiction over the project, adopted for the 4

putpose of avoiding or mitigating an

environmental effect?

The Town boundary (Municipal Boundary) includes approximately 24.4 square miles of land.
"The Municipal Boundaty includes two separate and distinct areas of land: (i) the portion of
the Town that includes the majority of the developed community; and (i) an entirely
separate “island” area (not physically connected with the rest of the Town) that surrounds
the Mammoth Yosemite Airport (Airport) and which is located north of U.S. Highway 395
and approximately eight miles east of the portion of the Town described in (i) above.

Of the total 24.4 square miles within the Municipal Boundaty, approximately 4.6 square
miles, or approximately 2,500 acres, lies within the urban growth boundary (UGB). The
urbanized portion of the Town, as well as the entirety of the Town “island” surrounding the
Airpott, lies within the UGB. Within the UGB, approximately 3.5 square miles of land has
been developed, leaving only 1.1 square miles of vacant developable land out of the total 4.6
squate miles within the UGB (Mammoth Lakes 2007:4-177).

The land outside the UGB but inside the Municipal Boundaty consists largely of public lands
administered by the Inyo National Forest. Non-federal lands outside the UGB include
approximately 80 acres of patented mining claims on top of the Sherwin ridge, the Valentine
Camp of the University of California, and the City of Los Angeles’ Camp High Sierra.

The land use designations that apply to the urbanized portions of the Town consist of low
density residential (LDR-1 and LDR-2), high density residential (HDR-1 and HDR-2), resort
(R), commercial (C) (C-1 and C-2), open space (O), institutional public (IP), specific plan
(NVSP and CSP), industrial (I), and aitport (A).

Land use within the Town is regulated by the General Plan (Mammoth Lakes 2007), the
municipal code which implements the policies of the General Plan, and specific and master
plans that further define land uses identified in the General Plan. The General Plan and its
constituent elements, including the Draft Housing Element, provide for orderly growth and
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regulate how growth will occur. A Housing Element is a required component of each
municipality’s General Plan under state law (California Government Code Section 65580).
The Draft Housing Element would implement the requirements of state law and further
define how growth would be managed as analyzed in the General Plan EIR (Mammoth
Lakes 2007). The previous General Plan EIR analyzed potential impacts of buildout of the
General Plan on land use (Mammoth Lakes 2007, Section 4.7, Land Use).

a) Physically divide an established community?

The Draft Housing Element does not propose construction of any infrastructute and would
not divide the Town,; thus, thete would be no impact.

b) Conflict with any applicable land use plan, policy or regulation of an agency with
jutisdiction over the project, adopted for the puspose of avoiding or mitigating an
environmental effect?

The Draft Housing Element further regulates growth analyzed in the General Plan EIR and
incentivizes patterns of land use that would include infill and avoidance of the development
of raw land where feasible. As required by State Law, and as documented in the Draft
Housing Element, the Housing Element’s Goals, Policies and Programs would be consistent
with those included in the Land Use Element and other elements of the General Plan. As
such, it implements rather than conflicts with the policies and growth blueprint provided in
the General Plan; thus, this impact would be less than significant.

3.11 MINERAL RESOURCES
Less Than
Potentially | Significant | Less Than No
Would the project: Significant | Impact With | Significant Tty

Impact Mitigation Impact
Incorporated

Result in the loss of availability of 2 known
mineral resource that would be of value to v
the region and the residents of the state?

Result in the loss of availability of a locally
important mineral resource recovety site v
delineated on a local general plan, specific

plan, or other land use planning document?

Mineral resources in the planning area include industrial minerals (clay, aggregate, cinders,
etc.) and precious metals associated with volcanic rocks and hot spring and geothermal
activity. A deposit of precious and base metals is located within the Municipal Boundary in
the southern portion of the Town; however, this deposit occurs well outside of the Town
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and area defined by the UGB where buildout of the General Plan would take place. A
geothermal lease area is located in the northeastern portion of the Town and in the northern
and central portion of the planning area. A deposit of aggregate and a deposit of precious
metals are located in the eastern portion of the planning area to the notth of the Mammoth-
June Lakes Airport. There are no cindets within the planning area. Cinders used in the area
are imported from Mono Basin. The potential impacts on mineral resource extraction and
availability, as well as geothermal energy development associated with buildout of the
General Plan, were analyzed in the General Plan EIR (Mammoth Lakes 2007, Section 4.4,
Geology, Seismicity, Soils and Mineral Resonrces). The Draft Housing Element does not include
new goals, policies, or implementation programs related to mineral resources, nor does it
propose to amend or rescind existing related policies or regulations that govern these
resources.

Responses to questions (a) and (b):

Development of new mineral resource extraction is not contemplated in the Draft Housing
Element. Such activities would also be subject to review under the Surface Mining and
Reclamation Act (SMARA, California Public Resources Code Section 2710 et seq.). SMARA
review is a discretionary action under CEQA that also would require the SMARA lead
agency (Mono County) to review the project under CEQA. In addition, no identified mineral
resources occur within the UGB. Thus, the adoption of the Draft Housing Element would
not result in the depletion of a mineral resource of statewide or local significance. This
impact would be Jess than significant.

Implementation of the Draft Housing Element may have the potential to impede geothermal
exploration and development because residential land uses are typically inconsistent with
large scale geothermal energy development. However, the Town is currently exploting ways
to utilize geothermal energy for smaller scale projects, such as heating and snowmelt on
streets and sidewalks. The General Plan EIR requires that future development be managed
to minimize conflicts with geothermal energy use and development and encourages
development of additional geothermal energy (Mitigation Measures 4.4-1 and 4.4-1,
Mammoth Lakes 2007:4-112). The amount of residential development, including infill and
increased density that may result from new policies included in the Housing Element
Update, was included in the buildout assumptions analyzed in the General Plan EIR.
Compliance with these measures would avoid conflicts between residential and geothermal
land uses, thus impacts on geothermal enetgy would be less than significant.
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312 NOISE
Less Than
Potentially | Significant | Less Than No
Would the project cesult in: Significant | Impact With | Significant Im
S pact
Impact Mitigation Impact
Incorporated
a. Exposure of persons to or generation of
noise levels in excess of standards established v

in the local general plan or noise ordinance,
or applicable standards of other agencies?

Exposure of persons to or generate excessive v
groundborne noise or vibration levels?

A substantial temporary or periodic increase
in ambient noise levels in the project vicinity v
above levels existing without the project?

For a project within an airport land use plan
ot within two miles of an airport where such
a plan has not been adopted would the v
project expose people to excessive noise
levels?

Noise is most often defined as unwanted sound. Although sound can be easily measured, the
perceptibility of sound is subjective, and the physical response to sound complicates the
analysis of its impact on people. People judge the relative magnitude of sound sensation in
subjective terms such as “noisiness” or “loudness.” Sound pressure magnitude is measured
and quantified using a logatithmic ratio of pressures, the scale of which gives the level of
sound in decibels (dB).

Vibration is an oscillatory motion through a solid medium in which the motion’s amplitude
can be described in terms of displacement, velocity, or acceleration. The peak particle
velocity (PPV) or the root mean squate (RMS) velocity is usually used to describe vibration
amplitudes. PPV is defined as the maximum instantaneous peak of the vibration signal, while
RMS is defined as the square root of the average of the squared amplitude of the signal.

The most significant noise soutces in the Town are traffic on State Route 203 and major
town roadways, aircraft operations at the Mammoth Yosemite Airport, helicopter operations
at Mammoth Hospital, the intermittent noises associated with construction, snow removal
activities, snowmaking operations, avalanche control operations, industrial activities near
State Route 203 and Meridian Boulevard, and recreation activities (Mammoth Lakes 2007:4-
203). In addition, construction activity required for development contemplated under the
General Plan would generate noise and vibration. These activities are regulated under
Chapter 8.16 of the Mammoth Lakes Municipal Code and the goals and policies of the
General Plan.
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Noise impacts associated with patterns of growth identified in the General Plan were
analyzed in the General Plan EIR (Mammoth Lakes 2007, Section 4.8, Nois). The Draft
Housing Element does not include new goals, policies, or implementation programs related
to noise, nor does it propose to amend or rescind existing related policies or regulations that
govern noise standards.

a) Exposure of persons to or generation of noise levels in excess of standards
established in the local general plan or noise ordinance, or applicable standards of
other agencies?

The Draft Housing Element promotes construction of an adequate quantity and diversity of
housing to meet the vatiety of housing needs in the community (Goal H.2). The same
document allows infill of residential land uses within certain commercial districts such as
Main Street (Policy H.1.B). The placement of residential infill adjacent to non-residential
land uses could result in noise impacts on the residential land uses because of the differences
in the manner in which residential and commercial land uses occur. The amount of
residential development, including infill and increased density that may result from new
policies included in the Housing Element Update, was also included in the buildout
assumptions analyzed in the General Plan EIR. As identified in the General Plan EIR, the
Town would require development projects to incorporate design measutes as appropriate
during the environmental review process. Such measures may include the following:

® Incorporating buffers and/or landscaped earthen berms to screen adjoining land
uses from elevated noise levels;

® Orientating windows and outdoor living areas away from unacceptable noise
exposure;

®  Using acoustic building materials;

®* Incorporating traffic calming measures, alternative intersection designs
(roundabouts), and lower speed limits; and

* Incorporating state-of-the-art structural sound attenuation and setbacks (Mammoth
Lakes 2007:4-210).

In addition the General Plan EIR identified implementation measures that would require
acoustical analysis and identification of appropriate of noise-reducing mitigation measures
for future buildout prior to issuance of building permits where a project could place a noise-
sensitive land use adjacent to noise sources to ensure that new land uses would not be
exposed to noise levels that are inconsistent with the municipal code or the Noise Element
(Mammoth Lakes 2007:4-211 and 212). Thus, this impact would be less than significant.
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b) Exposure of persons to or generate excessive groundbome noise or vibration
levels?

The Draft Housing Element does not propose specific construction projects nor does it
create entitlements for construction. The amount of residential development, including infill
and increased density that may result from new policies included in the Housing Element
Update, was also included in the buildout assumptions analyzed in the General Plan EIR.
While the policies in the Draft Housing Element both shape and encourage residential
construction, the adoption of the Draft Housing Element does not include identifiable
construction projects that would result in ground-borne noise or vibration ot ambient noise
levels. Future projects that would be would be subject to the review identified under (a)
above. This impact would be less than significant.

¢) A substantial temporazy or periodic increase in ambient noise levels in the profect
vicinity above levels existing without the project?

Less than Significant Impact. See Section 3.12a and 3.12b above.

d) For a project within an aitport land use plan or within two miles of an aiport
where such a plan has not been adopted would the project expose people to
excessive noise levels?

The Mammoth Yosemite Airport is located approximately eight miles from the Town, and
the airport has a relatively small area where noise levels exceed acceptable levels. Buildout
under the General Plan would be requited to comply with applicable regulatory requirements
(e.g- Tide 24 (Building) California Code of Regulations Section T25-28), which would
preclude locating sensitive receptors within an appropriate radius near the airport. The
amount of residential development, including infill and increased density that may result
from new policies included in the Housing Element Update, was included in the buildout
assumptions analyzed in the General Plan EIR. Thus, any development regulated under the
Draft Housing Element would not result in significant impacts related to airport noise levels.
This impact would be less than significant.
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313 POPULATION AND HOUSING

Less Than
Potentially | Significant | Less Than No
Would the project: Significant | Impact With | Significant Im
e, pact
Impact Mitigation Impact
Incorporated
2. Induce substantial population growth in an v

area, either directly or indirectly?

b. Displace substantial numbers of existing
housing, necessitating the construction of v
replacement housing elsewhere?

c.  Displace substantial numbers of people,
necessitating the construction of housing v
elsewhere?

Mammoth Lakes is a resort community, with a local economy dominated by tourism,
focused around outdoor recreation and the nearby Mammoth Mountain Ski Area. The
Town's permanent population was estimated at about 8300 in 2013. The American
Community Survey data from 2011 reported 2,807 households and an average household
size of 2.82 persons in Mammoth Lakes. During peak visitor periods, the local population
can increase by up to five times due to the recteational land uses in the vicinity such as the
MMSA.

Mammoth Lakes' housing characteristics are strongly affected by its resort character. A
significant proportion (52 percent) of its total housing stock is vacation homes, which are
rented or occupied seasonally. The town had an estimated total of 9,643 housing units in
2013, of these 27.7 percent were single family homes and 70.8 percent were multifamily units
(rental apartments and condominiums).

The Town's RHNA, as described in Chapter 2, equals 74 units, which is well within the
residential development envelope analyzed in the General Plan EIR (Mammoth Lakes 2007).
Based on the buildout model developed by the Town, total residential units (excluding hotel
rooms) within the Town at buildout are estimated at 12,660; this represents an increase of
3,017 units over the 2013 level.

The Draft Housing Element identifies specific sites that could provide up to 247 housing
units; however, only a fraction of this number would be needed to satisfy the 74 units in the
RHNA. For the purposes of the analysis of population, employment, and housing, all of the
specific sites identified in the Housing Element, including sites subject to approved use
permits, Master Plans or Specific Plans, or Affordable Housing Overlay Zoning, are
considered. The development anticipated on each of the sites is consistent with the General
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Plan’s land use designations and, thus, within the envelope of development considered by
the General Plan EIR (Mammoth Lakes 2007).

Most jobs in the Planning Area depend directly or indirectly on tourism and recreation.
According to the American Communities Survey, 2007 through 2011, the largest
employment sectors included the following: arts, recreation, and hospitality service (34
percent of the workforce); finance, insurance, real estate office and other services (17
percent of the workforce); management, professional, scientific and information (13 percent
of the workforce); and retail trade (10 percent of the workforce). Median household income
was $56,521 in 2011.

The demographic and employment profile of the town indicates a need for a range of
housing, including rental units to accommodate workers that make the resort and recreation
economies viable. The Draft Housing Element encourages infill, including the construction
of worker housing; this limits growth that might otherwise occur elsewhere, as well as
decreases commuting from neatby communities to employment opportunities in the Town.
The Draft Housing Element would regulate growth previously analyzed in the General Plan
EIR (Mammoth Lakes 2007, Section 4.9, Population, Employment and Housing).

Responses to questions (a) through (c) above.

Population growth may be induced by the construction of housing, the creation of jobs, or
the construction of infrastructure that removes impediments or limits on growth. Population
growth, by itself, does not result in environmental effects; however, growth can drive
commensurate needs for infrastructure or residences that cause significant environmental
effects. The adoption of the Draft Housing Element would provide incentives for infill
development and regulates how new housing would be constructed throughout the town.
The amount of residential development, including infill and increased density that may result
from new policies included in the Housing Element Update, was also included in the
buildout assumptions analyzed in the General Plan EIR. The Draft Housing Element would
not by itself lead to growth or remove impediments to growth. Thus, impacts related to
population growth would be less than significant.

The Draft Housing Element identifies where development, especially infill development
could occur. Infill sites and approved master and specific plans provide a template for
additional growth but would not displace substantial numbets of people in a manner that
would require growth elsewhere. Any displacement that would occur could be
accommodated within the new housing opportunities that would be regulated by the Draft
Housing Element. Furthermore, the Draft Housing Element is explicitly developed to
broaden the opportunities for housing for all segments of the community, thus
accommodating, rather than displacing, members of the community who desite to live in
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Mammoth Lakes. Therefore, impacts related to displacement of population and housing
would be less than significant.

3.14 PUBLIC SERVICES AND PARKS AND RECREATION
Would the project tesultin the need fornew Less Than
ficilities orinfmstructure the construction | Potentially | Significant | Less Than No
of which could have significant Significant | Impact With | Significant Tt o
eavironments! effects, including the Impact Mitigation Impact P
llowing services: Incorpotated
a. Fire protection? v
b. Police protection? v
c.  Schools? v
d. Parks or recreation? v

The Mammoth Lakes Fire Protection District (MLFPD) provides fire protection and
emergency response to the Planning Area including the Lakes Basin, Camp High Sierra, and
the Mammoth Mountain Ski Area (MMSA). Additionally, MLFPD provides fire protection
services and emergency response to the upper middle fork of the San Joaquin, Red's
Meadow, and Devil’s Postpile National Monument (DEPO) located in Madera County. The
MLEFPD cutrently utilizes approximately 60 volunteer and four full-time fire fighters
(Mammoth Lakes 2007:4-238).

Police protection and law enforcement in the Town of Mammoth Lakes are provided by the
Mammoth Lakes Police Department (MLPD), the Mono County Sheriffs Department
(MCSD), and the California Highway Patrol (CHP). The MLPD provides all non-traffic
related services for the areas within the Town’s incorporated boundary, including the
Mammoth Yosemite Airportt.

The Town is located within the jurisdiction of the Mammoth Unified School District
(MUSD). The MUSD provides education to students in grades kindergarten (K) through
grade 12 with facilities that include Mammoth High School, Mammoth Middle School,
Mammoth Elementary School, Sierra High School, and the Mammoth Olympic Academy
for Academic Excellence.

Abundant recreational opportunities are available in the vicinity of the Town, including both
commercial and public resources such as the MMSA and the adjacent Inyo National Forest.

Buildout of the General Plan, including growth that would be regulated by the Draft
Housing Element, would increase the need for fire, police, educational, and recreational
services. The environmental consequences of this foreseeable increase in demand for
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services were analyzed in the General Plan EIR (Mammoth Lakes 2007, Section 4.10, Public
Services). The Draft Housing Element does not include new goals, policies or implementation
programs related to fire, police, school or park services, nor does it propose to amend or
rescind existing related policies or regulations that govern these setvices.

Responses to questians (a) through (d):

Adoption of the Draft Housing Element by itself would not lead to population growth; thus,
it would not lead to increased demand for public setvices. The Draft Housing Element
regulates how housing would be developed and shapes the profile and diversity of housing
that would be built under the blueprint provided by the existing General Plan. The amount
of residential development, including infill and increased density that may result from new
policies included in the Housing Element Update, was included in the buildout assumptions
analyzed in the General Plan EIR. The potential for growth identified in the General Plan to
strain public setvices was analyzed in the General Plan EIR (Mammoth Lakes 2007). This
document identified implementation measures, including development fees that would be
imposed upon new development to ensure that new development adequately mitigates its
own impact on public services (Mammoth Lakes 2007:4-241 through 4-251).

The Town routinely updates its Development Impact Fee schedule to ensure that fees
continue to faitly and accurately reflect the costs of providing public services to meet
demand from new growth and development. As the Draft Housing Element would only
regulate growth patterns previously analyzed and identified under the General Plan EIR, and
the Town will continue to levy fees, or require such impact to be otherwise mitigated at an
adequate level by new development, the impact on demands for public services, including
police, fite, school and hospital services would be Jess than significant

The Town of Mammoth Lakes is surrounded by public land where abundant recreational
opportunities are available, including camping, cycling, hiking, fishing, and skiing. The larger
region, including Inyo and Mono counties, includes numerous other similar opportunities.
While growth that would be regulated under the Draft Housing Element would increase the
demand for parks and recreational opportunities, the regional setting makes this increase in
demand insignificant in relation to recreational venues. The impact on demand for parks and
recreation would be less than significant.

3-37 Initial Study Checklist



Town of Mammoth Lakes
2014-2019 Housing Element Update
Initial Study/Negative Declaration

300 ANRIVERSARY
D s Y

Marmmoth Lakes

CALIFORNIA

315 TRANSPORTATION AND TRAFFIC
Less Than
Potentially Significant Less Than No
Would the project: Significant | Impact With | Significant I
el . mpact
Impact Mitigation Impact
Incorporated

a.  Contflict with policies, plans or regulations
establishing measutes for the effectiveness v
of the circulation system?

b.  Conflict with congestion management

programs including level of service v
standards?

¢ Substantially increase hazards due to a
design feature (such as sharp roadway v

curves) that are incompatible for planned
or foreseeable uses?

d. Resultin inadequate emergency access? v’

e. Conflict with adopted policies, plans, or
programs 'regardi.r:fg. public transit, bicycle v
or pedestrian facilities, or decrease the
performance of such facilities?

The major access into the Town is via SR 203, which intersects with U.S. Highway 395 just
east of the Town limits. SR 203 (also named Main Street) is a four-lane road from U.S.
Highway 395 through the majority of the developed portion of the Town. SR 203 narrows
to two lanes north of the intersection of Main Street and Minaret Road. The highway
continues from the developed area of the Town to the Mammoth Mountain Ski Area
(MMSA) and terminates at the Mono-Madera county line. Portions of SR 203 are augmented
by frontage roads. According to Caltrans’ classification system, SR 203 is a minor collector
for the 0.7 miles west of Mammoth Mountain Ski Area Main Lodge. The Mammoth Scenic
Loop, a two-lane road off of SR 203, provides secondary access from the Town to U.S.
Highway 395 to the north.

Level of service (LOS) is commonly used as a qualitative description of intersection
operation and is based on the type of traffic control and delay experienced at the
intersection. The LOS is expressed as a ranking of the intensity and duration of delays
measured at intersections from A to F with A being the highest or best LOS and F
consisting of a high level of congestion and or delay. The majority of intersections in the
Town operate at LOS A through C, with a few intersections falling below this level
(Mammoth Lakes 2007:4-305).

The Draft Housing Element shapes housing development that would occur under the
existing General Plan. The traffic impacts associated with buildout of the adopted General
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Plan were analyzed in the General Plan EIR (Mammoth Lakes 2007, Section 4.13,
Transportation and Circulation).

Responses to questions (a) through (e):

The Draft Housing Element does not alter existing General Plan policies that govern
circulation pattetns, nor would the adoption of the Draft Housing Element by itself alter
circulation patterns or increase traffic. The General Plan EIR identified implementation
measures, in the form of policies in place under the General Plan that would be enforced to
ensure that new development does not significantly reduce LOS, the effectiveness of the
circulation system, transportation safety, or circulation facilities including bicycle and
pedesttian facilities. Relevant implementation measures identified in the General Plan EIR
include but are not limited to:

I11.Ca.2 As part of the project review process, conditions of approval and
implementation of the Development Impact Fee schedule, the Town Shall
require that new development adequately mitigates its impact on: fire
protection, water availability, public safety, transit services, patking availability,
street capacity, workforce housing availability, road capacity, and pedestrian
connectivity (Mammoth Lakes 2007:4-317);

VIL.1.B.a4 At intersections on arterial roads, ensure that traffic control devices and other
traffic safety and operational improvements are installed for the safe and
efficient movement of all types of traffic and pedestrians, and provide levels of
service that conform to these policies. Lighting will be evaluated to ensure it
meets safety standards and conforms to adopted Town standards (Mammoth
Lakes 2007:4-322);

VII.1B.b.4 Require new development to dedicate tight-of-way consistent with adopted
road standards. New development, as warranted, shall pay its fair share of
roadway, pedestrian, transit, bicycle, and airport improvements (Mammoth
Lakes 2007:4-324); and

VII.1.B.c.4 To aid the access of emergency vehicles and the evacuation of residents and
visitors, secondary access routes should be provided and maintained to all
portions of the community, consistent with the Mammoth Lakes Fire
Protection District requirements (Mammoth Lakes 2007:4-332).

Because growth regulated by the Draft Housing Element would be subject to these policies,
these impacts would be less than significant.
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3.16 UTILITIES AND SERVICE SYSTEMS

Would the project

Potentially
Significant

Impact

Less Than
Significant
Impact With
Mitigation
Incorporated

Less Than
Significant
Impact

Impact

a. Exceed the wastewater treatment capacity of
the applicable Regional Water Quality Control
Board?

b. Require or result in the construction of new
water or wastewater treatment facilities or
storm water drainage facilities which could
cause significant environmental effects?

¢ Resultin a determination by the wastewater
treatment provider that it has adequate
capacity to serve the project’s projected
demand in addition to existing commitments?

d. Have sufficient water supplies available to
serve the project from existing entitlements
and resources, or are new entitlements
required?

e. Beserved by a landfill with sufficient
permitted capacity to accommodate the
project’s solid waste disposal needs?

£ Comply with federal, state and local statutes
related to solid waste?

MCWD owns, operates, and maintains the sewage collection systems for the Town,
including pump stations and over 35 miles of sewer mains and interceptors. There are four
main trunks of the District’s sewer collection system located on the following streets: Old
Mammoth Road, Meridian Boulevard, Sierra Star Golf Course to Center Street, and Main
Street. The inceptor lines vary in diameter from 18 to 21 inches. MCWD also operates and
maintains 13 pump stations and 11 miles of sewers for the USFS. Raw wastewater is
delivered to the MCWD wastewater treatment facility, located near the intersection of
Meridian Boulevard and SR 203, through two 18-inch interceptor sewer lines.

Existing drainage facilities are located throughout the town. In 1975, a major storm drainage
project established the area's storm drain system from Mammoth Slopes to Mammoth
Ranger Station via Canyon Boulevard, Berner Street, Alpine Circle, and Main Street in the
North Village Specific Plan area. This system, set forth in the Mammoth Lakes Storm
Drainage Master Plan (SDMP) and desctibed below, discharges into Murphy Gulch just east
of the Mammoth Ranger Station. A 43,560 square foot (one-acte) siltation basin was
constructed at the downstream end of Murphy Gulch channel in conjunction with these
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drainage improvements. A comparison of the design flow capacities versus the tributary
discharge values found that 50 of 445 storm drain pipes did not meet the required capacity
for the 20-year event. The 100-year event was analyzed only on pipes that run parallel to the
street and found that 16 of 82 pipes are undersized.

Water supply is provided by local surface water as well groundwater from eight wells located
within the Mammoth Basin watershed. Surface water within the Mammoth Basin is generally
supplied by snowmelt. The diversion point for surface water is located at Lake Maty in the
Lakes Basin. In 2006, based on actual water supply, about 67 percent of potable water for
the community came from surface water diverted from the Mammoth Creek watershed and
33 petcent came from groundwater pumped from wells, located within Town boundaries.
When lower than normal precipitation years are experienced, the use of groundwater is
increased, as less surface water supply is available. As growth in the community occurs, the
District will become mote dependent on the use of groundwater supplies to meet future
increased demand for water. The MCWD has water entitlements from Mammoth Creek for
domestic uses, storage rights in Lake Mary, and operates eight groundwater production wells
within the MCWD service atea. In July 2013, MCWD entered into a settlement agreement
with the City of Los Angeles Department of Water and Power (LADWP). Under the terms
of the agreement, MCWD will be able to meet the Town’s projected water demands at build-
out of 4,387 acre-feet, through surface water diversions, groundwater extractions and
recycled water. In exchange, MCWD agreed to help pay for LADWP to carry out watet
conservation and efficiency measures in the Mammoth Creek and Owens River watersheds.
Overall, nearly 60 percent of the water used by MCWD is already returned to the
downstream environment naturally and the conservation efforts will net an additional 1,779
acre-feet of water annually.

Solid waste collection service for the Town is provided under a franchise agreement with
Mammoth Disposal, Incotporated. Solid waste collection setvice is provided via community
trash bins at a centralized collection station on Commerce Drive and by individual customer
pickup by Mammoth Disposal, Incorporated. All solid waste generated by the Town is
transferred to the Benton Crossing Landfill for disposal. The General Plan EIR analyzed the
potential for the buildout of the growth template in the General Plan to result in impacts on
utilities and service systems (Mammoth Lakes 2007, Section 4.11, Public Utilities). The Draft
Housing Element does not propose new policies that would govern these setvices or reduce
the availability of such services.

Responses to questions (a) through (c):

The Draft Housing Element does not propose specific development that would increase the
burden on wastewater or stormwater conveyance nor would it create entitlements that would
require the use of these facilities or increase pollutant concentrations. The Draft Housing
Element concluded that there is adequate water, wastewater treatment, and solid waste

341 Initial Study Checklist



Town of Mammoth Lakes
2014-2019 Housing Element Update

"’"' Initial Study/Negative Declaration

CALIFORNIA

disposal capacity to serve development that would accommodate the Town’s RHNA; and
that local wastewater conveyance limitations would not pose a constraint to future
development. The General Plan EIR identified the following measure to reduce the burden
on utilities and service systems resulting from buildout, including growth that would occut
under the Draft Housing Element:

I1.1.Ca:  Ensure that new development densities do not exceed the capacity of public
setvice infrastructure and utility systems. Require new development to upgrade
or fund facilities to meet increased demand or require reduced density or project
redesign for any project that would result in deterioration of service levels or
cause available capacity to be exceeded if capacity expansion is infeasible
(Mammoth Lakes 2007:4-279).

Because new development regulated under the Draft Housing Element would be self-
mitigating with respect to impacts on wastewater and stormwater capacity and treatment
standards, this impact would be less than significant.

d) Have sufficient water supplies available to serve the project from existing
entitlements and resoutces, or ate new entitlements required?

The General Plan EIR identified this implementation measute from the General Plan that
would mitigate the impacts of future growth on water supply:

4.11-1 The Town shall not approve new development applications that would result in a
watet demand in excess of available supplies as determined by the MCWD. The
Town shall work with MCWD to ensure that land use approvals are phased so
that the development of necessary water supply sources is established prior to
tespective development approvals. This shall be made a policy of the Updated
General Plan (Mammoth Lakes 2007:4-279).

Because this implementation measure would govern new housing development and because
the Draft Housing Element does not by itself generate housing or demand for water, this
impact would be fess than significant.

Response to questions (e) and (§):

The Draft Housing Element does not directly allow growth that will generate solid waste
disposal demand. With the existing capacity in the Benton Crossing Landfill, as well as the
option for disposal for five years at the Pumice Valley Landfill, there is adequate landfill
capacity for the population that would occur as a result of buildout of the General Plan
(Mammoth Lakes 2007:4-282). The adoption of the Draft Housing Element by itself would
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not generate solid waste and would not be regulated by federal, state or local laws related to
solid waste disposal. These impacts would be less than significant.

MANDATORY FINDINGS OF SIGNIFICANCE

Mzndatozy Findings of Significance

Potentially
Significant

Impact

Less Than
Significant
Impact With
Mitigation
Incorporated

Less Than
Si_gniﬁcant
Impact

No
Impact

Does the project have the potential to degrade
the quality of the environment, substantally
reduce the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop
below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce
the number or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major petiods of
California history or prehistory?

Does the project have impacts that are
individually limited, but cumulatively
considerable? ("Cumulatively considerable"
means that the incremental effects of a project
are considerable when viewed in connection
with the effects of past projects, the effects of
other curtent projects, and the effects of
probable future projects)?

Does the project have environmental effects
which will cause substantial adverse effects on
human beings, either directly or indirectly?

Response to questions (a) and (b):

The potential for buildout of the General Plan to result in any of the impacts that trigger a
mandatory finding of significance was previously analyzed in the General Plan EIR
(Mammoth Lakes 2007), including impacts on wildlife, cultural resources, and the
contribution of buildout to cumulatively considerable impacts. The adoption of the Draft
Housing Element would order and shape growth anticipated under the General Plan EIR
but would not directly stimulate or lead to such growth. In addition, the Draft Housing
Element would promote infill and density within the Town that would reduce the need for
the conversion of raw land that might otherwise contribute to or result in cumulative
impacts or impacts on the natural environment, including cultural resources. Specific policies
under Goals H.1 and H.2 include:
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H.1.B. Policy: As part of the amendments to the Housing Ordinance, analyze the
implications and benefits of excluding required on-site affordable and workforce
housing from density calculations in all mixed-use projects in the Commercial Zones,
and lodging and residential projects in the Residential Multi-Family 2 Zone. Any
exclusion of such units from density calculations would require findings to be made
that the total project density did not result in unacceptable site plan, character,
livability or environmental impacts. If adopted, this provision shall only be
applicable to projects ineligible for Town or State housing density bonuses.

H.2.D. Policy: Encourage the tenovation and conversion of existing non-workforce
units, such as condominiums currently used as second homes, to become part of the
workforce housing supply.

H.2.E. Policy: Encoutage local homeowners and owners/ managers of rental
housing properties to upgrade and improve older units, particularly those that do not
meet current standards and codes.

These policies would encourage infill development rather than “greenfield” development,
where significant environmental impacts would be greater. In addition, these policies would
promote a suitable range of housing that could accommodate workers, reducing trips for
wortkers commuting in from outlying locations and thereby reducing VMT and GHG
emissions. Therefore, these impacts would be less than significant.

¢) Does the project have environmental effects which will cause substantial adverse
effects on human beings, either ditectly or indirectly?

The analysis above has demonstrated that adoption of the Draft Housing Element would
not result in significant environmental effects; thus, no adverse effects on human beings
would occur. This impact is less than significant.
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760 934-8989 ext. 260
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1.0 INTRODUCTION

The Town of Mammoth Lakes Draft Housing Element Initial Study/Negative Declaration
(IS/ND) has been prepared pursuant to the requirements of the California Environmental
Quality Act (CEQA) see Public Resources Code Sections 21000-21177, as well as the
State CEQA Guidelines, see Title 14 of the California Code of Regulations, Section
15063.

The IS/ND was made available for public review and comment pursuant to State CEQA
Guidelines Section 15070. The public review and comment period commenced on March
24,2014, and expired on April 22, 2014.

The IS/ND and supporting documents were available for review by the general public at
the Town of Mammoth lakes Community & Economic Development Department, 437
Old Mammoth Road, Suite R, Mammoth Lakes, CA, and on-line at http://ca-
mammothlakes.civicplus.com/index.aspx?nid=586. A Notice of Intent to Adopt/Notice of

Availability was printed in the local newspaper and sent to agencies of interest.

During the public review and comment period, one comment was received on the IS/ND
from the California Department of Transportation (Caltrans), on April 7, 2014 (attached).

Even though CEQA and the State CEQA Guidelines do not require a Lead Agency to
prepare written responses to comments received on a IS/ND, the Town of Mammoth
Lakes has elected to prepare the following written response with the intent of conducting
a comprehensive and meaningful evaluation of the proposed project.

2.0 CHANGES TO THE PROPOSED PROJECT SINCE PUBLICATION OF THE
DRAFT INITIAL STUDY

The Draft Initial Study was published on March 24, 2014. Since that time, minor
revisions have been made to the Draft Housing Element in response to comments
provided to the Town during a Public Workshop of the Planning and Economic
Development Commission, held on April 9, 2014, and by the California Department of
Housing and Community Development (HCD) as part of their required review. None of
the revisions result in any new or different impacts from those that were analyzed in the
Draft Initial Study. The minor revisions include the following:

1.4 General Plan Consistency
HCD requested that the Town provide additional information on how it will ensure

consistency with the General Plan over the planning period. Therefore, the following
sentence has been added:



“To ensure consistency, the Town will review all General Plan elements during the
Annual Planning Report process.”

5.2 Housing Policies and Programs

The California Department of Transportation District 9 provided a comment on Goal H.4
regarding a re-assessment of development impact fees to adequately fund transportation
facilities necessitated by additional residential units that generate travel trips.

The following sentence has been added to Policy H.4.B:

“Consider waiving development impact fees only when significant impacts (e.g.
circulation) can be avoided.”

The following sentence has been added to Policy H.4.E:

“...while ensuring development impacts are adequately mitigated through development
impact fees and/or other appropriate measure(s).”

The following was added to Policy H.6.A in response to a comment received during the
Public Workshop of the Planning and Economic Development Commission, held on
April 9, 2014:

“...and solar. Encourage energy efficient programs such as Property Assessed Clean
Energy (PACE) and others.”

3.0 RESPONSE TO COMMENTS

This section includes responses to comments received on the Initial Study/N egative
Declaration during the period of public comment.

1. RESPONSE TO COMMENT FROM CALIFORNIA DEPARTMENT OF
TRANSPORTATION APRIL 7, 2014,

This comment pertains to Goal H.4 and policies related to reducing governmental
restraints. It stated that any re-assessment of development impact fee amounts
should consider the need to fund transportation facilities necessitated by
additional residential units that generate travel trips.

Policies H.4.B. and H.4.E. have been slightly modified to address the comment.
Please see the above section for the specific changes to these policies.
Additionally, the proposed policies suggest that the Town consider such
reductions or waivers, and does not require or mandate that they be granted.
Consideration of the ability of the project to mitigate impacts to facilities and
infrastructure would be a consideration prior to granting such waivers, as would
the Town’s ability to alternately fund the improvements. In addition, it should be



noted that the Town’s Municipal Code currently permits the Town Council to
grant a waiver or reduction of Development Impact Fees under certain conditions;
thus, the policy does not represent a significant change or departure from the
existing Code. Finally, where a CEQA-required analysis shows that a future
project would have significant environmental impacts, mitigation of those impacts
is required, regardless of any waiver or reduction of Development Impact Fees.

4.0 CONCLUSION

The Draft Housing Element 2014-2019 CEQA public review and comment period has
provided an opportunity to obtain additional information that could be used to revise or
modity the proposal. The information received, and the revisions made to the Housing
Element since publication of the Draft Initial Study, did not warrant any substantial
change or revision to the project that would alter the conclusions of the Initial Study or
lead to a significant impact to the environment.
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DEPARTMENT OF TRANSPORTATION

TTY 711

DISTRICT 9
500 SOUTH MAIN STREET
BISHOP, CA 93514
PHONE (760) 8720785 our
v f e D)ECEIVE Stk
www.dot.cagov APR 0/ 201'!
rowu OF MAM. H

April 4,2014 ~nmuum DEPARTHENT

Ms. Jen Daugherty, Senior Planner File: Mno-203

Town of Mammoth Lakes ISIND

P.O. Box 1609 SCH#: 2014032067

Mammoth Lakes, CA 93546-1609
Mammoth Lakes Draft Housing Element 2014-2019/General Plan Amendment 13-002
Dear Ms, Daugherty:

Thank you for giving the California Department of Transportation (Caltrans) District 9 the
opportunity to comment on the Draft Housing Element items. We have the following comment:

o For Goal H.4 and related policies for reducing governmental constraints, please be judicious
during Town rc-asscssment of development impact fee amounts, especially re: transportation
facilities. Assuming units are built for ocoupancy, additional units inherently generate trips
for some sort of travel mode. Such impact fees are a proportional method to ensure that
funding would not fall short for transportation facilities (roadways, pedestna.n/blke paths,
transit) necessitated by the additional users.

Caltrans appreciates working with the Town during the Local Development Review process as
the Town continues to preserve and improve the transportation system by requiring housing
projects to provide right-of-way dedications, transportation facility construction, drainage
systems, and snow removal. Feel free to contact me at (760) 872-0785, with any questions.

Sincerely,

GAYLE J. ROSANDER
IGR/CEQA Coordinator

c: State Clearinghouse

“Provide a sqfe, sustainable, integrated ond efficient ransportation system
{0 enkance California’s and livability"
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EXHIBIT 2
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1 INTRODUCTION

1.1 HOUSING ELEMENT PURPOSE AND CONTENT

The Housing Element of the Town of Mammoth Lakes General Plan establishes the Town’s policy
relative to the maintenance and development of safe, decent, and affordable housing to meet the needs
of existing and future residents. It addresses the planning period 2014-2019, and meets the two
purposes identified by State law, including assessment of current and future housing needs and
constraints in meeting those needs; and providing a strategy that establishes housing goals, policies
and programs. The Housing Element addresses the statewide housing goal of “attaining decent
housing and a suitable living environment for every California family.”

The Housing Element has been structured to meet the needs of State Housing Element law, and
includes the following major components:

* An analysis of housing needs, including a community and housing profile (demographics,
housing characteristics, and affordable housing needs analysis).

=  An inventory of resources and constraints that are relevant to meeting the identified housing
needs, including analysis of governmental and non-governmental constraints, units “at risk”
of conversion, and an inventory of land zoned for residential uses.

= A statement of the Housing Plan, including goals, policies and a schedule of actions the Town
is undertaking or intending to take to implement those goals and policies.

1.2  COMMUNITY CONTEXT

The Town of Mammoth Lakes is a resort community with a permanent population of approximately
8,307, located in Mono County in California’s Eastern Sierra region. The Town incorporated in 1984
to become Mono County’s only incorporated community. Mammoth Lakes contains over half
(approximately 57 percent) of the County’s resident population, and is the County’s primary
employment and service center. The Town’s boundaries encompass approximately 24 square miles; of
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this, all but approximately four square miles, defined by an Urban Growth Boundary, are public lands
administered by the US Forest Service. The local economy is driven by recreation-based tourism, with
visitors drawn to the area’s spectacular natural setting and summer and winter outdoor recreation
opportunities, including Mammoth Mountain Ski Area (MMSA), a major California ski resort and
local employer.

Mammoth Lakes has a total housing stock of around 9,600 units. Based on the 2010 Census, an
estimated 51.7 percent of the entire housing stock is dedicated to seasonal, recreational or occasional
use, reflecting the popularity of the Town as a location for second-home ownership. This trend also
has an impact on housing affordability, since housing prices are driven by relatively affluent second-
home buyers; the rental market is also affected by the higher prices commanded for seasonal and
nightly rentals of homes and condominiums. Meanwhile, many local residents work in the service
sector, creating a considerable gap between housing affordability and housing costs. In addition,
Mammoth Lakes has a large seasonal workforce of winter employees who service the ski area and
associated influx of visitors, and summer construction labor.

This context creates a number of housing issues that must be addressed through the Housing Element
period, including:

»  Meeting demands for housing by ensuring adequate sites are available.

* Allowing for a range of housing types at a variety of affordability levels, particularly housing
for the local workforce and seasonal employees.

* Preserving existing affordable housing units and improving the condition of other units.
* Removing governmental and other constraints to affordable housing.

= Promoting fair and equal housing opportunities.

1.3 CONSISTENCY WITH STATE PLANNING LAW

The State of California has mandated that all cities and counties prepare a housing element, intended
to support the statewide housing goals of “attaining decent housing and a suitable living environment
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for every California family.” The housing element is one of the seven State-mandated elements of the
General Plan, with specific direction on its content set forth in Government Code Section 65583.

One of the most specific requirements of the Government Code is the clear responsibility it places on
local jurisdictions to accommodate a fair share of the regional housing need, as identified in the
Regional Housing Need Allocation (RHNA). The State Department of Housing and Community
Development provided the RHNA for Mono County and Mammoth Lakes; the county’s only
incorporated community. The RHNA is for the period January 1, 2014 to June 30, 2019.

1.4 GENERAL PLAN CONSISTENCY

The Town of Mammoth Lakes General Plan, which was updated in 2007, includes eleven elements
that guide conservation, growth, and development within the Town. The elements of the General Plan
encompass the seven elements required by State law, as well as optional elements adopted by the
Town to address issues of local importance and concern. The eleven elements of the Town's General
Plan are:

=  Economy

s Arts, Culture, Heritage and Natural History
=  Community Design

= Neighborhood and District Character

* Land Use

*  Mobility

= Parks, Open Space and Recreation

= Resource Management and Conservation

= Public Health and Safety

= Noise

= Housing
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work (84%) in Mammoth Lakes. Approximately a third of the respondents (38%) felt that the cost of
housing limits their ability to live closer to work. The majority of respondents (53%) stated that they
drive or carpool to work, 31 percent walk or bike, and 16 percent take public transit.

Housing issues that questionnaire respondents are facing, in order of response frequency, include
affordability of housing (32%), home or apartment in need of repair (26%), availability of housing
(21%), housing size (16%), and ADA accessibility (5%). Weatherization or energy efficiency
programs (33%) and home and apartment repairs (32%), followed closely by homeownership
programs (27%) are the housing related programs of most interest to respondents. The housing related
services of most interest to the questionnaire participants are amenities (grocery store, etc.) and
affordable child care. A large majority of respondents (74%) don’t think there are ample available and
affordable units for households of all sizes.

Respondents were fairly evenly split on the type of housing that is most lacking, between apartments
(34%), efficiency units (29%), and larger homes (29%). As Mammoth Lakes grows, participants feel
that the housing types that will be most important to provide are affordable housing (34%), apartments
(25%), efficiency units (19%), and larger homes (14%). Two-thirds (67%) of respondents feel that the
cost of utilities impacts the ability to afford quality housing. According to respondents, the priority for
housing programs in Mammoth Lakes should include reducing cost of rent or mortgages (45%),
weatherization or energy efficiency programs (18%), homeownership programs (17%), and reducing
the cost of utilities (12%).

Questionnaire participants also had the opportunity to provide additional comments. The major themes
from additional comments included: rent costs are too high and there should be financial assistance
programs to offset high rent costs, lack of rental and homeownership properties targeted toward
middle class families, and not enough small- or medium-sized single family homes available to rent or
purchase.

A public workshop was held on April 9, 2014 at the Planning and Economic Development
Commission. The workshop addressed the Housing Element Update and its relationship to the overall
General Plan update process, identified special housing populations with acute housing needs,
presented the housing needs analysis, and reviewed the progress made from the prior Housing
Element. During the group discussion portion of the public workshop, housing needs and housing
strategy priorities were discussed. The Planning and Economic Development Commissioners
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expressed the need for additional larger homes, affordable housing, efficiency apartments, and a need
to repair and update the existing housing stock. In terms of housing strategy priorities, the
Commissioners said that there needs to be a variety of strategies to meet all of the needs and
conveyed that while there are many residents who want to purchase homes and become invested in the
community, many could not afford to purchase a home in Mammoth Lakes. One public comment was
provided, which stressed the need for providing affordable housing in a variety of locations, but that
there also needs to be a balance of affordable and market rate housing.

1.7 SUMMARY OF KEY FINDINGS AND HOUSING PROGRAM

This section summarizes the key issues and findings related to the availability and maintenance of
housing adequate to meet the needs of all sectors of the Mammoth Lakes population. The issues listed
below are discussed in greater depth in the various chapters of this Housing Element.

=  Housing Affordability

= Housing Production to Meet Regional Need Allocation
=  Housing Rehabilitation and Conservation

= Governmental Constraints to Affordable Housing

=  Energy Conservation

HOUSING AFFORDABILITY

The housing market in Mammoth Lakes is substantially driven by demand for vacation units and
second homes from Southern California buyers, with close to 52 percent of the housing stock as
seasonal or occasional use units. Although the 2008 Recession has resulted in a significant decline in
home prices, housing in Mammoth Lakes is typically significantly more expensive than in
neighboring communities such as Bishop. Utility costs are also high, related to the need to heat homes
in Mammoth's cold winter climate and exacerbated by an increase in the number of older, outdated
and less energy efficient housing stock.
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Based on 2007-2011 data, more than half of Mammoth Lakes' households are in the extremely-low,
very-low, and low-income categories, and cannot afford market rate rental or owner-occupied housing
in the town. Many moderate income households (80% to 120% of AMI) also have fewer options of
affordable owner-occupied homes. Fifty-six percent of renters and those owning homes in Mammoth
Lakes experience some degree of cost burden related to housing; these impacts are more severe in
families of five or more. Although the downturn in the housing market has made some units more
affordable, this trend has been accompanied by other effects of the economic recession, such as an
increase in the unemployment rate and associated reduction in income that may counter these positive
effects. Unpredictable weather conditions in Mammoth Lakes can also impact seasonal employment
contributing to fewer hours and fewer jobs which further exacerbate home affordability. Mammoth
and June Mountain are experiencing a third consecutive year of drought. According to Mammoth
Mountain Ski Area (MMSA), a major California ski resort and local employer, skier visits are down
37 percent and revenue is down $17 million due to the current drought.' Housing affordability is
expected to be an ongoing issue in the Town of Mammoth Lakes through this Housing Element
Update period.

To address this issue, the Housing Element Update includes a number of policies and programs to
facilitate the production and preservation of affordable housing. In particular, programs include:

=  Through updates to the Town's Zoning Code and Housing Ordinance, policies and regulations
will be enacted to guide the development of housing to serve extremely low-income and
special needs populations, including seniors, the disabled, homeless, at-risk youth, seasonal
employees, and female-headed households.

» Updating the Town's workforce housing mitigation requirement for new development to
ensure it appropriately meets the demand it generates for workforce housing.

*  Continuing funding (including dedication of Transient Occupancy Tax monies), partnership,
and support for the work of Mammoth Lakes Housing, Inc. who have successfully built,
rehabilitated, or preserved several dozen income-restricted housing units in the past several
years, and other housing organizations (e.g., IMACA).

! http://www.sierrawave.net/28477/responds-to-drought/
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HousING PRODUCTION

The Town's adopted Urban Growth Boundary, reflecting the extensive public lands immediately
surrounding its urbanized area, limits Mammoth Lakes' ability to expand geographically. Thus,
dedicating sufficient land within the UGB for residential uses at appropriate densities, and
encouraging efficient use of land resources will remain critical over the housing element period. In
addition, the Town has a number of properties that are planned for affordable and workforce housing;
ensuring that these sites develop appropriately will be important to meeting Mammoth Lakes' fair
share of the regional housing need. Programs to ensure that sufficient sites are available for housing
include:

= Continuing the use of State and Town density bonuses for affordable housing, as well as
studying ways housing production can be facilitated.

»  Ensuring that large new development provides on-site workforce housing in conjunction with
market rate units, through implementation of the Town's Housing Ordinance.

* Encouraging the renovation and conversion of existing non-workforce units, such as
condominiums currently used as second homes, to become part of the workforce housing
supply.

®= Reducing governmental constraints to housing production and affordability through the
periodic review of fees, codes, and ordinances

» Allowing housing development as part of infill and mixed-use development within
commercial zoning districts.

HOUSING REHABILITATION AND CONSERVATION

Compared to many California communities, Mammoth Lakes’ housing stock is relatively new, with
85 percent of the Town’s housing stock having been built since 1970. However, there are an
increasing number of older units, which will require continued investment, repair and upgrade to
remain in good condition. Housing units may also not be well-maintained due to absentee landlords or
homeowners. As noted below, improving energy efficiency of older housing units is an important
component of reducing housing costs in Mammoth's climate. Some of the community’s most
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affordable units are older rental apartments, mobile homes, and condominiums, and preserving these
units is an important goal of this Housing Element. Policies and programs that support this goal
include:

= Investigating opportunities to acquire, rehabilitate, and dedicate existing housing units as
affordable housing.

=  Monitoring construction and rehabilitation of housing to meet the needs of the extremely low-
income (ELI) population.

= Continuing code enforcement efforts, and encouraging local homeowners and
owners/managers of rental housing properties to upgrade and improve older units, particularly
those that do not meet current standards and codes.

= Continued application of Municipal Code standards that preserve the existing housing supply
of non-transient rental housing units.

* Improved quality and enforcement of deed restrictions to avoid conversion of existing deed-
restriction units to market rate units.

GOVERNMENTAL CONSTRAINTS

The Town's property development standards, fee programs, and other regulations and requirements
regulate new development are intended to ensure it meets standards for public safety and welfare; to
uphold neighborhood and community character; and to ensure that development pays its fair share of
costs to mitigate demands on infrastructure and services. Although some development standards, such
as those for on-site parking, lot coverage, and setbacks may be more stringent than in other
communities, they are appropriate in the Town's local context, particularly the need to deal with large
amounts of winter snowfall.

The analysis of governmental constraints found that the Town's permitting, development review
processes and fees represent actual staff costs and time to process applications, and are not unduly
restrictive to new residential development. Recently, the Town undertook a review of its development
impact fees, including housing mitigation in lieu fees, and, as a result, lowered fees substantially in
2009. One area where improvements are underway is the Zoning Code, which had not been updated
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since adoption of the General Plan update in 2007; which may have added potential complexity to the
interpretation of policies and standards. The Zoning Code Update will be effective on May 2, 2014,
prior to the adoption of the Housing Element Update. The Zoning Code Update will help to reduce
regulatory constraints to housing development by ensuring that the Zoning Code is consistent with the
General Plan, reducing ambiguity and making for a more efficient review process. Programs identified
to reduce governmental constraints to housing production include:

Conducting regular reviews and updates to the Zoning Code to incorporate mandates and
other appropriate revisions.

Periodically review and update permit and development fees to ensure that they appropriately
reflect the cost of processing applications and providing services to new development,
without unduly increasing costs to build housing.

Continuing to allow secondary housing units by right in Rural Residential and Residential
Single Family zones.

ENERGY CONSERVATION

Energy efficiency is a significant contributor to lowering housing costs, particularly in Mammoth
Lakes with its extreme winter climate. The Housing Element identifies programs to support additional
energy conservation including:

Working with local non-profits that offer low-cost retrofits to improve program participation
among qualified homeowners.

Reviewing all projects for energy efficiency in site design and planning, and for conformance
with State and Town building codes.

Encouraging residential development that promotes energy-efficient and sustainable building
practices, including the use of alternate energy sources such as geothermal and solar.
Encourage energy efficient programs such as Property Assessed Clean Energy (PACE) and
others.
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2 HOUSING NEEDS ASSESSMENT

The Housing Needs Assessment serves as the foundation for developing the Town of Mammoth
Lakes’ housing goals, policies, and programs outlined in Chapter 5, Housing Program, of this
Housing Element. This chapter analyzes relevant population and housing aspects to determine the
specific housing needs of Mammoth Lakes’ residents. Important characteristics include:
demographics, household characteristics, special housing need populations, and housing
characteristics. Housing includes single family homes, condominiums, townhomes, apartments, and
other livable unit types. The information provided in this chapter covers the breadth of analysis
suggested by HCD in its Housing Element guidelines; additional information or detail has been
provided in some areas to reflect Mammoth Lakes’ local characteristics and housing needs.

In order to examine population and housing characteristics, this chapter references the most recently
updated official government data and private market data. The U.S. Decennial Census and the
American Community Survey 2007-2011 are the primary sources for the majority of the data
collected. Other data sources were cited where appropriate, such as the California Department of
Housing and Community Development (HCD), California Department of Finance (DOF) for 2013
population household estimates, and the California Employment Development Department (EDD) for
local employment trends. Most of the data in this chapter were compiled by AECOM, the consultant
firm retained by the Town to assist with preparation of the Housing Element.

2.1 REGIONAL POPULATION AND ECONOMIC CONTEXT

The Town of Mammoth Lakes is a resort-oriented community and experiences large seasonal
fluctuations in population. During the peak ski season, the Town estimates that on any given weekend
the influx of visitors to Mammoth Lakes can result in a total "Population at One Time" (PAOT)’ that
is up to five times the year-round resident population. This fluctuation in population also results in

*  Although the Town is now implementing Population Impact Evaluation Criteria (PIEC) to precisely evaluate population impacts,
PAOT is used here since the number of people in town directly impacts the availability of housing units.
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significant seasonal variation in employment and housing demand, leading to unique housing
pressures.

In 2007-2011, approximately 4,932 people were employed within the town. Services and visitor-
oriented businesses related to the Mammoth Mountain Ski Area (MMSA) employ the most persons
annually, but this employment demand varies seasonally, with the peak occurring during the winter
ski season. Furthermore, wages in Mammoth Lakes’ primary employment sector, hospitality and
leisure, tend to be fairly low. Despite low local wages, many high income persons own homes (often
seasonal vacation homes) and recreate in Mammoth Lakes. Of the over 9,600 homes in Mammoth,
approximately 52 percent are vacation homes that are not made available for permanent residents to
rent. This results in an inflated housing market that is not tied to local incomes and employment.

2.2 POPULATION CHARACTERISTICS

The town’s population characteristics help to inform the nature and extent of its housing needs. Be it
age distribution, population growth, employment, or education, these factors indicate the type and
amount of housing needed as well as residents’ ability to pay. This section describes the most recent
population characteristics available from the California Department of Finance (DOF 2013), U.S.
Census (Census 2000 and 2010), American Community Survey data which uses data from 2007
through 2011 (ACS 2011), and the California Employment Development Department (EDD). Where
possible, the Town has used data provided by the California Department of Housing and Community
(HCD).

POPULATION TRENDS

Mammoth Lakes, a town of roughly 8,307 full-time residents, is the only incorporated area in Mono
County and makes up a significant share (roughly 57 percent) of the County’s population. As
previously discussed, the Town of Mammoth Lakes experiences large fluctuations in its population,
with the peak occurring in the winter ski season. During this time, the population of Mammoth Lakes
on any given weekend is known to quintuple, reaching an estimated peak of around 35,000 to 40,000
people.
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As shown in Table 2-1, from 2000 to 2010, the Town of Mammoth Lakes grew more than four times
as fast as Unincorporated Mono County annually. In comparison, between 2010 and 2013 the
population of Mammoth Lakes increased at approximately only one-third the average annual rate of
Unincorporated Mono County, decreasing from 1.61% to .30% annually. California Department of
Finance projected population growth is not available for the Town of Mammoth Lakes. However, the
Department of Finance anticipates Mono County to grow at an average annual growth rate of .54
percent, reaching a total population of approximately 14,913 people by the end of this Housing
Element planning period in 2019 (Table 2-2). If Mammoth Lakes grows by its Regional Housing
Need Allocation (RHNA) of 74 units, or 185 people (at an average household size of 2.5), its average
annual growth rate will be .37 percent during the planning period, slightly less than the growth rate
predicted for Mono County by the California Department of Finance.

Table 2-1 Population Growth: 2000-2013

2000 2010
Town of Mammoth Lakes 7,093 8,234
Unincorporated Mono County 5,760 5,968
Total - Mono County' 12,853 14,202

!Includes the Town of Mammoth Lakes and Unincorporated Mono County
Source: HCD Table 1(Census 2010); Census 2000; DOF 2013

Average Annual Growth Average Annual Growth
Rate, 2000-2010 2013 Rate, 2010 - 2013
1.61% 8,307 0.30%
36% 6,186 1.22%
1.05% 14,493 0.68%

Table 2-2 Projected Population Growth: 2010-2019

2010 2019

Average Annual Growth Rate,
2010 -2019

Mono County' 14,202 14,913 0.54%

'Includes the Town of Mammoth Lakes
Source: Census 2010; DOF 2013
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AGE

Housing needs are also impacted by the population’s age characteristics since needs and preferences
change as people age. Different age groups also have housing needs dependent on a variety of factors,
including family type and size, income, and housing preference. Understanding these characteristics is
essential in determining Mammoth Lakes’ appropriate housing needs.

Evident by Mammoth Lakes’ median age (Table 2-3), the town has a younger population than the
County overall and a slightly younger population than California as a whole; the median age of
California residents was approximately 35 years of age in 2007-2011.

Table 2-3 Median Age: Town of Mammoth Lakes and Mono County, 2011

2011
Mammoth Lakes 333
Mono County' 36.5
California 351

'Includes the Town of Mammoth Lakes
Source: ACS 2011

As shown in Table 2-4, a large proportion of Mammoth Lakes’ and Mono County’s population are
children; approximately 23.5 percent of Mammoth Lakes’ residents and 21.1 percent of Mono County
residents are under the age of 18. Both the Town’s and Mono County’s largest age group is 25 to 34.
However, the Town’s slightly larger percentage of persons aged 25 to 34 is likely influenced by the
presence of the Mammoth Mountain Ski Area, which employs younger adults during the ski season.
The town’s active outdoor environment is also attractive to younger adults. Mono County has a larger
proportion (9%) of persons age 65 and older than Mammoth Lakes (6.8%), perhaps attributable to the
fact that the town’s climate, with heavy annual snowfall, is less attractive to seniors than other
communities in the county.
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Table 2-4 Age Distribution: Town of Mammoth Lakes and Mono County, 2011

Mammoth Lakes Mono County'

Age Group Number Percent Number Percent
Under 5 536 6.6% 902 6.4%
5-17 1,365 16.9% 2,061 14.7%
18-24 1,075 13.3% 1,487 10.6%
25-34 1,394 17.3% 2,222 15.9%
35-44 1,013 12.5% 2,025 14.5%
45-54 1,150 14.2% 2,136 15.2%
55-64 1,002 12.4% 1,921 13.7%
65+ 546 6.8% 1,262 9.0%
Total 8,081 100% 14,016 100%

'Includes the Town of Mammoth Lakes
Source: ACS 2011

As seen in Table 2-5, the most significant population increases in Mammoth Lakes and Mono County
between 2000 and 2011 occurred in residents aged 55 years and above. In Mammoth Lakes, this age
group comprised 11.5 percent of the town’s population in 2000, but rose significantly, reaching
19.2 percent in 2011. A likely explanation for this increase lies in Mammoth Lakes’ relatively close
proximity to the greater Los Angeles metropolitan area, and the increasing number of aging baby-
boomers choosing the town for retirement.

EDUCATION

Educational attainment is often positively correlated with type of employment and level of income
earned and, therefore, the type of housing residents are able to afford. In 2011, 13.7 percent of Mono
County residents and 19.1 percent of Mammoth Lakes’ residents had less than a high school degree, a
slightly higher proportion than that of California as a whole (Table 2-6). At the upper end of the
educational attainment spectrum, over one-third of the population of Mammoth Lakes and just over 30
percent of Mono County has a bachelor’s or graduate degree; this proportion is similar to that of
California (30.3%).
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Age Distribution: Town of Mammoth Lakes and Mono County, 2000 - 2011

Mammoth Lakes Mono County'
2000 2011 2000 - 2011 2000 2011 2000 - 2011
Age Group.  Number  Percent Number Percent Percent Change Number Percent Number Percent Percent Change
Under 5 402 5.7% 536 6.6% 33.3% 727 5.7% 902 6.4% 24.1%
5-17 1,192 16.8% 1,365 16.9% 14.5% 2,226 17.3% 2,061 14.7% -7.4%
18-24 943 13.3% 1,075 13.3% 14% 1,330 10.3% 1,487 10.6% 11.8%
25-34 1,332 18.8% 1,394 17.3% 4.7% 1,932 15.0% 2,222 15.9% 15%
35-44 1,389 19.6% 1,013 12.5% -27.1% 2,366 18.4% 2,025 14.5% -14.4%
45-54 1,020 14.4% 1,150 14.2% 12.75% 2,064 16.1% 2,136 15.2% 3.5%
55-64 508 7.2% 1,002 12.4% 97.2% 1,232 9.6% 1,921 13.7% 55.9%
65+ 307 4.3% 546 6.8% 77.9% 976 7.6% 1,262 9.0% 29.3%
Total 7,093  100.0% 8,081 100% 13.9% 12,853 100.0% 14,016 100% 9.0%

'Includes the Town of Mammoth Lakes
Source: Census 2000; ACS 2011

Table 2-6 Educational Attainment (Population 25 years and over), 2011

Mammoth Lakes Mono County' California

Education Level Estimate Percent Estimate Percent Estimate Percent
Less than High School 977 19.1% 1,307 13.7% 4,622,091 18.9%
High school graduate 930 18.2% 2,122 22.2% 5,150,994 21.1%
Some college 859 16.8% 2,237 23.4% 5,392,030 22.1%
Associate's degree 625 12.2% 1,000 10.5% 1,872,437 7.7%
Bachelor's degree 891 17.5% 1,834 19.2% 4,697,422 19.2%
Graduate degree 823 16.1% 1,066 11.1% 2,708,898 11.1%
Total 5,105 100% 9,566 100%

! Includes the Town of Mammoth Lakes
Source: ACS 2011
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Residents with the uppermost levels of educational attainment are likely to receive the highest wages
in the town. It is important to keep in mind that these percentages address the resident population of
Mammoth Lakes and do not take into account the seasonal workers that were not in Mammoth Lakes,
or did not respond to the U.S. Census or American Community Surveys.

EMPLOYMENT

According to the American Communities Survey, 2007 through 2011 (ACS 2011), there are 4,932
Mammoth Lakes’ residents in the workforce. However, the size of the total workforce (including non-
residents) fluctuates with seasonal demand (seasonal employment is discussed in more detail on page
27). As shown in Table 2-7, arts, recreation, and hospitality service occupations employ the largest
proportion of Mammoth Lakes’ residents at 34 percent, compared to Unincorporated Mono County at
18.2 percent. Office services and management/professional occupations are the second and third
largest employment sectors in Mammoth Lakes. These sectors likely employ a substantial portion of
Mammoth Lakes’ and Mono County’s college graduates.

EMPLOYMENT GROWTH

Unlike the above section which discusses the type of employment held by town residents, this section
discusses the type of employment available within Mammoth Lakes. The California Employment
Development Department (EDD) provides data on labor markets. However, it does not report data for
the Town of Mammoth Lakes separately from the rest of Mono County. Therefore, data for the
County were used as a proxy for the industrial make-up and employment growth trends for the town.
While not all industry groupings are identical to those provided by the U.S. Census for occupations
held by residents, it is still a good indicator of employment growth trends within the area within
certain types of industry.

As seen in Table 2-8, the majority of jobs in Mono County are found in the Leisure and Hospitality
sector, primarily due to the large employment needs generated by the Mammoth Mountain Ski Area
and other jobs that service the town and county’s recreation and tourism-based economy. According to
data from EDD, leisure and hospitality accounts for roughly 45 percent of employment in Mono
County. Other major employment generators in the County are government (24%), retail trade (9%),
professional and business services (6%), and financial activities (5%).

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

2-7



HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

Table 2-7 Occupations of Mammoth Lakes Residents and Unincorporated Mono County, 2011

Mammoth Lakes Unincorporated Mono County'

Occupation Persons Percent Persons Percent
Agricultural, Forestry, Fishing, Hunting and Mining 207 4.2% 106 3.5%
Arts, Recreation and Hospitality Services 1679 34.0% 558 18.2%
Construction, Manufacturing and Wholesale 400 8.1% 452 14.7%
Educational, Health Care and Social Assistance 459 9.3% 768 25.0%
Management, Professional, Scientific and Information 623 12.6% 141 4.6%
Public Administration 168 3.4% 328 10.7%
Finance, Insurance, Real Estate Office and Other Services 851 17.3% 191 6.2%
Retail Trade 490 9.9% 361 11.8%
Transportation, Warehousing, and Ultilities 55 1.1% 164 5.3%
Total 4,932 100% 3,069 100%

! Mono County excluding the Town of Mammoth Lakes
Source: HCD Table 2 (ACS 2011)

Over the last twenty years, the Leisure & Hospitality sector has remained the largest employment
sector with a 1.4 percent average annual growth rate. Though much smaller sectors comparatively,
Transportation, Warehousing and Utilities, Professional & Business Services and Government sectors
have seen the greatest amount of growth at 5.5 percent, 2.5 percent and 1.9 percent, respectively. The
average annual growth rate in both the Financial Activities and Retail Trade sectors, while both seeing
job growth between 1992 and 2002, have remained fairly flat over the last twenty years.

With the exception of education and health services, all identified industries listed in Table 2-8 have
either remained stable or have seen positive annual growth rates between 1992 and 2012. Despite its
more modest growth rate, what is significant is that the leisure and hospitality sector added 700 jobs to
the County between 1992 and 2012; that’s the same number of jobs added in, Warehousing, and
Utilities, Professional and Business Services, and Government sectors combined. Government also
added a significant number of jobs (500) during the same period.
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Table 2-8 Employment Growth by Industry in Mono County, 1992-2012

1992 2002 2012 1992-2012
Average Annual
Industry Number  Percent Number Percent Number Percent. Growth Rate
Retail Trade 570 11.0% 740 11% 570 8.8% 0%
Financial Activities 310 6.0% 440 6.5% 300 4.6% -.16%
Professional and Business Services 220 4.2% 330 4.9% 360 5.6% 2.5%
Leisure and Hospitality 2,190 42.2% 2,790 41.5% 2,890 44.7% 1.4%
Government 1,060 20.4% 1,470 21.9% 1,560 24.1% 1.9%
Transportation, Warehousing and Utilities 30 .58% 30 A45% 90 1.4% 5.5%
Education and Health Services 150 2.9% 90 1.3% 60 0.9% -4.6%
Manufacturing 50 0.9% 80 1.2% 60 0.9% 0.9%
Other 610 11.8% 750 11.2% 580 9.0% -.25%
Mono County Total' 5,190 6,720 6,470 1.1%

'Includes the Town of Mammoth Lakes

Source: California EDD, 2012

Transportation, Warehousing, and Utilities has expanded the fastest, at an average rate of 5.5 percent
per annum, but still makes up less than 2 percent of total employment.

As the economy continues to recover from the 2008 recession, employment levels are expected to
have improved since 2012. Looking at the unemployment rate over the fast 10 years, Mono County’s
annual unemployment rate was approximately 5 percent in 2002 but plateaued around 10 percent
between 2010 and 2012. In comparison, while Mammoth Lakes’ annual unemployment rate was also
approximately 5 percent in 2002, it has hovered around 7 percent between 2010 and 2012. While
unemployment numbers are still preliminary for the month of December, the 2013 annual
unemployment rate for the Town of Mammoth Lakes is estimated to have dropped to 5.5 percent.
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JOBS AND EMPLOYED RESIDENTS

Mammoth Lakes’ employment dynamics are unique in contrast with most cities in California, as there
is a predominance of leisure and hospitality jobs. There are a large number of seasonal and part-time
jobs in the town that can necessitate residents taking multiple jobs over a year. As a result, a more
balanced recreation community would likely have a higher ratio of jobs per employed residents to
counteract the effect of part-time and seasonal labor. According to the Mammoth Lakes Housing
Needs Assessment released in September of 2011, there are approximately 1.28 jobs per employed
person in Mammoth Lakes, depending on the season. Based on the most recent data available, the
inverse is true for Unincorporated Mono County overall, estimated to have approximately 0.84 jobs
per employed resident. This ratio implies that the County exports a portion of its employed residents
to surrounding communities and neighboring counties.

SEASONAL EMPLOYMENT

The employment opportunities in Mammoth Lakes vary significantly by season with employment
demand peaking during the snow season (Table 2-9).

As shown in Table 2-9 and Chart 2-1, the largest seasonal employment fluctuations occur in the
Leisure and Hospitality Services Industry, dipping to approximately 2,400 jobs in the off-season and
increasing to almost 3,400 jobs at its peak.

Retail trade and professional and business employment also fluctuates slightly (Chart 2-2). Real estate,
rental and leasing activity likely falls within the category of Professional and Business Services and is
tied to visitors and temporary workers arriving at various times of the year, peaking just prior to the
winter ski season. Retail employment follows a similar pattern to leisure and hospitality employment,
but its fluctuations are less severe. Financial activities and manufacturing jobs remain fairly stable.
Overall, employment fluctuated from a high of 6,990 in December to a low of 5,980 in May, 2012
(Table 2-9). Although more than half the population of Mono County resides in Mammoth Lakes, due
to the town’s large resort-oriented industry, seasonal variations are likely more profound, especially in
leisure and hospitality, when separated out from the rest of the County.
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Table 2-9 Mono County Employment by Industry by Month, 2012
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Industry Jan Feb  Mar
Retail Trade 610 610 580
Financial Activities 300 310 300
Professional and Business Services 360 360 320
Leisure and Hospitality 3,080 3,250 3,020
Government 1,520 1,530 1,540
Education and Health Services 60 60 60
Manufacturing 60 60 60
Other 580 610 610
Total 6,570 6,790 6,490

Source: California EDD 2012
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Chart 2-1 Mono County Seasonal Employment: Leisure and Hospitality, 2012
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Chart 2-2 Mammoth Lakes Seasonal Employment: Other Private Industries, 2012
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Chart 2-3 Mammoth Lakes Employment and Unemployment, 2012
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The unemployment rate in Mammoth Lakes is inversely related to seasonal employment fluctuations,
as shown in Chart 2-3. According to the California Employment Development Department (EDD), the
average annual unemployment rate for Mammoth Lakes was 7 percent in 2012, with a high of 8.7
percent in May of that year. However, the unemployment rate does not include the number of
underemployed (people who would like to work full-time and / or year-round) or those who have
given up looking for work and are no longer counted as part of the labor force. Therefore, the official
unemployment rate understates the extent of underemployment within the potential labor pool
(individuals age 16 to 64).

2,3 HOUSEHOLD CHARACTERISTICS

Household characteristics, including household type and size, income levels, as well as other
characteristics, determine the type of housing needed and desired by Mammoth Lakes’ residents. For
example, family households, particularly those with children, have less flexibility in their housing
needs and typically require larger units. This section describes prevailing household characteristics in
Mammoth Lakes and how those characteristics impact housing needs.

HousEHOLD TYPE

According to data from the American Community Survey (ACS 2011), the Town of Mammoth Lakes
has an estimated 2,807 households. As shown in Table 2-10, Mammoth Lakes has a lower percentage of
family households (59.5%), compared to Unincorporated Mono County (63.6%). In comparison, in
California as a whole, family households make up 68.6 percent of all households. Data from the 2010
U.S. Census also indicates the average household size in Mammoth Lakes is 2.5 and in Unincorporated
Mono County, 2. 3. Mammoth Lakes’ larger share of non-family households and larger household size is
likely a result of the large number of younger recreation employees either living alone or in shared
housing.
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Table 2-10  Household Characteristics: Mammoth Lakes and Unincorporated Mono

County, 2011

Mammoth Lakes Unincorporated Mono County’
Household Type Estimate Percent of Total Estimate Percent of Total
Family households:
Married-couples 1,195 71.5% 1387 83.6%
Male householder, no wife present 249 14.9% 127 7.7%
Female householder, no husband present 227 13.6% 145 8.7%
Total Family households 1,671 59.5% 1,659 63.6%
Nonfamily households:
Living Alone 806 71% 736 77.5%
Other 330 29% 214 22.5%
Total Nonfamily households 1,136 40.5% 950 36.4%
Total all Households 2,807 100.0% 2,609 100.0%

! Mono County excluding the Town of Mammoth Lakes
Source: ACS 2011

Table 2-11  Median Household Income: 1999 & 2011 (2011 dollars)

1999 2011 |
Mammoth Lakes $60,177 $56,521
Mono County’ $60,653 $60,469
California $64,124 $61,632

12007 — 2011 American Community Survey Estimate
? Includes the Town of Mammoth Lakes

Source: Census 2000; ACS 2011
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HOUSEHOLD INCOME

Income 1is a critical characteristic in determining residents’ housing opportunities and affordability.
Income affects a household’s decision when it comes to tenure, type, and location of housing.

According to data from the U.S. Census and the American Communities Survey (ACS 2011), Mono
County and California have a higher median household income than the town of Mammoth Lakes
(Table 2-11). Furthermore, adjusting for inflation, median household incomes have declined, a likely
result of recent economic conditions. This indicates that incomes have not kept pace with the cost of
living.

HouseHOLD INCOME DISTRIBUTION BY INCOME CATEGORY

The State requires each jurisdiction to address its housing needs by the following income categories:

=  Extremely low-income, defined as annual household incomes of 30 percent or less of Area
Median Income (AMI).

»  Very low-income, defined as annual household incomes of 31 to 50 percent or lower of AMIL
» Low-income, defined as annual household incomes 51 to 80 percent of AMIL

=  Moderate-income, defined as annual household incomes 81 to 120 percent of AMIL

= Above moderate-income, defined as annual household incomes above 120 percent of AMIL

Certain housing subsidies and housing policies use these categories to set income limits or to qualify
certain segments of the population, adjusting for household size. It is also used to allocate housing
needs to local jurisdictions as part of the housing element update process.

As Mammoth Lakes’ home prices tend to exceed the affordability of above moderate-income
households, this Needs Assessment also evaluates middle and upper income categories, which are
defined specifically for evaluating their ability to afford housing in Mammoth Lakes. For the purposes
of this Housing Element, “middle” income households are those households with incomes between
121 and 150 percent of AMI, and “upper” income households are those households with incomes
greater than 150 percent of AMI
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Table 2-12 displays the household income distribution for the Town of Mammoth Lakes and Mono
County consistent with the California Department of Housing and Community Development (HCD)
income categories and the Town-defined categories. Mammoth Lakes has a slightly higher proportion
of households in the lower income categories; 57 percent of Mammoth Lakes households and 49
percent of Unincorporated Mono County households have incomes in either the extremely low, very
low, or low income categories, while 43 percent of Mammoth Lakes residents and 51 percent of
Unincorporated Mono County households have incomes in either the moderate or above moderate
income categories. As will be discussed later in the chapter, lower-income households often have
difficulty finding decent and affordable housing within Mammoth Lakes.

Table 2-12  Household Income Distribution by Income Category, 2013 Estimates

Percentage Households by Approximate

Income Threshold
Percent of Area HUD Income Threshold Unincorporated
Income Group Median Income (4-Person Household) Mammoth Lakes Mono County'

Extremely Low <30% $23,500 17% 17%
Very Low 31-50% $39,150 19% 14%
Low 51-80% $62,650 21% 18%
Moderate 81% -120% $95,500 11% 8%

Middle 120%-150% $119,400 8% 34%
Upper >150% $152,400 24% 9%

Total 100% 100%

1 Mono County excluding the Town of Mammoth Lakes
Source: HCD Income Limits 2013; AECOM 2014

2.4 SPECIAL NEEDS GROUPS

Special need populations often have unique housing needs beyond affordability. Their specific
condition can require on-site services, specific housing design, or both to meet their day to day
household needs. For example, disabled persons often require accessible ground floor units, and
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seniors sometimes need on-site care. Homeless persons often require transitional housing and may
require treatment services before placement in more stable permanent housing.

State Housing Element Law defines “special needs” groups to include the following: senior
households, female-headed households, large households, persons with disabilities (including
developmental disabilities), homeless persons, and agricultural workers. This section describes the
housing needs of each of these groups in Mammoth Lakes. Table 2-13 summarizes the estimated
number of special needs households in Mammoth Lakes.

Table 2-13  State-identified Special Needs Groups, 2011

Mammoth Lakes Mono County'

Special Needs Groups Number Percent Number Percent
Seniors (65 years and older)’ 546 residents 6.8% 1,262 residents 9%
Female Householder 227 households 8.1% 372 households 6.7%
Large Households (5+ person) 385 households 13.7% 635 households 11.7%
Disabled® 433 residents 6.5% 1,057 residents 8.9%
Homeless" 5-10 residents -~ 20-30 residents -
Agricultural Workers® 0 employees 0% 40 employees 0.6%

" Includes the Town of Mammoth Lakes

*ACS 2011

¥ Census (2000) 1s most recent data

* Homeless population is an estimate only, since more precise data is unavailable

3 California EDD 2011, annual labor force

Source: California EDD 2011; ACS 2011; HCD Table 7, 8, 11 (Census 2000; ACS 2011)

SENIOR HOUSEHOLDS

Senior households are defined as households with one or more persons over the age of 65 years. The
special needs of senior households are due to three primary concerns: seniors generally live on a fixed
income, have higher health care costs, and are more likely to have some form of disability. According
to the American Community Survey (ACS 2011), 6.8 percent of Mammoth Lake’s residents were
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seniors. Approximately 43 percent of Mono County’s senior residents live within Mammoth Lakes.
Mammoth Lakes contains a lower proportion of seniors compared to the State overall, which had
approximately 11 percent of its population 65 years and older. This is likely due to the harsher
weather conditions in Mammoth Lakes.

The “frail elderly,” defined as persons over age 75, are a particularly important group of seniors to
assess, as older seniors are more likely to face mobility issues and higher medical costs than their
younger counterparts. Mammoth Lakes has a small percentage (2%) of frail elderly, in contrast with
Mono County (2.9%) and the state of California (5.3%).

There are special concerns for senior citizens that need to be considered during project design review.
The most significant concerns include:

e Senior citizens are less mobile than younger age groups; consideration for accessibility should
be given a high priority.

= Senior citizens generally prefer to be autonomous and maintain independent living lifestyles.
In order to support this lifestyle choice, seniors need convenient and close access to services,
including shopping and health care facilities, social service and activity centers, and public
transportation.

= Senior citizens generally prefer to be a part of a community.

= Senior citizens are concemned about physical and psychological security, more so than
younger age groups.

= Senior citizens are often on fixed incomes and require stable housing arrangements without

the risk of significant increases in rent.

According to the American Community Survey (ACS 2011), there are no households in Mammoth
Lakes with a 65 year old or older householder with a household income below the poverty level.
Poverty is defined as an individual or household lacking a socially acceptable amount of money or
material possessions to take care of basic needs. Currently in California, the poverty threshold for a
single-person household is $11,173, and $14,081 for a two-person household without children, where
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the householder is 65 years of age or older.® However, of the 267 households with a householder 65
years of age or older, approximately 112 (42%) of these are low income (between $25,000 and
$44,999 per year). Severely cost-burdened senior households are most at risk of being displaced from
their housing and often have to make tough decisions on whether to pay for rent and utilities or
essential needs like food and medical care.

FEMALE-HEADED HOUSEHOLDS

Female-headed households need special consideration and assistance to accommodate their housing
needs. Female-headed households are those households with no male adult present and contain
multiple related persons. National statistics indicate that female-headed households are significantly
more likely than the population overall to be in poverty. These households often struggle with
balancing full-time employment while providing quality care for their children. As such, their needs
often include affordable housing and accessible day care.

Based on the American Community Survey (ACS 2011) data, there are 227 female-headed households
in Mammoth Lakes, 8 percent of all households, and of those female-headed households, more than
half (183) were households with children. These families with children are most likely to require on-
site affordable child care, thereby reducing barriers to full-time employment. According to the ACS
2011, there are no female-headed households living in poverty in Mammoth Lakes.

LARGE HOUSEHOLDS

Large households are family households with five or more people. Large households are considered a
special needs group for housing because there is typically a limited supply of adequate and
appropriately sized housing that is also affordable. Large households on a limited budget may be more
at risk of overcrowding in the home. These households may choose a smaller home in an effort to save
money to pay for other necessities including transportation, food, and clothing. According to the
American Community Survey (ACS 2011) data, there are 385 large households in Mammoth Lakes,
approximately 13.7 percent of all households (Table 2-14). This is more than in Unincorporated Mono
County with 9.6 percent of all households considered large.

3 U.S. Census, 2013, http://www.census.gov/hhes/www/poverty/data/threshld/
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Table 2-14  Household Size, 2011

Mammoth Lakes Unincorporated Mono County'

Household Esfimate Percentof Total  Estimate Percent of Total
1-2 Person Households 1,598 56.9% 1,766 67.7%
3-4 Person Households 824 29.4% 593 22.7%
5+ Person Household 385 13.7% 250 9.6%
Total Households 2,807 100.0% 2,609 100.0%

"'Mono County excluding the Town of Mammoth Lakes
Source: HCD Table 7 (ACS 2011)

Again, Mammoth Lakes’ has fewer family households proportionally than Unincorporated Mono
County but also has a larger average household size. Mammoth Lakes’ large number of younger
recreation employees likely contributes to a higher percentage of non-family members living in shared
housing. HUD and the U.S. Census define overcrowding as having more than one person per room,
excluding kitchens, bathrooms, garages, and hallways. Thus, a large five-person household would
require at least a three-bedroom unit if it also had a dining room and a living room. According to the
American Community Survey (ACS 2011), approximately 40 percent of Mammoth Lakes’ total
housing units (both owned and rental) have three or more bedrooms, significantly less than
Unincorporated Mono County’s portion of large units (56%) (Table 2-15). Of this 40 percent, less
than half of these larger units (42% or 330 units) were rental, indicating that some large families that
rent may have difficulty finding an appropriately sized unit. Furthermore, single family homes offered
for rent can be sold, and the new owner may choose to no longer rent the unit. As single family homes
typically have more bedrooms than apartment units and other multi-family housing options, the
number of large rental units has the potential to be reduced even further.
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Table 2-15 Bedroom Mix by Tenure, 2011

Mammoth Lakes Unincorporated Mono County'

Owned Rental  Total Units  Percentof  Owned Rental Total Units  Percent of
Bedrooms Units Units by Bedroom Total Units Units by Bedroom Total
0-1 248 542 790 28.1% 63 264 327 12.5%
2 359 541 900 32.1% 564 250 814 31.2%
3 407 266 673 24% 824 341 1,165 44.7%
4+ 380 64 444 15.8% 251 52 303 11.6%
Total 1,394 1,413 2,807 100.0% 1,702 907 2,609 100.0%

! Mono County excluding the Town of Mammoth Lakes
Source: ACS 2011

DISABLED PERSONS

Disabled persons may have special housing needs for several reasons, such as living on a fixed
income, lack of housing choices that are both affordable and accessible, and higher health care costs.
There are primarily five different types of disability:

= Sensory and Physical Limitation: Difficulty seeing, difficulty hearing, or difficulty walking
(even with glasses and hearing aids)

= Mental Disability: Difficulty in learning, remembering, or concentrating

= Going Outside Home Limitation: Difficulty going outside the home alone to shop or visit a
doctor’s office

= Employment Limitation: Difficulty working at a job or a business
=  Self-Care Limitation: Difficulty dressing, bathing, or getting around inside the home

According to the 2000 Census (because the ACS has replaced the decennial long-form as a source for
small area statistics, there is no disability data in the 2010 Census), approximately 6.5 percent (433
residents) of the population of Mammoth Lakes and 12 percent (624 residents) of the population of
Unincorporated Mono County (1,057 residents or 8.9% in Mono County overall) classified themselves
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as disabled. Examining both Mammoth Lakes’ and Unincorporated Mono County’s disabled persons
by age group and employment status reveals there is a higher percentage of disabled persons who are
employed in Mammoth Lakes than in Unincorporated Mono County, while the percentage of working
aged disabled persons who are not employed or 65 years of age or older in Unincorporated Mono
County is greater than in Mammoth Lakes (Table 2-16).

Table 2-16  Disabled Persons by Age Group and Employment Status, 2000’

HOUSING ELEMENT
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Mammoth Lakes Unincorporated Mono Countyz
Age Group Number Percent Number Percent
Age 16-64, Employed Person with a Disability 330 76.2% 385 61.7%
Age 16-64, Not Employed Persons with a Disability 68 15.7% 113 18.1%
People 65 years and over with a Disability 35 8.1% 126 20.2%
Total Person with a Disability. 433 100% 624 100%
% of Total Population (Civilian Non-institutional) 6.5% 12.0%

! The 2010 Census does not provide updated information on persons with disabilities, beyond the data provided in 2000.
2 Mono County excluding the Town of Mammoth Lakes

Source: HCD Table 11 ( Census 2000)

There is a broad range of conditions that are considered a disability, and housing needs can vary by
disability type. According to the 2000 Census, 433 persons in Mammoth Lakes had a disability. The
Census classifies the disability as, sensory (blindness, deafness), physical (condition that substantially
limits one or more basic physical activities), or mental (difficulty with leaming, remembering or
concentrating).The Census also tracks if the person had a disability that could limit self-care (dressing,
bathing, getting around the home), going outside the home (shop or doctor visits), and employment.
Table 2-17 below shows information derived from the 2000 Census for the Town of Mammoth Lakes
with regard to age group, disability status and type of disability. Note that individuals may have
indicated more than one type of disability.
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Table 2-17  Disabilities by Age Group, Status and Type, 2000'

Age Sito 15 years 16 to 64 years 65 years and over Total
Disability. Number Percent Number Percent Number Percent Number
Sensory disability 6 48% 86 6.81% 35 2.77% 127
Physical disability 7 55% 199 15.76% 35 2.77% 241
Mental disability 6 A48% 131 10.37% 26 2.06% 163
Self-care disability 0 .00% 12 0.95% 18 1.43% 30
Go-outside-home disability (x) x) 215 17.02% 25 1.98% 240
Employment disability x) (x) 462 36.58% (x) (x) 462
Total Disabilities Tallied 19 1.5% 1,105 87.49% 139 11.01% 1,263

! The 2010 Census does not provide updated information on persons with disabilities, beyond the data provided in 2000.

Source: HCD Table 12 (Census, 2000)

The Inyo-Mono Association for the Handicapped (IMAH) operates an adult daycare in Bishop and
provides other services for the handicapped including independent living assistance. Additionally, the
Inyo-Mono Advocates for Community Action (IMACA) has a senior housing complex, Valley
Apartments located in Bishop, which also services those with disabilities. As of January 14, 2014,
Mammoth Lakes Housing, Inc. has one permanently disabled person on its waitlist and has had
conversations with parents who would like to find housing for their disabled children. Otherwise,
neither this agency nor the Mono County Department of Social Services is aware of any other
handicapped persons in Mammoth Lakes currently in need of housing assistance.

The Town of Mammoth Lakes adopted a Reasonable Accommodations ordinance to help facilitate the
construction of special facilities for persons with disabilities. In order to ensure accessibility by all
persons, the Town of Mammoth Lakes requires that all new developments and rehabilitations of
housing units meet the requirements of Title 24 of the California Code of Regulations (Building
Code). The Zoning Code Update, codified in 2014, allows large residential care and assisted living
facilities in the Old Mammoth Road and Mixed Lodging/Residential districts with a ministerial or
administrative permit. The Zoning Code Update also permits small (six or fewer residents) residential
care facilities as it would any similar residential use.
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DEVELOPMENTAL DISABILITIES

According to Section 4512 of the Welfare and Institutions Code a "developmental disability" is
defined as a disability that originates before an individual attains age 18 years, continues, or can be
expected to continue, indefinitely, and constitutes a substantial disability for that individual which
includes mental retardation, cerebral palsy, epilepsy, and autism. This term shall also include disabling
conditions found to be closely related to mental retardation or to require treatment similar to that
required for individuals with mental retardation, but shall not include other handicapping conditions
that are solely physical in nature.

Many developmentally disabled persons can live and work independently within a conventional
housing environment. More severely disabled individuals require a group living environment where
supervision is provided. The most severely affected individuals may require an institutional
environment where medical attention and physical therapy are provided. Because developmental
disabilities exist before adulthood, the first issue in supportive housing for the developmentally
disabled is the transition from the person’s living situation as a child to an appropriate level of
independence as an adult.

The State Department of Developmental Services (DDS) currently provides community based services
to persons with developmental disabilities (cognitive disability, cerebral palsy, epilepsy, autism, etc.)
and their families through a statewide system of 21 regional centers. The Kern Regional Center (KRC)
is one of those 21 regional centers in the State of California that provides a point of entry to services.
A private, non-profit community agency, the Center contracts with local businesses to offer a wide
range of services to individuals with developmental disabilities and their families. KRC serves about
6,300 people in the Kern, Inyo, and Mono Counties. In the zip code serving Mammoth Lakes (93546),
KRC provides services for 20 residents (Table 2-18).

The number of people with developmental disabilities is increasing in California, the population is
getting younger, and the number of people desiring to live in their own home in the community is
increasing. According to the Regional Center Agencies, housing needs for persons with
developmental disabilities include universal design concepts; individual rooms for each tenant in
community care homes; a range of housing types, size, and locations; and the open opportunity for
tenants of a residential facility to obtain services from other, unrelated providers.
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Table 2-18 Developmentally Disabled by Age Group, Mammoth Lakes (93546)

Age 0 to 13 years 15 to 21 years 22 to 51 years 52 years and older Total
Housing Number Percent  Number  Percent  Number  Percent  Number  Percent  Number
Home with Parent/Guardian 9 45.0% 6 30.0% 4 20.0% 0 0.0% 19
Independent Living (x) (x) 0 0.0% 1 5.0% 0 0.0% 1
Total 9 45.0% 6 30.0% 5 25.0% 0 0.0% 20

Source: HCD Table 14 (Department of Developmental Services)

In order to assist in the housing needs for persons with disabilities, the Town will implement programs
to coordinate housing activities and outreach with the Kern Regional Center and continue providing
disabled individuals reasonable accommodations pursuant to Chapter 17.80 (Reasonable
Accommodation) of the Municipal Code.

HOMELESS

The State of California’s 2010-2015 Consolidated Plan and 2010-2011 Annual Plan states that the
2008 Annual Homeless Report to Congress reported approximately 157,277 homeless individuals
living in California (.43 percent of the population) — meaning one out of every 230 people in
California is homeless. Approximately one-quarter of the homeless are families. In the 2008-2009
school year, nearly 150,000 school-aged children experienced homelessness. The exact number of
homeless individuals in Mammoth Lakes is unknown, but is estimated at 5 to 10 individuals. Due to
the harsh winter conditions, very few, if any, homeless persons stay in Mammoth Lakes year-round,
yet it can be assumed that a small portion of California’s homeless (and potentially the nearby state of
Nevada’s homeless) live in Mammoth Lakes at some point during the year. The Mammoth Lakes
Police Department and Fire Protection District have reported instances of individuals illegally
occupying vacant buildings. However, the majority of those without permanent shelter are transients
who (legally or illegally) camp during the summer but then relocate to a warmer climate during the
winter months. Because camping is popular, even within Mammoth Lakes, it is difficult to determine
who is in need of emergency shelter and who is camping for recreation. However, a Continuum of
Care is just now being formed for Inyo, Mono, and Alpine Counties and in the future will be required
to perform an annual homeless count.
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At this time, development of an Emergency Shelter is not a priority and alternate resources can be
accessed in the community if a family or an individual needs help with temporary shelter. Wild Iris, a
community-based non-profit agency, runs an Emergency Shelter for individuals who are leaving an
abusive situation. Inyo Mono Advocates for Community Action (IMACA), located in Bishop, also
provides emergency food and shelter services for Mono and Inyo Counties. IMACA’s hotel/motel
voucher program, created in partnership with the Salvation Army, pays for individuals without shelter
to stay in a local hotel or motel for a few nights. This program is used by between 60 and 100
individuals each year. IMACA was also recently awarded a $100,000 grant for a Homeless Prevention
Program.

FARM LABOR

Farm workers are considered by the State to have special housing needs due to their limited income,
restricted housing choices, seasonal nature of employment, and an increased likelihood of housing
problems such as overcrowding and substandard housing conditions. The Town of Mammoth Lakes
has no farm employment, though farm workers may reside in Mammoth Lakes and work elsewhere in
the region. With that said, farm employment for the mountain region is also negligible. According to
the California Employment Development Department (EDD), Mono County had approximately 40
persons working in the industry in 2012, or less than one percent of the County’s labor force.

SEASONAL WORKERS

Due to the unique fluctuations in employment needs within Mammoth Lakes, seasonal workers are a
special needs population in the town, though not a state-identified special needs group. The California
Employment Development Department (EDD) provides data on labor markets. However, it does not
report data for the Town of Mammoth Lakes separately from the rest of Mono County. Therefore, data
for the County were used as a proxy for employment trends for the Town of Mammoth Lakes. As seen
in Table 2-9, in Mono County employment peaked in December 2012 at approximately 6,990 workers
and dropped to a low of 5,980 employees in May. The difference is approximately 1,000 jobs from
peak employment to low employment months. Assuming 2.0 jobs per household, housing need
fluctuates by approximately 500 housing units, representing approximately 5.2 percent of the total
housing stock. Qualitative information from the Town indicates that many workers live in
overcrowded conditions during the peak employment season due to the high costs and lack of
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available housing. Compounding the seasonal housing need is that the peak months of employment
coincide with higher vacation rental occupancy, which means vacation homes are normally not
available for seasonal workers.

According to a survey carried out on behalf of Mammoth Lakes Housing, Inc., seasonal employment
fluctuations in Mammoth Lakes have direct implications on housing needs*. The survey indicated that
an extremely tight rental market, meaning few units are vacant, is offering little choice or availability
for households trying to rent in town, and has resulted in employees residing in inadequate housing
conditions and/or has forced employees to seek housing options located at a significantly far distance
from their place of work in Mammoth Lakes. Employers also report unfilled jobs, high turnover, and
unqualified applicants as frequent problems.

In 2010, the average annual income for the Leisure and Hospitality industry in Mammoth Lakes was
approximately $22,360, which places most of those workers in the very low-income household
income category. Consequently, seasonal employees are often heavily burdened by housing costs and
must either seek more affordable accommodations outside of Mammoth Lakes or are forced to over-
crowd local housing units. According to the Mammoth Lakes Housing Needs Assessment, 2011,
significantly more low income households are cost-burdened by their rent payment than higher
income earners. With an extremely low vacancy rate, persons with lower incomes must compete with
higher income households for available rentals, forcing them into payments they cannot afford or
overcrowded conditions to make their payments. Approximately 82% of renter households with
incomes in the 30% to 60% AMI range are cost burdened.

As of the 2013/2014 ski season, the Mammoth Mountain Ski Area (MMSA) provides approximately
485 beds for its workforce within 175 units’. Housing options range from hotel-type rooms to
apartments and condominiums, with rental rates (including utilities) that vary from $13 to $21 per
night6. Employees request housing from their hiring manager and rent is deducted from the
employee’s paycheck. All housing is shared accommodations and most units have twin beds. The
majority of units provided are dorm-style, suitable for the typically younger and single seasonal

4 Mammoth Lakes Housing Needs Assessment, 2011
> The Town of Mammoth Lakes; Mammoth Lakes Housing Needs Assessment, 2011
¢ http://jobs.mammothmountain.com
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workforce. All housing units are furnished, have cable TV, and units with kitchens are supplied with
pots, pans, dishes and silverware. Sheets, blankets and pillows are available upon request for a $35
rental fee. MMSA owns between six and eight condominiums that they will rent to older seasonal
workers and couples. While most of the units serve seasonal employees, 16 apartments have been
occupied for two years by year-round families. MMSA reports an occupancy rate typically ranging
between 50 to 80 percent. In the 2010/11 ski season, 425 beds were rented at the peak, for an
occupancy rate of 79 percent?.

2.5 HOUSING STOCK CHARACTERISTICS

Mammoth Lakes’ housing stock contains a large number of vacation or second-home units that reduce
housing opportunities for the local workforce, who often have incomes significantly lower than
second-home owners. The result is inflated home prices that do not match local employment
opportunities. At the same time, the large share of vacation homeowners is a main economic driver for
the town, injecting external dollars into the community. Given that about half of all rental vacation
units are occupied in the winter months and the typical occupancy of transient units is four persons per
unit, the town’s population increases by approximately 10,000 persons, more than doubling the
population and likely having a greater proportional impact on local retail and recreation spe:nding.8
Furthermore, the Town estimates the typical winter weekend population to be approximately 35,000 to
40,000 people, almost five times the year-round resident population.

A recreation-oriented community has to balance the demands of visitors with the needs of its
workforce. Ideally, a town’s housing stock should align with the needs of its local and visitor
population, be able to supply both small and large units, and offer housing affordable to its workforce
and special needs populations, while allowing for second home purchasing opportunities. Market and
political realities often result in housing supply outcomes that do not meet the needs of the local
population or the part-time tourist population. This section describes housing stock characteristics in
Mammoth Lakes and Unincorporated Mono County (Mono County excluding the Town of Mammoth
Lakes).

7 Mammoth Lakes Housing Needs Assessment, 2011
¥ Occupancy information from the Town of Mammoth Lakes Department of Finance and the General Plan FEIR
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HousING TYPE

The Town of Mammoth Lakes has a greater percentage of multifamily housing than Unincorporated
Mono County (Table 2-19), primarily because of the large number of vacation condominiums present
in Mammoth Lakes. The majority (71%) of the housing stock in Mammoth Lakes is comprised of
multifamily housing, whereas Unincorporated Mono County’s proportion of this housing type is less
than 10 percent. Single family units make up 28 percent of the housing stock in Mammoth Lakes and
70 percent of the stock of Unincorporated Mono County.

Table 2-19  Housing Stock, 2013

Town of Mammoth Lakes Unincorporated Mono County’
Housing Type' Units Percent of Total Units Percent of Total

Single Family:

Detached 2,380 24.7% 2,895 66.9%

Attached 290 3% 115 2.7%
Single Family Total 2,670 27.7% 3,010 69.6%
Multifamily:

Units within 2-4 Unit Buildings 2,402 24.9% 282 6.5%

Units within 5+ Unit Buildings 4,424 45.9% 123 2.8%
Multifamily Total 6,826 70.8% 405 9.3%
Mobile Homes 147 1.5% 914 21.1%
Total 9,643 100.0% 4329 100.0%

! Single Family Detached - 1-unit structure detached from any other house, with open space on all four sides.
Single Family Attached - 1-unit structure that has one or more walls separating it from adjoining structures.
Multifamily - structures containing 2 or more housing units.

2 Mono County excluding the Town of Mammoth Lakes

Source: California DOF 2013

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

2-31



OccupANCY

Due to Mammoth Lakes’ resort-oriented economy, approximately 52 percent of all housing units in
Mammoth Lakes were categorized as being for recreational, temporary or occasional use in 2010
(Table 2-20). Additionally, these units accounted for nearly 78 percent of the town’s vacant housing
units. Accounting for approximately 4,980 units of Mammoth Lakes’ total housing supply, vacation
homes exceed those occupied by full-time residents. Mammoth Lakes also had a larger share of
vacation units compared to the Unincorporated County, accounting for 52 percent of Mammoth
Lakes’ housing supply versus 33 percent for the Unincorporated County overall. As mentioned
earlier, the disproportionate number of second homes for non-residents and vacation rentals has a
large impact on Mammoth Lakes’ home affordability, as vacationers increase the demand for housing
in Mammoth Lakes beyond what would be typical for a non-resort-oriented town of its size and
income levels.

Table 2-20  Total Vacant Housing Units, 2010

Town of Unincorporated
Mammoth Lakes Mono County'
Type Number Percent Number  Percent
Occupied 3,229 33.5% 2,539 59.2%
Vacant
For Rent 1,016 10.6% 109 2.6%
For Sale 54 0.60% 64 1.5%
Unoccupied (Rented or Sold) 289 3% 20 .50%
Seasonal, Recreational, Occasional Use 4,981 51.7% 1,402 32.7%
Other Vacant 57 60% 152 35%
Total 9,626 100% 4,286 100%

! Mono County excluding the Town of Mammoth Lakes

Source: U.S. Census, 2010

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

2-32



TENURE

As shown in Table 2-21, approximately 47 percent of full-time Mammoth Lakes’ households own
their property while 54 percent rent. The proportion of owner-occupied homes is significantly higher
among Unincorporated Mono County full-time households, representing 68 percent of total occupied
dwellings. The higher proportion of renter households in Mammoth Lakes is likely a reflection of its
seasonal workforce, which may not desire to or cannot afford to purchase a home in the town, and the
high proportion of second homeowner units, whose owners may choose to rent to longer-term tenants.

Table 2-21 Tenure, 2010 (Occupied Housing Units)

Mammoth Lakes Unincorporated Mono County'
Housing Units Estimate Percent Estimate Percent
Owner-occupied housing units 1,502 46.5% 1,726 68%
Renter-occupied housing units 1,727 33.5% 813 32%
Occupied housing units 3,229 100% 2,539 100%

! Mono County excluding the Town of Mammoth Lakes

Source: HCD Table 10 (Census 2010); Census 2010

HousING GROWTH

According to data provided by the Department of Finance, there were approximately 2,155 additional
housing units added in Mono County from 2000 to 2010. Approximately 77 percent of these units
(1,666 units) were in Mammoth Lakes. These units consist of a variety of housing types, including
visitor-oriented condominiums, townhomes, and apartments. This is an average of approximately 167
units per year and increasing Mammoth Lakes’ total housing supply by 21 percent. While data is not
available for the proportion of additional homes that were occupied by permanent residents, based on
the population increase between 2000 to 2010 (Table 2-1) and an average household size of 2.5,
approximately 457 new homes (27 percent of all new units) are occupied by full-time residents. This
underlines the trend of second homes constructed from 2000 to 2010; housing constructed was
predominantly in second homes during this time period, with an estimated ratio of nearly three second
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homes for every one primary residence compared to a 2000 estimated ratio of approximately two
second homes for every one primary residence.

In Mono County, 98 percent of all multi-family units built were in Mammoth Lakes increasing the
number of multi-family units by 46 percent. Just two percent of all multi-family units built were in
Unincorporated Mono County. In Unincorporated Mono County, the number of single family homes
increased by 11 percent. In comparison, Mammoth Lakes lost 433 single family and 46 mobile homes,
decreasing the number of these units by 14 percent and 23.8 percent, respectively. This is likely more
an indication of the availability and price of land, as there are few single-family parcels available in
Mammoth Lakes and land prices remain high compared to the County overall. Table 2-22 compares
housing production for the Town of Mammoth Lakes and Unincorporated Mono County.

Table 2-22  Housing Estimates, 2000 and 2010

Date Total Single Multiple g:::
Town of Mammoth Lakes 4/1/2000 7,960 3,088 4,679 193
4/1/2010 9,626 2,655 6,824 147
10-year Change 20.9% -14.0% 45.8% -23.8%
Unincorporated County 4/1/2000 3,797 2,684 370 743
4/1/2010 4,286 2,969 405 912
10-year Change 12.9% 10.6% 9.5% 22.7%
County Total 4/1/2000 11,757 5,772 5,049 936
4/1/2010 13912 5,624 7,229 1,059
10-year Change 18.3% -2.6% 43.2% 13.1%

Source: HCD Table 1.a (DOF)
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HOUSING AGE AND CONDITIONS

Housing age is often an indicator of housing conditions in a given community, particularly in
communities with a high percentage of lower-income households and / or older rental housing. As
units age, they require maintenance and modernization. Without proper maintenance, homes will
deteriorate and in certain cases, negatively impact the values of surrounding properties. A general rule
of thumb in the housing industry is that structures older than 30 years begin to show signs of
deterioration and require reinvestment to maintain the initial quality. Homes older than 50 years often
require major renovations to keep the home in good working order unless they have been properly
maintained. Further compounding housing conditions are severe weather conditions, which help to
speed the need for housing rehabilitation.

As shown in Table 2-23, approximately 4.3 percent of the housing stock in Mammoth Lakes was built
before 1960 (and now at least 51 years of age) and over half (61.1%) was built before 1980 (and now
at least 31 years of age). Unincorporated Mono County’s housing stock is similar to Mammoth
Lakes’, with approximately 58.7 percent of its housing stock built before 1980, but with a
significantly higher concentration of units built prior to 1960 (23%).

Those homes constructed prior to 1980 represent the maximum potential housing population in need
of rehabilitation. While considering high land values and equally high home prices likely means many
homes have been renovated and/or are consistently maintained; however, with the severe weather
conditions and low inventory and high demand giving less incentive to update units, as well as the
recent recession, many may only be in average to poor condition.

In 2005 and 2006, the Town undertook a visual survey of property conditions in Mammoth Lakes
focusing on neighborhoods with a higher concentration of older properties, including the Old
Mammoth area, Sierra Valley Sites, Main Street and Shady Rest Tract area. Based on the survey of
exterior conditions, an average of five to seven percent of properties was identified as dilapidated or
deteriorated. If applied community-wide, this would indicate that 500 to 600 homes in Mammoth may
be in need of some degree of rehabilitation. However, since the visual inspection is not all inclusive,
this number may be higher.
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Table 2-23  Housing Units by Tenure and Age, 2011

Mammoth Lakes Unincorporated Mono County'
Number Percent Number Percent
Built 2005 or later 307 3.3% 211 4.6%
Built 2000 to 2004 384 43% 291 6.3%
Built 1990 to 1999 1,318 14.3% 625 13.5%
Built 1980 to 1989 1,586 17.3% 788 17%
Built 1970 to 1979 4,194 45.4% 1,101 23.7%
Built 1960 to 1969 1,051 11.4% 560 12.1%
Built 1950 to 1959 96 1.0% 479 10.3%
Built 1940 to 1949 53 0.6% 102 2.2%
Built 1939 or earlier 247 2.7% 483 10.4%
Total 9,236 100% 4,640 100%

! Mono County excluding the Town of Mammoth Lakes

Source: ACS, 2011

2.6 HOUSING COSTS AND AFFORDABILITY

The cost of housing relative to the income of residents in a given area serves as an indicator of the
extent of housing problems in a given community. For example, if housing costs are high relative to
median household income, there tends to be a prevalence of excessive cost burden and overcrowding.
As mentioned earlier, the town struggles to find a balance with accommodating second homeowners
and vacation homeowners while meeting the needs of its workforce. Natural market forces have
placed significant cost burdens on local residents, limiting opportunities to both rent and own in
Mammoth Lakes. This section summarizes the costs and affordability of the housing stock to
Mammoth Lakes’ residents.

Town of Mammoth Lakes Housing Element Update 2-36



Chart 2-4 Percent Housing Units by Year Built

50%
45%
B Mammoth Lakes
40% .
M Unincorporated Mono County
35%
30%
25%
20%
15%
10% -
5% -
0% - T T T
<1960 1960s 1970s 1980s 1990s 2000s

Source: AECOM, 2014

HOME SALES TRENDS

Table 2-24 indicates home sales price in Mammoth Lakes for one year (November 2012 to October
2013) and Table 2-25 compares the median home sales price in Mammoth Lakes to Bishop for the last
three months of that same period (August 2013 to October 2013). Median home sales prices were
determined from sales data available on www.zillow.com. This sales data was also consistent with the
data available on the Multiple Listing Service for Mammoth Lakes. During the one year period, the
median price for homes sold within Mammoth Lakes containing 1-, 2-, 3- and 4-bedrooms was
$160,000, $250,000, $412,000 and $555,000, respectively. The median price for all homes sold in
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Mammoth Lakes during this one year period was $300,000. To compare the median sales price in
Mammoth Lakes to Bishop, Table 2-25 shows the median sales price in Mammoth was $320,000
during August 2013 to October 2013. The median sales price for a home in Bishop, 42 miles southeast
of Mammoth Lakes, was $300,000. This is $20,000 (or 6.3%) less than in the town of Mammoth
Lakes. With home prices contracting during the 2008 recession in most locations throughout
California, the cost difference is not as significant as in years past. With improved economic
conditions since 2008, recent home sales prices have stabilized and have started to gradually increase
as indicated with an increased median home sales price in Mammoth Lakes of $320,000 between
August 2013 and October 2013 (compared to $300,000 over the entire year). It is likely that prices
will continue to gradually rise steering some employees to live in Bishop which historically has seen
significantly lower median home prices (in 2008, the median home price in Bishop was approximately
38 percent less than the median price for a home in the town of Mammoth Lakes). Many residents also
commute from other nearby communities such as Crowley Lake (approximately 15 miles east of
Mammoth Lakes) and June Lake (21 miles north of Mammoth Lakes), for similar reasons.

Table 2-24 Town of Mammoth Lakes Sale Prices, November 2012 - October 2013

HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

Bedrooms Sales Median Price Average Price Price Range
1 75 $160,000 $167,040 $83,000 to  $282,000
2 123 $250,000 $273,455 $102,500 to  $500,000
3 86 $412,000 $413,500 $153,000 to  $650,000
4 64 $555,000 $711,969 $255,000 to $1,300,000
5+ 16 $525,000 $835,188 $340,000 to $1,800,000
Homes Total 364 $300,000 $613,448 $83,000 to $1,800,000

Source: Zillow, 2014
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Table 2-25 Median Home Sale Prices August 2013 - October 2013

Location Sales Median Price
Mammoth Lakes 116 $320,000

Bishop 23 $300,000

Source: Zillow, 2014

FORECLOSURES

Subprime mortgages—granted to borrowers with weak, or subprime, credit histories— have played a
major role in the over inflation of housing prices and have led to an increase in foreclosures in the
United States over the last year when initial “teaser” lending terms’ began to expire and housing
prices began to decrease, or readjust. While many homebuyers and speculators were able to make
mortgage payments under initial loan terms and banked on the continued appreciation of their homes
to insulate them from future rate increases, many homeowners struggled to make ends meet when
their mortgage payments doubled or tripled and the housing market began to slow. As a result, many
homeowners found themselves unable to pay rising mortgage payments and were forced to begin the
foreclosure process, flooding the market with homes for sale at below market rate prices. Furthermore,
lenders began adjusting their lending practices, making credit less available to those with blemished
credit or little down payment. Rather than being sold or rented to permanent residents, some
financially strained properties, especially second homes, are being rented nightly to visitors, which
puts further strain on the available housing stock for Mammoth Lakes’ residents. Based on current
cases, new leads and projections, a conservative estimate of 150-200 single family homes are illegally
providing nightly rental (units in zones that do not permit nightly rental).

Despite these macroeconomic factors, foreclosure is currently not a major issue in Mammoth Lakes.
As of January 18, 2014, there were 69 homes in zip-code 93546 (Mammoth Lakes) facing one of the
three stages of foreclosure, accounting for over 63.8 percent all properties in Mono County facing
foreclosure (Table 2-26) and 0.7 percent of the total number of homes in Mammoth Lakes.

" Some “teaser” terms included little or no down payment, and/or low interest rates. Often these low interest rates would expire and
become adjustable rates, resulting in a doubling or tripling of initial mortgage payments.
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Table 2-26 Mammoth Lakes Homes Currently Facing Foreclosure, 2014

Percentage of Percentage of
Mono County Percentage of Mono Mono County
Zip Code Pre-Foreclosure  Pre-Foreclosure Foreclosure County Foreclosure Bank Owned Bank Owned
93546 35 77.7% 27 57.4% 7 43.7%

Data retrieved January18, 2014

Source: http://'www foreclosuredata.com

This is a relatively small number of properties in contrast with the many other communities in
California. This is consistent with the foreclosure activity occurring statewide. According to the
CoreLogic National Foreclosure Report from December 2013, California has foreclosure inventory of
0.7 percent. The foreclosure inventory represents the number of mortgaged homes that have been
placed into the process of foreclosure by the mortgage servicer.'’

RENTAL HOUSING COST

Rental housing in Mammoth Lakes is also relatively more expensive than the neighboring City of
Bishop. As shown in Table 2-27 and Table 2-28, a loft/studio averages $775 per month in Mammoth
Lakes while a similar unit in Bishop is $688 per month. Furthermore, rents for average 1, 2 and 3-
bedroom units in Mammoth Lakes are significantly higher than in Bishop, at an additional $409, $554,
and $732 more, respectively.

A large portion of Mammoth Lakes’ rental stock are furnished homes intended for seasonal vacation
renters, significantly increasing the average rents in town for units of all sizes. Mammoth Lakes’ rents
also tend to vary throughout the year; rents tend to be higher in the winter months due to increased
demand from seasonal employees and visitors.

0 CoreLogic National Foreclosure Report, December 2013, http://www.corelogic.com/rescarch/foreclosure-report/national-

foreclosure-report-december-2013 pdf. Data retrieved January 31, 2014.
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Table 2-27 Town of Mammoth Lakes Rental Prices, January 2013 - January2014

Category Average Monthly Rent  Median Monthly Rent Rental Price Range
Loft/Studio $775 $775 $650 to $900
1 Bedroom $1,209 $1,200 $850 to $1,595
2 Bedrooms $1,561 $1,400 $1,200 to $2,400
3 Bedrooms $2,115 $2,050 $1,300 to $3,000
4 Bedrooms $2,163 $2,163 $2,000 to $2,325

Source: Mountain Housing Forum (accessed January 16, 2014); The Sheet (accessed January 16, 2014); Zillow (accessed January
16, 2014); Trulia (accessed January 16, 2014)

Table 2-28  City of Bishop Rental Prices, January 2014

Category Average Monthly Rent  Median Monthly Rent Rental Price Range
Loft/Studio/1 Bedroom $688 $688 $650 to $725
1 Bedrooms $800 $775 $795 to $1,250
2 Bedrooms $1,007 $900 $900 to $1,300
3 Bedrooms $1,383 $1,400 $950 to $1,850
4 Bedrooms $1,700 $1,700 $1,700 to $1,700

Source: Zillow (accessed January 13, 2014), Trulia (accessed January 13, 2014), Coldwell Banker, January 9, 2014;

mysierrahomes.com (accessed January 13, 2014)

UTiLity CosTs

Utility costs can add a substantial amount to monthly housing costs, particularly in locations with cold
winter climates like Mammoth Lakes. The U.S. Department of Housing and Urban Development
(HUD) provides public housing authorities with utility allowances, the amount of money necessary to
cover a resident’s reasonable utility costs. Table 2-29 presents the utility allowance for Mono County.
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Table 2-29 Mono County Utility Allowance, 2013

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR
Heating Bottle Gas $56 $88 $123 $158 $190 $225
Electric $21 $30 $39 $53 $68 $83

Cooking Bottle Gas $11 $13 $21 $24 $29 $32
Electric $5 $7 $8 $10 $12 $14

Other Electric $19 $28 $37 $57 $73 $79
Air Conditioning $3 $5 $8 $11 $14 $17
. Bottle Gas $19 $29 $40 $51 $62 $72

Water Heating

Electric $4 $14 $19 $24 $29 $34

Water $18 $18 $20 $23 $28 $32
Sewer $20 $20 $20 $20 $20 $20
Trash $28 $28 $28 $28 $28 $28
Range/Microwave $12 $12 $12 $12 $12 $12
Refrigerator $13 $13 $13 $13 $13 $13

Monthly Electric Fee $3 $3 $3 $3 $3 $3
All Electric $50 $87 $114 $158 $199 $230

Source: HUD, 2013.

According to HUD, monthly electricity costs (assuming electricity as the source for heating, cooking,
air conditioning, and water heating) in Mono County in 2013 varied from $50 for a studio to $230 for
a 5-bedroom unit. Utility costs are likely even higher in Mammoth Lakes than the average utility cost
in Mono County due to the severe weather conditions of Mammoth Lakes. With an aging housing
stock and more extreme climate, these costs are significantly more than those in more temperate
climates in California. For example, HUD’s utility allowance for all electric utilities in Monterey
County varied from $25 per month for a studio to $77 for a 5-bedroom unit, less than half that of
Mono County. The high utility costs in Mammoth Lakes can be an enormous burden to households,
particularly lower income households who may already have difficulty finding affordable housing in
town.
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HOUSING AFFORDABILITY

A community’s housing affordability can be measured by evaluating market rate prices for homes
compared to the home price residents are able to afford based on their income level. For purposes of
the Housing Element and the California Department of Housing and Community Development
(HCD), a home is affordable if it is suitably sized and costs the household 30 percent or less of its
gross monthly income. In other words, suitable affordable housing should not result in a cost burden,
requiring more than 30 percent of a household’s gross monthly income, nor overcrowding (more than
one person per room)."" Housing affordability typically varies by income group, with extremely low-
income households having greater challenges in accessing housing versus above moderate-income
households who are able to spend significantly more on housing. This analysis evaluates housing
affordability by HCD income group (extremely low-, very low-, low-, moderate-income), as well the
Town-defined income groups (middle, upper, and above upper-income).

Family median household income levels are estimated annually by HCD, based on HUD updates to its
Section 8 Housing Choice Voucher Program, to provide updated income limits which are then used to
set rents and qualify households for income-restricted housing. From the median household income
estimates, HCD calculates income limits for very low-, low-, and moderate-income households. These
income limits form the basis for evaluating housing affordability by income group.

To evaluate the affordability of the housing stock in Mammoth Lakes, housing costs information
collected from November 2012 to October 2013 (described in the previous section) was compared to
household income limits in 2013, Table 2-30 presents the maximum amount that a household can pay
for housing each month (e.g., rent, mortgage and utilities) without exceeding the 30 percent income-
housing cost threshold."?

' Rooms include living rooms, dining rooms, bedrooms, study, and other rooms, but does not include kitchens, hallways, or

bathrooms.
2 HCD and HUD defines cost burdened as paying more than 30 percent of a household’s gross monthly income towards housing. The
30 percent standard is also applied to set affordable rents for income-restricted units.
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Table 2-30 Mammoth Lakes Affordable Home Prices and Rental Rates, 2013

Home Price Rental Rate
Affordable Affordable Rent
Household Type/Size Minimum Unit Size Income Down Payment Home Price (includes utilities)
Extremely Low-Income - >30% of AMI
1-Person Studio $16,450 $3,169 $63,381 $411
2-Persons One-Bedroom $18,800 $3,362 $67,243 $470
3-Persons Two-Bedroom $21,150 $3,643 $72,861 $529
4-Persons Three-Bedroom $23,500 $3,775 $75,495 $588
Very Low-Income - 31% to 50% of AMI
1-Person Studio $27.450 $5,583 $111,663 $686
2-Persons One-Bedroom $31,350 $6,119 $122,373 $783
3-Persons Two-Bedroom $35,250 $6,733 $134,662 $881
4-Persons Three-Bedroom $39,150 $7,198 $143,967 $979
Low-Income - 51% to 80% of AMI
1-Person Studio $43,900 $9,200 $183,998 $1,098
2-Persons One-Bedroom $50,150 $10,245 $204,891 $1,254
3-Persons Two-Bedroom $56,400 $11,377 $227,539 $1,410
4-Persons Three-Bedroom $62,650 $12,360 $247,203 $1,566
Moderate-Income - 81% to 120% of AMI
1-Person Studio $66,850 $28,496 $284,955 $1,671
2-Persons One-Bedroom $76,400 $32,046 $320,465 $1910
3-Persons Two-Bedroom $85,950 $35,773 $357,732 $2,149
4-Persons Three-Bedroom $95,500 $39,201 $392,011 $2,388
Middle-Income - 121% to 150% of AMI
1-Person Studio $83,550 $35,843 $358,435 $2,089
2-Persons One-Bedroom $95,550 $40,467 $404,668 $2,389
3-Persons Two-Bedroom $107,475 $45231 $452,307 $2,687
4-Persons Three-Bedroom $119,400 $111,816 $559,078 $2,985
Upper-Income - 151% to 200% of AMI
1-Person Studio $111,400 $108,177 $540,883 $2,785
2-Persons One-Bedroom $127,400 $122,534 $612,671 $3,185
3-Persons Two-Bedroom $143,300 $137,208 $686,042 $3,583
4-Persons Three-Bedroom $159,200 $151,170 $755,851 $3,980
Notations:

AMI = Area Median Income
Income figures are based on the 2013 HUD area median income figure for Mono County (AMI) of $79,600 for a family of four.

Calculation of affordable home sales prices based on an annual interest rate of 6.50% for a standard mortgage (10%-20% down payment) and 6.0% (5% down payment) for a low-income household
mortgage, 30-year mortgage, and monthly payments that do not exceed 30% of the household monthly income.
Source: AECOM, 2014
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This amount can be compared to average market prices for single-family homes, condominiums, and
apartments to determine what types of housing opportunities a household can afford. As previously
discussed, from November 2012 to October 2013, the median prices of 1-, 2-, 3- and 4-bedrooms were
$160,000, $250,000, $412,000 and $555,000, respectively, and average rents ranged from $775 for a
loft/studio to $2,115 and up for 3 or 4-bedroom.

In general, extremely low-, very low-, and low-income households cannot afford market rental or
owner-occupied housing in Mammoth Lakes. With home prices contracting during and after the 2008
economic recession, many moderate-income households, as well as middle and upper income
households, can now afford market rates rents and home ownership. In Mammoth Lakes, the median
home price has dropped significantly while incomes have increased over the past few years, making
homes more affordable to a wider range of residents.'® Table 2-30 summarizes affordable rents and
home prices by income category.

AFFORDABILITY BY HOUSEHOLD INCOME

This section describes housing affordability by income group in more detail. As previously discussed,
the median sales price for a home in Mammoth Lakes was $300,000 between November 2012 and
October 2013, and on average, Mammoth Lakes residents pay between $775 and $2,050 (and up) to
rent. These prices are compared to affordable home prices and rents for each income segment
summarized in Table 2-30. Essential to these assumptions is the ability of very low-, low- and
moderate-income households’ ability to secure home financing, which is still difficult given the recent
recession and current financial climate. Households with poor credit histories or unsteady employment
will struggle to secure home financing, regardless of whether they can afford to make payments on the
home. It is assumed that financial markets will ultimately stabilize and supply reasonable home loans,
akin to lending practices in the late 1990s.

Extremely Low-Income Households. Extremely low-income households in the town of Mammoth
Lakes have incomes of 30 percent or less of the Area Median Income (AMI). Based on calculating the

'3 Afier adjusting for inflation, household median income increased from $53,216 to $59,972 between 2009 and 2012. (American
Community Survey 2005-2009 and 2008-2012)
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qualifying home prices with a five percent down payment and six percent interest, the maximum
affordable home price for an extremely low-income household ranges from $63,381 for a one-person
household to $75,495 for a four-person household. With 1-, 2-, 3- and 4-bedroom homes in Mammoth
Lakes selling for median prices of $160,000, $250,000, $412,000 and $555,000, respectively,
extremely low-income households cannot afford homeownership in Mammoth Lakes, regardless of
household size.

In addition, market rents exceed the affordable housing payment for an extremely low-income
household, which can afford to pay $411 to $588 in rent and utilities per month. In practical terms,
this means that a one-person household cannot afford an average priced studio or 1-bedroom without
assuming a cost burden or doubling up. The problem is exacerbated for larger extremely low-income
households.

Very-Low-income households. Very low-income households in the town earn between 31 and 50
percent of the AMI. Assuming loan terms of six percent interest and a five percent down payment, the
maximum qualifying home price for a very low-income household ranges from $111,663 for a one-
person household to $143,967 for a four-person household. Thus, similar to extremely low-income
households, market rate homes in Mammoth Lakes are not attainable for most very low-income
households without a significant down payment.

A very low-income household can afford to pay $686 to $979 in rent and utilities per month,
depending on the household size. With the median rents in Mammoth Lakes ranging from $775 for a
studio/loft to $2,050 (and up) for a 3-bedroom (Table 2-27), the average very low-income household
cannot afford to pay the average rental price for a home beyond two people in a studio. In practical
terms, this means that most very-low-income households cannot afford an average market rate unit
without assuming a cost burden or over-crowding.

Low-income households. Low-income households earn between 51 and 80 percent of the AMI. Based
on a six percent interest rate and a five percent down payment, the maximum qualifying home price
for a low-income household ranges from $183,998 for a l-person household to $247,203 for a 4-
person household. While smaller households (one to two people) may qualify for a studio or one-
bedroom unit, as with extremely low- and very low-income households, these prices are below
prevailing market prices in Mammoth Lakes for larger homes and households.
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A low-income household can afford to pay $1,098 to $1,566 in rent (including utilities) per month,
depending on the household size. With the median rents in Mammoth Lakes ranging from $775 for a
studio/loft to $2,050 (and up) for a 3-bedroom, low-income households cannot afford to pay the
average rental price for unit in Mammoth Lakes beyond a 2-bedroom making it challenging for
households with 4 or more people. However, rental prices for apartments in Mammoth Lakes were
found to range widely, with some 3-bedrooms as low as $1,300 per month, indicating that some larger
low-income households can find affordable rental units in Mammoth Lakes, assuming their monthly
utility costs are not excessive.

Moderate-Income Households. Moderate-income households earn between 81 and 120 percent of the
AMI. Based on a down payment of 10 percent and an interest rate of 6.5 percent, the maximum
qualifying home price for a moderate-income household ranges from $284,955 for a one-person
household to $392,011 for a 4-person household. Thus, large (four or more persons) moderate-income
households cannot afford to purchase a median priced home in Mammoth Lakes without further
increasing their down payment. However, as shown in Table 2-24, home prices in Mammoth Lakes
range widely, with 2-bedrooms homes found at prices as low as $102,500 and 4-bedrooms homes as
low as $255,000, indicating that some larger moderate-income households may be able to find a home
to purchase at the lower end of the price range.

A moderate-income household can afford to pay $1,671 to $2,388 in rent plus utilities per month,
adjusting for household size. With the median rents in Mammoth Lakes ranging from $775 for a
studio/loft to $2,050 (and up) for a 3-bedroom, moderate-income households are able to afford the
average rental price for a home in Mammoth Lakes, as long as their utility costs are not exorbitant.
However, as seen in Table 2-27, prices in Mammoth Lakes can vary widely, with larger homes
ranging between $1,300 and $3,000, likely making it a challenge for some larger households to find
adequate sized housing.

Middle-Income Households. Middle-income households eam between 121 and 150 percent of the
AM]J, based on the Town’s definition of this income category. Assuming a down payment of 10 to 20
percent and an interest rate of 6.5 percent, the maximum qualifying home price for a middle-income
household ranges from $358,000 for a one-person household to $559,078 for a 4-person household.
With 1-, 2-, 3- and 4-bedroom homes in Mammoth Lakes selling for median prices of $160,000,
$250,000, $412,000 and $555,000, respectively, many middle-income households may be able afford
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to purchase a median priced a 3-bedroom home in Mammoth Lakes without further increasing their
down payment, with prices ranging between $153,000 and $650,000.

A middle-income household can afford to pay $2,089 to $2,985 in rent (including utilities) per month,
adjusting for household size. With the median rents in Mammoth Lakes ranging from $775 for a
studio/loft to $2,050 (and up) for a 3-bedroom, middle-income households are able to afford the
average rental price for a home in Mammoth Lakes, as long as the utility costs for large households
are not exorbitant.

Upper-Income Households. Upper-income households earn between 151 and 200 percent of the AMI,
based on the Town’s definition of this income category. Assuming a down payment of 20 percent and
an interest rate of 6.5 percent, the maximum qualifying home price for an upper-income household
ranges from $540,883 for a one-person household to $755,851 for a 4-person household. With 1-, 2-,
3- and 4-bedroom homes in Mammoth Lakes selling for median prices of $160,000, $250,000,
$412,000 and $555,000, respectively, all upper-income households can afford to purchase a median
priced 3 or 4-bedroom home in Mammoth Lakes without further increasing their down payment. An
upper-income household can afford to pay $2,785 to $3,980 in rent plus utilities per month, adjusting
for household size. With the median rents in Mammoth Lakes ranging from $775 for a studio/loft to
$2,050 (and up) for a 3-bedroom, upper-income households are able to afford the average rental price
for a home in Mammoth Lakes.

Table 2-31 provides a representative summary of the gap between actual median home purchase
prices and median rental costs, based on 2013 data. Because this table shows median values which
represent a range of actual costs, as discussed above it may be possible for households in certain
income categories to afford to purchase or rent homes that are available below the median costs.
Furthermore, as discussed elsewhere in this chapter prices of single family homes and condominiums
have dropped with the significantly since 2008, likely making a larger number of units more
affordable to local households.
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Table 2-31 Median Home and Rental Cost "Gap™” Summary 2013

Affordable Median Affordable Rent Median Rent

Household Typelize Mt Bt Size Home Price  Single Family Price' G (incl. utilities) (Apartment) * Gap

Extremely Low-Income - >30% of AMI

2-Persons One-Bedroom $67,243 $160, 000 ($92,757) $470 $1,200 ($730)

3-Persons Two-Bedroom $72,861 $250,000 ($177,139) $529 $1,400 ($871)

4-Persons Three-Bedroom $75,495 $412,000 ($336,505) $588 $2,050 ($1,462)
Very Low-Income - 31% to 50% of AMI

2-Persons One-Bedroom $122,373 $160, 000 ($37,627) $783 $1,200 ($417)

3-Persons Two-Bedroom $134,662 $250,000 ($115,338) $881 $1,400 ($519)

4-Persons Three-Bedroom $143,967 $412,000 ($268,033) $979 $2,050 ($1,071)
Low-Income - 51% to 80% of AMI

2-Persons One-Bedroom $204,891 $160, 000 ($44,891) $1,254 $1,200 None

3-Persons Two-Bedroom $227,539 $250,000 ($22,461) $1,410 $1,400 None

4-Persons Three-Bedroom $247,539 $412,000 ($164,461) $1,566 $2,050 ($484)
Moderate-Income - 81% to 120% of AMI

2-Persons One-Bedroom $320,465 $160, 000 None $1,910 $1,200 None

3-Persons Two-Bedroom $357,732 $250,000 None $2,149 $1,400 None

4-Persons Three-Bedroom $392,011 $412,000 ($19,989) $2,388 $2,050 None
Middle-Income - 121% to 150% of AMI

2-Persons One-Bedroom $404,668 $160, 000 None $2,389 $1,200 None

3-Persons Two-Bedroom $452,307 $250,000 None $2,687 $1,400 None

4-Persons Three-Bedroom $559,078 $412,000 None $2,985 $2,050 None
Upper-Income - 151% to 200% of AMI

2-Persons One-Bedroom $612,671 $160, 000 None $3,185 $1,200 None
3-Persons Two-Bedroom $686,042 $250,000 None $3,583 $1,400 None
4-Persons Three-Bedroom $755,851 $412,000 None $3,980 $2,050 None

! See Table 2-24
2See Table 2-27

Source: AECOM, 2014
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OVERCROWDING

A limited supply of affordable housing affects lower-income households as they attempt to double-up
or find smaller units to reduce their housing costs. Overcrowding can result in unhealthy living
conditions, accelerated housing deterioration, and greater pressures placed on infrastructure sized for
smaller households. Overcrowding varies with income, size and type of household, but large families
and lower-income households usually have the highest incidence of overcrowding.

The California Department of Housing and Community Development defines overcrowding as more
than 1.01 occupants per room, and severe overcrowding as more than 1.5 occupants per room. Perhaps
due to the fact that there are fewer rental housing units available for large households, overcrowding
appears to be less of a problem in owner-occupied households in Mammoth Lakes, as 100 percent of
those households had at most one occupant per room. In renter-occupied households, 82 percent had at
most one occupant per room and eight percent of households had 1.01 to 1.5 occupants per room
(Table 2-32). There is also a high incidence of severe overcrowding among renter-occupied
households in Mammoth Lakes, as 10 percent of all renter households had more than 1.51 occupants
per room.

The town of Mammoth Lakes has a larger percentage of severely overcrowded renter-occupied
households (10%) than Unincorporated Mono County (2%). However, two percent of Unincorporated
Mono County’s owner-occupied households have 1.01 to 1.5 occupants per room, while none of the
owner-occupied households in Mammoth Lakes experience severe overcrowding. It is also important
to note that the incidence of overcrowding reported by the American Communities Survey, 2007-2011
does not take into account the seasonal workforce that were not in Mammoth Lakes during the time of
the monthly surveys, particularly during the winter season. Furthermore, the Town expects higher
rates of overcrowding than reported here because the Hispanic population often does not provide
survey data and typically have larger families in one unit. The incidence of overcrowding in
Mammoth Lakes is likely more prevalent than presented in Table 2-32.

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

2-50



HOUSING ELEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

Table 2-32  Tenure by Occupants per Room, 2011

Mammoth Lakes Unincorporated Mono County'
Estimate Percent Estimate Percent

Owner occupied: 1,394 49.6% 1,702 65.2%
1.00 or Less Occupants per Room 1,394 100% 1,675 98.4%
1.01 to 1.50 occupants per room 0 0% 27 1.6%

> .51 Occupants per Room 0 0% 0 0%
Renter occupied: 1,413 50.4% 907 34.8%
1.00 or Less Occupants per Room 1,161 82.2% 887 97.7%
1.01 to 1.50 occupants per room 115 8.1% 0 0%

> 1.51 Occupants per Room 137 9.7% 20 2.3%

! Mono County excluding the Town of Mammoth Lakes

Source: HCD Table 3(ACS 2011)

CosT BURDEN

Though housing affordability by household income has already been discussed, another way to
evaluate housing needs in Mammoth Lakes is reviewing the incidence of cost burden. Housing cost
burden is defined as a household paying more than 30 percent of their gross monthly income towards
housing, including utilities. Further, severely cost burdened is defined as a household spending more
than 50 percent of their gross monthly income on housing.

According to the HCD, renters and owners in the town of Mammoth Lakes were similarly cost
burdened, with 63.5 percent of renters and 49.8 percent of owners paying more than 30 percent of
their income on housing (Table 2-33).
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Table 2-33 Housing Problems by Income Classification and Household Type for Mammoth Lakes

Household Bxireme Fery Low Moderate , dbove Total "Ea'wer
Low Low Moderate ' income
Ownership Households 125 166 244 163 715 1,413 535
Overpaying owner households 114 93 13 234 249 703 220
Percentage of overpaying owners 90.5% 56.2% 5.3% 143.9% 34.8% 49.8% 41.1%
Renter Households 334 357 318 124 161 1,295 1,010
Overpaying renter households 330 263 67 142 20 822 660
Percentage of overpaying renters 98.7% 73.6% 21.1% 114.6% 12.4% 63.5% 65.4%
Total Households 460 524 562 286 876 2,708 1,545
Overpaying households 443 357 80 376 269 1,525 880
Percentage of overpaying households 96.5% 68.1% 14.3% 131.3% 30.7% 56.3% 57.0%

Source: HCD Table 4 (ACS 2011)

These percentages are higher than in Unincorporated Mono County where the percentage of renters
housing cost burned is 51 percent and the percentage of owners housing cost burdened is 39.3 percent.

2.7 ANALYSIS OF ASSISTED HOUSING PROJECTS AT RISK

The Housing Element is required to provide an analysis of existing multifamily rental housing that
receives governmental assistance, since the loss of such units reduces the availability of housing to
very-low and low-income households. At risk units are those whose funding programs would expire or
be discontinued, allowing the units to convert to market-rate rents. As shown in Table 2-34, none of
the assisted rental projects in town have periods of affordability that would expire within the next 10
years, or even before 2038. Therefore, none are currently considered at risk of conversion, and no
analysis of the cost of maintaining the affordability of, or replacing, these housing units is needed.
Additionally, Mammoth Lakes Housing, Inc. (MLH) monitors 38 homeownership deed restrictions
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each year for compliance. The MLH Board of Directors has formally adopted the goal of maintaining
all deed restrictions in Mammoth Lakes, and the Town’s Revolving Loan Fund assists with the
maintenance of these deed restrictions.

Table 2-34  Assisted Affordable Housing Developments

Project Name Year Constructed Assisted Units Pe’f(,)d of " At Risk Status
Affordability Expires :
Bristlecone Apartments 1996 30 2040 Not at Risk
Glass Mountain Apartments 1999 25 2038 Not at Risk
Jeffreys Apartments 2006 14 2061 Not at Risk
Manzanita Apartments 2008 14 2063 Not at Risk
Aspen Village Phase | 2007 48 2064 Not at Risk
Star Apartments 2012 4 2066 Not at Risk

Source: Town of Mammoth Lakes, 2014, HCD Table 20.

2.8 REGIONAL HOUSING NEEDS

The California Department of Housing and Community Development (HCD) is responsible for
determining the Town of Mammoth Lakes’ Regional Housing Need Allocation (RHNA). This section
presents the RHNA for the Town of Mammoth Lakes for the current housing element period (2014 —
2019).

As shown in Table 2-35, the Town of Mammoth Lakes should plan for 74 new housing units between
2014 and 2019. Approximately 23 percent of these units should be for very low-income households,
16 percent for low-income households, 19 percent for moderate-income households, and 42 percent
for above moderate-income households.
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Table 2-35 Mammoth Lakes Regional Housing Need Allocation by Income Group

Current Allocation 2014 to 2019 Past Allocation 2007 to 2014
Income Group Number Percent Number Percent
Extremely Low' 8 11% 27 10%
Very Low' 9 12% 28 10%
Low 12 16% 56 20%
Moderate 14 19% 58 21%
Above Moderate 31 42% 110 39%
Total 74 100% 279 100%

! Mammoth Lakes estimate presumes 50 percent of the 17 (8) very low-income households qualify as extremely low-income households.

Source: Town of Mammoth Lakes, 2013.
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3 HOUSING CONSTRAINTS

The provision of adequate and affordable housing is an important goal of the Town of Mammoth
Lakes. As a result, the Town has proactively implemented a variety of programs, incentives, and
development standards to encourage the development, maintenance, and improvement of affordable
housing. Even so, a variety of factors, including environmental, market mechanisms, and government
regulations, influence or constrain the development of housing. This section identifies existing
constraints that inhibit the production of affordable housing in the community.

3.1  MARKET CONSTRAINTS

Land costs, construction costs, and market financing contribute to the cost of housing reinvestment
and can potentially hinder the production of new affordable housing. Although many constraints are
driven by market conditions, jurisdictions have some leverage in instituting policies and programs to
address these constraints.

LAND CoOST

A key component of residential development costs is the price of raw land. Land costs in Mammoth
Lakes can vary considerably, depending on the location of the parcel. Using tax assessor records for
2014, the value of residential land in Mammoth Lakes also varied by zoning designation: an average
of $38.12 per square foot ($1,660,279 per acre) in Residential Multiple-Family 2 (RMF-2), $11.72 per
square foot ($510,351 per acre) in Residential Multiple-Family 1 (RMF-1), $10.31 per square foot
(8448,904 per acre) in RR (Rural Residential), and $18.05 per square foot ($786,419 per acre) in
Residential Single Family (RSF). The average value of all residential land in 2014 was $18.25 per
square foot ($794,757 per acre). There have been very few lots sold within the last couple of years.
However, as additional land cost examples, a parcel zoned RR sold for $21 per square foot in August,
2011 and a lot zoned Resort (near Mammoth Mountain Ski Area) sold for $77 per square foot in
March, 2012. RR residential lots currently on the market for sale are averaging $29 per square foot.!*

" hup:/www.zillow.com. Retrieved: February 18, 2014
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After dropping significantly during the recession, these increasing lot prices may indicate that land
costs are starting to rise.

SITE DEVELOPMENT COSTS

The costs to develop new housing involve both land improvement costs, expenses to prepare the site
for housing construction, and the actual construction cost. A portion of the total cost to develop new
housing is associated with governmental fees that mitigate the impact of new development on local
infrastructure and services. In Mammoth Lakes, a portion of those development costs are those
associated with required mitigations for affordable and workforce housing.

As may be expected, residential development costs vary greatly depending on location, land costs,
construction type, amenities, and other variables. Costs associated with developer fees and other local
government imposed costs are discussed in detail later in this chapter.

As shown in Table 3-36, based on the listed assumptions, a single-family unit on a 7,500 square foot
lot would cost approximately $480,000 to build (including land)—taking into account the temporary
reduction in Development Impact Fees for 1 — 4 unit projects (see Fees and Exactions discussion
below). An 8-unit multiple-family apartment complex on a 0.66-acre lot would cost approximately
$3.4 million to build, with each 1,100 square foot unit costing approximately $425,000."

The Mammoth Lakes Main Street Plan (Plan) accepted by Town Council on February 19, 2014
outlines real estate market characteristics and conditions in relation to future development
opportunities along the Main Street transportation corridor. This Plan also provides some site
development cost information. The median sales price for all vacant land in 2012 (including
commercial) was $250,000 ($31.06 per square foot). Additionally, direct construction costs for
multiple family residential was estimated at $295 per square foot and for-sale residential

!5 This analysis assumes that a single developer would purchase raw land, provide the necessary infrastructure and improvements for
home construction, and build the homes. In many cases, the development process is performed by two separate entities: the land
developer, who purchases, entitles, and makes site improvements, and the homebuilder who purchases the lots and builds the
homes. In this scenario, overall costs may increase, as both the land developer and the homebuilder expect to achieve profits.

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 3: HOUSING CONSTRAINTS



HOUSING ELEMENT
CHAPTER 3: HOUSING CONSTRAINTS

(condominium and townhouse) was estimated at $325 per square foot.'®

While developer profit is a cost to the home purchaser, development profit is not included in Table 3-
36 because of its variability and volatility. Normally, developers attempt to determine the potential
profit that could be generated from a project before moving forward. In general, developers target
projects that can eam profit of ten percent above total development costs but can move forward with
lower projected profit depending on the strength of market, project financing, and a developer’s
willingness to take on higher risk.

Table 3-36  Residential Development Costs Summary for Typical Home

Single Family Home Multiple-Family (8 Units)
Development Program Assumptions
Lot Area (sq. ft.) 7,500 28,750
Unit Size (sq. ft.) 2,000 1,100
Building Area (sq. ft.) 2,000 8,800

Costs

Improved Land Costs' $135,000 $345,000
Govemment Fees (see Table 3-43) $23,055 $427,176
Building Costs” $247,677 $2,263,863
Soft Costs’ $74,303 $367,042
Total Development Costs $480,035 $3,403,081
Total Development Costs (Per Unit) $480,035 $425,385

! Assumes the single family home would be built in zone RSF ($18 per square foot), townhome and multiple-family in zone RMF-1 (§12 per square foot). Source: 2014 Tax Assessor’s Records.
* Assumes one-story wood frame stucco construction and a two car garage for the single family home and three-story brick veneer/concrete block backup/wood joist construction for the multiple-
family building. The high cost range of the RSMeans Quick Cost Estimator of $210.87 per square foot was used to determine the multiple-family building costs. An inflation factor of 22 percent
was then added to account for local conditions. The Town’s Main Street Plan identifies the cost of multiple-family construction as $295 per square foot, which reflects costs to construct in the
commercial zone. The costs here reflect construction in Residential Multiple-Family Zones, which have fewer requirements related to public improvements, building design, and parking.

? Assumes soft costs are 30 percent of hard construction costs. Soft costs include architecture and engineering costs, financing costs, developer overhead, legal and accounting, and contingencies.
Sources: Town of Mammoth Lakes, 2014; RS Means, 2014; Building-Cost.net, 2014; Reed Construction Data, 2014.

1 Assumes wood frame construction. Direct costs include costs for public improvements, site work, building construction, tenant
improvements, parking, general contractor and contingency.
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MORTGAGE AND REHABILITATION FINANCING

The availability of financing impacts a person’s ability to purchase or improve a home. As a result of
more lenient lending practices during the early to mid-2000s, changing economic conditions in the late
2000s, and falling home prices, many homeowners faced difficulties in making their mortgage
payments and have been unable to refinance their home loans or sell their homes to pay off their
mortgages. In response, lenders tightened their loan standards, returning to practices that prevailed
prior to 2000. This has led to an increase in loan denials as lenders more closely scrutinize household
income, credit history, and the overall risk of the loan. Thus, while interest rates have not climbed
dramatically, access to home financing has reduced the pool of buyers able to purchase a home.
Furthermore, the lack of credit not only affects homebuyers and homeowners but also developers and
property owners who want to improve their properties. In particular, financing for projects perceived
as "higher risk"” by financial institutions, including housing projects, has become much harder to
obtain since 2008. Although a bowling alley/restaurant will be completed in early 2014 and a hotel is
set to start construction in summer, 2014, a number of other local development projects, including
housing, are likely stalling given ongoing financing challenges.

In 2006, the average 30 year fixed mortgage was approximately 6.4 percent compared to 8 percent in
2000. Since then, interest rates have declined even further to historic lows. In 2013 the average rate
for a 30 year fixed rate was 4 percent.l7 While interest rates have remained historically low, averaging
below 5 percent since 2010, and the increased supply of housing on the market at comparatively
affordable prices has created new home ownership opportunities, tighter loan standards and financing
availability continues to affect a potential homebuyer’s ability to purchase a home.

Home Loan Mortgages backed by the Federal Housing Administration (FHA) have increased as a
result of the shoring up of available credit and more stringent loan requirements. Currently, many
lending institutions require a 20 percent down payment, in addition to meeting income and credit
history requirements. Lenders’ stricter adherence to mortgage qualifications has decreased the
opportunity for people to take out loans on those terms, and FHA-backed loans have become a popular
alternative. In fiscal year 2012-2013, the California FHA funded 6,311 loans totaling $37.7 million for
the California Homebuyer’s Downpayment Assistance Program, marking the largest-ever number of

' htpi/iwww. freddiemac.com. Retrieved: February 18,2014
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loans and assistance in the program’s history.'® FHA-backed mortgages typically require a lower
down payment (recent figures cite as little as 3.5 percent) and a good credit score is not essential."’
However, condominiums do not qualify for FHA financing unless the complex or building is FHA-
approved. With the Mammoth Lakes’ Housing stock consisting largely of condominiums (71%), this
may present a problem for many buyers, limiting program use primarily to single family home

purchases.

3.2 GOVERNMENTAL OPPORTUNITIES AND CONSTRAINTS

Local policies and regulations can impact the price and availability of housing and, in particular, the
provision of affordable housing. Land use controls, site improvement requirements, fees and
exactions, permit processing procedures, and various other issues may present constraints to the
maintenance, development, and improvement of housing. However, other governmental policies or
actions can also facilitate or encourage opportunities for the development of housing that meets the
diversity of the community’s needs. This section discusses potential governmental constraints, as well
as policies that encourage housing development in Mammoth Lakes.

LAND USE CONTROLS

Land use controls can have a direct impact on the affordability of housing. The zoning regulations of
the Town are designed to allow flexibility in design and permit a wide variety of residential uses and
structures.

Zoning

The Town of Mammoth Lakes has eleven zones that permit residential uses, and which are intended to
accommodate existing and future housing development. They include four residential zones, a mobile
home park zone, three commercial zones (in which residential uses are also permitted), a resort zone

Family-Lending/index.htin. California Housing Finance

Agcncy 2012 2013 Annual chon Rcmeved January 24 2014
1? " in. Housing & Communities, U.S. Department of Housing and Urban Development. Retrieved:

January 21, 2014
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intended for larger scale master planned residential and commercial development, as well as two areas
designed as Specific Plans, principally intended for mixed lodging, commercial and residential
development. Beyond these eleven zones, the Town includes land zoned for non-residential uses
including public facilities, industrial development, and open space.

Rural Residential (RR). This zone is intended as an area for single-family rural residential
development with larger lots and lower density than the residential single-family zone. Uses permitted
are those that are complementary to and can exist in harmony with a rural residential neighborhood.
This zone permits a maximum density of two units per acre.

Residential Single-Family (RSF). This zone is intended as an area for single-family residential
development. Only those uses are permitted that are complementary to, and can exist in harmony with,
a residential neighborhood. This zone permits a maximum density of four units per acre.

Residential Multiple-Family 1 (RMF-1). This zone is intended as an area for the development of
mixed residential uses (single-family dwellings, apartments, and other multiple-family developments).
Only those uses are permitted that are complementary to, and can exist in harmony with, such
residential developments. This zone permits a maximum density of 12 units per acre.

Residential Multiple-Family 2 (RMF-2). This zone is intended as an area for the development of
primarily multiple-family developments. Transient occupancy, such as motels or hotels, shall be
permissible in this zone, subject to the issuance of a use permit. Only those uses are permitted that are
complementary to, and can exist in harmony with, such residential developments. This zone permits a
maximum density of 12 units per acre.

Mobile Home Park (MHP). The mobile home park zone is intended for the exclusive development of
mobile home parks. Mobile homes parks are intended to offer an alternative mode of housing to the
residents of the community. The Town currently has two developed mobile home parks.

Downtown (D). This district is intended to provide a mix of multi-family residential, non-residential
(e.g. office, retail, live/work units), and lodging uses, with a focus on ground-level commercial uses
and active frontages. The development standards are intended to concentrate development along Main
Street with a focus on shop front buildings. The maximum FAR is 2.5. Lodging development has a
maximum density of 80 rooms per acre. Multiple-family residential development has a maximum
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density of 12 units per acre. The D zoning district is consistent with the Commercial 2 (C-2) land use
designation of the General Plan.

Old Mammoth Road (OMR). This zone is intended as an arts and culture pedestrian-scaled district
oriented toward medium scale commercial development along Old Mammoth Road, with a mix and
intensity of uses (e.g. office, retail, live/work units) appropriate to its neighborhood context and
adjacent residential uses. The maximum FAR is 2.5. Lodging development has a maximum density of
80 rooms/acre. Multiple-family residential development is permitted with maximum density of
12 units/acre. The OMR zoning district is consistent with the Commercial 2 (C-2) land use
designation of the General Plan.

Mixed Lodging/Residential (MLR). This district is intended to allow one or more of a variety of
lodging, multiple-family residential, and non-residential (e.g. office, retail, live/work units) uses, a
mix emphasizing transient occupancy. The maximum FAR is 2.5. Lodging development has a
maximum density of 80 rooms per acre. Multiple-family residential development has a maximum
density of 12 units per acre. The MLR zoning district is consistent with the Commercial 1 (C-1) land
use designation of the General Plan.

Multiple-family residential units are allowed in all three commercial districts by right, and single room
occupancy units are allowed in the OMR and MLR districts with a use permit. The OMR zone permits
emergency housing by right. Transitional and supportive housing constitute a residential use and are
subject only to those restrictions that apply to other residential uses of the same type in the same
zoning district. The permitted maximum residential density of 12 units per acre may constrain the
development of affordable housing units; however, the Town has developed affordable workforce
housing and has provisions for density bonuses or an increase in density, which has made previous
development of affordable housing possible.

Resort (R). The Resort zone is intended to allow for large-scale coordinated planning of properties,
accommodating a range of different uses including single-family residential developments, multiple
housing projects, professional and administrative office uses, hotels including attendant support
commercial activities, recreational facilities, and public or quasi-public uses, or combination of such
uses.

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 3: HOUSING CONSTRAINTS

3-7



A development plan (which has typically been in the form of a Master Plan) is required for all Resort
zoned properties, allowing for greater flexibility and creativity in their planning. However, the Resort
zone limits maximum density to eight units per acre, and requires the application of similar
performance and environmental standards as similar uses in other zones. A number of master plans
have been adopted for Resort-zoned properties. These include the Lodestar Master Plan, Greyhawk
Master Plan, Altis Master Plan, Snowcreek Master Plan, and the Juniper Ridge Master Plan, which
have variously included visitor-oriented lodging and housing associated with major recreational
facilities such as golf course (Snowcreek and Lodestar Master Plans), or base lodges for Mammoth
Mountain. In compliance with the Town's Housing Ordinance, development of these Master Plans has
required mitigation of workforce housing demand, which has occurred through designation of sites
within the Master Plan area, donation of land, and direct construction of housing units.

North Village Specific Plan (NVSP). The objective of the NVSP is to create a set of land use
designations and development standards that will facilitate the development (or renovation) of “North
Village” a 64-acre area in the northwest part of the town. The NVSP focuses on the creation of visitor
services and attractions, while emphasizing pedestrian access and mobility; the Specific Plan
designates a "pedestrian core" and series of land use zones of varying intensity, focused around a
mixed use village and gondola station.

Clearwater Specific Plan (CSP). The Clearwater Specific Plan zone was created with the adoption of
a Specific Plan for a 6-acre site on Old Mammoth Road in early 2009. The Specific Plan allows for a
mixed-use development including a major hotel, with ground floor commercial uses and on-site
workforce housing.

Affordable Housing Overlay Zone

The Town of Mammoth Lakes Municipal Code includes an Affordable Housing Overlay Zone. The
Affordable Housing Overlay is intended to facilitate the development of lower income units. In this
zone, all units must be affordable to households with incomes ranging from very low-income up to
moderate-income. The underlying zone sets density but increases are allowed per the density bonuses.
Additionally, the Town Council may waive any or all fees normally imposed by the Town on
development projects. Development standards for parking are relaxed in this zone and additional
zoning concessions may be requested, consistent with the State Density Bonus Law.

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 3: HOUSING CONSTRAINTS

3-8



Currently, this code provision has only been applied to one approximately 25-acre parcel known as the
Shady Rest site. The underlying zone of this property is zoned RMF-1, with a maximum density of 12
units per acre. The land exchange of this parcel with the US Forest Service and its designation as an
Affordable Housing Overlay zone was a mitigation requirement for the development of the Trails
subdivision. A Master Plan was adopted for the site in 1991, designating the property for 172 units of
housing limited to very-low, low- and moderate-income households.

Planned Residential Development Zone

The Town’s Municipal Code allows for planned residential development regulations, which are
intended to facilitate development of areas designated for residential use on the General Plan by
permitting greater flexibility and, consequently, more creative and imaginative designs for the
development of such residential areas than generally is possible under conventional zoning or
subdivision regulations. Historically, the Town has not utilized this section of code, instead utilizing
Master Plans or Specific Plans to provide coordinated planning of larger residential and resort areas.

Residential Development Standards

As shown in Table 3-37, minimum lot sizes in residential zones range from 7,500 square feet in the
RSF zone to 40,000 square feet in the RMF-2 zone. The relatively large minimum lot size in the
RMF-2 zones is due to the fact that this zone is primarily used to build larger scale projects including
transient rental and multiple-family residential units. The RMF-1 zone also has a relatively large
minimum lot size of 10,000 square feet. Lot coverage limits range from 30% in the RR zone to 60%
in the RMF-1 zone. While these minimums may increase land costs, they result from constraints
imposed by an alpine climate, and encourage development of multiple units on each lot. The minimum
lot size requirements, coupled with relatively restrictive lot coverage requirements are necessary to
maintain setbacks, accommodate snow storage on-site, and to minimize impermeable surfaces. The
Town’s minimum lot coverage requirements are sufficient to achieve the allowable densities in each
zone and do not constrain development.
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Table 3-37 Residential Development Standards

RR _ RSF RMF-1 RMF-2 D OMR MLR
Density Range per/acre 1-2 1-4 6-12 6-12 6-12 6-12 6-12
Setbacks 0 feet Main Street frontage, 15 feet from back of curb for
. . 25/10/20/20 20/10/20/10 20/10/20/10 25/10/20/20 active frontages, 10 feet from other streets, 0 feet side/rear
(front/side/street side/rear)
except 15 feet adjacent residential district
Lot Coverage 30% 40% 50% 60% 2.5 FAR 2.5FAR 2.5 FAR
Minimum Lot Size 15,000 7,500 10,000 40,000 10,000 10,000 10,000
Minimum Building Site
2,000 2,000 5,000 24,000 5,000 5,000 5,000
Area
Minimum Parking 3 3 1/studio or 1 bdr; 1/studio or 1 bdr; 1/studio or 1 bdr; 1/studio or 1 bdr; 1/studio or 1 bdr;
Requirements (in spaces) 2/2-3bdr; 3/4 bdr+ | 2/2-3bdr; 3/4 bdr+ | 2/2-3bdr; 3/4 bdrt+ | 2/2-3bdr; 3/4 bdr+ | 2/2-3bdr; 3/4 bdr+

Height Maximum
(measured from finished
grade)

35 feet. Where a building sits atop a parking podium (underground parking), the
building height shall be measured from the top of the parking podium provided

that the building height does not increase by more than seven feet and six inches.

55 feet

45 feet

45 to 55 feet

Parking standards for multiple-family housing also include guest parking requirements of up to % space per unit. Affordable and senior housing projects may use standards from Government Code

Section 95915 upon request.

Source: Mammoth Lakes Municipal Code, 2014.

For projects built above maximum density, some obtained density bonuses by providing affordable
housing units pursuant to State law and Town code; a number of other projects took advantage of a
provision then in place in the Town's zoning code (since repealed for residential zones), that allowed
small residential units (one bedroom or studio units) to count as a half, rather than a full unit of
density. Table 3-38 summarizes the average density of all existing multiple-family projects by zone.
As shown in the table, existing multiple-family projects have, on average, been built at densities that
meet or exceed the zoning standard of 12 units per acre in these zones.
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Table 3-38  Existing Residential Development Density by Zone

Average Existing Average Existing Single- Average Residential
Multiple-family Multiple-family Project  Single Family Family Residential Density
Zone Uhnits Acres Density (Units/Acre) Units Acres Density (Units/Acre) (Units/Acre)
RMF-1 469 34.73 13.5 100 26.87 3.72 9.24
RME-2 3854 232.66 16.66 25 7.31 34 16.16
MLR 195 11.01 17.71 8 245 32 15.08
D & OMR 463 17.78 26.04 1 0.36 2.7 25.58

'Includes apartments, condominiums and townhomes.

Source: Town of Mammoth Lakes, 2014

Density bonuses are provided in accordance with the provisions of the State Density Bonus law. The
Town also provides an additional density bonus that allows up to twice the permitted density where a
project provides a higher percentage of qualifying affordable housing units, subject to use permit
approval. As permitted by State Density Bonus law, the Town also grants concessions in the form of
reduced development standards for projects that include affordable housing units. Please see Chapter
4 for an additional discussion of the Town's Housing Ordinance, which incorporates these and other
provisions that are intended to facilitate the production of affordable housing units.

Parking Requirements

Single-family residences must have a minimum of three spaces for each residence, at least 50 percent
of required parking shall be enclosed and one of which must be unenclosed, unless otherwise
approved by the review authority. One additional space is required for residences with a floor area of
3,000-4,999 square feet (exclusive of garages and decks), two additional spaces for residences with a
floor area of 5,000-6,999 square feet and 3 additional spaces for residences 7,000 square feet or
greater. The requirement of three parking spaces for single-family residences within the RR and RSF
zone, in addition to snow storage requirements discussed next, may be a constraint to development on
substandard sized or shaped lots.
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Multiple-family residential projects must provide a minimum of one parking space for each studio or
one-bedroom unit, two spaces for each two- or three-bedroom unit, and three spaces for unit with four
or more bedrooms. At least 50 percent of the required parking is required to be enclosed. In addition
to the spaces required per unit, each multiple family project must provide a minimum of two guest
parking spaces for each four units up to twelve units, one space for each four units for the thirteenth to
the forty-eighth unit, and one space for each additional six units above forty-eight.

Notwithstanding this potential constraint, the Town’s parking requirements are intended to ensure that
adequate on-site parking is provided such that cars will not park on the street and interfere with winter
snow removal operations. The parking requirements also reflect the resort-oriented nature of the
community, where many of the housing units in town are rented to several vacationing individuals or
families who travel to Mammoth Lakes in multiple vehicles. The guest parking requirements ensure
there is adequate parking for Mammoth Lakes’ ample number of visitors and decreases the tendency
for visitors to park in areas designated for snow storage.

Recognizing the high cost associated with the provision of parking, the Town has routinely granted
concessions in the form of reduced parking requirements for projects that incorporate affordable
housing units, including application of the State-mandated ratio of parking spaces per unit. Parking
concessions have been made in almost all of the recently constructed affordable and workforce
housing projects constructed by Mammoth Lakes Housing, Inc. and other private developers.

The Zoning Code allows for reduced parking standards for the areas of town with mixed-use
development and multi-modal accessibility. Three parking zones have been established for non-
residential use classifications. Parking zone 1 includes the Downtown and Old Mammoth Road
Commercial Zoning Districts, which represent the areas of town with the highest concentration of
mixed-use development and multi-modal accessibility, thereby reducing parking demand. Therefore,
parking requirements in this zone are the lowest. Parking zone 2 includes the Mixed Lodging
Residential Zoning District and portions of the Lodestar Master Plan area and Juniper Ridge Master
Plan area, which represents areas of town with some mixed-use and/or multiple-family development
that is served by transit, thereby reducing parking demand moderately. Therefore, parking
requirements in this zone are the second lowest. Parking zone 3 represents all other areas within town,
except where parking standards have been established through a Master Plan or Specific Plan.
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Snow Storage

Given Mammoth Lakes winter conditions, with an average of over 300 inches of snowfall annually,
providing adequate space for snow storage is an important development requirement. The Town
requires an area equal to a minimum of 75 percent of all uncovered required parking and driveway
areas to be provided for storage of snow in residential zones, 40 percent in industrial zones, and 60
percent in commercial zones. Furthermore, all designated snow storage areas must be at least 10 feet
in any direction, be located near the sides or rear of parking areas and driveways, readily accessible
and substantially free and clear of all obstructions, as well as meet all other requirements outlined in
Municipal Code Section 17.36.110. The review authority may reduce or waive commercial zone snow
storage area(s) under certain conditions (Municipal Code Section 17.36.110.B.3.a). Alternative
methods of compliance may help reduce the potential cost impact and constraint of having to set aside
land for snow storage, but may also increase maintenance costs. As noted in the above discussion,
similar to the parking requirements, snow storage requirements may be a constraint to development on
substandard sized or shaped lots.

ZONING CODE UPDATES AND AMENDMENTS

The current Zoning Code was originally adopted in 1984 and has undergone a number of amendments
since adoption, reflecting relatively minor changes to development standards. The Town undertook a
comprehensive Zoning Code Update, which will be effective May 2, 2014, in order to ensure better
consistency with the 2007 General Plan. The purposes of the Zoning Code are listed in Zoning Code
Section 17.04.020. This Housing Element reflects the 2014 Zoning Code Update.

Previous Zoning Code Amendments for Development Standards

Two previous zoning code amendments pertaining to development standards applied to residential
units do not appear to be constraints to residential development, as they provide greater clarification in
definition and density calculations or better conformance to the Town’s General Plan.

Zoning Code Amendment 2008-02 removed the definition of one-bedroom or studio units up to 850
square feet as half a dwelling unit in residential zones to instead count each of these as one full unit.
The original provision had been intended to provide an incentive to developers to build smaller and
more affordable units within the multiple-family residential zones; in practice it lead to "overbuilding”
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of some smaller parcels with an excessive number of units that created conflicts with parking, lot
coverage and other Town standards, negatively affecting neighborhood character.

Zoning Code Amendment 2008-01 clarified the definition of lot area, which is used to calculate density
and removed the terms “net” and “gross” as they had been found throughout the Code. Various sections
of the Zoning Code had used these terms interchangeably, although in practice the Town used a single,
standardized calculation method. The deletion of these terms reduced various points of ambiguity in the
Code and reinforced the existing and prevailing method of calculating Iot area,

Additionally, in 2010, Zoning Code Amendment 2010-003 was approved, which allowed time extension
requests of up to six years for use permits, design reviews, and variances, This allowed residential
developments, such as apartments, which do not require a tentative map, to be valid for up to eight years
instead of a maximum of three years.

These three amendments are included in the 2014 Zoning Code Update.

Comprehensive Zoning Code Update

The Town adopted its General Plan update in 2007. The General Plan includes a number of new
policy directives and concepts that were not reflected in the Municipal Code, which had not been
comprehensively updated in many years. As a result, some areas of conflict and ambiguity existed
between the General Plan and Zoning Ordinance in particular, which added additional complexity to
some permit applications. To address this, the Town completed a comprehensive Zoning Code Update
in 2014. The Zoning Code Update incorporates the goals and policies of the 2007 General Plan,
modernizes the Town’s zoning regulations, and creates a more user-friendly code that supports the
community vision expressed in the General Plan. The new Code includes regulations that promote
sustainability, development quality and design, and encourage feet-first mobility. Objectives of the
Zoning Code Update include:

Implement the General Plan, Encourage the land use goals, policies, and actions designated the
General Plan to create a comprehensive and stable use pattern upon which to plan transportation,
water supply, and other public facilities and utilities.

Promote Sustainability. Incorporate standards that promote sustainable development and incorporate
the goals, policies, and actions outlined in the General Plan.
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Promote Quality and Design. Incorporate standards that improve development quality and design,
enhance visual character, avoid conflicts between land uses, and preserve the scenic qualities of the
town by maintaining adequate open space.

Improve Readability and Usability. Use charts, graphics, and illustrations to make the Code easier to
read and to reorganize the material to group similar and related regulations together.

The Zoning Code Update also included review of administrative procedures, as well as development
standards, and incorporated ways in which the Code could be made more user-friendly and processes
more streamlined.

Affordable Housing Mitigation Ordinance

Mammoth Lakes adopted an Affordable Housing Mitigation Ordinance in 2000, with updates and
amendments made in 2004 and 2006. The Town’s Affordable Housing Mitigation Ordinance has been
instrumental in facilitating the production of moderately priced housing in Mammoth Lakes since
2000, by placing strict requirements on new development to mitigate its demand for affordable and
workforce housing units. The Housing Ordinance is anticipated to be updated in 2014 following the
adoption of this Housing Element Update. A copy of the current Housing Ordinance is included in
Appendix C.

The driving principle of the ordinance is that development must provide housing for the workforce it
generates. Formulas are applied in the Ordinance to match the type of development with its
characteristic job generation to determine the number of Full Time Employee Equivalent (FTEE/®®
housing units that must be provided. Table 3-39 shows the FTEE generation table by project type,
which can then be used to calculate the total number of FTEEs generated by new development. This
number can then be used either to determine the number of units to be constructed or the in-lieu fee a
developer will owe the Town for the project.

* The Full Time Equivalent Employee (FTEE) is a full time employee or combination of part time employees. When the employee
generation calculation results in seasonal or part time employees, those employees are grouped together to form FTEEs. Full time
year round employees equal one FTEE, part time year round employees and full time seasonal employees equal one-half FTEE,
and part time seasonal employees equal one quarter FTEE.
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Table 3-39 Employee Generation by Type

HOUSING ELEMENT
CHAPTER 3: HOUSING CONSTRAINTS

Use

Multi-unit' and single-family2 transient

Employee Generation

.0005 Full-time equivalent employee (FTEE) per square foot

Commercial/office uses: includes all nonresidential except

industrial

.00042 FTEE per square foot

Industrial uses: includes all uses involving manufacturing ,

distribution and warehousing

.00011 FTEE per square foot

Multi-unit nontransient: This category includes all attached
dwelling units including deed restricted and market rate
apartments and multifamily condominiums which prohibit
transient rentals. This also includes all multi-unit
developments located within the Residential Multifamily 1
zone and affordable housing zone and any other multi-unit

development in town that prohibits transient rentals

Market rate units .00012 FTEE per square foot
Rental apartments and deed restricted units 0 FTEE

Single-family nontransient. This category of land use
encompasses all detached dwelling units located in the town's
low density residential (LFR) land use designation and
includes both the rural residential and residential single-
family zones

For that portion of the building area from: 0-2,000 square feet, .00006 FTEE per square foot 2,001-4,000
square feet, .00009 FTEE per square foot 4,001-6,000 square feet, .00012 FTEE per square foot 6,001-8,000
square feet, .00015 FTEE per square foot 8,001 square feet and up, .00018 FTEE per square foot

* Calculate the building square footage between 0 and 2,000 square feet at rate as shown. Then for square
footage exceeding 2,000 square feet calculate at rates as shown. Continue until all square footage has been
calculated. Add all lines for total.

Uses not listed

To be determined by Community and Economic Development Director based upon comparisons with like

businesses.

! This category includes all attached dwelling units within the resort, specific plan, commercial general, commercial lodging and Residential Multifamily 2 zones which are either intended for
transient occupancy or can be rented out on a nightly basis. These include all hotel, motel, fractional and resort condominium lodging as well as condominium units which are privately owned and

can be rented out on a nightly basis.

* This category of land use encompasses all detached dwelling units located within the resort and specific plan zones which are permitted by master plan and/or specific plan conditions to be rented

out on a nightly basis.
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Certain projects including small residential developments of less than five units, small lodging and
commercial developments, and all developments in the industrial zone are permitted to pay an in-lieu
fee. When units are built the Ordinance includes a formula by which those units of different sizes
(number of bedrooms and living area) may satisfy FTEEs. When in-lieu fees are paid, they are
calculated by multiplying the total FTEE by the in-lieu fee, which is established by ordinance and
periodically updated. The ordinance states that on-site housing units are preferred and should be
developed on-site unless it can be demonstrated that the location is undesirable for the community or
infeasible, or there is an altemative that would better achieve community affordable workforce
housing goals. In such cases, the ordinance allows for Alternate Housing Mitigation Plans (AHMPs)
that can include construction on a different location, land dedications, and housing acquisition and
rehabilitation within town boundaries, or when the Planning and Economic Development
Commission, based upon substantial evidence, that an on-site or off-site alternative is undesirable for
the community or infeasible as determined by the Commission or Community and Economic
Development Director, may the Town then approve payment of in-lieu fees. An AHMP requires
approval by the Planning and Economic Development Commission.

Because many of the development projects in Mammoth in recent years have been less conducive to
including on-site housing (lodging, luxury condominiums, etc.), it has not been unusual for the Town
to negotiate with developers and propose win-win alternatives instead of requiring on-site
construction. The Town has been able to reach agreements on AHMPs that include measures such as
land dedications or in-lieu fees that result in more flexibility regarding the types and location of
housing being produced. For these alternative proposals to work, it is essential that a local developer
be in place to utilize the resources (e.g., fees and land) provided. For this reason, Mammoth Lakes
Housing, Inc. (MLH), a non-profit housing development agency, was established in 2003, and has
since been pivotal in facilitating the production of new affordable housing units in Mammoth Lakes.
Since 2010, the MLH has converted 22 market rate units to affordable deed restricted units. MLH and
its accomplishments are described in additional detail in Chapter 4.

Additionally, the Town’s Housing Ordinance is not a constraint to market rate housing development.
Although development has been slow since the 2008 recession, two multi-family structures were
constructed between 2010 and 2014, adding 6 additional market rate units. As discussed in Table 2-30
in Chapter 2 the median priced home or condominium is affordable to most moderate-income families
in Mammoth Lakes. Despite its obvious merits and importance, the Town also recognizes that the
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Housing Ordinance, alongside other development fees, contributes to increased costs for developers of
future homes. In light of this, and recent economic conditions, the Town completed a review of the
Ordinance as part of a broader review of development fees. This review resulted in a recommendation
that the Ordinance be significantly revised, including a restructuring and reduction of the housing
mitigation requirements. These revisions are discussed further in the following section.

Interim Affordable Housing Mitigation Policy

In late 2008 and 2009, the national economy entered a serious downturn. In 2008, the Town Council
approved a temporary reduction in development fees, including Development Impact Fees (DIF) and
housing in-lieu fees, as a "stimulus package" to continue investment in residential and other
construction.

In mid-2009, as the recession continued, the Town began a process to thoroughly review development
costs, including the DIF program, Housing Ordinance and associated in-lieu fees. A Town-
commissioned study completed by an independent economic consultant found that the existing DIF
and housing fees were a significant impediment to new development, and reflected a disproportionate
burden to new development in the funding of new facilities and infrastructure. Overall, the report
concluded that fees appeared to be set at levels which are likely to impede new investment, and result
in reduced development activity, associated fee revenues, and workforce and market-rate housing
production.

Based on the study, the Town adopted interim policies for development impact fees and for housing
mitigation and in-lieu fees in November 2009, which reduced fees for most development types by
around 50 percent from previous levels. More recently, to help stimulate the local economy, the Town
Council extended a temporary reduction to DIF for one to four unit residential projects, commercial
projects, and remodel projects to July 31, 2014.

The Town and Mammoth Lakes Housing, Inc. developed the Interim Affordable Housing Mitigation
Policy cooperatively, to include the following provisions:

= An inclusionary housing requirement of 10 percent for all new residential and lodging
developments larger than nine residential units or 19 lodging units, at a target income level of
120% of AMI or less.
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* An in-lieu fee requirement for small residential and lodging projects, commercial and
industrial development.

= Exemptions from housing mitigation requirements for small single-family residences (under
2,500 square feet), rental apartments and deed-restricted units, and retail and restaurant
development in certain zones.

*  Projects required to provide on-site units may propose an Alternate Housing Mitigation Plan,
if findings can be made that providing units on-site would be undesirable for the community
or infeasible, and that substantial additional housing benefit would result in terms of
providing a greater number of units, earlier provision of units, or providing units that better
meet priorities established by the Town or Mammoth Lakes Housing, Inc.

The Town anticipates amending the Housing Ordinance in 2014 to reflect the direction established in
the Interim A ffordable Housing Mitigation Policy and this Housing Element Update.

Urban Growth Boundary

The Town adopted an Urban Growth Boundary (UGB) in 1993 to ensure a compact urban form,
protect natural and outdoor recreational resources, and prevent sprawl. Of the total 24.4 square miles
within the Town’s municipal boundary, approximately 4.6 miles lie within the UGB. The land outside
of the UGB but within the municipal boundary consists largely of public lands administered by the
Inyo National Forest, as well as 80 acres of patented mining claims on top of the Sherwin ridge, the
Valentine Reserve of the University of California, Mammoth Mountain Ski Area, which is leased
from Inyo National Forest, and the City of Los Angeles’ Camp High Sierra. Lands beyond the
municipal boundary consist primarily of public lands administered by the USDA Forest Service, Inyo
National Forest, and the U.S. Department of the Interior, as well as land owned by the Los Angeles
Department of Water and Power. A map of the Town's municipal boundary and the UGB are shown in
Figure 3-1.
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The 2007 General Plan assumes the total number of residents, visitors, and workers on a winter
weekend could grow up to 52,000 People at One Time (PAOT) by the year 2025. PAOT is used as a
buildout measurement for the Town because of the large number of seasonal visitors and workers,
which is significantly higher than the full-time population. Ultimately, the General Plan land
designations could result in a build-out population over 52,000 but less than 60,000 if all land is built
to its expected capacity.

The estimate of PAOT at buildout is based on a number of assumptions, which are detailed in the
General Plan:

=  Development on individual parcels will be controlled by lot coverage limits, building height
restrictions, floor area ratio limits, and implementation of community benefit and
performance standards and policies in the various master and specific plans;

»  The permanent population will grow at a rate of between 1.4 percent and 2.4 percent per year;
= The capacity of the ski area will remain constant over the next twenty years;

» The number of people engaged in activities other than skiing will increase as the town
matures from 25 percent to between 35 percent and 45 percent; and

®=  Permanent resident units are assumed to accommodate 2.4 people per unit on average and all
other units to accommodate 4 people per unit on an average winter Saturday.

Other assumptions used may be found in the General Plan’s Land Use Element on page 37. The Town
has developed and maintains a GIS-based model, which can be used to track progress towards
buildout of residential and lodging development and PAOT, and is reported along with all
discretionary or legislative project approvals requesting modifications to allowable density.

The UGB does not appear to be a constraint, as the General Plan’s land use designations take into
account the UGB and allows for growth in the town in the next 25 years. The Town’s land inventory,
described in Chapter 4 of this Housing Element, is also completely within the UGB. Therefore, the
UGB does not adversely impact the Town’s ability to accommodate its regional housing need
allocation.
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PROVISIONS FOR A VARIETY OF HOUSING

Housing Element law specifies that jurisdictions must identify adequate sites to be made available
through appropriate zoning and development standards to encourage the development of various types
of housing for all economic segments of the population. This includes single-family housing, multiple-
family housing, factory-built housing, mobile homes, housing for the disabled, emergency shelters,
and transitional housing, among others. Table 3-40 summarizes housing types permitted within the
various zones.

The Town offers a diversity of housing types for all economic segments of the community, including
more vulnerable members of the community, those eaming lower incomes, seniors, the disabled,
seasonal workers, and the homeless, among others.

Multiple-Family Units

The Municipal Code permits multiple-family housing in the residential multiple family zones (RMF-1
and RMF-2), as well as the Downtown (D), Old Mammoth Road (OMR), and Mixed
Lodging/Residential (MLR) Commercial Zoning Districts by right. These zones allow a maximum of
12 dwellings per acre for multiple-family developments. Approximately 71 percent of Mammoth
Lakes’ housing stock consists of multiple-family residences.”’

Condominiums

The Town permits condominium developments in both the commercial and residential zones
(multiple-family zones). However, condominiums require tentative and final map approval. A use
permit and subdivision approval (i.e., tentative map and final map) are required for the conversion of
an existing apartment unit for sale, transfer, or conveyance as a condominium. Due to the resort-
oriented nature of Mammoth Lakes, the Planning and Economic Development Commission must
determine if the resultant ownership pattern is appropriate for the proposed use(s) and that the
proposed development of the property conforms to all requirements of the Municipal Code.

! California Department of Finance 2013. Multiple-family refers to structures containing 2 or more housing units.
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Table 3-40  Housing Types By Zones

Housing Types Permitted RR RSF RMEF-1 RMF-2 D OMR MLR
Residential Uses
Single family detached P P P P
Single family attached P P
Condominiums P P P! p' P
Multiple-family/Apartments for rent P P p' P! P
Mobile homes P P
Manufactured homes P P
Live/Work p! P! P!
Single room occupancy units U U
Group living quarters (including boarding houses) U U
Second dwelling units P P P P
Special Needs Housing?
Residential care - general (more than 6 residents) 8] 8] Al A
Residential care — limited (6 or fewer residents) P P P P P! P'
Assisted living facility U 6] P!
Convalescent home u!
Supportive and transitional housing P} P’ p’ p? P’ p} P’
Emergency housing P!
Notes:

'Not allowed on the ground floor along Primary and Secondary Active Frontages

*Special needs housing are discussed more thoroughly in the “Housing for Persons with Disabilities section.”

*Transitional and supportive housing constitute a residential use and are subject to those restrictions that apply to other residential uses of the same type in the same zoning district.
P = Permitted Use U = Use Permit A= Administrative Permit

Source: Town of Mammoth Lakes Municipal Code 2014
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The use permit requirement does not adversely affect the cost or availability of ownership housing for
moderate-income households since it represents a minimal portion of the overall costs to develop a
project, most of which are contributed by the typically high land and construction costs in Mammoth
Lakes.

The Town's Municipal Code Chapter 17.52.110 includes provisions regarding conversion of rental
housing units to condominiums, with the intent of preserving the rental housing stock. No conversion
of existing rental apartments is permitted where the average vacancy rate over the prior three years is
five percent or less; projects proposing to demolish existing rental apartments and replace them with
condominium units may be required to directly mitigate the loss of those units, in addition to any other
required housing mitigation. Where condominium conversions can be approved, the applicant is
required to provide a relocation plan for existing tenants, as required by the Subdivision Map Act and
State law.

Live/Work Units

A live/work loft is an integrated housing unit and working space, occupied and utilized by a single
household in a structure, either single-family or multiple-family, that has been designed or structurally
modified to accommodate joint residential occupancy and work activity, and where the residential use
is secondary and accessory to the primary use as a place of work. Live/work units are permitted in D,
OMR, and MLR Commercial Zoning Districts. Live/work units must meet the requirements and
design standards outlined in Section 17.52.150 of the Municipal Code. The residential space within
the live/work unit is to be occupied by at least one individual employed in the business conducted
within the live/work unit.

Second Dwelling Units

Consistent with Government Code Section 65852.2, secondary residential units are permitted in all
residential zones. A secondary unit must meet specified development standards, Municipal Code
17.52.270, and may be either attached to the primary dwelling or separate from the primary dwelling.
A manufactured or modular unit placed on a permanent foundation may also be used as a secondary
unit. Secondary units may be rented separately, unless the primary dwelling is rented, and the sale of a
secondary unit separate from the primary unit is prohibited.
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Mobile Homes

Mobile and manufactured homes offer an affordable housing option to many low and moderate-
income households. Mobile homes are defined in the Municipal Code as a single-family dwelling and
are permitted in all residential zoning districts in the Town, according to the same development
standards applied to site-built single-family homes. According to the California Department of
Finance, 147 mobile homes were located in Mammoth Lakes in 2013.

Mobile Home Parks

The Zoning Code also includes a "Mobile Home Park" (MHP) zone, which specifies various
development standards for mobile home parks. Mammoth Lakes has two mobile home parks, both of
which were created before the Town was incorporated, and which are zoned MHP. Development
standards for the MHP zone include:

= A minimum park area of ten acres;

* A minimum park street frontage: 200 feet;

* A minimum site area per unit of 5,000 square feet;

= Minimum setback of 20 feet adjoining a street, and ten feet adjoining another lot line

= Maximum height of 35 feet; and

*  Minimum of 50 square feet of recreation area for each mobile home space.
A zoning map amendment is required to rezone property to MHP. In addition, Design Review is also
required. The Town estimates that review of the rezoning application could take a year or more,

depending on the complexity of the project, and requires Town Council approval of the rezoning
request (Table 3-41).

The Town has not received any applications for a mobile home park since incorporation; it is
uncertain why this is the case, but likely reasons are a shortage of large undeveloped residentially —
zoned properties within the Urban Growth Boundary, and high local land costs, rather than the burden
of the development review process. The re-zoning process reflects reasonable processes intended to
ensure compatibility of any proposed mobile home park with surrounding uses, and that such a use
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would be designed and operated in a manner consistent with community standards and policies,
similar to any other similar large-scale residential development.

Manufactured Homes

Per Section 65852.3 of California’s Government Code, a town or a city shall allow the installation of
modular housing units, constructed in compliance with the Uniform Building Code (UBC), and
manufactured homes certified under the National Manufactured Housing Construction and Safety
Standards Act of 1974 (42 U.S.C. Secs. 5401 et seq.), on an approved permanent foundation system,
pursuant to Section 18551 of the California Health and Safety Code, on lots zoned for conventional
single-family residential dwellings.

The Town of Mammoth Lakes has approved several housing developments that have been constructed
with modular buildings. Pursuant to Section 17.144.020 of the Municipal Code, single detached
family units for occupancy by one household, and located on a separate lot from any other unit (except
second living units, where permitted) includes individual manufactured housing units. Manufactured
housing is expected to follow the same permitting process and regulations as buildings with traditional
construction.

Group Living Quarters and Single Room Occupancy Units

Shared living quarters without separate kitchen or bathroom facilities for each room or unit, are
offered for rent for permanent or semi-transient residents on a weekly or longer basis. This
classification includes clean and sober facilities, rooming and boarding houses, dormitories and other
types of organizational housing, private residential clubs, and extended stay hotels intended for long-
term occupancy (30 days or more) but excludes hotels and motels, and residential care facilities.
Group living quarters are allowed in the multi-family residential zones with a use permit.

Single room occupancy facilities contain housing units that may have kitchen and/or bathroom
facilities and are guest rooms or efficiency units as defined by the State Health and Safety Code. Each
housing unit is occupied by no more than two persons and is offered on a monthly rental basis or
longer. Single room occupancy facilities are allowed with a use permit in both the OMR and MLR
commercial zone districts.
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Farmworker Housing

The Town of Mammoth Lakes does not have any farm or agricultural land within its jurisdictional
boundaries, or farmworkers living in the town. Furthermore, there is not significant agricultural
activity within the vicinity of Mammoth Lakes. Therefore, farmworker housing is not a need for this
community.

Emergency Shelters, and Supportive & Transitional Housing

As noted in Chapter 2, Mammoth Lakes does not have a large homeless population, due in large part
to the harsh winter climate. The Inyo Mono Advocates for Community Action (IMACA), located in
Bishop, provides emergency food and shelter services for Mono and Inyo Counties. IMACA’s hotel/
motel voucher program, created in partnership with the Salvation Army, pays for individuals without
shelter to stay in a local hotel or motel for a few nights. The Mammoth Lakes Police Department also
assists homeless individuals in securing emergency shelter for both domestic violence or stranded
individuals (snowed-in, hotels booked). Wild Iris, a community-based non-profit agency, will find
shelter or provide a safe haven in Mammoth Lakes for individuals who are leaving an abusive
situation.

Described in Section 17.144.020 of the Municipal Code, emergency housing is a temporary, short-
term residence where occupancy is limited to six months or less. Transitional housing is limited at no
less than six months and supportive housing units have no limit on length of stay. Pursuant to Section
17.52.290 of the Municipal Code, transitional and supportive housing constitute a residential use and
are subject only to those restrictions that apply to other residential uses of the same type in the same
zoning district. Emergency shelters are permitted in the OMR Commercial Zoning District. The
Town’s zoning regulations pertaining to emergency shelters and supportive and transitional housing
therefore, complies with SB 2 by permitting these uses in at least one zoning district by right without
discretionary action, subject to the same development and management standards that apply to other
uses within these districts. Analysis of available land use capacity in the OMR Commercial Zoning
District indicates there are nine vacant parcels that could be available for the construction of an
emergency shelters. At least one emergency shelter should be adequate to accommodate Mammoth
Lakes' relatively small population in need of such services.
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As with other projects, Design Review is required for new construction, reconstruction, rehabilitation,
alteration, or other projects involving improvements to exterior of a structure, site, or parking area.
However, certain projects are exempt from the Design Review requirements which are enumerated in
Chapter 17.88 of the Municipal Code, including the exemption for new construction of emergency
shelters or renovation of an existing building to create an emergency shelter (Section 17.88.020.A.5)
which also complies with SB 2. Per the Zoning Code temporary emergency shelters shall be permitted in
any zoning district for a chapter maximum of 30 days in any 90-day period, provided that the facilities
are approved by the Building Department and Mammoth Lakes Fire Protection District prior to use.

Seasonal Worker Housing

Because of the shortage of rental units during the winter months, some seasonal workers have slept in
cars or RVs as alternatives to living in cramped living quarters or leaving the area. Anecdotal evidence
suggests that some seasonal workers have illegally occupied vacant buildings or camped on Forest
Service land around the town (this is likely more common in summer than in winter, due to severe
weather conditions). As previously discussed, in order to sufficiently mitigate the increased workforce
housing demands created by new development, the Town’s Municipal Code, and the adopted Interim
Affordable Housing Mitigation Policy include provisions to require workforce housing as part of new
development. In 2011, Mammoth Lakes Housing, Inc. commissioned a Housing Needs Assessment.
The Housing Needs Assessment included employee and employer surveys, a trends analysis of
demand for housing, and discussions specific to issues and demand for seasonal employee housing in
Mammoth Lakes.

Given the resort-nature of the community, leisure and hospitality is the largest contributor to seasonal
jobs in both the winter and summer season, which includes many of the seasonal jobs provided by
Mammoth Mountain Ski Area. These jobs account for large fluctuations in the demand for housing,
with peak demand during the winter ski season. As noted in the Mammoth Lakes Housing Needs
Assessment (2011), when competing for accommodations with visitors who are also leasing units
during the ski sea, this can make it not only challenging for seasonal employees to find available
housing, but second-home renters also help drive up rents.

* Mammoth Lakes Housing Needs Assessment, 2011,
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DEVELOPMENT PERMIT PROCEDURES

Development permit procedures are designed to facilitate orderly residential development to ensure
public health, safety, and general welfare. The Town can encourage the ongoing construction,
maintenance, and improvement of housing by reducing, to the extent possible, the time and
uncertainty involved in gaining approvals for various development permits. This section outlines the
target time frames for planning entitlement review and approval of new residential projects.

The Town has a streamlined application process to reduce impediments to the provision of housing.
Residential development, as a primary permitted use in the appropriate zones, may be permitted
ministerially through staff design review, if required, and plan check. Table 3-40 indicates the
permitted and conditional uses for residential development in the various residential and commercial
zones.

The timeframe for development review in the Town of Mammoth Lakes depends mostly on the
complexity of the project. In particular, projects seeking zone code changes or that propose Specific
Plans or Master Plans require legislative approval and therefore have a longer timeframe for review.
Furthermore, as the Town is approaching build-out and available sites for development are more
limited, the complexity of many projects may also be due to site constraints. As shown in Table 3-41,
the planning, engineering, and design review phase, which usually runs concurrently with the CEQA
process, often requires the most time during the entitlement and planning phase but, typically takes
less than a year. The building review phase, necessary to start construction of the structure(s) and
subsequently achieve a certificate of occupancy, requires a maximum of two months. The
Development Review Process is outlined in The Town of Mammoth Lakes Development Review
Process Flowchart, Chart 3-1. Typically, processing time for an application to build a single-family
home is two to four months, depending on whether design review is required; a multiple-family
project requiring a Major Design Review permit may take four months up to over a year, including
cumulative time to approve the use permit and building permit.
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As one of these eleven elements, and as required by State law, the Housing Element’s goals, policies
and programs relate directly to, and are consistent with all other elements of the Town of Mammoth
Lakes General Plan. During the Annual Planning Report process, the Town will review the Housing
Element to ensure consistency with the other General Plan elements. The provision of an adequate
supply of affordable, livable housing within the Town of Mammoth Lakes further supports the
community’s overall economic, social, and environmental goals by maintaining a local population that
patronizes local businesses, promoting family stability and security, and reducing carbon dioxide
(CO,) emissions through reduction of long-distance home to work commutes. Appendix A
summarizes policies from other General Plan Elements that are related to housing issues. At this time,
the Housing Element does not propose to modify other elements of the General Plan.

1.5 DATA SOURCES AND AGENCIES CONSULTED

The Town consulted with various agencies during the preparation of this Housing Element, including,
Mammoth Lakes Housing, Inc. and Inyo Mono Advocates for Community Action. A number of data
sources were used in preparing this Housing Element. Specific sources are referenced throughout the
document.

1.6 PUBLIC PARTICIPATION

The Town of Mammoth Lakes encouraged participation from all sectors of the community in the
preparation of the Housing Element Update. Public participation activities included a public workshop
and questionnaire for residents and stakeholder agencies. The questionnaire was available in English
and Spanish and was accessible through the Town’s website. The questionnaire was also available in
public places throughout the Town, including the Police Station, the Latin Market, the Public Library,
and at the offices of Mammoth Lakes Housing, Inc. and the Town. It was also delivered to stakeholder
groups upon request, and was available at the Public Workshop of the Planning and Economic
Development Commission, held on April 9, 2014.

The questionnaire consisted of 16 questions designed to gain a deeper understanding of resident
housing needs. A total of 145 individuals submitted a completed questionnaire. Participants submitted
109 questionnaires in English and 44 in Spanish. The vast majority of participants live (80%) and
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Table 3-41 Development Review Timeframes

Review Phase** Planning & Economic
Concept Application Development Commission
Application/Review  Intake/Completeness  Planning/Fngineering and/or Town Council
Entitlement/Planning Phase (optional) Review(s)" and Design Review CEQA Hearings
Administrative Permit NA 30 Days 14-30 Days 0 Weeks NA NA
Design Review (Minor Project) NA 30 Days 14-45 Days 0 Weeks NA NA
Design Review
. . e 30-90 Days 30-60 Days 1-2 Months 0-9 Months 2 Weeks NA
(Major Project)
Use Permit Application 30-90 Days 30-90 Days 2-4 Months 0-9 Months 3 Weeks NA
Tract Map/Parcel Map™ " 30-90 Days 30-90 Days 2-6 Months 0-9 Months 3 Weeks NA
Legislative Action (G 1 Plan, Zonin
egislative Action (General Plan, Zoning 1 1, 30-90 Days 4-12 Months 4-12 Months 3 Weeks 3 Weeks
Amendment, Master or Specific Plan)
Intake & I Plan Second Plan Check 3™ Plan Check Building
Building Phase Check (if needed) (if needed) Inspections Certificate of Occupancy
Within 24 hours of
All Projects 30 Days 14 Days 10 Days request 3-7 days
Notes:

All timeframes reflect Town staff work periods only; applicant work periods or delays may lengthen these schedules. All timeframes also reflect calendar days, not working days.

* 30-day completeness review(s) are conducted in compliance with the Permit Streamlining Act.

** CEQA and project review typically run concurrently

*** Assumes Categorical Exemption

**x* May be processed concurrently with a Use Permit or other application type

***x* Timeframe depends on complexity of project (e.g. degree of deviation from current development standards, potential environmental effects, degree of off-site improvements required, etc.)

Source: Town of Mammoth Lakes, 2014
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DISTRICT PLANNING

In June 2007, the Town Council adopted a policy that established district planning. District planning is
a structured process that studies the wider geographic area and conditions relevant to a project
application and its site, project alternatives, and how it fits into the General Plan Vision Statement,
goals, and polices for the Town. The goal of planning by district is to provide the best and most
current information to the community, Town staff, Commissions, and Town Council to assist with
decisions and recommendations. This includes setting goals, policies, programs, and review of
development applications. Achieving greater public participation through this process was also
important to the Town.

Major steps of district planning were the following, with public workshops held with each phase:
»  Definition of the district boundaries and scope of work.
= Selection of a consultant to undertake the work to develop the district plan.
= Plan preparation (typically) in four phases:
o Existing Conditions, Opportunities and Constraints Analysis.
o Altematives Development.
o Alternatives Analysis and Selection.
o Plan Development and "acceptance"
Prior to 2007, district plans were principally associated with major projects that requested an

amendment to their existing zoning. Since the policy adoption, district planning has been completed,
with Town Council’s acceptance of the Townwide Neighborhood District Planning document in 2012,

The accepted district plan represents a refinement of General Plan policies, and articulation in more
detailed form of land use, mobility and urban design goals for individual areas. The district plan helps
to clarify community expectations for development as projects move forward, including those related
to the production of housing. District plans have been incorporated and codified through the Zoning
Code Update and will not create an additional "layer" of review outside of the typical application of
zoning and development standards.
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DESIGN REVIEW

The Town’s Design Guidelines apply to all commercial and multiple-family development and single-
family development within certain master plan areas and/or visually sensitive areas of town. These
Design Guidelines have been written to provide a greater level of detail regarding the design of
development that promotes the Town's Vision Statement, General Plan and Municipal Code. Many of
the above-mentioned development projects are subject to review by staff, Planning and Economic
Development Commission, and/or the Advisory Design Panel (ADP) based on location and the
regulations and guidelines set forth by the Town. As was shown in Table 3-41, the design review
process is part of the overall planning review process. The overall planning process can take
anywhere from 30 days to just over a year, depending on the size and complexity of the project.

On a long-term basis, the Town's raised expectation for project design that has accompanied adoption
of the existing Design Review procedures and the Design Guidelines may have resulted in some
overall increases in the cost to develop in Mammoth Lakes. For example, an articulated or pitched
roof, which is preferred in the Design Guidelines, may be more expensive to design, engineer and
construct than a flat roof. However, the Design Guidelines do not prescribe specific materials or
design but detail a variety of options that the Town prefers. Historically, therefore, staff, the ADP and
Planning and Economic Development Commission has been able to work constructively with
applicants through the design review process to reach mutually acceptable design solutions that do not
typically result in significant increases in construction costs. Typical findings for a design review
approval are that the proposed project would be consistent and harmonious with the design of adjacent
development, that the project would not cause excessive or unsightly grading or tree removal, to
ensure that the design is visually harmonious with surrounding development and natural land forms,
and that the project would maintain and enhance the image, attractiveness, and environmental qualities
of the town.

UsE PERMITS

In the various zones, certain uses are permitted subject to the granting of a use permit. Because of
their unusual characteristics, these uses require special consideration so that they may be located
properly with respect to their effects on surrounding properties. In order to achieve this purpose, the
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Planning and Economic Development Commission (Commission) is empowered to grant or deny
applications for use permits and to impose reasonable conditions upon the granting of such permits.

Within 21 days following the closing of the public hearing on a use permit application the
Commission shall act on the application. In approving a use permit, the Commission may impose
specific development conditions relating to the construction (both on- and off-site improvements),
establishment, maintenance, location, and operation of the proposed activity, as it finds are reasonable
and necessary to ensure that the approval will be in compliance with the findings (see below).

Examples of appropriate conditions include but not be limited to buffers, hours of operation,
landscaping and maintenance, lighting, off-site improvements, parking, performance guarantees,
periodic review of the permit with authority to modify or add new conditions based on the results of
the review, property maintenance, signs, specified duration for the permit, surfacing, traffic
circulation, etc.

The Commission shall make the following findings before granting a use permit:

= That the proposed use is consistent with all applicable sections of the General Plan and Title
17 of the Municipal Code and is consistent with any applicable specific plan or master plan;

=  That the proposed use and conditions under which it would be operated or maintained will not
be detrimental to the public health and safety, nor materially injurious to properties or
improvements in the vicinity; and

= Other findings as the Commission deems necessary to support approval or denial of the
proposed use.

Among the uses for which the Town requires a use permit are condominium conversions, single room
occupancy units, group living quarters, assisted living facilities, and large residential care facilities in
multiple-family residential zones. Because the Town has not received any applications for special
needs housing, it is not possible to provide details on typical conditions that may be applied to these
types of projects. However, the Town would treat such projects as uses "similar to and no more
detrimental than" existing permitted uses in any (residential or commercial) zone; i.e. generally
similar to other multiple-family or condominium uses: Typical conditions applied to condominium
projects include:
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= "Standard" planning and engineering conditions such as requirements for dedication of public
access or easements, such as sidewalks and trails, and installation of required infrastructure.

»  Conditions related to environmental mitigation (e.g. storm water managements, CEQA-
required traffic or infrastructure improvements).

= Life safety and health-related conditions including requirements from the Mammoth Lakes
Fire Protection District for provision of fire access.

»  Special planning conditions related to occupancy and operation (for example, whether
transient use is permitted), and terms of deed-restricted units, if any.

= Special conditions related to site development standards, parking etc.; in most cases, such
conditions are only applied where an applicant has requested a reduced standard, which
necessitates detailing the conditions that ensure the reduction will not result in negative
Impacts to neighboring uses.

A discussion of requirements for licensed residential care facilities is provided later in this chapter
under the discussion of "Housing for Persons with Disabilities." To comply with State Law, the
Zoning Code allows residential care facilities (with six or fewer residents) by right in both residential
and commercial zones.

ZONING ADJUSTMENTS AND VARIANCES

Applicants may make requests for minor modifications or adjustments to certain requirements of the
Town’s Zoning Code when such requests constitute a reasonable use of property which is in the best
interest of the Town but not permissible under a strict literal interpretation of the zoning regulations.
These adjustments are permitted under Chapter 17.76 of the Municipal Code, and include a decrease
of the required lot area, width or depth; a decrease of the required front, side, or rear yard setback; a
decrease in the required distance between structures on the same parcel; an increase in allowable
projections into a setback; an increase in the permitted height of a structure, fence or wall; an increase
of the permitted height or area of signs; a decrease in the number of required parking spaces; and, an
increase in the maximum allowable lot coverage. Chapter 17.76 specifies specific degrees for each of
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the above permitted increases or decreases, with the exception of signs which is covered under Section
17.48.110 and parking which is covered under Chapter 17.44.

In compliance with Chapter 17.124 (Public Hearings), the Planning and Economic Development
Commission conducts a public hearing on an application for a variance. All requests for variances
must meet specific findings prescribed in California Government Code Section 65906 and must be
approved by the Planning and Economic Development Commission.

Variances from the terms of the Town’s zoning requirements shall be granted only when, because of
special circumstances applicable to the property, including size, shape, topography, location or
surroundings, the strict application of the Zoning Code deprives such property of the privileges
enjoyed by other property in the vicinity or under identical zoning district; the approval does not
constitute a grant of special privileges inconsistent with the limitations upon other properties in the
vicinity or within the same zone; granting the variance would not authorize a use or activity which is
not otherwise expressly authorized by the zone goveming the property for which the application is
made and would not be detrimental to public health, safety, or welfare, or injurious to the property or
improvements in the vicinity and zoning district in which the property is located; the variance is
consistent with the General Plan and any applicable specific plan and is in compliance with CEQA;
and, is the minimum departure from the requirements of this Zoning Code necessary to grant relief,
consistent with Chapter 17.72 (Variances).

FEES AND EXACTIONS

The Town collects fees and exactions from developments to cover the costs of processing permits
("planning fees") and providing the necessary services and infrastructure related to new development
("development impact fees").

Planning fees are calculated based on the average cost of processing a particular type of application.
Table 3-42 summarizes planning, development, and other fees charged for residential development.
Town policies do allow the waiving of processing fees upon application in special circumstances; the
Town Council has typically waived planning fees for workforce and affordable housing projects.
Impact fees are collected and, where necessary, to provide an adequate level of infrastructure,
development projects may be required to construct or pay for the infrastructure.
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Table 3-42

Planning and Development Fees

Development Fees

Building Permits
Design Review (Administrative — Major)'
Use Permit
Tentative Parcel Map
Tentative Tract Map
General Plan Amendment
Zone Code Amendment/District Zoning Amendment
Environmental Review Fees
Sewer and Water Connection (MCWD Fees)
Development Impact Fees®

Parkland & Recreation Fee

Storm Drainage®

General Facilities®

Streets & Traffic Signals

Law Enforcement

Fire

Transit & Trails®

Library

Child Care

Airport

Public Art

In-lieu Low Income Housing Fee

Fee Charged
Fee varies according to valuation
Cost Accounted, up to a maximum of $7,033
Cost Accounted. $2,500 Deposit
$6,243
Cost Accounted. $6,000 Deposit
Cost Accounted. $10,000 Deposit
Cost Accounted. $6,000 Deposit
$369 - Cost Accounted. $10,000 Deposit
Depends on meter size and number of fixtures
Multiple-Family
$2,892- $4,829/unit
$1,976 - $2,380/unit
$1,169 - $1,952/ unit
$644 - $796/unit
$635 - $1,061/unit
$745 - $1,561/unit
$2,070 - $3,457/unit
$340 - $1,721/unit
$374 - $624/unit
$266 - $444/unit
0.005 x Valuation
$23,222/unit

Single Family

$818 - $1,367/unit
$6,775 - $7,018/unit
$1,169 - $1,952/ unit
$644 - $1,4264/unit
$635 - $1,061/unit
$1,182 - $1,560/unit
$2,070 - $3,457/unit
$340 - $2,001/unit
$374 - $624/unit

$45 - $75/unit
Exempt

$2.68/sf for area >2,500 sf

! Administrative design review completed at staff level; Major Design Review requires Planning and Economic Development Commission approval
* Fee dependent on type of environmental review required (Exemption, Neg. Dec. or EIR).
3 Based on 2013-2014 Fee Schedule; Single family fees based on a 3,000 sq. ft. unit.

4 May be partially deferred through Mello Roos District.
Source: Town of Mammoth Lakes, 2013-2014 Fee Schedule
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The Town also levies fees on new development that are intended to mitigate the impacts of that
development on community services and facilities. Historically, the number and amount of the Town-
imposed Development Impact Fees (DIF) have been large, adding substantially to the cost to develop
in Mammoth Lakes. In 2009, the Town commissioned an independent assessment of the DIF program,
which concluded that fees should be reduced substantially for all categories of development on a
permanent basis. The Town adopted an interim fee policy in November 2009, which reduced DIF by
between 48% and 55% from its previous levels, depending on category. This fee schedule was
adopted in May, 2010, and is substantially similar to the interim fee program. More recently, to help
stimulate the local economy, the Town Council extended a temporary reduction to DIF for one to four
unit residential projects, commercial projects, and remodel projects to July 31, 2014,

Fees are based on an analysis of the cost of future improvements and facilities needed to
accommodate growth and development, and an assessment of the fair share of that cost that should be
borne by new development. The Municipal Code provides that DIF and other fees are to be regularly
reviewed and updated to ensure that they are accurate and fair.

Table 3-43 provides a hypothetical comparison between fees charged per unit to develop an eight unit
single-family development versus an eight unit multiple-family (condominium) development.2 * The
fees charged for multiple-family residential development are less than those charged for single-family
for building permits and plan check, water and sewer connections, and school fees. However, they are
higher for fees associated with a tentative tract map and design review, as well as a housing in-lieu fee
of $23,222 per unit.

The above considerations result in a fee cost per unit that is greater for the 8-unit multiple-family
development than an 8-home single-family development. However, a significant portion of this is
associated with the housing fees that would apply to the multiple-family condominium development.
If the 8-unit multiple-family project were rental units, rather than condominiums, neither the
affordable housing “in lieu” fee, nor the costs to process a tentative tract map would be incurred,
which would reduce the total fee amount from a little over $53,000 per unit to about $30,000 per unit.

2} This comparison is hypothetical only to provide a "per unit" comparison between single family and multiple-family development.
In practice, few opportunities exist in Mammoth Lakes to develop eight single-family lots as a single project.
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Table 3-43  Estimate of Planning and Development Fees and Costs (Based on 2013-2014 Development and Housing Fee

Policies)
Multiple-Family Unit
Single-Family Unit (Non-Transient Condominiums)
(Non-Trransient)" Per Unit Equivalent Cost? Notes/Assumptions
Tentative Tract Map Not required $750 TTM required for 8 unit condo project; $6000 (deposit only)
Building Permits/Plan Check $7,597 $3,971 Per valuation (Table 3-36) and fee schedule
Design Review $0 $879 Design review fee for 8 unit condo project $7,033
Environmental Review $375 $1,250 Cost for Negative Declaration; $10,000 (deposit only)
Applied temporary reduction for 1 - 4 unit residential development
Development Impact Fees $2,371 $14,491 . . .
(only includes DIF for fire, library and child care)
. One SF ERU = .75 multi-family ERU (Per MCWD, 1 ERU = 39 fixture
MCWD Water Connection $5,155 $4,124 . .
units; 1 Kitchen and Approx. 3 Bathrooms)
. . One SF ERU = .75 multi-family ERU (Per MCWD, 1 ERU = 39 fixture
MCWD Sanitary Sewer Connection $2,297 $1,837 , .
units; 1 Kitchen and Approx. 3 Bathrooms)
Housing In-Lieu Fee $0 $23,222
School Fees $5,260 $2,873
Total Per Units Project Fees $23,055 $53,397
Total Project Fees (8 Units) $184,440 $427,176

12,000 habitable square feet, and average construction costs per unit of $240/sq. ft. =$480,000
2 Assumes multiple-family unit constitutes approximately 0.75 ERU (Equivalent Residential Unit)

Source: Town of Mammoth Lakes, 2014.
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It should also be noted that without the temporary reduction in development fees for 1-4 residential
development, the project fee for a single family unit would be approximately $40,000. As noted
elsewhere in this chapter, recent revisions to the Development Impact Fee and Housing Mitigation Fee
program have resulted in significant reductions in fees over previous levels, particularly for smaller
residential projects.

BUILDING CODES AND THEIR ENFORCEMENT

The Town has adopted and enforces the Uniform Building Code. This ensures that all housing units
are built to specific standards. The building code is developed by the International Conference of
Building Officials and the State. The Town updates its Code according to Conference updates with
some minor amendments to reflect local conditions, including seismic activity, wind, and snow loads.
Some of these local amendments may result in additional construction costs, since they require
additional engineering and structural elements to ensure that buildings will withstand heavy snow
loads and other stresses.

The Building Division of the Community and Economic Development Department enforces building
codes at the time of construction. Compliance actions after construction are addressed by the
appropriate Town staff typically on a complaint basis. The identification and response to code
violations is a cooperative effort within the community. Residents and visitors play an important role
helping to identify a wide range of possible code violations such as illegal dumping or spillage of
garbage and debris.

HOUSING FOR PERSONS WITH DISABILITIES

Review for Reasonable Accommodation Procedure

It is the policy of the Town of Mammoth Lakes to provide reasonable accommodation for persons
with disabilities seeking fair access to housing in the application of its zoning and building
regulations.

Any disabled person who requires reasonable accommodation in the application of a zoning or
building regulation that may be acting as a barrier to fair housing opportunities may do so on a form
provided by the Community and Economic Development Department. The applicant is required to
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provide the information identifying the individual’s disability under the Fair Housing Act and why the
accommodation is necessary to make the specific housing available to the individual. No fee is
required for a reasonable accommodation request. After the application is deemed complete, the
Director shall approve, conditionally approve, or deny the reasonable accommodation request based
on the findings in Section 17.80.040 of the Municipal Code.

The Town of Mammoth Lakes makes information about requesting reasonable accommodation with
respect to zoning, permit processing, or building laws readily available at the Town Community and
Economic Development Department Office and accommodation is discussed as an option during pre-
application consultations in appropriate situations. In an effort to remove constraints on providing
housing for persons with disabilities, the Town has adopted reasonable accommodation regulations to
allow zoning and building flexibility as needed on a case-by-case basis to facilitate retrofitting to meet
accessibility requirements. As the Town of Mammoth Lakes does not have any special permitting
requirements for residential care facilities of six or fewer residents, the approval process is similar to
that of a primary permitted use. Please see the discussion of "Licensed Residential Care and Assisted
Living Facilities" below for additional information on this topic.

Review Zoning and Land Use Policies and Practices

The Town periodically reviews its zoning laws, policies, and practices to ensure compliance with fair
housing law. The Zoning Code states that handicapped parking spaces shall be provided on site in
compliance with California Building Code Standards. Parking spaces required for the disabled count
toward compliance with the number of parking spaces required in Chapter 17.44 (Parking and
Loading Standards). The Town does not have special residential parking standards for persons with all
disabilities, but the Town Code does allow for the reduction of parking requirements for special needs
housing if a project proponent demonstrates the need for a reduction in parking, per the Town's
reasonable accommodation provisions.

Neither the Land Use Element of the General Plan nor the Municipal Code impose special
requirements for the siting of special needs housing, and thus minimum distances between two or
more special housing needs developments are not required. However, setbacks and separations are
applied according to zone and would apply to special needs housing development in accordance with
the zone in which it is developed.
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The Town Municipal Code does not currently have occupancy standards that apply specifically to
unrelated adults and not to families.

Licensed Residential Care and Assisted Living Facilities

The Lanterman Developmental Disabilities Services Act (Sections 5115 and 5116) of the California
Welfare and Institutions Code declares that mentally and physically disabled persons are entitled to
live in normal residential surroundings. This classification includes facilities that are licensed by the
State of California to provide permanent living accommodations and 24 hour primarily non-medical
care and supervision for persons in need of personal services, supervision, protection, or assistance for
sustaining the activities of daily living. It includes hospices, nursing homes, convalescent facilities,
and group homes for minors, persons with disabilities, and people in recovery from alcohol or drug
addictions. The use of property as a licensed residential care facility for the care of six or fewer
persons is considered a residential use that is permitted in all residential zones. No local agency can
impose stricter zoning or building and safety standards on these homes than otherwise require for
homes in the same district. The Town has never received an application for this type of project. To
comply with California law, the Town’s Zoning Code permits licensed residential care facilities
serving six or fewer residents by right in zones that permit single-family and multi-family residences.
Residential facilities with six or more residents are allowed with a use permit in the multiple-family
residential zones and with an administrative permit in the OMR and MLR commercial zone districts.

Assisted living facilities are a housing arrangement chosen voluntarily by the residents, or the
resident’s guardians, conservators, or other responsible persons where 75 percent of the residents are
at least 62 years of age, or if younger, have needs compatible with other residents; and where varying
levels of care and supervision are provided, as agreed to at the time of admission or as determined
necessary at subsequent times of reappraisal. Assisted living facilities may include kitchenettes within
individual rooms. Assisted living facilities are permitted in both the OMR and MLR commercial zone
districts. Convalescent homes, provide a higher level of care with 24-hour medical, convalescent or
chronic care to individuals who, by reason of advanced age, chronic illness or infirmity, are unable to
care for themselves, are allowed with a use permit in the OMR commercial zone district.
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Evaluation of the Permit and Processing Procedures

The Town of Mammoth Lakes does not have substantive barriers within its planning, zoning, and
building permit processing procedures that effect the development of facilities for persons with
disabilities.

The Town processes requests to retrofit homes for accessibility through a standard building permit.
Reasonable accommodation is granted for requests that may require an accommodation of the zoning
or building code for the retrofit project.

The Town does not have any special conditions or use restrictions for residential care facilities with
six or fewer residents. This allows for the conversion of an existing residence to a residential care
facility without any special permits or approvals, other than a building permit which could be required
for retrofit construction. If a residential care facility is in a zone where it is a permitted use that does
not require Commission approval, public input is not sought. Residential care facilities that provide
on-site services are treated the same as any other residential development so there are no special
zoning or building permits required. Permits that may be required by the State or the Department of
Health and Human Services are the responsibility of the residential care facility owner/operator, and
not an issue of planning and zoning.

Review of Building Codes

The Town of Mammoth Lakes adopted the Uniform Building Code most recently in 2013 and
continues to update its Code according to the International Conference of Building Officials and the
State updates. Although the Town of Mammoth has amended its Municipal Code to reflect local
conditions, including seismic activity, snow loads, wind design, and cold weather construction, it has
not made any amendments to the California Building Code (CBC) and the International Building
Code (IBC) that would diminish the ability to accommodate persons with disabilities.

The Town’s Reasonable Accommodations ordinance does provide for accommodation for persons
with disabilities in the enforcement of building codes and issuance of building permits. The process
for requesting reasonable accommodation in the enforcement of building codes and issuance of
permits is the same as it is for zoning, as mentioned above. In making a determination regarding the
reasonableness of a requested accommodation, the following factors are considered:
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= Special need created by the disability;

= Potential benefit that can be accomplished by the requested modification;

= Potential impact on surrounding uses;

=  Physical attributes of the property and structures;

=  Alternative accommodations that may provide an equivalent level of benefit;

= In the case of a determination involving a one-family dwelling, whether the household would
be considered a single housekeeping unit if it were not using special services that are required
because of the disabilities of the residents;

= Whether the requested accommodation would impose an undue financial or administrative
burden on the town; and

*  Whether the requested accommodation would require a fundamental alteration in the nature
of a program.

ON/OFF-SITE INPROVEMENTS

Public improvements for new residential developments are integral to the planning and development
process. Developers are required to provide public improvements to ensure the health, welfare and
safety of the community and future residents of new developments. Minimum improvement standards
are applied to ensure that new public improvements are adequate to serve new development. While the
cost of providing public improvements, as well as specific construction standards and details
regarding how they are built, may influence the cost of housing, they are a necessary component of
providing quality and sustainable residential development.

Currently, the Sidewalk Master Plan and the Storm Drain Master Plan mandate on/off site
improvements within the Town of Mammoth Lakes.

Street standards outlined in Section 17.16.260 of the subdivision regulations requires that the width of
the right-of-way for an arterial or collector street or highway shall be a minimum of 80 feet, and the
width of the local street shall be a minimum of 60 feet, with a minimum of 30 feet of pavement as
determined by the Public Works Director. The Public Works Director may approve modifications
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including: a minimum dedicated right-of-way width of 40 feet, a minimum of 24 feet of paving, a
minimum of 20 feet of snow storage easement, with 10 feet on each side of the street, within RR, RSF,
and R zones.

Curb and gutter requirements are outlined in the Town of Mammoth Lakes Sidewalk Master Plan,
Storm Drain Master Plan, and the Street Standards detailed above.

Sidewalk requirements are detailed in the Sidewalk Master Plan, Trail System Master Plan, and other
environmental and development mitigation documents.

Storm drainage requirements are outlined in the Master Storm Drain Plan, and when determined
necessary due to the intensity and/or type of proposed development.

Sewer and water infrastructure development requirements are determined on a site-by-site basis as
determined necessary to serve the needs of the project or as otherwise required by the Mammoth
Community Water District.

Review of any project and improvements required will also be based upon applicable master or
specific plans, environmental documentation, Caltrans and other agency review, district planning, and
other adopted policies.

The Town is fully served with water and sewer infrastructure. The Mammoth Community Water
District (MCWD) adopted an Urban Water Management Plan (UWMP) in 2010 and is due to
complete an update to this document in 2015. According to the UWMP, under current conditions
(2010), MCWD has adequate water supply to meet community needs under the full range of water
year types, including both the severe one year and sustained multi-year droughts. This is primarily due
to the availability of local groundwater resources, which provide 40% of supply under average
conditions, nearly 90% of the supply in a severe one year drought, and 60% of the supply over a three
year sustained drought. In 2013, the MCWD settled a dispute with Los Angeles Department of Water
and Power that limits the amount of water MCWD can use to 4,387 acre-feet annually. This amount is
consistent with expected build-out in the UWMP and the Town’s General Plan. The 4,387 acre-feet
includes delivered potable water, process water, recycled water, and other non-revenue water uses.
Furthermore, MCWD grants priority to proposed development that includes housing affordable to
lower-income households consistent with Senate Bill 1087.
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MCWD also identified some deficiencies in sewer capacity during its 2005 connection fee study and
several improvements/upgrades needed to the system including a new sewer trunk line along Meridian
Boulevard from Old Mammoth Road to the treatment plant; increase in sewer line capacity along
Center Street for Manzanita Road to Main Street; and a new relief sewer through the Shady Rest site.
Collection of connection fees from future development would fund these improvements and ensure
that they would not prove to be a constraint to future development.

There is adequate capacity in existing wastewater treatment and solid waste disposal facilities to
accommodate future housing development.
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4 HOUSING RESOURCES

4.1 REGIONAL GROWTH NEEDS 2014-2019

In accordance with Government Code Section 65584.06, the Department of Housing and Community
Development prepared a Regional Housing Need Allocation (RHNA) Plan to determine the projected
housing needs for Mono County and the Town of Mammoth Lakes (Town). As seen in Table 4-44, the
Town's share of the entire County RHNA is 62 percent; this allocation is based on demographic
projections developed by HCD.

Table 4-44  Regional Housing Need Allocation (RHNA) Plan (January 2014 - June 2019)

Extremely Above- .
Jurisdiction Very Low Low Moderat Total
Low 2 S Moderate

Mammoth Lakes 8 9 12 14 31 74
Percentage of Total 10.8% 12.2% 16.2% 18.9% 41.9% 100% 62%
Unincorporated

5 6 7 9 19 46
Mono County
Percentage of Total 10.9% 13.0% 15.2% 19.6% 41.3% 100% 38%
Total 13 15 19 23 50 120

Source: Regional Housing Needs Allocation Plan (Jan. 1, 2014 - June 30, 2019)

The Plan allocates the projected Countywide housing need between the unincorporated County and
the Town across the various income categories, based on demographic data and a “fair share” policy
adjustment. The RHNA plan covers the 5 % year planning period of January 1, 2014 through
June 30, 2019. No new units have been constructed since the beginning of the planning period of
January 1, 2014.
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4.2 AVAILABLE LAND TO ACCOMMODATE HOUSING

As part of the Housing Element Update process, Town staff inventoried all lands within Mammoth
Lake’s Urban Growth Boundary (UGB) suitable for future residential development. As discussed in
Section 4.3, expansion of the UGB is not anticipated to be necessary to accommodate the RHNA.
State law requires that the community provide an adequate number of sites to allow for and facilitate
production of the Town’s regional share of housing. To determine whether the Town has adequate
sites to accommodate its share of regional housing needs for all income groups, the Town must first
identify “adequate sites.” Under State law, (California Government Code section 65583(c)(1)),
adequate sites are those with appropriate development standards and with services and infrastructure
needed to facilitate and encourage the development of a variety of housing for all income levels.

The State suggests a two-part analysis to determine if a locality’s sites are adequate:

a) Analysis of the realistic development capacity of suitable land, that is or will be served by
infrastructure, to produce Mammoth Lake’s total new construction need for each income
group over the next five years.

b) Analysis of relevant zoning standards for a variety of housing types, including single-family,
multifamily, and mobile homes, and at appropriate densities to meet the Town’s regional
housing need by income category, including very low and low-income households.

The residential sites identified and discussed in this chapter meet the criteria above, and are within the
definition of adequate sites as provided by State law. As discussed in greater detail below, all of the
sites have, or will have access to public facilities over the next five years.

4.3 LAND INVENTORY

The Town of Mammoth Lakes encompasses approximately 24 square miles, with the majority of that
area comprising public lands administered by Inyo National Forest. Only about 4 square miles,
defined by the Town’s Urban Growth Boundary (UGB), is under private ownership, and therefore
developable. The Town does not anticipate that the UGB will be modified or expanded in the
foreseeable future.

Two major components make up the Town’s inventory of suitable sites.
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1) Resort designated and Master Planned areas that include land allocated for affordable
housing, approved housing projects, sites entitled for or otherwise committed to residential
development, including affordable housing, and larger (>0.5 acre) vacant and underutilized
sites in the Residential Multi-Family zone. Many of these are sites that will be required to
provide housing as a result of the Town’s inclusionary housing requirements, or are subject to
the Affordable Housing Overlay zoning.

2) Other vacant land that is currently zoned for residential uses, as well as underutilized
properties that are not developed to their full zoning capacity.

RESORT DEVELOPMENT, MASTER PLANNED AREAS AND OTHER APPROVED PROJECTS

A number of sites within the Town of Mammoth Lakes have approved development plans that would
include a range of housing types, including affordable housing. These include projects that are within
approved Master Plans and Specific Plan areas, which are subject to an approved use permit, and/or
which are otherwise committed to providing additional affordable housing units. The locations of
these projects are shown in Figure 4-1, and the projects are summarized in Tables 4-45 and 4-46.
Table 4-45 summarizes the reasonable estimate of each site's ability to accommodate a share of the
regional housing need during the Housing Element Planning Period; Table 4-46 includes additional
detail of the anticipated affordability levels of those units, based on actual approvals or on the Town's
inclusionary housing requirement. It should be noted that several of the projects include a combination
of lodging and residential units; in those cases, only the residential units are summarized in Table 4-
46.

Each of the sites is described below. The discussion for each site includes an analysis of the realistic
and viable development opportunities offered by each site, based on zoning and infrastructure
conditions, as well as the status and timing of needed development approvals. Please also refer to
Chapter 3, which provides a detailed discussion of applicable zoning and development standards, and
their ability to facilitate or constrain the production of housing. As noted in that chapter, the Town's
zoning densities and development requirements were found to be appropriate and not to unduly
constrain residential development for any given sector of the population, including low- and very-low
income residents.
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Table 4-45  Housing Sites Subject to Approved Permits, Plans, or Affordable Housing Overlay Zoning

e Permitted 5 13T - Estimated Actual
Site or Project Name e Jize APN Zoning General Density Maxtmum. L Production of
Cerey) Hlan (DU/Acre) Eosential Housing Units
1. Holiday Haus 1.55  33-10-017, Mixed Lodging/ C-1 12 Units/ 18.6 Units or 14 Units
33-110-01 Residential (MLR) 80 Rooms* 124 Hotel Rooms
2. Shady Rest Master Plan 25.00  35-010-20 RMF-1 (AH) HDR-1 12 Units 172 Units 60 Units
3. Clearwater Specific Plan/Old 6.09  35-230-06 Clearwater Specific CSP 12 Units/ 73 Units or 8 Units
Mammoth Place 35-230-07 Plan (CSP) 80 rooms* 488 Hotel Rooms
4. MMSA Arrowhead Road 1.24  35-16-083 RMF-2 HDR-2 12 Units 15 Units 15 Units
5. Lodestar Housing Site 3.6 33-33-062 R R 8 Units 30 Units 30 Units
6. Snowcreek Master Plan 143 40-07-011 R R 8 Units 790 Units and 47 Units
200 Hotel Rooms
7. Ettinger, 2144 Old Mammoth Road 1.09 22-242-14 RMF-1 HDR-1 12 Units 12 Units 10 Units
8. Tihana Townhomes, 48 Lupin Street 0.53  33-122-08 RMF-1 HDR-1 12 Units 9 Units** 9 Units
9. Saraf, 41 Manzanita Road 049  33-125-01 RMF-1 HDR-1 12 Units 6 Units 4 Units***
10. Hill Duplex, 200 Lupin Street 0.23  33-143-014 RMF-1 HDR-1 12 Units 2 Units 2 Units
11. Large Vacant/Underutilized RMF 5.83  Various(see = RMF-1 HDR-1 12 Units 70 Units 48 Units
Sites (See Table 4-47 for detail) Table 4-47)
Total 247 Units

* The Town specifies permitted density for hotels and lodging uses in terms of rooms per acre.
** Nine units permitted by use permit, based on Zoning Code Update allowing one-bedroom units up to 850 sf to equal one half unit of density.
*** Two units exist on this site, for a net addition of four units.

Source: Town of Mammoth Lakes Community and Economic Development Department, 2014
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Table 4-46  Summary of Projected Housing Units 2014-2019, By Category'

Extremely Above

Site or Project Name Zoning Low heryLow, Tow Moderate Moderate Total
1. Holiday Haus MLR 0 0 0 14 0 14
2. Shady Rest Master Plan AH 0 20 20 20 0 60
3. Clearwater Specific Plan/Old Mammoth Place CSP 0 0 4 4 0 8
4. MMSA Arrowhead Road RMF-2 10 5 0 0 0 15
5. Lodestar Housing Site R 5 5 10 10 0 30
6. Snowcreek Master Plan R 0 0 0 0 47 47
7. Ettinger, 2144 Old Mammoth Road RMF-1 0 0 0 0 10 10
8. Tihana Townhomes, 48 Lupin Street RMF-1 0 0 0 0
9. Saraf, 41 Manzanita Road RMEF-1 0 0 0 0 4
10. Hill Duplex, 200 Lupin Street RMF-1 0 0 0 0 2
11. Other Large RMF-1- i
(Se:) T:bleL 457 for det]af)oned " RME-1 0 0 0 & * s
Total 15 30 34 72 96 247
Net Remaining RHNA (see Table 4-49) 8 9 12 14 31
Balance with Construction of Projected Housing Units (Number in ) @ @2 (58) 65

parentheses indicates surplus of units beyond RHNA allocation)
! Proposed hotel rooms are not included in residential unit totals shown in this table.

Source: Town of Mammoth Lakes, 2014
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1. Holiday Haus

The Holiday Haus project is located on Main Street in the Mixed Lodging/Residential (MLR) Zone,
which permits both residential and commercial uses. A use permit for the Holiday Haus project was
approved in October 2008, and an extension was granted until October 22, 2016. A State automatic
extension (AB 116) further extended the Holiday Haus approvals to October 22, 2018. The project
includes a 120-room condominium hotel, and in conformance with the Town’s on-site affordable
housing mitigation requirements, 14 moderate-income affordable housing units, including one unit
reserved for the hotel manager. The project was awarded a State housing density bonus to allow for
the 14 affordable housing units to be included on-site. The site currently houses an existing hotel, and
utilities and infrastructure are therefore fully available for a future development. Construction costs
for the affordable housing units would be borne by the project developer; as permitted by the 2009
interim fee and housing policies, the affordable units would not be subject to Development Impact or
Housing Mitigation fees, thus reducing their cost. Affordability of the units would be assured through
deed restriction; which would be developed prior to issuance of a Certificate of Occupancy for the
units. It is anticipated that, similar to past projects, a minimum 55-year deed restriction would be
applied.

2. Shady Rest Master Plan

The Shady Rest Master Plan was approved in 1991, and allows for up to 172 units of housing on the
approximately 25-acre site, with those units to include 120 units of very-low and low-income, and 52
units of moderate income housing. The site is also zoned RMF-1, with an Affordable Housing (AH)
overlay that requires the site to be developed with very-low, low- or moderate income housing. The
site was obtained from the US Forest Service as part of a land exchange. The land exchange, and
preparation of the 1991 Master Plan were treated as mitigation for the affordable housing demand of
the Trails Subdivision. Without amendment of both the Municipal Code and the Master Plan, any
development on this site would have to include this prescribed number of affordable housing units.

The relatively low number of units assigned to this large parcel (an effective density of 6.88
units/acre) is reflective of some of the environmental and other constraints associated with this site,
including somewhat limited site access, the presence of a wetland area (approximately 7 acres), and its
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currently forested character, which the Town and community have an interest in retaining to a
reasonable extent. At the same time, it reflects a realistic and conservative assessment of total
development capacity.

The Town was in discussions with the current property owner in 2007 and 2008 regarding an
application to update the existing Master Plan and to increase the number of allowed units on site.
Although this application is withdrawn, due to the economic downturn, there is a continuing active
interest in developing the site as a workforce-housing neighborhood. Since the creation of the Master
Plan, the community has reaffirmed its support to see this site developed as anticipated in the plan,
including the defeat of a 1996 voter initiative to modify the existing Master Plan.

The site is presently undeveloped, however, as an infill site, surrounded by existing development,
extension of infrastructure on to the site would not be a significant constraint to its development, and
extension of water, sewer and storm-drain infrastructure is contemplated in Town and Mammoth
Community Water District infrastructure plans. Since the site is subject to a Master Plan and to the
AH overlay, it would require a formal action of the Town to alter its zoning. Although unlikely to
occur, any re-zoning would likely be to restore the property to its underlying RMF-1 zoning, which
would continue to allow multi-family residential development at up to 12 units per acre. This would
allow for a minimum of 300 housing units, which exceeds the 172 currently allocated in the Master
Plan.

In order for development of the Shady Rest Site to move forward, the Town will require the 1991
Master Plan to be updated to reflect the General Plan and new planning considerations that have arisen
since adoption of the Master Plan. Although the Town has no control over when the site's owner may
choose to proceed with the site's development, it recognizes the substantial opportunity presented by
the site and expects to work closely with the property owner to facilitate the Master Plan update. The
Town of Mammoth Lakes Downtown Neighborhood District Plan Report (DNDP) was completed in
June, 2010 and accepted by the Town Council on September 1, 2010. The DNDP describes the major
planning concepts for Shady Rest and identifies it as a livable workforce neighborhood. The DNDP
also provides a development concept and a series of images showing the types of housing and open
space that might be included on the site and will act as the basis and facilitate the Master Plan update.

The Town's typical process would allow for the Master Plan update to be complete within 18 months
of its initiation. It is expected that, in establishing zoning requirements for the property, the Master
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Plan would provide for streamlined and simplified review of future projects that conform to its
requirements. To support this, the Housing Element includes a policy for the Town to work with the
applicant to incorporate development standards, policies and procedures that will create a balanced
mix of housing types and range of affordability for the local workforce; can create a livable workforce
neighborhood; and streamline the approval process for subsequent projects brought forward under the
Master Plan.

Because of the need for the Master Plan to be updated, it is probable that the entire 172 units allowed
on this site would not be constructed during the Housing Element period. Therefore, Tables 4-45 and
4-46 conservatively assume that only about one-third of the units would be constructed by 2019,
including a mix of very low, low and moderate income units.

Since no specific development proposal has been brought forward for this site, details of how
construction of the units would be funded are yet to be determined. Given the affordability levels
required by the existing Master Plan, it is likely that some form of partnership would be necessary to
facilitate the construction of at least a portion of the units. The Town would be supportive of such a
partnership, potentially with cooperation from Mammoth Lakes Housing Inc., to develop this site as
intended.

3. Clearwater Specific Plan/Old Mammoth Place

The Town adopted a Specific Plan for the 6.09 acre Clearwater site, located along Old Mammoth
Road, in January 2009. The site currently houses a 156-room mote] and two restaurants. The Specific
Plan allows for the construction of a more intensive mixed-use project than the existing on-site
development, that includes a hotel, ground level commercial space, and which requires that all of the
project's workforce housing demand be accommodated on site. The Specific Plan allows that the on-
site workforce housing would be exempt from the density calculation for the site. Following adoption
of the Specific Plan, tentative tract map and use permit applications for the Old Mammoth Place
project were approved in March 2010, with an extension granted until April 21, 2018. Demolition,
grading and building permits would be required prior to construction, which may take two to three
months to complete for a project of this size and complexity. As a redevelopment site, the Specific
Plan area is fully served by all needed infrastructure. The development of the Specific Plan included
the preparation of detailed conceptual plans that illustrated the feasibility of accommodating the
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proposed development intensity on this site; the Specific Plan also includes modified development
standards for height, setbacks and lot coverage that would permit the proposed density on the site to
be achieved. The Use Permit applies these standards to the proposed Old Mammoth Place project.

Consistent with the Specific Plan, the Old Mammoth Place project includes a proposed eight units of
workforce housing that would be built in conjunction with the project. The Town's housing mitigation
policy requires that these units be targeted at income levels of 120% AMI or less; therefore half of the
units are assumed to be low-income and half for moderate income households.

The property is within the North Old Mammoth Road district, which the General Plan and the North
Old Mammoth Road District Study cite as an opportunity area for focused redevelopment as
Mammoth's "town center", incorporating exactly the type of higher intensity infill and redevelopment
as anticipated in the Specific Plan and included in the Old Mammoth Place entitlements.

Affordability of the units would be assured through deed restriction; which would be developed prior
to issuance of a Certificate of Occupancy for the units. It is anticipated that, similar to past projects, a
minimum 55-year deed restriction would be applied.

4, MMSA Arrowhead Road Site

Mammoth Mountain Ski Area (MMSA) owns this 1.24 acre site, which is included in its current land
inventory as a site for a future employee housing project. As remaining MMSA properties build out
over the next 5 to 7 years, housing mitigation will be required; this is likely to include development of
the Arrowhead Road site. Given the location of this site, the profile of other properties owned by
MMSA, and the fact that it adjoins a similar MMSA-owned employee housing project, it is highly
unlikely that MMSA will elect to develop this site with anything other than employee housing units.

An estimated 15 units have been assigned to this site, based on the maximum zoning density in the
RMF-2 zone of 12 units per acre. The units are projected to be in the extremely low, and very low -
income categories, based on the typical wages for MMSA's seasonal workforce and current rental
rates for existing MMSA employee housing units, which range from $400 to $650 per person per
month.?* Historically, and with similar projects developed by MMSA, including both dormitory-style

2 http://jobs.mammothmountain.com/housing/rates/index.cfm; accessed February 4, 2014
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and more traditional apartment-style developments, this maximum density has proven to be
achievable. The site is surrounded by existing development and therefore has access to utilities and
infrastructure. Since, as seasonal employee housing the units would be rental apartments or rooms, the
Town would only require a design review of a future project. A stand-alone design review requires a
Planning and Economic Development Commission approval, and typically takes three to five months
to complete.

Affordability of the units would be assured through deed restriction; which would be developed prior
to issuance of a Certificate of Occupancy for the units. It is anticipated that, similar to past projects, a
minimum 55-year deed restriction would be applied.

5. Lodestar Housing Site

The Lodestar Housing site is located within the Lodestar Master Plan area, also zoned Resort. This
site 1s north of the Tallus project and south of the San Joaquin Villas housing project, and located in
Area 2 of the Lodestar Master Plan. The Resort Zone permits residential uses, including workforce
housing, consistent with the adopted Master Plan. The Lodestar Master Plan allows a variety of
residential uses, including affordable housing, throughout the Master Plan area. The South Districts
Neighborhood District Plan, which was accepted by Town Council in 2011, describes the vision for
the Lodestar Master Plan area (Sierra Star). It recommends workforce housing on the Lodestar
Housing site. San Joaquin Villas located within the Master Plan Area, immediately to the north of the
site was successfully developed with 40 units of affordable and workforce housing in 2007/8, at a
density of approximately 18 units per acre. Therefore, the development of this site with affordable
housing is consistent with both the zoning and Master Plan designations for this site.

Some development constraints, including the presence of a golf flyway easement, do limit the
maximum developable area of the site, as do Town development standards for lot coverage, height,
setbacks and snow storage requirements. Thirty units of housing are projected for this 3.6 acre site (an
effective density of 8.3 units per acre) and represent a realistic and conservative estimate of the total
potential units that the site could yield. It takes into account the above constraints, although more may
ultimately be possible. The site is proximate to other development and to water, sewer and other
infrastructure, and extending utilities on to this site would not be a constraint to development. Based
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on similar recent projects, 10 of the 30 units are projected to be for extremely low and very low-
income households, 10 for low-income households and 10 for moderate-income households.

Depending on whether the proposed units were rental apartments or for-sale units, the Town may
require a Use Permit to be approved, or simply a Design Review permit. A Use Permit would typically
take four to eight months to complete; a design review takes approximately three months to five
months to complete. Following the design review or use permit process, grading and building permit
submittals would be required, which may take two to three months for approval, assuming that more
than one round of plan check comments would be needed.

Affordability of the units would be assured through deed restriction; which would be developed prior
to issuance of a Certificate of Occupancy for the units. It is anticipated that, similar to past projects, a
minimum 55-year deed restriction would be applied.

6. Snowcreek Master Plan

The Snowcreek Master Plan update was approved in July 2009. The Master Plan site is also zoned
Resort, which permits a range of lodging and residential uses. The update includes a total of 790
residential units, of which a proportion is specified to be dedicated to workforce housing to meet the
Town's workforce housing mitigation requirements. A Use Permit, Administrative Permit, and/or
Design Review Permit would be required for each phase of the project's development, with an
estimated processing time of three to eight months, based on the complexity of this project. The
Snowcreek Development Agreement was approved by the Town Council in June, 2010. The
Development Agreement included 47 on-site affordable housing units that will be dispersed
throughout the project, and it is anticipated that half of these units will be sold at 175% of the AMI
and the other half of the units will be sold at 200% of the AMI.

Although the site is currently undeveloped, the project EIR and Master Plan identified no constraints
to development of the site in terms of extending infrastructure or services. The Master Plan includes
preliminary infrastructure plans that demonstrate the feasibility of providing utility services. The
Mammoth Community Water District has indicated its ability to serve the entire project with water,
including the affordable housing units.
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Affordability of the units would be assured through deed restriction; which would be developed prior
to issuance of a Certificate of Occupancy for the units. It is anticipated that, similar to past projects, a
minimum 55-year deed restriction would be applied.

7. Ettinger Project

The Ettinger project is a 10 unit town-home project, located on Old Mammoth Road, for which a Use
Permit and Tract Map were approved in October 2007, with an extension granted until October 24,
2016. The site is zoned Residential Multi Family 1 (RMF-1), which permits a maximum density of 12
units per acre and is intended for non-transient residential development. Ten units have been approved
in the Use Permit for this 1.09-acre site. In its findings to approve the project the Planning and
Economic Development Commission concluded that there was adequate infrastructure available and
the site was able to accommodate the proposed number of units. All of the units would be for-sale at
market rate (i.e. in the above-moderate category), with no deed restriction. A grading and construction
permit would be needed prior to construction, which may take two to three months to complete. Since
the Use Permit and Map continues to be valid, it is reasonable to assume that the project would be
built in the Housing Element period.

8. Tihana Townhomes

The Tihana Townhomes project had a Use Permit and Tract Map approved in January 2008, with an
extension granted until January 23, 2017. The project is approved to construct 9 town-home
condominium units on a 0.53-acre site on Old Mammoth Road. The site is zoned Residential Multi
Family 1 (RMF-1), which permits a maximum density of 12 units per acre and is intended for non-
transient residential development. The nine units were approved based on a previous Zoning Code
provision that allowed small residential units under 850 square feet to be counted as one half unit of
density. In the use permit approval, adequate infrastructure was found to be available and that the site
was able to accommodate the proposed number of units. All of the units would be for-sale at market
rate (i.e. in the above-moderate category), with no deed restriction. A grading and construction permit
would be needed prior to construction, which may take two to three months to complete. Since the
Use Permit and Map continues to be valid, it is reasonable to assume that the project would be built in
the Housing Element period.
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9. Saraf Apartments

The Saraf Apartments are a six-unit rental project located on Manzanita Road, for which the Planning
and Economic Development Commission approved a Design Review in 2008, with an extension
granted until October 10, 2015. The site is zoned RMF-1, which permits non-transient residential uses
at a maximum density of 12 units per acre. The six units approved for the site is consistent with the
zoned density allowed for the half-acre site. There are currently two units on the site, so the project
would result in the net addition of four housing units. As a rental project, only a design review
approval was required; demolition, grading and building permits will be required to develop the
project. Findings for the design review approval included that the site could accommodate the
proposed development and that adequate infrastructure exists.

10. Hill Duplex

The Hill Duplex project includes two units located on a .23 acre RMF-1 site on Lupin Street.
Administrative Design Review 12-005 for a new duplex was approved in November 2012 and the
building permit plan check for this project is underway.

11. Other Large Residential-Zoned Properties

In addition to the ten sites listed above, staff performed an analysis of other suitable sites within the
Residential Multiple 1 (RMF-1 Zone). The RMF-1 allows for higher density residential development
at up to 12 dwelling units per acre, but does not permit transient or nightly rental, thus making it more
likely that units developed within this zone will be available to meet the housing needs of local
residents, rather than nightly visitors or second homeowners. The analysis considered properties that
were either vacant or included only a single-family residence. As evidenced in the Saraf site listed
above and for a number of other projects, it is reasonable to assume that such sites will redevelop
more intensively in the future.

The inventory of sites is shown in Table 4-47, below. The maximum permitted density in the RMF-1
zone is 12 units per acre, and this density has been shown to be realistic and achievable based on
similar multifamily projects in this zone. Table 3-38 in Chapter 3 includes a summary of existing
residential density, showing that the average density of multi-family projects in the RMF-1 zone is 9.2
units per acre. Furthermore, a number of affordable housing projects have been built within this zone
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Table 4-47  Residential Development Capacity Analysis, Large Sites in RMF-1 Zone

i 'Paf'cel ; PN Zoning -Maxim'um Asswn‘ed Potential  Existing Net Units
Size Density Density Units Units
191 Dorrance 0.51 33-142-01 RMF-1 12 DU/Ac 9 DU/AC 5 1 4
262 Manzanita 0.63 33-147-07 RMF-1 12 DU/Ac 9 DU/AC 6 1 5
206 Manzanita 0.54 33-147-05 RMF-1 12 DU/Ac 9 DU/AC 5 1 4
26 Lupin Street 0.54 33-122-07 RMF-1 12 DU/Ac 9 DU/AC 5 1 4
97 Mono Street 0.53 33-134-04 RMF-1 12 DU/Ac 9 DU/AC 5 1 4
122 Joaquin Road 0.55 33-131-02 RMF-1 12 DU/Ac 9 DU/AC 5 1 4
324 Joaquin Road 0.85 33-170-01 RMF-1 12 DU/Ac 9 DU/AC 8 0 8
256 Joaquin Road 0.65 33-141-03 RMF-1 12 DU/Ac 9 DU/AC 6 0 6
2116 Old Mammoth Road 1.03 22-242-26 RMF-1 12 DU/Ac 9 DU/AC 9 0 9
Total 5.83 Total 48

in the past decade, including three MMSA employee housing developments and Mammoth Lakes
Housing Inc.’s Jeffreys apartment complex, showing that this zone is capable of accommodating
housing affordable to lower-income households. Nonetheless, in order to reflect a realistic
development capacity, the analysis incorporates a more conservative assumption that the sites will
develop at 75% of their maximum density (i.e. at an average of nine units per acre), which allows that
some site constraints may limit the ability of all properties to develop at their maximum density.

All of the sites are infill sites within an established residential neighborhood, are served by
infrastructure that would allow for their development or intensification. As shown in the Table above,
based on these conservative assumptions, large vacant and underutilized sites have the potential to
yield an additional 48 housing units during the Housing Element period.

While many of these projects would be for-sale condominiums, a certain proportion is likely to be
developed as rental housing. As discussed in Chapter 2, some rental units are affordable to low-
income and most to moderate-income and above households. Therefore, Table 4-46 assigns 24 of the
projected 48 units to the moderate-income category and 24 to the above-moderate income category.
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OTHER VACANT LAND ZONED FOR HOUSING

The Town defines four exclusively residential zones within its limits, and three other zones that allow
for mixed resort, commercial and/or housing uses. Applicable development standards for these zones
are outlined in Chapter 3, above.

The Residential Single Family (RSF) and Rural Residential (RR) Zones are intended for single-family
residential development on large lots with a density range of 1-2 and 1-4 units per acre, respectively.
Two higher density residential zones, Residential Multiple Family 1 (RMF-1) and Residential Multiple
Family 2 (RMF-2) allow for densities of up to twelve units per acre. The potential yield of units from
large sites within the RMF-1 zone is described in more detail in the sites inventory above. The Town
also has two sites zoned Mobile Home Park (MHP), which include existing mobile home developments.
In addition, all three of the Town’s Commercial Zones (Downtown District, Old Mammoth Road
District, and the Mixed Lodging/Residential District) permit multi-family residential uses, at up to 12
units per acre. Conservatively, the analysis in this section does not assume that any residential uses
will be developed in the Commercial Zones, although in practice they may, particularly in the form of
mixed-use projects. As noted above, several areas within the Town are zoned Resort (R) and two are
zoned Specific Plan (SP). Although oriented towards recreation oriented and visitor-serving uses such
as ski base lodge and golf-course facilities, lodging, and commercial development, residential uses
including condominiums and single-family residential developments are also permitted. Because the
Town's Housing Ordinance calls for projects to provide on-site housing mitigation, several of the
adopted Master Plans include requirements for on-site affordable housing units.

Figure 4-2 shows vacant parcels in the town’s Urban Growth Boundary that are zoned for residential
development; these include a number of parcels within designated Master Plan and Specific Plan
Areas, some which have approved entitlements associated with them; this is also the case for several
of the vacant properties shown in other zones.

The inventory of vacant land is summarized in Table 4-48, and includes an estimate of the total
number of residential units that might result from development of those sites. To avoid double
counting, none of the units counted in the inventory of "Resort Development, Master Planned Areas
and Other Approved Projects” above, are included in Table 4-48. In the case of the residential zones,
adjustments have been made to provide as realistic an assessment of development capacity as possible.
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In particular, it is assumed that not 100 percent of vacant sites will develop, nor that those sites will
develop at their maximum density (see footnotes in Table 4-48 for specific assumptions applied).
These assumptions derive from a detailed study of vacant land capacity completed by the Town in
2009 and updated to reflect 2014 conditions, used to develop a more refined buildout model to be used
for estimates of future population. The inventory also excludes residentially zoned land that is not
available for development, such as Town-owned property that has been identified as open space areas,
condominium common areas, and properties subject to conservation easements.

As shown in Table 4-49, based on these conservative assumptions, there is the potential for up to 983
additional residential units. Conservatively, the table shows all of these units as falling into the above-
moderate category. However, the Interim Housing Policy incorporates an inclusionary set-aside of
10 percent of all market rate units as workforce housing units, limited to an affordability level no
greater than 120% AMI. Therefore, it may be reasonable to expect a portion of these residential units
to be dedicated for workforce housing. Assuming that approximately 25 percent of projects will
comply with the inclusionary requirement by building units on-site, an additional 25 affordable
housing units might be produced, in the extremely low, very low, low and moderate income
categories.25

SUMMARY

As described in the above sections, and summarized in Table 4-49, the Town of Mammoth Lakes has
a sufficient inventory of suitable sites to accommodate the remaining 74 units within the Regional
Housing Needs Allocation that remain to be built over the Housing Element period. Based on the
inventory of sites that are committed to development of affordable and workforce housing units,
entitled projects with approved use permits, and capacity of large vacant and underutilized parcels in
the RMF-1 zone, the Town can meet its fair share of the regional housing need in the extremely-low,
very-low, low, moderate and above-moderate income categories.

> This estimate is based on the fact that the Housing Policy exempts certain residential project types from the inclusionary
requirement, and the likelihood that a proportion of projects will satisfy their mitigation requirements through payment of in-lieu

fees.

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
CHAPTER 4: HOUSING RESOURCES



HOUSING ELEMENT
CHAPTER 4: HOUSING RESOURCES

Table 4-48  Inventory of Vacant Residential Land

. Number of f’acant Zoning Permitted Density Total Potentiaf’ Residential

Acres Units

Resort Zone® R Per Master Plan
Altis Master Plan n.a. R Per Master Plan 9
Greyhawk Master Plan n.a. R Per Master Plan 15
Juniper Ridge Master Plan n.a. R Per Master Plan 9
Lodestar Master Plan n.a. R Per Master Plan 492
North Village Specific Plan® SP 48 to 80 rooms/acre 50
Rural Residential 62 acres RR 2 DU/Acre 96
Residential Single Family Zone 57 acres RSF 4 DU/Acre 260
Residential Multi-Family 2* 14 acres RMF-2 12 DU/Acre 52
Total 983

!Vacant acreage includes only privately held parcels with the potential to develop with new residential uses; a number of Town and other publicly-owned parcels are found
within these zones, but have not been counted among the “available” acreage.

* Includes remaining unbuilt units within Master Plan Areas. The Snowcreek Master Plan is also zoned Resort, but is included among the estimated development amounts in
Table 4-45 and 4-46 so is not included here.

The North Village Specific Plan has an estimated remaining development capacity of 1,594 “rooms” (equivalent to approximately 797 residential units). Of these, 633 rooms
are existing or entitled lodging rooms. The majority of the remaining properties expected to be developed as hotel or lodging uses; only an estimated 10 percent are assumed in
this table to develop as residential uses (condominiums or rental housing).

* Estimate of total residential potential assumes that half of available sites will develop with residential, rather than lodging, uses and that those parcels will develop at an

average density of 9 units per acre (75% of maximum density) due to potential physical development constraints. Total excludes 15 units for Arrowhead Road site shown in
Table 4-45 and 4-46.

Other suitable sites planned for and dedicated to residential uses, including approved Master Plan

areas, properties with existing use permits, and vacant residentially-zoned parcels, can easily

accommodate the allocated number of above-moderate and market rate units. As discussed above, the

Town's recently adopted interim housing policy would require at least a portion of these to be deed

restricted below-market rate, thus contributing to the potential affordable housing supply.
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Table 4-49  Summary of Projected Housing Units 2014-2019, by Category
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, i Extremel,
Site or Project Name o % Very Low Low Moderate

Total Estimated Housing Units: Housing Sites Subject to s 30 14 7
Approved Permits or Plans, large RMF-1 sites

Total Estimated Housing Units: Vacant Residential Land 0 0 0 0
Projected Housing Total 15 30 34 72
Net Remaining RHNA 8 9 12 14
Projected Balance of Housing Units (number in parentheses

(@) (21 (22) (58)

indicated a surplus of units over RHNA Allocation)

Source: Town of Mammoth Lakes Community and Economic Development Department, 2014

In recent years, Mammoth Lakes Housing, Inc. (MLH) has proved successful in developing units to
meet the needs of lower-income households, principally by constructing new housing units. Recently,
MLH received grant funding to rehabilitate a triplex with an illegal fourth unit located on Old
Mammoth Road, making the fourth unit legal, and make it available as affordable housing. This
Housing Element includes policies and programs that support the on-going work of MLH and others
to develop affordable housing opportunities, through allocation of substantial funding, and imposition
of housing in-lieu fees intended to fund affordable housing programs and projects, including those
aimed at extremely low income (ELI) households. Furthermore, this Housing Element includes a
number of policies and programs aimed at providing housing for ELI households, including housing
types such as mobile homes, supportive and transitional housing, seasonal employee housing
(dormitory and SROs) and other groups that are most likely to fall within the ELI category. Programs
also include changes to the Zoning Code that remove regulatory barriers to the production of second
units, emergency shelter and transitional and supportive housing, and which allow for development
concessions that support infill and mixed-use housing.
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4.4 FINANCIAL AND ADMINISTRATIVE RESOURCES

A number of different resources are available to landowners and developers seeking to provide
housing in the Town of Mammoth Lakes, with certain of those resources targeted towards the
provision of affordable and workforce housing. This section describes those various resources,
including local non-profit agencies and State or federal programs.

LocAL RESOURCES

The most important local financial resources available for housing are those associated with the
Town's Housing Ordinance, which requires projects to mitigate their workforce housing demand
through direct provision of workforce housing units, or payment of in-lieu fees, and the Town’s
allocation of a proportion of Transient Occupancy Tax (TOT) revenues to housing. It should be noted
that none of the projects listed in Table 4-45 are assumed to rely upon allocation of TOT or in-lieu
housing fees to construct the affordable housing units that are shown, since (with the exception of
Shady Rest), all are required mitigation units that would be built by their respective developer without
input of Town or other non-private financial resources.

Affordable Housing Mitigation Ordinance and In-Lieu Fees

The Town is in the process of updating the existing Housing Ordinance (Municipal Code 17.136) to
reflect the Housing Element Update and the interim housing mitigation policy adopted by Town
Council in 2009. The interim policy sets revised (reduced) requirements for housing mitigation,
including reliance on an inclusionary housing requirement for residential and lodging projects,
revision of the in-lieu fee schedule for housing, and exemptions for certain project types from housing
mitigation. This update would also ensure compliance with legal mandates (the "Palmer and
Patterson" cases) regarding inclusionary housing programs. The updated Housing Ordinance is
anticipated to be adopted and effective in 2014.

The Town requires most types of new development to mitigate a share of its affordable housing
demand, by including on-site affordable units in conjunction with market rate units, or through
payment of in-lieu fees that support affordable housing programs.
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The Town receives payment of in-lieu fees for small residential and commercial projects based on the
requirements set forth in the interim policy. As allowed in these regulations, projects that are required
to directly provide workforce housing are permitted to pay in-lieu fees, subject to the approval of an
Alternate Housing Mitigation Plan (AHMP). As directed by the regulations, these monies are
deposited in the Affordable Housing In-Lieu Fund that may be used for the purposes of planning for,
administering, subsidizing or developing affordable housing. As of February, 2014, the total funds
available were $265,104.53.

With the recent economic downturn, development activity, and thus, fee revenues associated with that
development have slowed dramatically. It is particularly difficult to quantify how much residential
and commercial growth might be expected over the Housing Element Update period, given the degree
of uncertainty in the development community overall. In the period 2010 to 2014, the Town collected
a total of $62,424 in housing in-lieu fees, an average of $15,606 annually during the four-year period.
Assuming this trend will continue, this annual average would amount to roughly $78,000 total over
the course of the five year planning period.

Transient Occupancy Tax Allocation

One percent of 13 percent Transient Occupancy Tax (TOT) revenues was designated towards the
development of workforce and affordable housing within the Town. As a resort community, TOT in
Mammoth Lakes represents a significant portion of local revenues. Between 2009 and 2014, the Town
collected an average of $10.5 Million annually in TOT, translating to an average of over $814,793
annually for housing. Due to the Town’s Mammoth Lakes Land Acquisition (MLLA) settlement, this
amount has been reduced, and it is anticipated that an average of $724,549 annually will be allocated
to housing over the next five years. TOT will continue to be used as a local resource for the provision
of workforce and affordable housing.

As noted below, these monies are principally dedicated to funding the work and programs of
Mammoth Lakes Housing, Inc. (MLH), a non-profit organization formed by the Town with other
participants in 2003. MLH has used these funds to leverage additional State and Federal grant funds to
construct and acquire affordable housing units, to provide down payment assistance to qualifying
households, and to provide assistance to qualified families to find and move into affordable housing
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units. The Town may also work with other providers of affordable housing through direct funding
and/or grant programs.

In 2011, the Town initiated a significant transient occupancy tax (TOT) enforcement program. The
program incorporates a substantial outreach component to inform locals and second homeowners of
the Town’s short term rental regulations. The program addresses transient rentals in unpermitted zones
and transient rentals in permitted zones that are not remitting the required tax. A TOT Committee was
established to assist and provide direction in the Town’s TOT enforcement efforts. The Town Council
adopted Municipal Code revisions to facilitate this program. The Town continues to refine and
improve the TOT enforcement program, including conducting audits and assessments and automating
the TOT payment system to streamline the remitting process.

Non-Profit Organizations
Mammoth Lakes Housing, Inc.

Mammoth Lakes Housing, Inc. (MLH) is a private, not for profit, organization that was established in
2003 by the Town of Mammoth Lakes. The agency received its initial start-up funds in 2003 through
equal contributions from the Town of Mammoth Lakes, Mammoth Mountain Ski Area, and Intrawest
Mammoth. Mammoth Lakes Housing, Inc. receives the majority of its current operating funding from
the Town of Mammoth Lakes, which in turn derives this money from an allocation of Transient
Occupancy Tax revenues politically committed to workforce housing.

MLH’s Board of Directors currently includes the Mayor of the Town of Mammoth Lakes, a Mono
County Board of Supervisor, a community development professional and a former Councilmember
and retired school teacher.

MLH has been successful in providing housing through a variety of programs. Utilizing state, federal,
and local funding sources Mammoth Lakes Housing, Inc. has developed and/or rehabilitated 189
housing units in Mammoth Lakes and another 13 in neighboring jurisdictions. MLH currently operates
a down payment assistance program to help homebuyers into homeownership. Recently, the
organization completed the acquisition and rehabilitation of a four-unit affordable rental development.

MLH has worked closely with the Town of Mammoth Lakes to implement the Housing Element and
the housing requirements of the Town’s Municipal Code. This contractual relationship has effectively
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secured grant and other funding, developed a more effective deed restriction program, and spurred the
development of affordable units to meet the Regional Housing Needs, determined by the California
Department of Housing and Community Development.

Inyo Mono Advocates for Community Action (IMACA)

IMACA is a private non-profit organization active that provides a range of social services functions,
including some aimed at housing. IMACA manages the Glass Mountain Apartments, a 25 unit
affordable housing project in Mammoth Lakes. IMACA administers the Housing Choice Voucher
Program, with housing vouchers (Section 8) available in Mono County, distributes vouchers for
emergency housing, and provides free weatherization and energy conservation services (such as
heating upgrades) to qualifying households in Inyo and Mono Counties.

OTHER FINANCIAL RESOURCES

The Town and Mammoth Lakes Housing, Inc. have actively pursued and been awarded grant funding
for housing-related projects. These applications are expected to continue over the course of the
Housing Element period. State and Federal grants available to the Town include low-income housing
tax credits, multifamily housing program grants, Affordable Housing Program (AHP) grants, HOME,
CDBG, and others.

The Town and Mammoth Lakes Housing, Inc. have been awarded federal HOME funds for housing
development over the past several years. HOME is a federally funded program that assists in the
production and preservation of affordable housing for low and moderate-income families and
individuals. The program funds a broad range of activities including new construction, acquisition and
rehabilitation of rental properties. It is anticipated that additional applications will be made during the
Housing Element Update period both for new construction and of rehabilitation of existing units.

MLH and the Town also apply regularly for Community Development Block Grant (CDBG) funds,
which are applicable to a range of activities including housing acquisition and rehabilitation and
homebuyer assistance, among others. MLH also funds its down payment assistance program through a
variety of grant funded sources including HOME, CalHome, Workforce Housing Program, BEGIN,
and CalHFA HELP.
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Although these applications are becoming increasingly competitive, it is anticipated that the Town and
MLH will continue to apply for and receive these funds, approximately every other year.

HOUSING STRATEGY

As discussed elsewhere in this Housing Element, the Town of Mammoth Lakes faces a complex and
diverse series of local housing challenges. As the Town's non-profit housing organization, Mammoth
Lakes Housing, Inc. plays a critical role helping to identify the community's housing needs, and
develop targeted approaches and programs to address them. In 2011, MLH completed a Housing
Needs Assessment that evaluated the available supply of housing to local housing needs. Through
employee and employer surveys, interviews, and trend analysis, data were collected which will be
used to influence the Housing Strategy which continues to be a priority of both the Town of Mammoth
Lakes and Mammoth Lakes Housing, Inc. The Town expects to be closely involved with development
of the Housing Strategy so that it can complement and effectively implement the Housing Element
Update and Town’s updated Housing Ordinance which is anticipated to be adopted in 2014. The
Town will work with MLH to develop and adopt the Housing Strategy, in order to more effectively
guide its work and allocation of resources towards development of workforce housing.

MLH and the Town anticipate that the Housing Strategy will be a guide for the Town and MLH in the
administration and implementation of variety of housing programs conducted by MLH, and
administration of regulations with which MLH has been assigned a review or advisory role, including
the evaluation of workforce housing proposals, or Alternative Housing Mitigation Plans. The Housing
Strategy will clearly outline the roles of Town staff as well as MLH staff so that the partnership can
continue to function effectively and best serve the community.

4.5 ENERGY CONSERVATION OPPORTUNITIES

Energy conservation is important to housing affordability, since energy costs can constitute a
significant proportion of housing costs. In Mammoth Lakes, with its harsh winter climate, homes that
are poorly insulated or that have inefficient heating systems can drive up energy costs. Techniques
such as use of passive solar construction (orienting buildings properly to gain solar heat energy),
insulation treatments, and installation of energy efficient appliances such as on-demand water heaters
can result in dramatic energy savings.
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Energy efficiency and conservation are embedded in the Town’s General Plan and Zoning Code
Update. The Town’s General Plan includes a goal that the Town “be a leader in use of green building
technology.” The following policies and actions are outlined in the General Plan and further addressed
in the Zoning Code Update with the goal of reducing the per capita residential energy consumption:

=  Encourage site design that uses green building techniques.

» Establish incentives for green building practices and LEED (Leadership in Energy and
Environmental Design) certified buildings.

»  Support development of a geothermal heating district for the Town including seeking grant-
funding sources for geothermal heating projects.

= Establish regulatory framework to encourage and facilitate use of geothermal heating.
= Encourage building design and orientation for passive solar heating.

=  Develop and implement standards that enable and encourage the application of passive solar
in new and existing public and private development.

= Support energy efficiency opportunities through available resources such as Property
Assessed Clean Energy (PACE) program.

The Califomia Green Building Standards Code, Title 24, Part 11 of the California Code of
Regulations (CALGreen) became effective January 1, 2014 and is California’s first green building
code. The purpose of CALGreen is to improve public health, safety and general welfare through
enhanced design and construction of buildings using concepts which reduce negative impacts and
promote those principles which have a positive environmental impact and encourage sustainable
construction practices. CALGreen addresses: planning and design, energy efficiency, water efficiency
and conservation, and environmental quality. It is the responsibility of builders and homeowners to
comply with Title 24 standards, and for the Town to enforce those standards through plan check and
code compliance inspections.

Southern California Edison (SCE), the local energy utility, offers a number of programs aimed at
energy conservation to Mammoth Lakes' households, including home energy audits and rebates for
energy efficient appliances. SCE also offers an energy rebate program for residential developers and
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customers, and an Energy STAR new home program. The utility also publicizes other programs
available to its customers such as the Federal Income Tax energy credit program.

The High Sierra Energy Foundation (HSEF) is a non-profit that is dedicated to promoting and
supporting energy conservation in Mono and Inyo Counties. Among other sources, HSEF receives
funding from the Town and from SCE. HSEF's programs have included publications on energy
efficient practices and building strategies suitable for the Eastern Sierra climate, rebate programs, as
well as an on-going public communication campaign to educate local residents about energy saving.
As noted above, IMACA, a local non-profit, offers low cost weatherization and retrofit programs for
qualifying households in Mono and Inyo Counties.

In addition to the above, Mammoth Lakes is situated in an area of high geothermal activity. Although
not significantly utilized at present, geothermal resources present a tremendous opportunity for future
heating needs. In anticipation of ground source heating being available in the foreseeable future, the
Town has installed piping in several of its recent sidewalk construction projects that would allow them
to use geothermal heat for snowmelt.

In 2010, Mammoth Pacific, LP, a subsidiary of Ormat Technologies, Inc., initiated the permitting
process to expand its current geothermal operations in the Mammoth Lakes area. Preparation of an
EIR is currently underway, and a draft document was released in winter of 2012, on which the Town
provided comments. The Town will continue to be engaged in the process in 2014. In addition, the
Town continues to work with the developers of the Mammoth View project who plan on drilling a
geothermal injection well in 2014, for project’s use of geothermal energy. The Mammoth View
project is also anticipated to start grading work in 2014.
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5 HOUSING PROGRAM

This chapter includes the Town’s strategy for meeting housing needs as described in Chapter 2 of this
Housing Element, specifies the use of resources available to the Town, and the reduction of
constraints to the availability of housing for all residents as described in Chapters 3 and 4. As required
by State law, this chapter also contains quantified objectives for housing construction, housing
rehabilitation, and the preservation of affordable housing. It specifies a five year action plan, that,
among other aspects, identifies resources and strategies to support the development of affordable
housing for all sectors of the community; to reduce governmental constraints to the provision of
housing, conserve and improve the existing housing stock, and promote fair housing.

As described in Chapter 4, the Town’s limited urban area, which is surrounded by public land, means
that a decreasing amount of vacant land is available for new housing development. Much of that land
is located within Master Plan areas that are intended for resort-oriented development, with the
remainder consisting of infill development. The Town’s requirement for affordable housing to be
placed on-site with new development has meant that a sizeable number of workforce and affordable
housing units are planned as part of the development of these Master Plan areas, or will be built in
conjunction with major projects (totaling 183 acres). In addition to these resources, there are 6 acres of
vacant residentially zoned property with the potential to supply a significant number of new affordable
housing units.

5.1 EVALUATION OF ACHIEVEMENTS (2007-2014)

This section documents the Town’s achievements under the 2010 Housing Element. It identifies the
programs contained in the Element and describes the relative success of the Town to achieve those
programs.
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SUMMARY OF ACHIEVEMENTS

During the period of the previous Housing Element (2007-2014) the Town implemented a number of
actions to plan for, accommodate, and facilitate the construction, rehabilitation, and preservation of
affordable housing. Among these actions were:

Ongoing financial support for Mammoth Lakes Housing, Inc. and its extensive program of
services for direct provision and facilitation of workforce and affordable housing, through
allocation of Transient Occupancy Tax revenues and housing in-lieu fees.

Completed construction of three affordable housing projects:

© Manzanita Apartments - 14 rental units restricted to households earning 60% or less
of AMI. The project includes two 2-bedroom units and 12 3-bedroom units.

o Aspen Village Phase 2 Condominiums — 24 for-sale units. The project includes eight
units restricted to moderate income or less (120% of AMI or less) and 16 market rate
units.

o Jefferys Apartments — 14 rental units restricted to households earning 60% or less of
AMLI. The project includes six 2-bedroom units and eight 3-bedroom units in addition
to an existing duplex with two 2-bedroom units, which is also restricted to 60% or
less AMI.

Acquired a multi-tenant property at 1829 Old Mammoth Road, the Star Apartments, which
contained an illegal fourth unit. This structure was rehabilitated, with energy efficient
upgrades, and the fourth unit was made into a legal unit. These four rental, three 1-bedroom
and one 3-bedroom, units are restricted to households earning no more than 80% AMI
(extremely low, very low, and low income).

Deed restriction completed for 17 rental units, the Kitzbuhel Apartments, which was an
uninhabitable building for years. The structure has been renovated and made available for
tenants at or below 100% AMI (moderate income and below).

A total of 13 very low income, 76 low income, 34 moderate income, and 45 above moderate
income deed restricted housing units were achieved during the 2007-2014 period.
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= Adoption of an Interim Housing Policy in 2009 to provide more reasonable requirements for
private developers to provide housing or otherwise meet the housing demand generated by
new development.

=  Completion of a Housing Needs Assessment in 2011. This included employee and employer
surveys, interviews, trend analysis, and data collection. This assessment informed this
Housing Element and continued housing actions undertaken by the Town and Mammoth
Lakes Housing, Inc.

= Creation of a Revolving Loan Fund (RLF) to utilize the Housing in-lieu fee account for the
preservation of deed restricted ownership housing stock. Since establishment of the RLF in
2013, three units have already been preserved.

= Assistance to 35 households, amounting to $2,674,361, for zero to low-interest loans for
purchase of local homes for primary residences.

= Coordination with developers and Mammoth Lakes Housing, Inc., including its Board of
Directors, regarding proposed Alternate Housing Mitigation Plans (AHMP). These AHMP
reviews include an evaluation of whether there would be substantial additional affordable
housing benefit derived from the AHMP.

= Ongoing monitoring of deed-restricted housing units.

»  The adoption of the Zoning Code Update, which incorporated the goals and policies of the
2007 General Plan, modemized the Town’s zoning regulations, and enacted policies that
support the development of housing for all segments of the population.

Table 5-50 shows the Town’s progress towards achieving the various actions (summarized here for
ease of review) specified in the 2010 Housing Element.
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Table 5-50

Summary of Progress Towards 2010 Housing Element Goals
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2010 Housing Element Program Actions

H.1.A.1: Maintain an up to date, GIS database of
potential sites available for future housing
development.

Achievement

The Town contracts with a GIS coordinator that works for
both the Town and Mono County to keep the GIS database
functioning and up-to-date.

Amend or Include in 2014 Housing Element Update?

This program is working as intended and should be
continued.

H.1.A.2: Provide annual reporting on the Town's
progress towards meeting the Housing Element and
RHNA.

The Town provides a version of this table in the annual
planning report provided to the State Department of
Housing and Community Development to report and track
progress on Housing Element programs and RHNA.

This program is working as intended and should be

continued.

H.1.A.3: Ensure Master Plan/Specific Plan updates and
amendments provide development capacity and policy
to help meet housing needs.

As master plans and specific plan amendments are
processed, the Community and Economic Development
Department, Planning and Economic Development
Commission, and Town Council evaluate and ensure
adequate development capacity and policy are included to
help meet housing needs.

This program is working as intended and should be

continued.

H.1.B.1: Study exemption from density calculations for
required on-site affordable and workforce housing,

Density exemptions for required on-site affordable and
workforce housing will be reviewed as part of the Housing
Ordinance update anticipated in 2014.

The program is in progress and should be continued.

H.1.C.1: Prepare and codify District Plans that address
livability and workforce housing and incentives for

infill, mixed-use development.

Codification of District Plans occurred through the Zoning
Code Update in 2014.

The objective of this program has been completed. This
program should not be continued.

H.1.D.1: Amend the Housing Ordinance to incorporate
General Plan policy L.2.D. allowing additional density
bonuses for deed-restricted housing projects.

The Housing Ordinance is anticipated to be amended in
2014.

This program is in progress and should be continued.

H.1.E.1: Develop criteria, standards and thresholds for
assessment and approval for Alternate Housing
Mitigation Plans.

These criteria, standards, and thresholds will be included
in the Housing Ordinance update. See H.1.D.1.

This program is in progress and should be continued.

H.1.F.1: Continue to apply zoning standards that allow
for special needs housing.

The Town is continuing to apply these zoning standards.

This program is working as intended and should be

continued.
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Summary of Progress Towards 2010 Housing Element Goals

HOUSING ELEMENT
CHAPTER 5: HOUSING PROGRAM

2010 Housing Element Program Actions

Achievement

Amend or Include in 2014 Housing Element Update?

H.1.F.2: Modify the Municipal Code pursuant to SB 2.

The Zoning Code was updated and permits emergency
shelters by right in the Old Mammoth Road District
without discretionary design review. Transitional and
Supportive housing are defined in the Zoning Code and

treated as typical residential uses.

The objective of this program has been completed. This
program should not be continued.

H.2.A.1: Dedicate one percentage point of TOT
revenues to fund housing programs and Mammoth
Lakes Housing, Inc. (MLH).

Although the funding provided to MLH has been slightly
reduced for the next five years, as mutually agreed upon
by MLH and the Town, the Town Council annually
dedicates TOT revenues to fund housing programs and
MLH, though does anticipate allocating the full one
percent to housing in the projected five year budget.

While not fully funded, this program is working and
should be continued.

H.2.A.2: Pursue grant funds to support housing
programs, particularly seek funding for extremely low

income housing.

The Town and Mammoth Lakes Housing, Inc. continue to
pursue grant funds to support housing programs. A CDBG
grant for the acquisition of and energy efficient upgrades
to an existing multi-family structure for affordable
housing was completed in 2012, which is restricted to low,
very low, and extremely low income renters. A HOME
grant for First-Time Homebuyer loans was awarded in
2010 and completed in 2013. BEGIN grant for First-Time
Homebuyer loans was awarded in 2008.

This program is working as intended and should be
continued.

H.2.A.3: Develop and adopt a Community Housing
Strategy.

The Town and MLH worked with RRC & Associates to
complete a Housing Needs Assessment in 2011, which
along with this Housing Element, will be used to develop
a Community Housing Strategy.

The Town has collected data which will support a
Community Housing Strategy. This program should be

continued.

Town of Mammoth Lakes Housing Element Update
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Table 5-50

Summary of Progress Towards 2010 Housing Element Goals

HOUSING ELEMENT
CHAPTER 5: HOUSING PROGRAM

2010 Housing Element Program Actions

Achievement

Amend or Include in 2014 Housing Element Update?

H.2.A.4: Conduct an analysis of ELI household housing
needs and develop a local policy target percentage of
affordable housing funds for housing the ELI

population.

The 2011 Housing Needs Assessment looked at current
needs including ELI, through employee and employer
surveys, interviews, and trend analysis. The
recommendations included in the Housing Needs

Assessment will drive the Community Housing Strategy.

The Town has met the objective of this program. This
program should not be continued; instead the Town will
implement a program monitoring the construction and
rehabilitation of housing to meet the needs identified for
the ELI population. See H.2.A.3.

H.2.B.1: Develop and adopt an amended Housing
Ordinance.

See H.1.D.1.

This program is in progress and should be continued.

H.2.D.1: Acquire and renovate of housing units that can
be added to the workforce housing inventory.

In 2011 the Town and Mammoth Lakes Housing, Inc.
completed the rehabilitation and energy efficient upgrades
to an existing four unit structure that was acquired in 2010

(i.e., Star Apartments).

This program is working as intended and should be
continued.

H.2.E.1: Study potential strategies to encourage
upgrades of existing multi-family rental properties.

This study has not been started; expected start date is
2014,

The Town has not implemented this program due to
resource limitations. This program should be continued.

H.2.G.1: Work with Mammoth Lakes Housing, Inc.
(MLH) to study and develop procedures that will avoid
the inadvertent loss of deed-restricted units.

A new deed restriction has been implemented that helps to
alleviate some of the problem caused by the previous
versions. Also, the Revolving Loan Fund (RLF)
established in 2013 will allow more effective preservation
of these units.

This program is working as intended and should be

continued.

H.2.H.1: Update the 2006 Employee Housing study and
use the results of the update to target efforts to facilitate
development of employee housing units.

Mammoth Lakes Housing, Inc. conducted a Housing
Needs Assessment in 2011 which included an Employee
Housing Study.

The Town has met the objective of this program. This
program should not be continued.

H.3.A.1: Work with Mammoth Lakes Housing, Inc., to
develop and adopt minimum design and livability
standards for affordable and workforce housing units.

The livability standards adopted as part of the Interim
Housing Mitigation Policy will be included in the Housing
Ordinance update anticipated to occur in 2014.

This program is working as intended and should be
continued.

H.3.C.1: Complete a District Plan for the Sierra Valley
Sites.

The District Plan for the Sierra Valley Sites was
completed in 2011.

The Town has met the objective of this program. This
program should not be continued.

Town of Mammoth Lakes Housing Element Update
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Summary of Progress Towards 2010 Housing Element Goals

HOUSING ELEMENT
CHAPTER 5: HOUSING PROGRAM

2010 Housing Element Program Actions

Achievement

Amend or Include in 2014 Housing Element Update?

H.4.B.1: Adopt a resolution waiving 100 percent of the
application processing fees for developments in which
at least five percent of units are affordable to extremely

low-income households.

The Town anticipates amending the Municipal Code fee
waiver section to include this program concurrently with
the Housing Ordinance update. See H.1.D.1.

The Town has not implemented this program due to
resource limitations. This program should be continued.

H.4.C.1: Amend the Municipal Code to allow
residential care and assisted living facilities.

The Zoning Code Update was adopted in 2014 and
included this amendment. Residential care and assisted
living facilities are permitted in the Old Mammoth Road
and Mixed Lodging/Residential districts by-right or with a
ministerial permit.

The objective of this program has been completed. This
program should not be continued.

H.4.C.2: Amend the Municipal Code to permit licensed
group homes and small residential care facilities.

See H.4.C.1. The Zoning Code Update permits licensed
group homes and small residential care facilities as it
would any similar residential use.

The objective of this program has been completed. This
program should not be continued.

H.4.C.3: Amend the Municipal Code to clarify that
manufactured housing is permitted in all residential

zones.

See H.4.C.1. The Zoning Code Update includes
clarification that manufactured housing is permitted in all

residential zones.

The objective of this program has been completed. This
program should not be continued.

H.4.D.1: Amend the Municipal Code to allow
additional types of secondary housing units within the
Rural Residential (RR) and Residential Single Family
(RSF) Zones.

See H.4.C.1. The Zoning Code Update permits second
units by right in RR and RSF zones.

The objective of this program has been completed. This
program should not be continued.

H.4.E.1: Complete the update of the Municipal Code to
bring it into conformance with the 2007 General Plan,
and the Housing Element Update.

The Zoning Code Update was adopted in 2014. See
H.1.D.1.

The objective of this program has been completed. This
program should not be continued.

H.4.E.2: Amend the Development Impact Fee (DIF)
Ordinance to assure that impact fees do not impede
housing production to meet the Town's RHNA.

The Interim Housing Mitigation Policy adjusted housing
fees, and exempted additional residential uses from
payment of housing fees. A temporary DIF waiver for 1-4
unit residential projects was extended through July 31,
2014.

This program is in progress and should be continued.

Town of Mammoth Lakes Housing Element Update
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HOUSING ELEMENT
CHAPTER 5: HOUSING PROGRAM

2010 Housing Element Program Actions

Achievement

Amend or Includein 2014 Housing Element Update?

H.4.E.3: Amend the Town's parking standards to allow
reduced parking standards for affordable housing, and
infill and mixed use housing.

See H.4.C.1. The Zoning Code Update permits use of the
maximum parking standards from Government Code
65915 for projects seeking density bonuses for affordable

housing provision.

The objective of this program has been completed. This
program should not be continued.

H.5.B.1: Provide information regarding fair housing
practices at the Town of Mammoth Lakes offices and
website, the Mammoth Lakes Community Center and
Library, and the Mono County offices located in
Mammoth Lakes.

Mammoth Lakes Housing, Inc. provides resources on its
website and a link is provided from the Town’s website.

This program is in progress and should be continued.

H.5.C.1: Establish a process to address fair housing

complaints and inquiries.

The Town works with Mammoth Lakes Housing, Inc. on
deed-restricted unit complaints. Legal Aid is now
available to address fair housing complaints and inquiries

for Inyo, Mono, and Alpine County low-income residents.

This program is working as intended and should be
continued.

H.6.B.1: Update and revise local building codes in
accordance with State Green Building requirements,
and consider adoption of an ordinance that includes
incentives for use of green building technologies that
exceed building code requirements.

The Town is enforcing the California Green Building
Standards Code, Title 24, Part 11 of the California Code
of Regulations (CALGreen) became effective January 1,
2014.

This program is in progress and should be continued.

H.6.C.1: Work with Inyo Mono Advocates for
Community Action (IMACA) and Mammoth Lakes
Housing, Inc. to increase the number of weatherization
retrofits and other upgrades of owner occupied and
non-transient rental housing units in Mammoth Lakes

IMACA continues to provide weatherization, energy
conservation services, and retrofit programs to qualifying
households in Mono County. The Town continues to work
with Mammoth Lakes Housing, Inc. on permits for

upgrades to existing non-transient housing.

This program is working as intended and should be

continued.

Town of Mammoth Lakes Housing Element Update
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5.2 HOUSING POLICIES AND PROGRAMS

The intent of the Housing Element is to ensure that the housing needs of all economic segments of the
community can be adequately met. The Town of Mammoth Lakes’ goals and policies related to
housing are presented in this section along with the programs that implement those goals and policies.
The goals and policies are established to guide the development, rehabilitation and preservation of a
balanced inventory of housing to meet the needs of present and future residents of the Town. The
programs specified constitute the Town’s housing program, which relies upon a wide variety of
mechanisms to implement the Town’s goals and policies.

The goals, policies and programs are presented below. A summary of the housing programs is
provided in Table 5-51 at the end of this section, indicating the entity responsible for implementing
the program, funding source, timeframe to accomplish, and overall program objective.

Town of Mammoth Lakes Housing Element Update
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CHAPTER 5: HOUSING PROGRAM
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HOUSING ELEMENT
CHAPTER 5: HOUSING PROGRAM

GOALS, POLICIES, AND ACTIONS

Goal H.1. Assure adequate sites for housing development with appropriate land use and zoning designations to
accommodate the Town's share of the Regional Housing Need.

Policy H.1.A. Provide for a sufficient amount of land designated at appropriate residential and mixed use
densities to accommodate the Town’s share of the regional need for affordable housing, including
land to accommodate extremely-low, very-low, low- and moderate income housing.

Action H.1.A.1. Maintain an up to date, GIS-based inventory of potential sites available for
future housing development, and provide this information to Mammoth
Lakes Housing, Inc. and prospective developers.

Action H.1.A.2. As part of the annual planning report to the Town Council, provide an
update on progress to meeting the Housing Element, to ensure that adequate
sites remain available to meet the RHNA.

Action H.1.A 3. Ensure that updates and amendments to existing and future Master Plans and
Specific Plans provide development capacity and supporting policy to help
meet the Town’s housing needs.

Policy H.1.B. Allow housing development as part of infill and mixed-use development within commercial
zoning districts.

Action H.1.B.1 As part of the amendments to the Housing Ordinance, analyze the
implications and benefits of excluding required on-site affordable and
workforce housing from density or floor area ratio (FAR) calculations in all
mixed-use projects in the Commercial Zones, and lodging and residential
projects in the Residential Multi-Family 2 Zone. Any exclusion of such
units from density calculations would require findings to be made that the
total project density did not result in unacceptable site plan, character,
livability or environmental impacts. If adopted, this provision shall only be
applicable to projects ineligible for Town or State housing density bonuses.
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Action H.1.B.2 Encourage housing development as part of infill and mixed-use development
within the Downtown, Old Mammoth Road, and Mixed Lodging/Residential
Commercial Zones, which is now allowed by right with the adoption of the
Zoning Code Update in 2014. Outreach to property owners, developers, and
brokers to discuss infill and mixed-use development opportunities in these
Commercial Zones.

Policy H.1.C. Allow for density bonuses for projects that provide deed-restricted workforce housing in
accordance with State density bonus law and 2007 General Plan policy L.2.D. Projects that have
applied for and received State, Town, or other housing-related density bonuses shall not be
permitted to subsequently move or transfer qualifying units off-site.

Action H.1.C.1. As part of Housing Ordinance amendment, reflect the density bonus
provisions of General Plan policy L.2.D, ensuring the amendment remains
consistent with State density bonus law.

Policy H.1.D. Require that applicants proposing off-site housing or in-lieu fees, instead of on-site mitigation
housing, are held to a higher standard of demonstrating “greater housing benefit” when seeking
approval of such proposals.

Action H.1.D.1. As part of the Housing Ordinance anticipated in 2014, develop criteria,
standards and thresholds by which Alternate Housing Mitigation Plans
(AHMPs) can be assessed and approved. Such standards should be sufficient
to demonstrate the achievement of “greater housing benefit” from off-site
housing or payment of in-lieu fees, in the form of creating additional units,
"deeper" affordability to Extremely-Low or Very Low income households,
additional units suitable for large families, units provided sooner than might
otherwise be the case, or units that better meet an identified community
housing need.

Policy H.1.E. Through the Town's zoning standards, provide opportunities for development of housing to serve
extremely low-income and special needs populations, including seniors, the disabled, homeless,
at-risk youth, seasonal employees and female-headed households.
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Action H.1.E.1.

Action H.1.E.2.

Action H.1.E.3.

Town of Mammoth Lakes Housing Element Update
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Continue to apply zoning standards that allow for the following types of
special needs housing in Mammoth Lakes:

s The 2014 Zoning Code update permits emergency shelters by right
in the Old Mammoth Road district without discretionary design
review.

= Transitional and Supportive housing are defined in the Zoning Code
Update and treated as typical residential uses.

= Residential care and assisted living facilities are permitted in the
0Old Mammoth Road and Mixed Lodging/Residential districts with a
ministerial permit, as outlined in the Zoning Code Update.

»  Group living quarters, including clean and sober facilities, rooming
and boarding houses, dormitories and other types of organizational
housing, private residential clubs, and extended stay hotels intended
for long-term occupancy (30 days or more), which are included in
the Zoning Code Update.

Work with the Kern Regional Center to identify any outstanding housing
needs for its clients within the Mammoth Lakes community, assist in
identifying available housing that meets those criteria, and consider a rental
assistance program to fill the gap between income levels and the cost of
housing for persons with developmental disabilities.

Collaborate with the Kern Regional Center to implement an outreach
program that informs residents within Mammoth Lakes on housing and
services available for persons with developmental disabilities. The program
could include the development of an informational brochure, posting
information about available services on the Town’s website, and providing
housing- and services-related educational workshops for individuals and
families.
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Action H.1.E 4. The Town shall continue to ensure individuals with disabilities equal access
to housing, pursuant to the rules, policies, and procedures in Chapter 17.80
(Reasonable Accommodation) of the Municipal Code.

Policy H.1.F. When a proposal is brought forward to update the Shady Rest Master Plan, work with the
applicant to incorporate development standards, policies and procedures that will create a
balanced mix of housing types and range of affordability for the local workforce; can create a
livable workforce neighborhood; and streamline the approval process for subsequent projects
brought forward under the Master Plan. The completion of the Downtown Neighborhood District
Plan (2010) provides some guidance on future development of the Shady Rest Tract.

Goal H.2. Promote construction of an adequate supply of housing to meet the needs of all sectors of the community,
including the conservation and improvement of existing housing supplies.

Policy H.2.A. Utilize a range of strategies to facilitate a diverse range of housing types, consistent with Town
design and land use policies, to meet the needs of all local residents, particularly the local
workforce.

Action H2.A.1. Transition to dedicating one percentage point of all revenues from Transient
Occupancy Tax to fund affordable and workforce housing programs, and the
work of Mammoth Lakes Housing, Inc., the Town, and other agencies to
meet housing needs.

Action H2.A.2. Pursue available grant funds, in cooperation with Mammoth Lakes Housing,
Inc. and other partners, to support and facilitate the provision of workforce
and affordable housing. In particular, the Town will seek State and Federal
funding specifically targeted for the development of housing affordable to
extremely low-income households, such as the Local Housing Trust Fund
program and any remaining Proposition 1-C funds.

Action H2.A.3. Develop and adopt a Community Housing Strategy in collaboration with
Mammoth Lakes Housing, Inc. that promotes housing construction and
conservation necessary to meet the Town’s affordable and workforce
housing needs on a short-, medium- and long-term basis. The 2011 Housing
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Needs Assessment conducted by Mammoth Lake Housing, along with this
Housing Element, will be used to inform the Community Housing Strategy.
The Housing Strategy shall provide for periodic updates of short- and
medium range priorities and program objectives based on current data and
conditions. The Housing Strategy shall include a broad range of programs
and activities, including:

Acquisition of land for affordable housing.
Direct construction of new affordable and workforce housing units.

Participation in joint projects with private developers, the Town,
and local agencies to develop housing.

Homebuyer assistance loans and grants.

Education and outreach concerning affordable and workforce
housing opportunities.

Rental housing assistance.
Review of Alternate Housing Mitigation Plan proposals.
Monitoring of deed restricted units.

Funding strategies to guide how the Housing Strategy will be
financed and prioritized.

An Administration component to guide roles and responsibilities for
program implementation.

Action H2.A 4. Recognizing the housing burdens of extremely low-income households, the
Town will implement a program to monitor the construction and

Town of Mammoth Lakes Housing Element Update
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rehabilitation of housing to meet the needs of the ELI population as
identified in the 2011 Housing Needs Assessment.

Policy H.2.B. Update the Town’s workforce housing mitigation requirements to ensure that they meet the
following objectives:

= Respond to a technically sound Workforce Housing Needs Assessment that reflects the
existing housing resources, seasonality, commuting patterns, and affordability categories.

= Meet current legal mandates and can be successfully implemented by the Town.

= Ensure that new development mitigates an appropriate portion of workforce housing
demand that it generates, through requirements and standards that can be reasonably
achieved by the development community.

= Meet documented community housing needs and gaps in terms of unit affordability
levels, type, tenure, size, amenities, and configuration.

=  Achieve quality, livable housing units that are successfully integrated into neighborhoods
and the broader community.

Action H.2.B.1. Amend and adopt a revised Housing Ordinance that reflects the 2009 Interim
Housing Policy, incorporates refinements to meet legal mandates, addresses
aspects not fully articulated in the Interim Housing Policy; and provides
needed clarification. The amended Housing Ordinance shall meet the
objectives outlined in Policy H.2.B, and should include the following
components:

=  An inclusionary housing provision that requires most new
residential and lodging projects to provide, on-site, a fixed
proportion of total units as below market-rate deed-restricted
affordable or workforce housing units. The specific requirement
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shall be based on documented community housing needs and
reviewed and updated on a regular basis.

A workforce housing mitigation requirement such as a fee to
contribute to affordable housing production.

A list of project types exempted from housing mitigation
requirements.

A list of project types for which providing on-site units would be
undesirable or infeasible, and which may pay in-lieu fees rather than
providing units on-site. This may include small multi-family
residential and lodging projects, industrial and some commercial
projects.

Provisions defining Alternate Housing Mitigation Plans for projects
that wish to propose alternative mitigation to construction of on-site
units, and findings for approval of such proposals.

Specification of the means and method by which in-lieu fees,
affordability levels, unit types, tenure (if legally permissible),
livability criteria, and other pertinent criteria not otherwise dictated
by the Housing Ordinance shall be established, maintained and
updated.

Density bonus provisions pursuant to State Housing Density Bonus
law and to Town General Plan policies and related Housing
Element policies.

A definition of and provisions for ensuring the "livability" of
workforce housing units.
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Support the development of market-rate and affordable rental housing. Multi-family housing is a
permitted use in all multi-family and commercial zones pursuant to the Zoning Code Update.

Encourage the renovation and conversion of existing non-workforce units, such as condominiums
currently used as second homes, to become part of the workforce housing supply.

Action H.2.D.1.

As part of the Housing Strategy, work with Mammoth Lakes Housing, Inc.
to acquire and renovate units that can be added to the workforce housing
inventory. Program creation will include an evaluation of program costs,
benefits, and opportunities.

Encourage local homeowners and owners/managers of rental housing properties to upgrade and
improve older units, particularly those that do not meet current standards and codes.

Action H2.E.1.

As part of the Housing Strategy study potential strategies to incentivize and
encourage upgrades of existing multi-family rental properties, and how code
enforcement techniques may be improved and used to correct building
violations that pose a threat to residents' safety or wellbeing.

Continue to enforce Municipal Code requirements that preserve the existing supply of non-
transient rental housing units. The Zoning Code Update includes thresholds and provisions for the
conversion of apartments to condominiums (Section 17.52.110).

Avoid the inadvertent loss of deed-restricted units.

Action H.2.G.1.

Town of Mammoth Lakes Housing Element Update

As part of the Housing Strategy work with Mammoth Lakes Housing, Inc. to
study and develop procedures that will avoid the inadvertent loss of deed-
restricted units, including:

= Improved structuring of deed restriction agreements so as to ensure
their long term availability to the local workforce.
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= Development of a more effective monitoring program for existing
deed restricted units, including a system of enforcement and
penalties for illegal conversion of deed-restricted units.

Action H2.G.2. Continue to work with Mammoth Lakes Housing, Inc. and the Revolving
Loan Fund (RLF) to assist in buying back existing deed restricted units in an
effort to maintain these units. Explore the expansion of funding limits on the
RLF and other possible funding sources such as the restoration of the one-
percent of Transient Occupancy Tax (TOT) to housing in an effort to help
ensure no existing deed restricted units are lost.

Policy H.2.H. Support the provision of affordable housing for the seasonal workforce.

Action H2 H.1. Use the results of the 2011 Housing Needs Assessment conducted by
Mammoth Lakes Housing, Inc. to target efforts aimed at increasing the
supply of housing for winter and summer seasonal employees, including
cooperative efforts with MMSA and other major local employers to house
their employees.

Goal H.3. Maintain high quality, livable housing units and neighborhoods in Mammoth Lakes.

Policy H.3.A. Ensure that units built as affordable and workforce housing units meet minimum standards for
design, amenities, and livability, and prioritize livability as a criteria in assessing any housing
mitigation, or Alternate Housing Mitigation Plan:

Action H3.A.1. As part of the Housing Strategy, work with Mammoth Lakes Housing, Inc.,
to develop and adopt minimum design and livability standards for affordable
and workforce housing units, including tailored standards for different unit
types and tenure. Standards should address aspects such as minimum quality
of fixtures and furnishings; indoor and outdoor open space; storage space,
energy efficiency, and resident amenities. The livability standards adopted as
part of the Interim Housing Policy are included in the Housing Ordinance
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update that is anticipated to be adopted in 2014. These livability
requirements may be updated based on the Housing Strategy.

Policy H.3.B. Support code enforcement activities, and the work of public safety personnel, to ensure that Town
neighborhoods are safe, attractive and livable. The Town hired a code compliance officer in 2013.

Policy H.3.C. Improve livability, infrastructure public safety, and mobility conditions within the Sierra Valley
Sites neighborhood and other neighborhoods with a high proportion of older structures. The Town
continues to apply for grants that would allow for additional and appropriate improvements in the

Sierra Valley Sites.
Goal H4. Reduce governmental constraints to housing production and affordability.
Policy H4.A. Periodically review and update permit and development fees to ensure that they appropriately

reflect the cost of processing applications and providing services to new development, without
unduly increasing costs to build housing. The Town is required to conduct annual reviews of
development impact fees, and typically analyzes permit fees annually during the budget process.

Policy H4.B. Consider reduction or waiver of permit and development impact fees for projects that dedicate
some or all of their units to affordable housing. Consider waiving development impact fees only
when significant impacts (e.g. circulation) can be avoided.

Action H4.B.1. Adopt a resolution waiving a proportion of the application processing fees
for developments in which at least five percent of units are affordable to
extremely low-income households. To be eligible for fee waiver, the units
shall be affordable by affordability covenant. The waiving or reduction of
service mitigation fees may also be considered when an alternative funding
source is identified to pay these fees. The Town anticipates amending the
Municipal Code fee waiver section to include this program concurrently
with the Housing Ordinance update.

Town of Mammoth Lakes Housing Element Update
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Policy HA4.C. Ensure that the Zoning Code continues to meet State Law requirements and does not unduly
restrict certain types of housing to be developed. The Town is targeting regular reviews and
updates to the Zoning Code to incorporate mandates and other appropriate revisions.

Policy H4.D. Continue to allow secondary housing units by right in Rural Residential and Residential Single
Family zones. This was included in the Zoning Code Update.

Policy H4.E. Periodically review and update Town codes, ordinances, fee programs and procedures to ensure
that they do not unduly constrain housing development, while ensuring development impacts are
adequately mitigated through development impact fees and/or other appropriate measure(s). The
Interim Housing Policy adjusted housing fees and exempted additional residential uses from
payment of housing fees. A temporary DIF resolution waived DIF for 1-4 unit residential projects
through July 31, 2014.

Action H4.E.1. Continue to monitor the Town’s DIF ordinance to assure that impact fees do
not create an economic impediment that deters construction of housing
needed to meet the Town’s Regional Housing Needs Allocation or
workforce housing objectives.

Policy H4.F. Prioritize workforce and affordable housing when considering future development proposals
relative to Town policies that limit overall population growth.

Goal H.5. Provide equal housing opportunities for all residents of Mammoth Lakes.

Policy H.5.A. Support fair housing laws and regulations that prohibit discrimination in the sale and rental of
housing units.

Policy H.5.B. Provide public information regarding fair housing practices.

Action H.5.B.1. Provide information regarding fair housing practices at the Town of
Mammoth Lakes offices and website, the Mammoth Lakes Community
Center and Library, and the Mono County offices located in Mammoth
Lakes.

Town of Mammoth Lakes Housing Element Update
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Policy H.5.C. Continue to promote and support fair housing practices in Mammoth Lakes, and through the work
of Mammoth Lakes Housing, Inc.

Action H.5.C.1. Develop a process for addressing Fair Housing inquiries and complaints,
including referral of complaints concerning deed-restricted units to
Mammoth Lakes Housing, Inc. and other complaints to the California
Department of Fair Housing and Equal Opportunity. As part of the process,
the Town shall investigate potential partnerships with rural or other fair
housing organizations that may be able to provide additional resources to the
Town. The Town will ensure that information regarding the Town’s process
of addressing complaints is included in the public information distributed
regarding fair housing practices (Action H.5.B.1).

Goal H.6. Balance the need and provision of housing in the community with its impacts on the environment.

Policy H.6.A. Encourage residential development that promotes energy-efficient and sustainable building
practices, including the use of alternate energy sources such as geothermal and solar. Encourage
energy efficient programs such as Property Assessed Clean Energy (PACE) and others.

Policy H.6.B. Review all projects for energy efficiency in site design and planning, and for conformance with
State and Town building codes.

Action H.6.B.1. The Town will enforce the California Green Building Standards Code, Title
24, Part 11 of the Califomnia Code of Regulations (CALGreen) which
became effective January 1, 2014.

Policy H.6.C. Support efforts to weatherize and retrofit existing homes to be more energy efficient.

Action H.6.C.1. Work with Inyo Mono Advocates for Community Action (IMACA) and
Mammoth Lakes Housing, Inc. to increase the number of weatherization
retrofits and other upgrades of owner occupied and non-transient rental
housing units in Mammoth Lakes. Strategies to accomplish this may include
development of an informational flyer or brochure, posting information on
the Town's website, and direct outreach to property owners.
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Table 5-51  Housing Program Summary

‘Housing Program (Summarized) Responsibility Timeframe Funding

H.1.A.1. Maintain an up to date, GIS database. e  GIS Coordinator Ongoing General Fund
e  Mono County Assessor's office
e  Community & Economic
Development Department

(CEDD)
H.1.A.2. Provide annual reporting on the Town's progress towards meeting the e CEDD Annually, ongoing General Fund
Housing Element and RHNA. Housing (TOT)
H.1.A.3. Ensure Master Plan/Specific Plan updates and amendments provide ¢« CEDD Ongoing Specific Plan/Master Plan
development capacity and policy to help meet housing needs. e  Planning & Economic Applicants

Development Commission
(PEDC)

e  Town Council

H.1.B.1. Study exemption from density or floor area ratio calculations for e CEDD 2014-2015 General Fund

required on site affordable and workforce housing. Housing (TOT)
H.1.B.2. Encourage housing development as part of infill and mixed-use e CEDD Ongoing General Fund
development within the Downtown, Old Mammoth Road, and Mixed Development Applicants

Lodging/Residential commercial zoning districts.

H.1.C.1. Amend the Housing Ordinance to incorporate General Plan policy ¢ CEDD 2014 General Fund

L.2.D. allowing additional density bonuses for deed-restricted housing Housing Fund (TOT)
projects.

H.1.D.1. Develop criteria, standards and thresholds for assessment and e CEDD 2014 General Fund
approval for Alternate Housing Mitigation Plans. e  Mammoth Lakes Housing, Inc. Housing Fund (TOT)
H.1.E.1. Continue to apply zoning standards that allow for special needs e CEDD Ongoing General Fund
housing.
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Table 5-51 Housing Program Summary

Housing Program (Summarized) Responsibility Timeframe Funding
H.1.E.2. Identify any outstanding housing needs for its clients within the Mammoth Lakes Housing, Inc. 2014 and Ongoing Housing Fund (TOT)
Mammoth Lakes community, assist in identifying available housing that meets Kern Regional Center
those criteria, and consider a rental assistance program to fill the gap between
income levels and the cost of housing for persons with developmental
disabilities.
H.1.E.3. Implement an outreach program that informs residents on housing and Mammoth Lakes Housing, Inc. 2014 and Ongoing Housing Fund (TOT)
services available for persons with developmental disabilities. Kern Regional Center
H.1.E.4. Continue to ensure individuals with disabilities equal access to CEDD 2014 and Ongoing General Fund

housing, pursuant to the rules, policies, and procedures in Chapter 17.80 Mammoth Lakes Housing, Inc. Housing Fund (TOT)
(Reasonable Accommodation) of the Municipal Code.
H.2.A.1. Transition dedicating one percentage point of TOT revenues to fund Town Council Annual: 2014-2019 Housing Fund (TOT)
housing programs and Mammoth Lakes Housing, Inc. (MLH), the Town, and
other agencies to meet housing needs.
H.2.A.2. Pursue grant funds to support housing programs, particularly seek Mammoth Lakes Housing, Inc. Ongoing Grant Funds
funding for extremely low income housing. Town Council
H.2.A.3. Develop and adopt a Community Housing Strategy. Mammoth Lakes Housing, Inc. 2014 Housing Fund (TOT)
CEDD
Town Council
H.2.A.4. Implement a program to monitor the construction and rehabilitation of CEDD 2015 Housing Fund (TOT)
housing to meet the needs of the ELI population. Mammoth Lakes Housing, Inc.
Town Council
H.2.B.1. Develop and adopt an amended Housing Ordinance. CEDD 2014 General Fund

Mammoth Lakes Housing, Inc.

Town Council

Housing Fund (TOT)
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Table 5-51 Housing Program Summary

Housing Program (Summarized) Responsibility Timeframe Funding
H.2.D.1.As part of the Housing Strategy, work with Mammoth Lakes Housing, CEDD 2015 Housing Fund (TOT)
Inc. to acquire and renovate housing units. Mammoth Lakes Housing, Inc.
H.2.E.1. Study potential strategies to encourage upgrades of existing multi- CEDD 2015 Housing Fund (TOT)
family rental properties. Mammoth Lakes Housing, Inc.
H.2.G.1. Work with Mammoth Lakes Housing, Inc. to study and develop CEDD 2014-2015 Housing Fund (TOT)
procedures that will avoid the inadvertent loss of deed-restricted units. Mammoth Lakes Housing, Inc.
H.2.G.2. Continue to work with Mammoth Lakes Housing, Inc. and the CEDD 2015 Housing Fund (TOT)
Revolving Loan Fund (RLF) to assist in buying back existing deed-restricted Mammoth Lakes Housing, Inc.
units in an effort to maintain these units.
H.2.H.1. Use the results of the 2011 Housing Needs Assessment to target CEDD Ongoing Housing Fund (TOT)
efforts to facilitate development of employee housing units. Mammoth Lakes Housing, Inc. Grant Funds
H.3.A.1. Work with Mammoth Lakes Housing, Inc., to develop and adopt CEDD 2014 Housing Fund (TOT)
minimum design and livability standards for affordable and workforce housing Mammoth Lakes Housing, Inc.
units.
H.4.B.1. Adopt a resolution waiving a proportion of the application processing CEDD 2014-2015 General Fund
fees for developments in which at least five percent of units are affordable to PEDC
extremely low-income households. Town Council
H.4.E.1. Monitor the Town’s DIF Ordinance to assure that impact fees do not Town Manager's Office 2014 and Ongoing General Fund
impede housing production to meet the Town's RHNA. Town Council
H.5.B.1. Provide information regarding fair housing practices at the Town of CEDD 2014 and Ongoing General Fund

Mammoth Lakes offices and website, the Mammoth Lakes Community Center
and Library, and the Mono County offices located in Mammoth Lakes.

Mammoth Lakes Housing, Inc.

Housing Fund (TOT)
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Table 5-51 Housing Program Summary

Housing Program (Summarized) Responsibility Timeframe Funding
H.5.C.1. Develop a process for addressing Fair Housing inquiries and « CEDD 2014 and Ongoing General Fund
complaints. e  Mammoth Lakes Housing, Inc. Housing Fund (TOT)
H.6.B.1. The Town will enforce the California Green Building Standards Code, e CEDD Ongoing General Fund
Title 24, Part 11 of the California Code of Regulations.
H.6.C.1. Work with Inyo Mono Advocates for Community Action (IMACA) ¢ CEDD Ongoing General Fund
and Mammoth Lakes Housing, Inc. to increase the number of weatherization e IMACA Housing Fund (TOT)
retrofits and other upgrades of owner occupied and non-transient rental e  Mammoth Lakes Housing, Inc.

housing units in Mammoth Lakes.

5.3 QUANTIFIED OBJECTIVES

The Town of Mammoth Lakes has established quantified (numerical) objectives for various program
categories to provide measurable standards for monitoring and evaluating program achievements
within the five year period. Quantified objectives shown in Table 5-52 have been established for the
following categories:

s Accommodate the Town's share of the regional housing need
= Housing construction

= Homebuyer assistance

»  Housing rehabilitation

= Preservation of existing affordable housing units
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Table 5-52  Quantified Objectives 2014-2019

Preserve Affordable Units
Tncomeovel Accommodate A T Homebuyer Housing
ew Construction 2 :
Regional Share' Assistance Rehabilitation’ Deed Rest:'zcted Mobile Homes’
Units
Extremely Low 9 15 5 0
Very Low 8 30 0 5 22
147
Low 12 34 30 5 149
Moderate 14 72 15 0 32
Above-Moderate 31 96 0 0 63
Total 74 247 45 15 288 147

! This quantified objective is per the Regional Housing Needs Assessment target.

2 This quantified objective covers the period 2014-2019, consistent with Table 4-45.

3This figure is conservative since a housing rehabilitation program has not yet been established.

4 This figure includes the 266 units documented in the 2010 Housing Element, plus 22 additional units that have been converted to deed-restricted units since 2010,
*HCD Table 1.a. (DOF, 2010).
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APPENDIX A: RELEVANT GENERAL PLAN POLICIES

Table A-1: General Plan Policies Relevant to the Housing Element

General Plan Element
Economy

Goal E.3

Policy E3.A
Policy E.3.J
Policy E.3.K

Community Character

Goal C.1

Goal C.2

Policy C.2.C

Policy C.2.D

Goal or Policy

Achieve a more diversified economy and employment base consistent with community character.
Encourage mix of uses in the Main Street, Old Mammoth Road, and Shady Rest District and the North
Village District.

Continue to attract a diversified labor force through a mix of housing types and housing affordability.

Support expansion of local higher educational and continuing education institutions to meet workforce
training needs.

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

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

Encourage development of distinct districts, each with an appropriate density and a strong center of retail,
services or amenities.

Policy: Preserve and enhance special qualities of districts through focused attention on land use, community
design and economic development.
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Policy C.2.L.

Policy C.2.T

Policy C.2.U.

Policy C.2.V.

Policy C.2.X.

Land Use

Goal L.1.:

Policy L.1.A.

Policy L.1.C.

Policy L.1.D.

Goal L.2.

Policy L.2.A.

Policy L.2.B.

HOUSING ELEMENT
APPENDIX A: RELEVANT GENERAL PLAN POLICIES

Create a visually interesting and aesthetically pleasing built environment by requiring all development to
incorporate the highest quality of architecture and thoughtful site design and planning.

Use natural, high quality building materials to reflect Mammoth Lakes’ character and mountain setting.

Require unique, authentic and diverse design that conveys innovation and creativity and discourages
architectural monotony.

Building height, massing and scale shall complement neighboring land uses and preserve views to the
surrounding mountains.

Limit building height to the trees on development sites where material tree coverage exists and use top of
forest canopy in general area as height limit if no trees exist on site.

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.

Limit total peak population of permanent and seasonal residents and visitors to 52,000 people.
Give preference to infill development.

Conduct district planning and focused studies for special areas and sites within the community to aid in
future planning.

Substantially increase housing supply available to the workforce.

Emphasize workforce housing for essential public service employees, such as firefighters, police, snow
removal operators, and teachers.

Encourage a mix of housing types and forms consistent with design and land use policies.

Town of Mammoth Lakes Housing Element Update A-2



Policy L.2.C.

Policy L.2.D.

GOAL L.3:

Policy L.3.A.

Policy L.3.E.

Policy L.3.F.

Policy L.3.G.

Policy L.3.H.

Goal L.6.

Policy L.6.A.:

Policy L.6.D.:

HOUSING ELEMENT
APPENDIX A: RELEVANT GENERAL PLAN POLICIES

Rehabilitate existing housing and build new housing for workforce housing.

For housing development projects where all units are deed restricted for workforce housing, a density bonus
may be granted in addition to any bonus granted pursuant to the State Density Bonus Law up to a combined
bonus of twice the density identified for the designation in which the project is located.

Enhance livability by designing neighborhoods and districts for walking through the arrangement of
land uses and development intensities.

Achieve a diversity of uses and activities and efficient use of land by maintaining a range of development
types.

Require a minimum amount of development in the Main Street, Old Mammoth Road, and Shady Rest
Districts to ensure supplies of housing for employees and to reduce automobile trips.

Ensure appropriate community benefits are provided through district planning and development projects.
Do not allow the transfer of unused density from built parcels.

Density may be clustered or transferred within clearly articulated district, master, and specific plans to
enhance General Plan goals and policies. Development rights may also be transferred between districts when
that transfer furthers protection of identified environmentally sensitive areas.

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

No residential, commercial, or industrial development is permitted outside the Urban Growth Boundary
(UGB) identified in Figure 4.

Support land exchanges for existing special uses that maintain the integrity of the General Plan and promote
Town policies when determined to be in the public interest and compatible with other Town goals.

Town of Mammoth Lakes Housing Element Update A-3



Policy L.6.F.

Policy L.6.G.

Mobility

Policy M.3.C.

Noise

Policy Noise.4.2.1.

Policy Noise.4.2.2.

Resource Management and
Conservation

Goal RA4.:

Policy R.4.A.

Goal R.6.:

Policy R.6.A.

HOUSING ELEMENT
APPENDIX A: RELEVANT GENERAL PLAN POLICIES

The Town may consider adjustments to the UGB that do not increase the acres of developable land of
Mammoth Lakes, are contiguous to the UGB, and are otherwise in the public interest.

Coordinate with agencies undertaking planning or development activities outside of the UGB and within the
Town’s Planning Area.

Reduce automobile trips by promoting land use and transportation strategies such as: implementation of
compact pedestrian oriented development; clustered and infill development; mixed uses and neighborhood
serving commercial mixed use centers.

New development of noise-sensitive land uses shall not be permitted in areas exposed to existing or projected
future levels of noise from transportation B noise sources which exceed 60 dB L in outdoor activity areas or
45 dB L"n in interior spaces.

Noise created by new transportation noise sources, including roadway I improvement projects, shall be
mitigated so as not to exceed 60 dB L within outdoor activity areas and 45 dB L within interior spaces of
existing noise-sensitive land uses.

Conserve and enhance the quality and quantity of Mammoth Lakes’ water resources.

The Town shall work with MCWD to ensure that land use approvals are phased so that the development of
necessary water supply sources is established prior to development approvals.

Optimize efficient use of energy.

Reduce energy demand by promoting energy efficiency in all sectors of the community.
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Policy R.6.B. Encourage and support reduction of energy demand in existing buildings.

Encourage energy efficiency in new building and retrofit construction, as well as resource conservation and

Policy R.6.C.
oy use of recycled materials.

Policy R.7.A. Use green building practices to greatest extent possible in all construction projects.

. Encourage development of housing close to work, commercial services, recreation areas and transit routes to
Policy R.7.B.0 .
reduce fuel consumption.

Goal R.8. Increase use of renewable energy resources and encourage conservation of existing sources of energy.

Educate community, both residents and visitors, on economic and environmental benefits of energy

Policy R.8.A. . . ) . .
Y efficiency, use of renewable resources and potential cost savings with energy efficient retrofits and remodels.

Research and facilitate cost-benefit analysis for energy and resource conservation in new and existing

Policy R.8.C. y:
olicy y building systems.

Policy R.8.F. Encourage building design and orientation for passive solar heating.

Source: Town of Mammoth Lakes General Plan, 2007
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APPENDIX B: AGENCIES AND SOURCES CONSULTED

AGENCIES AND ORGANIZATIONS CONSULTED
Town of Mammoth Lakes
Mammoth Lakes Housing, Inc.

Inyo Mono Advocates for Community Action

PRIMARY SOURCES

Town of Mammoth Lakes General Plan, 2007

Town of Mammoth Lakes Municipal Code

Mammoth Lakes Main Street Plan

Mammoth Housing Needs Assessment, 2011

Mono County

U.S. Census 2010 (on-line statistics)

U.S. Department of Housing and Urban Development (on-line)
American Communities Survey, 2007-2011(on-line statistics)
California Department of Finance (on-line statistics)

California Department of Housing and Community Development
California Housing Finance Agency (on-line)

California Employment Development Department (on-line statistics)
California Department of Industrial Relations (on-line)

Coldwell Banker, Bishop Office (on-line)
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Eastern Sierra Realty (on-line)
CoreLogic (on-line)
Mountain Housing Forum (on-line)
The Sheet (on-line)
Trulia.com

Zillow.com
Foreclosuredata.com
Mysierrahomes.com

Reed Construction Data
Building-Cost.net

RS Means (on-line)

Freddie Mac (on-line)
Mammoth Mountain Ski Area
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APPENDIX C: HOUSING ORDINANCE

17,36.02¢

Chapter 17.36 { qpﬁ?rt: This includes the needs.ot part-time employees,
Lhapter | g0 fuii-rime employees, and nonworkino hcusehold members.
B. The continued deveiopment of Mammolh Lakes will
HOUSING* result in an increase in service-o:rientad empluoyment op-
pertunities ana consequentiy 1n the need for living accom-
Scctions: modations., Thnis chapter details the method and manner by

wnich new develepment shall satisfy the requirements fnr
mitigating workforce housing impa

17 e n e
fé';g-gig E:;§2§?;ons c. 6ppli§ﬂbi1ity- The provisions and requirements
i - A - i contained in this chapter shall pe binding upon all new
17,36.030 Housing requirements. developments and new construclion including additions to
i7.26.040 Housing mitigation development plan. cxisting development. ({Ord. 06-09 §i (Atl. A ipart)),
17.36.0%0 Alternate housing proposals. 200€; Ord. 04-13 81 (Exh. A {part)), 2004)

17.36.060 iIncome and eligibility gquidelines. o )

11.36.070  Payment in-lisu. 17536:020 Definitions. . o

17.36.080  Adminisiration. Affordable housing means housing that Is :estrx?teu

17 55.090 Neng it - R #4s to rental rate or sales price based upon heousehold in-

17,556,080 Densily LONUS Provislons. come and size criteria as defined by the state of Califor-
nia or the town of Mammoth Lakes.

. sdivor's Hote: The ritle of Ch. 17.3v was amendaa oy “Bedroam” means a room designed to be used for sleep-
Ord. 06-09 §i. ing purposes which may contain ciesets, shall have access

Lo a bathroom and which meets appllicable bullding code re-

17,536,010 Purpose. { quirements Fo; light, ventxlatfcn. sanitation and egress
A, “he goal »f th policy is the crearion of work- :?gqhiTc:QT.n‘mum flocr area ot one hundred square teet

force housing in Mammotn Lakes sulficient to mitigate the T MDeed restriction” means a recorded conLracl entered

increased workfcree hceusing demands created by new aevel- into between “he Lown of Mammoth Lakes and the owner or
porchaser ot real propernty identifving the conditions o7
occupancy and resale.
“Dweliing unit” means {=r the purposes ol calculatine
density 1in multiple-family @zepes, a one bedroom unit or
Mammoth Lakes L0/06; d1h=2 stugio unit up toe & maximum eight hundred fifty net sgquare

ng area, shall be cons.dered Lo equal one-hal:

rong-term rental unit” means any
that has been leasad for residentiol purposes
cr per.eds in excass of thirty consecubive days

ths per year within the last twe :
E N i aguivalant employae” means a
rime employas or combinatioen oi part-time enployees.
employes generation calculaticn results in seasconal
eipioyses, those employszes ar2 grouped Loges
w8 Bqual one

than {ive

e o FTEks. Full-time year round omp
PYEE, parb-tinme year round employass and tull-1ime sea-
din-2 Mammotl Lakes 100
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17.36.030

sonal employe equal one-half FTEE, and part-time saa-
sonal employeex wqual one-quarter FTEL.

“YMDP - Housing mitigatlon development plan” means a
housing mitiga*:on plan, written ana submitted by tne de-
veloper, that details how the developer intends to miti-
jate affordable housing impacts.

“Mew development” means any new construction or con-
version of usge resulting in an increese i1n Lhe employee
generalion as described in Table 17.36.030-1. New devel-
opment includes expansions of, or aaditions to, existing
FECER

“"Sleeping area” means a sleeping area is detined es
any bedroom, loft, or other space that can be equipped
with beds, toldout sotas or other similar sleeping furni-
ture within &4 visitor accommodation/transient occupancy
tacility.

“Worktorce housing” means as used in this chapter,
workforce housing 1s housing that is restricted lor rent
or purchare by iLnaividualz and households working in the
community ot Mammoth Lakes. Employment criteria, rental
rates and sai prices for workforce housing shall ba es-
tablisned administratively. (ord. 06-09 §1 {(Att. A
tpart)), 2006: Ord. 04-13 §1 (Exh. & (part)i, 2004)

17.36.6G30 Housina requirements.

A, Employee Generoation by Use. Table 17.36.030-1
determines a standard number of emplovees per land use
type. in recognition of visito: accommedations as the
primary driver of economic growth in Mammoth Lakes, these
provision rates are vasad upon the land use category's pro
rata snare of the agoregate induced demand for employment
in town, rather tnan direct emplowee generation. The sin-
gle-family residence employee generation rate is based on
a sliding scales to reflect documente:d evidence that larger
nomes raquire pore emplovess per squere {oot.

Mammoth Lakes 10/0€) 1164
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Table 17.36.030-1

17.36.030

EMPLOYEE GENERATION BY USE

1. Multi-unit: and single-family .0005 FTEE per
transient. sguare foot

Z. Comme:cial/of fice uses: .0NN42 FTEE per
includes all nonres.dential square oot
arcept industrial.

3. Industrial uses: includes all | .00C11 FTEE per
uses involving manufacturing, square foot
distribution and warchousing.

i. Multi-unil nontranstient: This |[Marc:zet L0012
category 1ncludes all attachea |rate units | FTEE
dweliing unirs including deed per
restricted and market rate square
apartments and multifamily foot
condominiums which preohibit
transient rentals. This also
includes all multi-unit Rental 0
developments located within apartments
the Residential Multitamily 1 annd daed
zone and aftordable hcusing restricted
zona and any other multi-unit units
development in town that
prohibits transient rental.

3. Singie-family nontransien:. For thar portion at

This category ¢t land use
encompassas all detached
Jdweliing units located in the
cown’s low density residential
(LDR} land use designation ano
includes bath the rural
residential and residential
singie-tamily o s.

the building area
trom:
(--2,000 square
teat, .00G0€ FTEE
per sguare foot
0Q1--4, 000 square
teat, .000CE FTER
xe foat
00 sguare
e, J00CiC FTEE
: wEre {oot
01--2,000 zquare
LGOGTL FTER
iz ool
8,001 square fee:
and up, 60012 FT
per sqguars oot
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17.36.030

“Calculate the
building square

and 2,000 square
feet at rate as
square footage
exceeding 2,000

square {eet

as shown.

been calculated.

total.

footage between ¢

shown. Then, for

calculate at rates

Continue unzil all
square tootage has

add all lines for

6. Uges not listed. To be detcermined
by community
development
director based
upon comparisons
with Like
DUSINESSCS.

1 This category includes all attached dwelling units

within the resort, specific plan, commzrcial general,

commercial lodging and Residential Multifamily
zones which are 2ither intendea for transient
pancy or can be rented cut on a nightly basis.

inciude all hotel, motel, fractional and resorti con-
inium lodging as well as condominium units which

dos
are privately owned and can be rented out on a
nightly basis.

2 This category of iand use encempasses all detached

dwelling units lecated within the rescrt and specitic
Jor

p.an zones which are permitred by master plan an
spa plan conditions to e rentad out on a
nightly basis.

(Mammoth Lakes 106/06} A1b-k
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17,366,030

where

B. Included Square Footage, For these us

FTEE sene2ration is hased upen square footaqge, square
ol habitable spaces as measured belwe the s

shajil he use tltuding garagas.  In multi
djent, multi-un ) rantal apartmen
and deed/rent restricted housing structures, commen areas
all also ve exeluded. Whare commen areas contain addi-
such az commercial space, these shall be sub-
g Lo the mitigation requiraement 22 said use Where «
building contains multiple uses; e.g., inaustrial, ertice,
aned rerail, the caleslation shall be basea upen the sum of
the FIEEs ol each uxe caloulated separarelv.  For addi-
Lions Lo existing uses, includinoe demclitiocn ana recon-
ructien of existing structures, only the new incremental
aemand shall be required to be mitigated.

C. Provisicn Fate. For the purpose of mitigating
the employee housing demands created by each new develop-
ment, the develceper shall provide housing bused upon the
tfollowing tormula or as describead in Sections 17.36.0060.
Commecrcial prajects ot less than tive thousand sguare
teet, residential projects with tewer than five units,
vizitor lodging projects with fewer Lhan tour rooms, and
all develeopments in the industriel zope qualify fer in-

without requirina analysis under Seclicn

nsier

Sy

sent uf the

Housing i provided for cue hundred per
E 1 at the rel-

FTEEs generatoed according te Table L3030
lowing rate*:

£1]l calculations are based ug ne
[ two hundred

saualing «
iving space,

T OFTEES = a stwilo or one-badroom unit wiIn oa
minimem of 500 sq. fr. of living space
3 two~nedroam unit Wothoa minowmm

¢ L.0 5d.
a4 Lwos

eUroom Wil with o mitoamum o] 700

x

s Uil with o oa mineomon

b Lafed



The total numbar ot FTEEs may ue accommodated using
sombination of the avove. vheare the calculation of
3 sults in g Lrastion, that {raction shall be
rounddod to tha n nigner whole or hal!l FTEE.

sThis rate tuk inte consideraticn the percentage of
ampleyees not requiring housing assistance and -he numoer
of nonworking othiers {(spousey, chilaren, ete.) asscciated
wilh one FTEE. Ord. 06-09 81 {Azt. & pari}l, 1006
Ord. 04-12 §1 {#xh., A {parcy;, 20047

any

s oTe

17.36.040  llousing mitigation development plan.

T Hous=ing Mitigation Development Plan tHMDP)
Kacn developer will submit to the town tor approval a HMDP
which shall contain the tollowing specific and detailed
infermation:

i. The hcousing requirements gencerated by their
project as detined herein;
2. The method or combination of methads by

which housing (s to be mitigated;
N The fimetable for the mitigation?

1. A aescription of the land proposed and the
Lype, numrh and unit size of the prepesed housing piug
any management foperalbicnal plansg
Preliminary plans showing the site and

Tloor plansy
6. The proposed rant ov sales prices;
7. A statement ay to the waey that the ilMDP
meel s the intent of thesae regulations.

For projects =ligible fer payment ot in-lizu lees,
the caloulation of those feex constivules the HMOP.

B. Tamindg.  The HMDP snall be subm.ltea Lo tne town
in conjunc-ion wioth the application tar tne developrent.
tn-lticg ta2s will pe submitiszd LS the town pric: Lo the
insuance ot g pucllaing para Housina aevelopsd or
(il resgt must b reaady Yoo oy copturrent

v obtaining an ini HERRTAM RIS {rom
the town for toe 5% Jand use uenerat ing the
HoUSing roguLrement s d prosects, mitisation
snats sthals De pro she vogquiramnent
ol ¢ach

Hovelopers shall previde housinag in
e i by thedr raspeative de-
descriped 1 Sectior 17.36.030:4C . There

o Ut
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. 36,050

lsfaction of the planning cowmission that said provisions
¢r requirements are inapplicable to the proposed develop-
ment. The planning cemmission may adiust any provision or
reguiraoment contai herein, based upen substantial evi-
0. 04 {Exie & 1party), 2004:

2d
3 81

17.56.050 Alternate housing proposals.

A, The other sactions of this chapter notwithstand-
ing, the town may approve mitigaticn preposals which devi-
ate from the standards outlined herein in those cases
where it can be demonstrated that the alternate mitigation
proposal mects the purpese of this chapter and prevides a
greater housing beneflit to the community than would b2 at-
tainea throuah stract adherencs to the provisions af this
chapter.

B. Critetia for Approving Alternate Mitigation
Plans. The town shall censider, but not be limited to,
the foliowing crireria in evaluating an applicant’s pro-
pesal tnr use of off-site development, in-lieu fees, es-
tabilishing a housina credit or ether alternate mitigation
plan:

1. That the development does not require the
provision of affurdable housing on-site to meet service
neads;

2. That the size ct the proposed new develop-
ment is such that producticn of atfordable housing on-site
by the applicant is not {easible;

3. That the applicant’s sSi spirabte

‘ordable housing basod upon o
flicting land uses;
q. Tnat commercial lendi
infeasible:
the use of mitigation fees by the town
than the provision by nhe agplicant

tor the development of al
tion or o

requirsmants render

ase of quaiifving
ible as an

vige nousir e darl st pessiblae
wrnatn housi mitigatien olan

Shien

Hammoeth
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17.36.060
Can te g mix el rental and owner-occoupled unilts, with a
minimam of seventy percent of the units being tor ron
0. Locution. On-size hausing s the prelarcad { g, 1 the alternate mitigatien plan provides
witlgat inn, On-site means on the same lot, within the amy ol afierdability levels consistent with Swstion
same building, =2 within the same master-planred dov 17,368,060,
nt.,  An alternate miviqation plan may oo p*oooth 5 In addition 6 oany other Findi

nas, appreval ol &

applicant for consideration by Lhe pranning cemmission. housing mitigation plan, Including the acoeptance of

One hundred percent of the housing shall be provided lieu [2es, shall be accompanied vy fincings ol imgrac
within the town boundaries. Wherever possible, miv:igation cality and/or tindings of preater afferdable housing bene-
housing should be located 1n proximity to amployment and tit. (Ord. 04-12 81 {Bxh, A (parLi}, 2004}

public transportatien routes. Housing required to miti-
gate industrial develepment may not be pr 17.36.060 Inco: and eligibility ouidelines,
cdustrial zone. a. Deed or Iise ReslLiiction. The units shall be re-

Where additional tindings aan be made by the wlanning ricted Lo rental terms, sales terms and occupan limi-
commission ar, i: wieet to administrative review, the Latlons that insure adherence to the nse and income level
cagmuniiy development director, based upon substantial tor which they are intanded. Of the units provided, a
evidence, chat on-site mirigation is undesirable tor the minimum foriy percent of rental units shall be affordable
community or infeasible, c¢r that there is substantial ad- to low-income houscholds, 2 minimum of thirty percent of
ditienal community housing or housing related services rental units shall be arferdable o median-income hous
bernefit, may the planning commission or community develop- holds, and all other vental units shall be alforaable to

ment director then approve an off-site alternative. oOnly modarate-income households.  Homeownership units =hall be

whete tindinas can be mode by the planning commission, A minimum of two-third aftordable to houscholds ma

ing one
baged upon subslantial svidence, that an on-site or ofi- hundred 1ifly percent. or Jess ol the median nuusehold}in—
site alternative is undesirable tor the community o3 in- come and the remainder aiffordable te houscholds making twe
feasible as determined vy the cemmission or communyty de- { hundred percent or less of the medion househeld jncome.
‘h‘](“p'nﬂllL director, may the tcwn then approve payment ol oo The applicant may provi a great percentage at lower
in liew of previsien of housing. income levels than required by this secticn. For deter-
BSuitanle zones !for mitiuction hoasing locared of (- mining the number of units in each afterdabilicy cateanry
site are the &, RMP-I, C¢, cor CL zon=s. Existing long- under this formula, unit numbers in =ach category shall be
Laerm rental unily may Do° e purohasedq oy the purpoass of reasonably vounded and 'inal vrovision ractics shall be o=
providina project mitiaatiocn hou: nor may The 3hady proven by the community development directst on a proj

Spec.iic Das tFer ample, a or croatis
units, both coulad be fow=-income or cne cousld pe low and

N mederate, or bo h could e median. Far threa units,

aach af ity category would be typizal.  For
ina only one Awelling, theat dwelling
W= incoms nnit
Aichu:
i
qux)eﬂ Lne
provide Lenant

Rest Tract be used 6r Lhis purpos
E. Approval.  An HMDP prov

a pﬁrmi: applicat for o persdty
oy oreviaw and aps Iy the comnunit

[Tl

t

Loy on his Jdesiunee.  An HMDP proviidg

permit applivation 'or a conditizsnal
s snall subiect Lo review and appr
~ommission., The cammunity aevelopmant
[

sion shail determine anzguacy of unit de-

GCCup::
ciwvalope: may apiizal
2ionE Or CeduileTents

fding they can demonsiraie to che sat-

¥
MATIE e

commigsicn any
o this chapt

Lhe owne

s =l Hammoon
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or tenant selection. All leases and
dance
with ~own cf Mammoth Lakes sies and proaceacres.  For
sates unics, the initial owner or devejoper may tirst of-
fur the units to therr emplovees. Thereafter, buyer ell )
gibility ami sel ion shall be in accoraance with L“." of
ﬁmmnuth Lakes pelicies ano procedutes.  Any unseold units
fered to the town of Mammoth lakes for buyar se-
lection. {Ord. 04-13 §i {Exh. & (part),, 2004

af Mammoth Lakes

17,306,070 Payment in-lieu.

M. The developer of gualiiying prejects (see Sec-
tion 17.36.030(C)) may pay «n in-ljeu tec tfor the nunber
of mitigation units required to be provided and not other-
wise miltigaraed, .

1. Payment In-Lien Foa. Tayment of an in-lieu
taa shall he made for eoch FIBE or partial FTEE not other-
wise mitigated. This tee shall be established by resolu-
rion ot the tawn council.

> Timing of Fayment and Use ot funds. Payment of
in-lisu fees shall be made to the town {inance direcior
prior Lo, and en o proparticnate basis Lo, rhe issuance of

cdammeln Lawes £ 20
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17.36.080

any building permits for the applicable portion of the de—
velopment.

3. Authorized Use of Funds, The funds and in-
terest accrued shall remain in the fund and shall be used
only for the purposes of planning for, administering, sub—
sidizing or developing affordable housing.

q. Refunds of Expired Permits. Any payment
made for a development for which a building permit has ex—
pired due to noncommencemert of construction, may be re-
funded in accordance with the provisions of Section
15.16.090 of the town of Mammoth Lakes municipal code.
(Ord. 04-13 § 1 (Exh. A {(part)), 2004)

17.36.080  Administration.

The planning commission and town council shall from
time to time, by resolution or ordinance, adopt such poli-
cies and requirements as are necessary to carry out the
purpose of this chapter. At a minimum, the planning com-
mission shall hold a public meeting once every two years,
reviewing the effectiveness of these regulations. (Ord.
04-13 § 1 (Exh. A ({(part)), 2004)

17.36.080 Density bonus provisions.

A. Density shall be increased pursuant to the pro-
visions of California Government Code Sections 65915
through 65917 and any amendments thereto. Proportionately
greater bonuses may be granted by the planning commission,
subject to a conditional use permit, for projects with a
higher percentage ¢f qualifying affordable units, up to a
maximum project density of twice the permitted density.
The affordable units shall be restricted to their desig-
nated affordability level for a minimum of thirty years.
Affordability levels shall be as defined by the state of
Califorria. (Ord. 06-09 § 1 (Att. A {(part)), 2006)

A16-11 {Mammcth Lakes 4/08)



APPENDIX D: INTERIM HOUSING POLICY

RESOLUTION NO. 09-7¢

RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF MAMMOTH LAKES,
STATE OF CALIFORNIA, ESTABLISHING AN INTERIM AFFORDABLE
HOUSING MITIGATION POLICY WHICH SHALL BE FOLLOWED TQO MEET
MUNICIPAL CODE SECTION 17.36

WHEREAS, on July 21, 2004 the Town Council approved Ordinance 2004-13,
establishing Affordable Housing Mitigation regulations; and,

WHEREAS, mmls.mmﬂmc«mmo-dmm
amending said regulations; and,

WHEREAS, the Town is currently revising the Housing Element of the General
Plan and developing s Housing Strstegy in sccordance with State law; and

WHEREAS, the Mammoth Lakes Housing Boerd designated a subcommittee
(“Subcommittec™) of their Board 10 work with Town staff 1o review the current
regulations and fee structure relsted 1o the housing mitigation program; sad,

‘WHEREAS, the Subcommittee has also workod with the Capital Facilities
Funding Commitice, &3 sppoinied by the Town Council, and with Walter Kicser,
Principal, Economic Planning Systems, a consultant retamed by the Town of Mammoth
Lakes, to determine the goals of the bousing mitigation program, recommend a strategy
mtvehpudhplunmmndhnm;mmpdmwmnpohcymh

with i and

- of peer resorts; and,
WHEREAS, the Subcommittee bas p d policics to replace the
existing Municipal Code pr for bousing mitigation
with an L i ‘which will provide interim project

wmmmw.mumuuwmw
end & revised Municipal Code Chapter 17.36; and,

WHEREAS, the Mugicipal Cods Section 17.36.050 allows for alternate
mitigation proposals to deviate from the requirements set forth in the Municipal Code
basod upon » set of findings; and

'WHEREAS, by this Resolution the Town Council hereby declares that all projects
whail be evalunied based wpon an alicmate mitigation proposal that shall moct the (indings
contained in this Resolution oc as origioally set forth in Municipal Code Section
17.26.050 and the formulas and requirements set forth in Section 17.36.030 shall not be
applicable; and,

Town of Mammoth Lakes Housing Element Update

Resolution No. 09-76
Pigs2

WHER.EAS.MWO)&QWHJGM&WnMMh
reflect the policies contained in this Resotution by first rescinding sppropriate soctions of
the Municipal Code and then by amending the entire Chapter of the Municipal Code.

NOW, THERERORE, BE IT RESOLVED, by the Town Council of the Town of
Mammaoth Lakes, Califomia, as follows:

1. That the above recitations are tras.

2. New development in Mammoth Lakes shall be required to mitigate its impact on
mwmmw-mNMMmmfow

a. All new residk development of ten or
memhldbddudmwmmmlhﬂhmldm
construct ca-site workforoe housing a1 a tate of tea peroant (10%) of all
newly-constructed units within the peojoct (e.g. a ten unit project will
hnve9mam=m-donewrkfnm)ndn-whem
level of 120% AMI or less. If the incl
resalts in fractionsl dwelling units, lmmdmdthn-hnfu

revised annually prior to July 1* of each yone.

b. Total projoct density, inchusive of workforce units, shall not exceed the
maximum density for the zonc in which the project is located unless the
projoct applics for and receives 3 deasity bonus pursuant to Govermment
Code 65915 et seq.

¢ Certain projoct types are subject to a housing mitigation requirement, but
shall not be roquired to provide on-site inclusionary units and may
insiead pay in-lieu focs. These projoct types are:
O Small residential developments of nine or fewer units, and
lodmmdﬂoﬁmm
Q Non-lodging commercial developments.
a Deveh within the Industrial zone.

d bmfuramummumum
of amd i i \o,

multi-family units shall be $23,222 pending sdoption of a permsnent
fee.

c. Projects that are ired 10 provide 'y bousing units ox-site

may propose an altemate bousing mitigation plan (AHMP) subject to
Mammoth Lakes Housing Board snd Planning Commission epproval.

D-1



Resolution No. 05-76
Paped

The AHMP may make we of strategies within the MLH “Housing
Toolbox.” Approval of an AHMP must be based on the findings that:
¢ On-site mitigation is undesirable for the ity or
infeasible.
¢ There would be substantial additional affordable housing
benefit derived from the altemate proposal. “Additional
housing benefit® may be defined by a number of
parsmeters including, but not limited to:
¢ A greater number of affordable/workfosce units.
¢ Units that more closcly meet cumrent priosities
established by Mammoth Lakes Housing and/or the
Town.
o Provision of units ot an carlier date than would
othexwise occur.

. The following project types are exempt from all housing mitigation
roquirements:

. Ncwuin;iu family residences under 2,500 square feet.
* Projects of four ar fower units in the Residential Multi-Family 1

2o00e.
*  Additions to or remodels of single-family residences that would
not cause total living ares 10 exceed 2,500 square feet or are less
than 400 square feet in aggregate per building far floor areas above
2500 square foct. Fecs shall only be charged foc the incremental
square footage addition sbove the 400 square foot axemption.
® Non-transient rental sparunents and deod restricted units.
® Retail and restauraot development within the Specific Plan,
Commercial General, Commertial Lodging, and Resort zones.
g The Livability requi provided in attachment A shall apply to
all workfarce bousing uaits built in d with this policy.

PASSED, APPROVED AND ADOPTED this 15* day of November, 2009.

/-

NEIL Mc CARROLL, Mayor

ANITA HATTER, Town Clerk

Town of Mammoth Lakes Housing Element Update

HOUSING ELEMENT
APPENDIX D: INTERIM HOUSING POLICY

Resolution No. 09-76
Pagod

Town of Mammoth Lakes
Mammoth Lakes
Workforce Housing Uvabliity Recrsirements

In on effort o create workforce housing unifs that are oppropriate ond
functional for the pemmanent residents who will live in these units as thelr
home, MLH and the Town of Mammoth Lakes are adopting the following
Worldorce Housing LUivabillty Requirements. These requirements are
hecessary to ensure that developers of inclusionary workforce housing
unifs bulld untis that meet minimurm standards of square footage and
amenifies necessary for househoids iMng and wordng In Mammoth Lakes.

The main component of the livabiiity requirement Is that the workforce
housing unifs provided shall be functionglly Equivalent to the market rate
units that are being provided. The workforce housing unifs must be
comparable in number and bedrooms. and number of bathrooms as the
market rate units. Deed raestrictions will be recorded against each
workforce housing unit, Restiictions will be set at 80%, 100% and 120%

equivatentty throughout the project.
Workforce Housing Livability Requirements are as follows:

1) Workforce Housing unifs shall be located throughout the
development.

2) Workforce Housing units must be provided proportionately in the
same unit type mix as the market rate unity, except for hotel
davelopments where mitigation will be based on a two (2
beadroom unit,

3) The workforce housing units must have the minimum square
footoges as follows:

One (1) Bedroom Unit shall be no lass than 750 square feet
Two (2) Bedroom Unit shall be no less than 1000 square feet
Three (3) Bedroom Unit shall be no less than 1300 square feet
Four (4) Bedroom Unit shall be no less than 1600 square feet

4) The developer shall provide EnergyStar rated kitchen appliances
Including range, refrigerator, dishwasher, and garbage disposal.
5) All materals and appliances must have o minimum one year

warranty.

8) Adequate cabinets and storage space to be provided for kitchen,
finens, bathvooms, and outdoor equipment. Storage space shall be
appropriate fo life in an active mountain community.
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Resolution No. 05-76
Pags$
7) Sound Insulation shall be provided within both the interor and
exterior walls, STATE OF CALIFORNIA )
8) Adequate dining space shall be provided. This may be a separate COUNTY OF MONO ) 5.
room, part of a combined living/dining area, or In the Kichen, TOWN OF MAMMOTH LAKES)

9 All units shall have provisions for loundry. if washer/dryer are
provided for market rate unifs they shall also be provided for in

workforce housing unifs. I, ANITA HATTER, Town Clerk of the Town of Mammoth Lakes, DO HEREBY
10)Badrooms miist be designed to accommodate two persons and CERTIFY under penalty of perjury that the foregoing is a true and comect copy of Resolution No.
have atlecst 120 square feet of useful iving space in oddifion to 09-76 adopted by the Town Council of the Town of Mammoth Lakes, Califomis, at a meeting
adequate closet space. The master bedroom shall be larger than theroof held on the 18t day of November, 2009, by the following vole:
the secondary bedrooms. There must be an adequate number of
bathrooms for the expected household sizes. Three and four AYES: Councilmembers Bacon, Hervey, Sugimura, Mayor Pro Tem Eastman,
bedroom units must have at least two full bathrooms. Other unit and Mayor McCarroll
types (studio, one-bedroom and two-bedroom units) shail have the
some number of bathrooms as the market rate untts, NOES: Nooe
11)The extemal appearance, finishing materals and qualtly of
construction of the workforce housing units and any fandscaping, ABSENT: None
private yards or open space that is part of the workforce housing ABSTAIN: Nooe

unit property must be Identical fo the market rate unifs in the
project. )
12)All project faciltties, amenities and parking must be avaliabie on the DISQUALIFICATION:  Nota

same basis 1o the atfordabile housing units as to the market units. ’ -
13)Access to personal outdoor space shall be provided from each unit.
A HATTER, Town Clerk

If a developer is willing to provide deed reshicted rental housing instead
of dead reshictad for sale unifs the Town may consider reducing one or
maore of the livabillty requirements provided that basic functionality and
fivability are not compromised. Such determination to be at the sole
discretion of the Town.
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STATE OF CALIFORNIA )
COUNTY OF MONO ) SS.
TOWN OF MAMMOTH LAKES)

I, JAMIE GRAY, Town Clerk of the Town of Mammoth Lakes, DO HEREBY CERTIFY
under penalty of perjury that the foregoing is a true and correct copy of Resolution No. 14-33
adopted by the Town Council of the Town of Mammoth Lakes, California, at a meeting thereof
held on the 18th day of June, 2014, by the following vote:

AYES: Councilmembers Fernie, Richardson, Wentworth, Mayor Pro Tem
Raimondo, and Mayor Bacon

NOES: None
ABSENT: None
ABSTAIN: None

DISQUALIFICATION: None

Qo AN
JAMIE GRAY, Town c1fj’rk
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